COMMUNITY DEVELOPMENT

CA/ERIDIAN~
DEPARTMENT REPORT

HEARING  3/19/2026 Legend
DATE:

[ Project Location

TO: Planning & Zoning Commission v~ Area of Impact
iZ City Limits
FROM: Bill Parsons, Current Planning
Supervisor

208-884-5533
napoli@meridiancity.org

APPLICANT: Emily Mueller

SUBJECT: H-2026-0003
North Meridian Fields

LOCATION: Generally located at the southwest corner
of SH-16 and Chinden Boulevard in the
W % of the NE % of Section 29, T.4N.,
R.IW.

I. PROJECT OVERVIEW

A. Summary

Annexation of 71.445 acres of land with the R-8 and C-N zoning districts. The R-8 zone consists
of 47.79 acres, and the C-N zone consists of 23.655.

B. Directors Determination

The Community Development and Public Works Directors made a director’s determination to
allow for the annexation of the subject development without sewer services being available.
Currently, the city is installing a sewer trunkline in McMillan Road that will ultimately serve the
site.

C. Recommendation
Staff: Approval with a Development Agreement
Planning and Zoning Commission: Pending

D. Decision

City Council: Pending
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I1. COMMUNITY METRICS

Table 1: Land Use

Description Details Map Ref.
Existing Land Use(s) Vacant/Agriculture in Ada County -
Proposed Land Use(s) Commercial and Residential -
Existing Zoning RUT in Ada County VIL.A.B
Proposed Zoning R-8 (Medium Density Residential) and C-N
(Neighborhood Business District)
Adopted FLUM Designation Medium Density Residential and Mixed Use Interchange VILA.C
Table 2: Process Facts
Description | Details
Preapplication Meeting date 1/13/2026
Neighborhood Meeting 1/15/2026
Site posting date 3/3/2026
Table 3: Community Metrics
_Agency / Element Description / Issue Reference
Ada County Highway District IV.D
e Comments Received Yes; Staff Report -
o Commission Action Required No -
e Access N. Owyhee Storm Avenue off of Chinden Boulevard and -
McMillan Road, and Ersatz Place off of McMillan Road.
o Traffic Level of Service Star Road: F =
McMillan Road: Better than E
ITD Comments Received No -
Meridian Public Works Wastewater IV.B
¢ Distance to Mainline Sewer Not Available at Site
e Impacts or Concerns Yes; Sewer is not available and won’t be made available
until the city completes the trunk line in McMillan and a
developer pulls the sewer to the site.
Meridian Public Works Water IV.B

e Distance to Mainline
e Impacts or Concerns

Water Available at Site
None

Note: See section V. City/Agency Comments & Conditions for comments received or see the public
record. Past the following link into your browser:
https://weblink.meridiancity.org/WebLink/browse.aspx?id=43005 9&dbid=0&repo=MeridianCity .
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Figure 1: One-Mile Radius Existing Condition Metrics

Reference Parcel: S0429120006 Date Retrieved: 2026/ 1/ 23

Parcel Count Parcel Acreage Infill Indicator:

Surrounding Area

70% wor city

1,144

B city Limits
B notcity

Household Change Household & Population Growth

o
264'7 /O Households @2020
Population Change: 284.6%
P 9 ° Population B Growth
(Household and Population Change
since 2010 Decennial) - 2,000 4,000 6,000
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ITT. STAFF ANALYSIS
Comprehensive Plan and Unified Development Code (UDC)

A. General Overview

The proposed annexation and development spans across 71.445 acres of land with the northern
half being designated as Mixed Use Interchange (MU-I) and the southern half being designated as
Medium Density Residential on the Future Land Use Map (FLUM). In addition, the subject
property falls within the Fields Sub-Area Plan located at the northwest corner of the City’s area of
impact boundary. This area is bounded by Ustick Rd. on the south, Can-Ada Rd. on the west,
Chinden Blvd./US Highway 20/26 on the north, and McDermott Rd./SH-16 on the east.

In accord with the Fields Sub-Area Plan, the general character, design, and identity of this area
shall have a cohesive theme that is “modern rural,” which applies to housing, amenities,
streetscape/open space, and retail/commercial. Additionally, some of the other thematic design
elements that contribute to the desired character of the area should be adhered to such as lighting,
fencing (e.g. split rail), landscaping (e.g. tall fescues, dry creek materials, wildflowers, street
trees, etc.), public art, on-street bike lanes and/or off-street multi-use pathways, signage (e.g.
metal roof on sign), etc. — see the Character Framework — Amenities (pg. 3-12) and Streetscape
(pg. 3-13) in the Plan for more information. A high-quality design is expected in this area.

At this time, the applicant is requesting annexation into the city and intends to return at a later
date to amend the development agreement and further subdivide the property. It is important to
note that utilities are not currently available to serve the proposed development. However, the city
is in the process of constructing the Can-Ada Lift Station and extending sewer infrastructure
along McMillan Road, with completion anticipated in late 2026. Because municipal services are
not yet available, the applicant will be unable to develop the property until such services are in
place and a preliminary plat and development agreement modification are submitted and
approved. During that time, the applicant will be required to comply with the Field Sub-Area
Plan, Comprehensive Plan, and Unified Development Code.

Comprehensive Plan Policies:

- Encourage a variety of housing types that meet the needs, preferences, and financial
capabilities of Meridian's present and future residents. (Goal 2.01.02D)

The 47.8 acres of land designated as R-8 will include a variety of lot and house sizes that will
be in close proximity to the future Cole Valley Christian School. This will provide a different
type of housing than what is already approved in the immediate area.

- Plan for safe, attractive, and well-maintained neighborhoods that have ample open space, and
generous amenities that provide varied lifestyle choices. (Goal 2.02.00)

While the applicant did not depict lot sizes for the residential portion of the development, they
did depict open space and road layouts. The current layout depicts several different open
space nodes. However, with the future preliminary plat, the applicant shall provide more
north/south connections to the future school site.

- Jointly plan and site schools and subdivisions to ensure mutual benefits, neighborhood
identity, and community health. (Goal 2.03.01)

The Cole Valley Christian School has already been approved to the south of the proposed
project. This along with the approved subdivision directly to the east will provide close
connectivity to subdivisions and the future school site to provide neighborhood identity.

- Establish distinct, engaging identities within commercial and mixed use centers through
design standards. (2.09.03A)

This project falls within the Fields Subarea Plan and will be required to adhere to the design
standards listed in the plan. In addition, it will be required to comply with the Architectural
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Standards Manual. Th intent of these design standards is to give the area a unique modern-
rural theme.

- Permit new development only where it can be adequately served by critical public facilities
and urban services at the time of final approval, and in accord with any adopted levels of
service for public facilities and services. (Goal 3.03.03F)

The Community Development Director and Public Works Director determined that even
though this property cannot be served by City sewer, that we can annex it due to it being
contiguous and the City is currently constructing the sewer trunkline in McMillan Road.

Table 4: Project Overview

Description Details

History N/A

Phasing Plan To be determined with a future development agreement modification and
preliminary plat.

Residential Units To be determined with a future development agreement modification and
preliminary plat.

Open Space To be determined with a future development agreement modification and
preliminary plat.

Amenities To be determined with a future development agreement modification and
preliminary plat.

Physical Features West Tap Lateral

Acreage 71.445 Acres

Lots To be determined with a future development agreement modification and
preliminary plat.

Density To be determined with a future development agreement modification and
preliminary plat.

B. Site Development and Use Analysis

A. Proposed Use Analysis (UDC 11-2):

The applicant has submitted a conceptual plan proposing single-family detached residences
on the southern two-thirds of the site and commercial development on the northern one-third.
At this time, detailed development plans have not been provided, however, the applicant
provided a road layout and open space layout for the larger development. This provides some
detail into the integration of the residential and commercial uses. Prior to any development,
the applicant will be required to further subdivide the property and complete a development
agreement modification.

In the applicant’s narrative, the proposed R-8 portion of the site is described as single-family
detached residential. The C-N portion is proposed for commercial uses, and the applicant
proposed excluded the following uses including fuel sales facilities, convenience stores,
storage facilities, and vehicle washing facilities. As the Mixed-Use Interchange designation
is intended for low traffic generating uses, staff recommends further restricting
permitted uses by prohibiting drive-through establishments, vertically integrated uses,
and retail sales or stores exceeding 10,000 square feet for a single tenant. The primary
reason behind this is to not allow big box retailers as they will generate significantly
more traffic than the Mixed Use Interchange designation is intended for.

B. Dimensional Standards (UDC 11-2):

The development shall comply with the dimensional standards for the C-N and R-8 zoning
districts as listed in UDC Tables 11-2B-3 and 11-2A-6.
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Direct lot access to the collector roadways are prohibited in the R-8 zone and access point off
the collector the C-N zoning will be limited as required in UDC 11-3A-3.

C. Design Standards Analysis

A. Structure and Site Design Standards (Comp Plan, UDC 11-34-19):
For mixed-use developments, at least 40% of the buildable street frontage must be occupied
by building facades or public space. The building footprints are not shown with this
application.

In addition, the applicant shall meet the requirement for no more than 50% of the total off
street parking is located between building facades and abutting streets in the proposed C-N
portion of the site.

Future development plans shall incorporate the following design elements with the
future MDA application.

- Include the following elements: Plazas between commercial and residential include a
main focal point, active and shared open space within the mixed-use designation and
neighboring uses, and 8-foot parkways with on-street parking and bulb-outs.

- In developments where multiple commercial and/or office buildings are proposed,
the buildings shall be arranged to create some form of common, usable area, such as a
plaza or green space.

- The applicant shall provide details to ensure the quality of the design is in accord
with the Fields Sub-Area Plan. The general character, design, and identity of this area
shall have a cohesive theme that is “modern rural,” which applies to housing, amenities,
streetscape/open space, and retail/commercial. Additionally, some of the other thematic
design elements that contribute to the desired character of the area shall be adhered to
such as lighting, fencing (e.g. split rail), landscaping (e.g. tall fescues, dry creek
materials, wildflowers, street trees, etc.), public art, on-street bike lanes and/or off-street
multi-use pathways, signage (e.g. metal roof on sign), etc. — see the Character
Framework — Amenities (pg. 3-12) and Streetscape (pg. 3-13) in the Plan for more
information. A high-quality design is expected in this area.

- New buildings on pad sites adjacent to single-family neighborhoods shall be limited
to no more than a 1-story disparity in building height.

- For mixed-use developments, a minimum of 40% of the buildable street frontage
must be occupied by building facades or public space.

- Transitions between different residential product types and dissimilar land uses
shall include the use of alleys, roadways with landscaped parkways, or highly connected
open spaces.

B. Landscaping (UDC 11-3B):

i. Landscape buffers along streets

The landscaping will be evaluated with the future development agreement modification
and preliminary plat. A thirty-five (35) foot landscape buffer will be required along
Chinden Boulevard which is an entryway corridor. In addition, a twenty (20) foot
landscape buffer will be required along all future Collector roadways.

ii. Tree preservation

Per UDC 11-3B-10, the applicant shall preserve existing trees four-inch caliper or greater
from destruction during the development.
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Mitigation shall be required for all existing trees four-inch caliper or greater that are
removed from the site with equal replacement of the total calipers lost on site up to an
amount of one hundred (100) percent replacement (Example: Two (2) ten-inch caliper
trees removed may be mitigated with four 5-inch caliper trees, five (5) four-inch caliper
trees, or seven (7) three-inch caliper trees). Deciduous specimen trees four-inch caliper or
greater may count double towards total calipers lost, when planted at entryways, within
common open space, and when used as focal elements in landscape design.

A Tree Mitigation Plan should be submitted with the future development agreement
modification and preliminary plat detailing all existing trees and methods of mitigation
outlined by the City Arborist before any trees are to be removed as set forth in UDC 11-
3B-10C.5.

iii. Storm integration
Storm drainage is required to comply with the standards listed in UDC 11-3A-18.

iv. Pathway landscaping

Pathway landscaping is required to comply with UDC 11-3B-12. A minimum of 5 feet of
landscaping shall be provided on both sides of the proposed pathways.

C. Parking (UDC 11-3C):

i. Residential parking analysis

Future residential will be required to comply with the residential parking standards listed
in UDC Table 11-3C-6.

ii. Nonresidential parking analysis

Non-residential parking will be evaluated with future submittals and shall comply with
UDC 11-3C-6.

iii. Bicycle parking analysis
One bicycle parking space shall be provided for every 25 proposed vehicle parking
spaces. This will be evaluated with the submittal of certificate of zoning compliance and
design review applications.

D. Building Elevations (Comp Plan, Architectural Standards Manual):

The applicant submitted conceptual building elevations with this application. The submitted
elevations are for both the commercial and residential that is proposed on the site. At this
time, the applicant does not show any building footprints, so these elevations are subject to
change with the future development agreement modification. However, the building
elevations submitted provide a mix a material including fiber cement, stucco CMU, stone
veneer, wood composite, board and batten, and lap siding.

The elevations submitted with the future development agreement modification shall comply
with the Architectural Standards Manual, UDC, Fields Sub-Area Plan, and the
Comprehensive Plan.

E. Fencing (UDC 11-34-6, 11-34-7):

All fencing constructed on the site is required to comply with the standards listed in UDC 11-
3A-7.

City of Meridian | Department Report



D. Transportation Analysis

A. Access (Comp Plan, UDC 11-34-3, UDC 11-3H-4):

The applicant has depicted the primary access points for the development coming off the
future extension of N. Owyhee Storm Avenue, a collector roadway. This extension will lead
to a future signalized intersection with Chinden Boulevard. In addition, the applicant is
proposing to construct two (2) east/west collectors that would connect N. Ersatz Place with
N. Owyhee Storm Avenue.

The concept plan depicts one (1) access point off of Collector A to the C-N portion of the
site. This single access point aligns with the one on the south of Collector A leading in the
residential subdivision. In addition, a single access point is shown to Collector B, Owyhee
Storm Avenue, and Ersatz Place which is consistent with UDC 11-3A-3.

The applicant shall provide a cross access agreement from the C-N property to both Parcels to
the east (Parcel # S0429110001 and Parcel # R5743000010) to provide better future
connectivity and restrict direct access points on Chinden Boulevard.

Prior to any future final plat or certificate of zoning compliance application being submitted,
the applicant will be required to construct half plus 12 on all collector roadways on the site.

B. Pedestrian Connectivity (UDC 11-34-5, UDC 11-34-8, UDC 11-34-17):

The applicant submitted a proposed pedestrian access plan as part of the concept plan. The
plan depicts ten (10)-foot multi-use pathways along N. Owyhee Storm Avenue, Future
Collector A, and Future Collector B, all of which are designated collector roadways.
However, the plan does not show a multi-use pathway along N. Ersatz Place, a partially
constructed collector located along the eastern boundary of the site. Prior to submitting future
applications, the applicant shall coordinate with ACHD to confirm the alignment of Ersatz
Place, which may require the installation of a twenty (20)-foot landscape buffer containing a
ten (10) foot multi-use pathway along the west side of Ersatz Place.

In addition, the applicant has proposed an internal pedestrian pathway within the residential
subdivision that runs north—south through the future development. Additional details
regarding pedestrian connectivity will be provided with future application submittals.

C. Subdivision Regulations (UDC 11-6):

The subdivision details have not been provided with this application. However, the applicant
will be required to comply with the standards listed in UDC 11-6C-3 with the future
development agreement modification and preliminary plat.

E. Services Analysis

A. Waterways (Comp Plan, UDC 11-34-6):

The West Tap Sublateral bisects the property near the middle of the property. This waterway
shall be piped in accordance with UDC 11-3A-6.

B. Pressurized Irrigation (UDC 11-34-15):
Underground pressurized irrigation water is required to be provided to each lot within the
subdivision as set forth in UDC 11-3A-15.

C. Storm Drainage (UDC 11-34-18):

An adequate storm drainage system is required in all developments in accord with the City’s
adopted standards, specifications and ordinances. Design and construction shall follow best
management practice as adopted by the City as set forth in UDC 11-3A-18.
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D. Utilities (Comp Plan, UDC 11-34-21):
Sewer service is not currently available at the site and will remain unavailable until
development extends it from Star Road to the subject property. Water service is available at
the site. The Community Development Director and the Public Works Director determined
that, because sewer infrastructure is actively being extended along McMillan Road, the
CanAda lift station is being installed, and the property is contiguous to the city limits, the
development may be annexed.

IV. CITY/AGENCY COMMENTS & CONDITIONS

A. Meridian Planning Division

A Development Agreement (DA) is required as a provision of annexation of this property. Prior
to approval of the annexation ordinance, a DA shall be entered into between the City of Meridian,
the property owner(s) at the time of annexation ordinance adoption, and the developer. Currently,
a fee of $611.47 shall be paid by the Applicant to the Planning Division prior to commencement
of the DA. The DA shall be signed by the property owner and returned to the Planning Division
within six (6) months of the City Council granting the annexation. The DA shall, at minimum,
incorporate the following provisions /F City Council determines annexation is in the best interest
of the City:

a. Future development of this site shall be generally consistent with the concept plan and
building elevations included in Section VIII and the provisions contained herein.

b. Any future development of the site must comply with the City of Meridian ordinances in
effect at the time of the development.

c. The following uses shall be prohibited in the C-N zoned portion of the property: Fuels
Sales Facilities, Storage Facilities, Vehicle Washing Facilities, Vertically Integrated
Residential Projects, and Drive Through Establishments.
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d. Future development shall promote no-mow fescues, naturalized plants, dry creek
materials, split rial fencing, and other rural landscape elements in landscape buffers and
open space as listed in the Fields Sub-Area Plan.

e. Retail commercial uses shall be restricted to building sizes of 10,000 square feet or less.
f. Direct access to Chinden Boulevard is prohibited except at N. Owyhee Storm Avenue.

g. The applicant shall record a cross access agreement from the C-N property to both
Parcels to the east (Parcel # S0429110001 and Parcel # R5743000010).

h. No development shall commence on the property until sewer service is readily available
at the site and meets one of the following criteria:

- The connection to this City’s sewer collection system is actively being installed by
the applicant; or

- Sewer has already been stubbed to the site

i.  Prior to any future development and once sewer service is readily available at the site, the
applicant shall submit a development agreement modification, a preliminary plat to
further subdivide the entire property, and amend the concept plan to be consistent with
design elements outlined in the Field Sub Area Plan, Comprehensive Plan, and UDC..

B. Meridian Public Works
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Wastewater

Distance Lo Sewer Sewer not available wo site.
Services
Sewer Shed
Estimated Project Sew application
Sewer ERLFs
WRRF Dedlining
Balance
Praject Consistent Yl
wilth WW Macier
Plan/Facility Plan

Impactsfconcerns

. See Public Works Site Specific Conditions

Waler

Distance o Water Water Available at Site
Senvices
Prassure Zone
Estimated Project See application
Water ERL"s
Waler Quality Mone
Project Consistent s,
with Water Master
Plan

ImpactsfConcermns Mo -

NON-PLAT CONDTIONS

FuBLIC WORKS DEPARTHMENT

Site Spedific Conditions of Approval

1.

Sewer nol available o sie. Properly W be served by Tulere Can Ada Lafl Station, Lilk station o b
comphete al the end of 2026, City will also extend trumk line 1o Star Road along Mebillan.
Remarming sower along $lar road and over o the cast o reach property is developer draven.

The Developer's Engincer 55 to verify if thore is a woll onsite and state if it will be used or nod It
15 mand going o be used i must be abandoned per City and IDWER requitermenis.

Each phase of the development will nesd 1o be modeled w venly mimimom Gre Now pressons s
mainlanmod.

There will be two waler mains coming Lo the sibe from the south (one al the southeast corner and
soulhwist comer). Meed o comneet 1o bsoth during Uhe lirst phase on construciion.

Ensure no sewer services pass through infiltration trenches.

Provide 200 Eascenents for mams, hydrant laterals and water servioes. Easements should extend
g Lo U emd off main/hyydrantwates meter and 107 boyond L

Mo permancat structures (trees, bushes, buildings, carports, trash receptacle walls, fences,
infiltration trenches, light poles, ete.) to be built within the utility casement.
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Cremeral Conditions of Approval

1. Applecant shall coordmate waler and sewer mam siee and routing with the Public Works
I parirmenl

2. For Merudian City Code (MOC), the applicent shall be responsilale w mestall sewer and waler
maans by amed through this developmenl Applicant may be cligible for a rembursement
agroement lor mfrastroctere enhancement per MOC B-6-5.

3. The applicant shall provide caserentfs) lor all puble: walersswer mains oulssde of public right of
way (inclode all waler services and hydranis). Sewer'waler cascmienl vanics dopending on sewer
deplh Sewer 0-20 N deop reguine a 30 L cascment, 20-25 11 a 40 L cascrnenl, and 25-30 L a 45 L
casemienl. Ersure no permanent struclures (rees, bushes, buibdings, carports, trash recoplscle
walls, lonoes, infiltration trenches, light poles, eis.) are baill within the wiility csemml Sebmil
an execulod cwsment (on the form avalable from Public Works), a kegal descriptson propansd by
an ldaho Licenssd Prolessaonal Land U EyOT, which muost include the area of the casement
(marked EXHIBIT A) and an 81027 = 11" map with bearings and distances (marked EXHIBIT B)
Tor review. Bolh exhibils must be ssalod, sgned and dated by a Prolsswonal Lamd Surveyor. DO
MOFT KECORLD.

4. The Cily of Merdian reguines thal pressurieed imigation systems be sapplied by a yer-roamd
souroe of water (LI 11-38-6). The applicant should be roguired o wse any existing surfaee or
well watir for the primary source. Il a surface or well sourcs s mol available, a single-pomt
conmection o the culinary waler system shall be roguansd. 11 a single-point connostion 5 alilzeed,
the devebper will be responsible for the payment of assessments for the comimon aneas prior o
e W reseiving development plan approval_

5. Any struclunss Uhal ans allowed o remam shall be subjoct i evaluatson and possible neassignment
ol strecl addressing o be in compliance with MO,

6. All irrigation ditches, camals, lalerals, or draing, exchesave of nalural walerways, inlersectmg,
crossing or laying adjacenl and contiguons b the arca being subdivided shall be adidressed per
U 11-3A-6. I perlosmmmg such work, the applicant shall comply with kdabo Code 42-1207
ard any olher applicable law or regulation.

7. Any wells that wall ol contimse o be wsed must be properly abandoned according o daho Well
Construction Standands Rules adminestered by the ldaho Depariment of Waler Bosowrces
(W), The Developer, Owner, or project Engineer, shall provade a statement addressing
whether thers ane any existing wiells in the dovelopment, and i so, how they will continue b
s, mmunidummdu'l]wrrﬂmﬂkmmﬂ I el are b be abandoaed, the rnqmium or
their ropresenlative must contact te IDWR Groundwater Protecbon Section (Aaron Skinmer,
Hydrogeologist 208-287-4972) BEFORE any work is done W decommession an exisling well
{even il i is belicved that the well = less than 18 1 deep). Prool of commumicstion wath IIVWR
musl be submatied w the City prior o any work bemg dome o decommussaon the well. Failurs o
commumicale with W may resultl moaddivonal work and expensas W decommussion the well.

K. Any existmg seplic systimes wilhin this progect shall be remmoved from service per Ciy Ordinamce
Section 9-1-4 amd 9 4 8. Contact Contral Distrect Healib for abandomment prosedures and
inspections (208)375-5211.

9. All improvemenis relatod W opubl life, salisty and bealth <hall be completsd prios W sccupancy
of thi stroclures.

10, Applecant shall b regquired w pay Publn Works development plan revicw, and constroction
mspecion foes, 3 delermined dunng the plan review process, pros b Uee issuance of a plan
approval beiler.

11. I shall be the responsibility of te apphicant W casere that all developenent Malunss comply with
the Armerscans with Disabiliies Act amd the Fair Howsing Acl

12, Applcant shall be respomsible for applacatson and compliance with any Soction 404 Permiiling
thal may b roguinsd by the Army Corps of Enginoers.
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13
14.
15.

Tk

17.

4.

Derve et shall coordmale mailbox locations with e Meridsan Post O0Tee.

Compaction sl resulis shall be submitted 1o the Meridian Buaildomg Depantment for all bulding
pads receving engmecnod backlll, where footing would sit atop Gl material.

The design enginoer shall be roguited 1o certily that the stroet cenberline chevalions ane sl a
munirmum o 3-liocl above the highest cstabhshed peak groundwaler clevation, This i5 o onsun:
thai thi: bottom elevation of the crawl spaces of bomes 14 al beast 1-fool above.

The applicants design engineer shall be responsible for inspection of all irmgation andfor
drammage Facility within this project Chal do nol fall wsder the junsdicion of an omgation destricl
or ACHIY. The design engineer shall provide cortificatson Uhal Uhe Facilities have been mastalled m
accordance wilh the appeoved design plans. This cerlilication will be roquinsd before a cerlifcate
ol orcupancy 1= sseed for any structures within the projecl.

Al the completion of the progeet, the applacant shall be responsible b submit recond drawings per
Uhe City of Meridsan AutoUCAD standards. These recond drawings must be roceived and approosoed
]'I:I'i.l.l' v Lhe pssmance of a certilication ufm.'u.t[mnq Fist any siruclurcs wil]'li.rﬂ.lu:.]wuij

A sirect light plan will need o be inchsbed m Uhe cvil constroctson plans. Sinoet hght plan
reguitermenls are Hstod msectsom -5 of te Improvement Standards for Sieet Lighling. A copy
ol the standards can be found at biipswww meridsancaty org/public_works.aspefd=272.

The City of Meridian requines thal the owmer post b te Cily a perfrmance surely in the amoant
ol 125% of the tolal constrection ool Fr all incomplete sewer, waler and rewss mifrastrocion
et e Tl plal signature. This surety will be venfied by a line ilem cost estimale provided by
the owner o the Cily. The suncly can be posted in the form of an srevocable letier of eredit, cash
deposil or bond. Applicant must lile an applcation for surdy, which can be found on the
Communily Developement Depariment websile, Please contact Land Development Seevics Tor
more infisrmation al B¥7-2211.

. The City of Merdian rogquines thal the owner post o the Cily a warranly surely in the amount of

HPg ol the wotal constrection cost lor all completed sewer, water and rewsas miffastroctun: For
duration of two years. This surcly will be verifiod by a line ilom cost alimate provided by the
ot b Lhe City. The surely can be posted in the Ferm of an irevocable letler of credil, cash
deposl or bond. Applicant must e an application for surely, which can be found on the
Communily Development Depariment websile. Please contact Land Development Service lor
more information al §E7-2211.
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C. Meridian Park’s Department

Chlemguy

Purks nnd Recreation

eevimwer: Kim Warren / Pathways Project Manager

Planner Assigred: Hick Napaoli

Project Mame: North Meridian Flieids — File Noc H-2006-0003 — A7 Date: 2172026
The Tollowing will be required for development of the proposed project:

CONDITIONS OF APPROVAL - PATHWAYS

1. The project devdoper shall design and construct multi-use pathsays onsistent with the loction and
specifications set forth in the Mernidian Pathways Master Plan Map and Master Pathwanys Plan Dooament
Chapter 31 Any proposed adjustments to pathrway alignment shall be coordinated through the Patfaays
Project Mamager. See Inferociee Pothwoys Mop, City Website.

2. Prior to final plat approval the applicnt shall dedicole a public sooess eazsement for a detached, 107 wide
muhti-use pot ey within the landscpe bufffer along $H-16 whene it fronks the project.

1 wide detached multi-use pathsoy shall al=o be required along both sides of the mlledor rooedway thot

& Bultiuse pathwoy shall be a mini of 14" wide (107 pathwary + ¥ shoulder each

side).

« Al patheays shall be located outside of irmgation district easements unless permission i specifically

obtained from the governing irmigation district.

*  Folow ACHD guidelines for dedication of casements for patbwayes adjaoent to ACHD rights-of-way.
Use stondard Gty termplote for publc ooesy emement. Submit of coserments online throwgh Gitinen’s
Acress Portal

1. Construct multi-use patbeays per paving section based on exdsting site oonditions 2= recommended by
project ovil engineer in aocord with UDC 11-34-8 and 13-36-12. Prior to fnal approval the applicant’s
engineer shall provide written documentation (stamped plans depicting recommended paving section) that
thi jpesthracry segrnent was constructied per the recommended specifications.

4. The owner [or representative association) of the property affected by cach public aooes easerment shall
hianee an ongoing obligation to maintain the multi-use pathway.

" high open vision fending shall be installed betwaesn potbays and (e} waster irfgation canals snd lateralks
a5 detailed in the Meridian Pathwarys Master Plan, Chapter 3, page 3-5. All other fenoe details perUDC 11-
AT

G Project deweloper shall be responsiile for cbizining lonse and other permisson(s) @ requined

!,.'i

7. Should any discrepancy exist between these conditions of approval and the requirements of the imgation
district, the developer shall work with Pathways Project Manager to achiewe a pathway design that mesks
baoth City and irrigation district objectives. City requirements 2 stated shall not (nor are they intended 1o}
owermide those of the irrigation district having jurisdiction over the project ans.

Biw. oo
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D. Ada County Highway District (ACHD)

Miranas Cold, President

Alexls Pickenng, Vice President

Kent Goithorpe, Comimistiones

F Danve McKinnay, Commissionas
y Patrics Nilsson, Commissionas

Date: February 24,2026

To: Emily Mueller

Staff Contact: KaralLeigh Troyer, Planner
Project Description. North Merndian Fields

Trip Generation:  Trip generation will be determined as part of a future develepment
applicant, based on either the Institute of Transportation Engineers Trip Ceneration
Manual, 127 edition or the traffic impact study.

Traffic iImpact Study

Area Roadway Level of
Service

[ A roadways meet

Is Transit Available?

*Comments. The tables above list the existing conditions of the surrounding
roadways without the proposed development as this application is for annexation
and rezone only. With a future development applcation, this surmmary will be
updated to reflect the development and its impact,

connecting you to more

Ada County Mighway Dwtrict - SH00 N Meckur Aveniue - Bolwe, 1D - 83713 - PH 208-S57-6%00 - FX 345 NS0 - wawwachdideraorg

V. FINDINGS
A. Annexation (UDC 11-5B-3E)

Upon recommendation from the commission, the council shall make a full investigation and shall,
at the public hearing, review the application. In order to grant an annexation and/or rezone, the
council shall make the following findings:

A. The map amendment complies with the applicable provisions of the comprehensive plan;
The Community Development and Public Works Directors made a determination that since
the city is installing a sewer trunkline in McMillan Road and this property is contiguous to
city limits, that we can annex the property. The subject development will not be able to apply
for further applications or do any development until sewer is available at the site or the
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applicant is actively extending sewer to the site. As a result, the Director finds the proposed
map amendment complies with the comprehensive plan designations of Mixed-Use
Interchange and Medium Density Residential. The applicant will be required to come back at
a later time with a development agreement modification and preliminary plat to show
conformance with the comprehensive plan design elements.

. The map amendment complies with the regulations outlined for the proposed district,

specifically the purpose statement;

Staff finds the proposed map amendment complies with purpose statements for the Mixed-Use
Interchange and Medium Density Residential designations. The Mixed-Use Interchange
designation is meant to have low traffic generating uses which is why the C-N zoning with the
further restriction of uses such as drive throughs, and gas stations is compatible with the
FLUM designation. In addition, while the applicant has not provided a plat with a density for
the residential portion of the site, they are requesting the R-8 zoning district which is our
medium density zoning designation.

. The map amendment shall not be materially detrimental to the public health, safety, and

welfare;

Staff finds the proposed map amendment should not be detrimental to the public health, safety
and welfare as the proposed uses will be compatible with the current and future uses in the
area.

. The map amendment shall not result in an adverse impact upon the delivery of services by

any political subdivision providing public services within the city including, but not limited
to, school districts; and

The Community Development Director made a determination to allow for development to be
annexed when sewer extensions are in progress. As a result, the director finds that the proposed
zoning amendment will not result in any adverse impact upon the delivery of services by any
political subdivision providing services to this site.

The annexation (as applicable) is in the best interest of city.

Staff finds the proposed annexation is in the best interest of the City.

V1. ACTION

A.

Staff:

Staff recommends approval of the proposed annexation with the requirement of a Development
Agreement per the provisions in Section IX in accord with the Findings in Section X.

Commission:
Pending
City Council:
Pending
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VII. EXHIBITS

A. Project Area Maps
(link to Project Overview)

A. Aerial
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C. Future Land Use

Legend
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D. Planned Development Map
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B. Subject Site Photos
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C. Service Accessibility Report

PARCEL $S0429120006 SERVICE ACCESSIBILITY

Overall Score: 0

1st Percentile

Criteria Description Indicator

Location

Extension Sewer
Floodplain

Emergency Services Fire
Emergency Services Police
Pathways

Transit

Arterial Road Buildout Status

School Walking Proximity

School Drivability

Park Walkability

Within 1/2 mile of City Limits YELLOW
Trunkshed mains > 2,000 ft. from parcel

Either not within the 100 yr floodplain or > 2 acres

Response time 5-9 min. YELLOW

Reporting District does not have enough data to report
results

Within 1/4 mile of future pathways YELLOW

Mot within 1/4 of current or future transit route

Ultimate configuration (# of lanes in master streets
plan) > existing (# of lanes) & road IS NOT in 5 yr work
plan

From 1/2 to 1 mile walking YELLOW

Either a High School or College within 2 miles OR a
Middle or Elementary School within 1 mile driving
(existing or future)

No park within walking distance by park type

City of Meridian | Department Report



D. Concept Plan (date: 1/16/2026)
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E. Building Elevations (date: 1/16/2026)

@
\ North Meridian Building Design

Commercial Building Design Materials

Fiber-cement siding (smooth & board-and-batten)
Stucco (tan, buff, white).

Split-face CMU (buff, tan, or gray).

Corrugated metal (galvanized or muted color).
Thin stone veneer (neutral tones).

Wood-look composite (soffits, accents).

Exposed steel (awnings, trellises).

_— =

Color Palette

Buildings should incorporate a minimum of one
Base and Accent Tone:

« Basetones: tan, buff, muted sage, light gray.
* Accenttones: sage, brick, charcoal.
« Wood tones: Warm medium stain.

Single Family

Architectural Character. Single family homes
will reflect a Modern Farmhouse style,
characterized by clean architectural lines,
gable and shed roof forms, and a balanced
combination of traditional and contemporary
materials.

Materials and Colors. Exterior elevations will
incorporate elements such as horizontal lap
siding, board and batten accents, and simple
trim details to create visual interest while
maintaining a cohesive streetscape. Neutral
color palettes with contrasting tones will
enhance the architectural form and

complement surrounding development.

Fencing. 6’ clear vision iron fence, or 6’ closed
Vision vinyl fence Conceptual
Elevations

City of Meridian | Department Report



North Meridian Pathways

Pathway Design Standards

The Project will feature a comprehensive pathway system
designed to integrate with the City of Meridian’s existing pathway — T

network. The internal circulation system establishes clear, I e - + ey -
connected routes between residential neighborhoods,
commercial centers, and community open spaces, creating a
safe and convenient alternative to vehicular travel.

Two primary pathway types are proposed throughout the
development, which shall be constructed in accordance with the
following standards:

* Macro Pathways. Macro pathways will serve as the primary Conceptual
circulation routes and will be constructed as 10-foot-wide . )
multi-use paths. Where these pathways run adjacent to S
public roadways, they will be separated from the curb by a
lawn parkstrip, providing both a comfortable buffer for
pedestrians and cyclists and an enhanced landscaped edge
consistent with Meridian's streetscape objectives.

* Micro Pathways. Micropathways will function as secondary
neighborhood connectors and will range from 5 to 8 feet in
width, depending on context.
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F. Annexation Legal Description & Exhibit Map

Deecriplsan tar
Annexation
Fabruary 20, 2026

& portion of the Northeast 1/4 of Section 28, Township 4 Morth, Range 1 Weast
Boise Maeridian, Ada County, Idahe. more parbcularly described as follows:

Commencing at the 1/4 corner common to Sections 30 and 29, T.4M. RL1W.,
E.M. from which the Seclion cormer common to Sections 20, 21, 28 and 28, T 4N
RAW., BM,, bears South BS*15'11" East, 2857 24 feet: thence on the north boundary
lime of said Section 29, South 89°15'11" Easd, T03.00 feet o the POINT OF
BEGINNING

thenca contimuing, South 887151 1" East, 625.49 feel to the Easi 1716 comer
common io said Sections 20 and 29,

themce eawving said narth boundary ling, Soulth DD°35'38° West, 1,316 7B e 1o
the Marthesst 1116 corner of said Section 28;

thence an the north boundary line of the Southeast 1/4 of the Northeast 1/4 of
said Section 29, South 89*18'617 East, 25.00 feet 1o the centerding of N. Ersatz Place

thence keaving said north boundary line on said centerine. belng parallel with
and 2500 feel east of the wesl boundary ne af the Soultheas! 1/4 of the Northeast 174
of said Section 29, South DD755'39" Wesd, 1,216 76 feet to the south boundary line of
tha Southeast 154 of the Mortheast 1544 of said Secton 28;

thance leaving said cenderline on said south Boundary line, North 83722°31"
Wiast 25.00 fest to the Cantar-East 1/16 comer of said Section 24

Ihence leaving said south boundary line. North BR722'51" West, 1,325 06 feat o
tha Canter 1/4 carmar of said Sechion 24;

ihence on the nonh-south centering of said Section 29, Morth DD"51'09™ East,
2,090.25 feat;

thence leaving said norh-south centerine, South 8571511 East, 703.00 feet
thance Morth 00°51°'08" East, 545 00 feet to the POINT OF BEGINNING
Containing 72.201 acres, more of lass.

End of Description

Page 1 of 1
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Description for
C-N Zone
January 22, 2026

A portion of the Northwest 1/4 of the Northeast 1/4 of Section 29, Township 4
Morth, Range 1 West, Boise Meridian, Ada County, Idaho, more particularly described
as follows:

Commancing at the 1/4 corner common to Sections 20 and 29, T4N. R.1W,,
E.M. from which the Section comer common to Sections 20, 21, 28 and 29, T.4N.
R.AW., B.M., bears South B8"1511" East, 2657 .24 feet; thence on the north boundary
line of zaid Section 29, South 89°15'11" East, 703.00 feet ta the POINT OF
BEGINNING;

thence continuing, South 89°15'11" East, 625 .49 feet to the East 1116 corner
commaon to said Sections 20 and 2§,

thence leaving said north boundary line on the east boundary line of the
Morthwest 1/4 of the Northeast 1/4 of said Section 28, South 00°55'39" West, 1,066.34
feat;

thence leaving said east boundary line, Morth B9°08°51" West, 1,327.09 feet to
the narth-south centerine of said Section 29,

thence on said north-south centerdine, Morth 00°51°09" East, 517 .89 feet;

thence leaving said north-south centerline, South 83°15'11" East, 702.00 feet;

thence Morth 00°51'09" East, 546.00 feet to the POINT OF BEGINNING.
Containing 23655 acres, more or less.

End of Description.

Page 1 of 1
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Description for
R-8 Zone
January 22, 2026

A portion of the West 1/2 of the Northeast 1/4 of Section 29, Township 4 North,
Range 1 West, Boise Meridian, Ada County, ldaho, mere paricularly described as
follows:

Commencing at the 1/4 comer common to Sections 20 and 28, T.4N. RAW,,
B.M. from which the Section comer common to Sections 20, 21, 28 and 29, T4M.
R.1W., B.M., bears South 88151 1" East, 2657 24 feet; thence on the north-south
centerline of said Section 29, South 00°51'09" West, 1,063,859 feet to the POINT OF
BEGINNING;

thence leaving said north-south centerling, South 89°08'51" East, 1,327.00 feet
to the east boundary line of the West 1/2 of the Northeast 1/4 of said Section 29;

thence on said east boundary line, South 00°55'39" West, 1,567.23 feet to the
Center-East 1/16 corner of said Section 29,

thence Morth 89°22'31" West, 1,325.05 feet to the Center 1/4 corner of said
Section 29;

thence on the north-south centedine of said Sechion 29, Norih 00°51'08" East,
1,572 .50 feet to the POINT OF BEGINNING.

Containing 47.790 acres, more or less.

End of Description.

Page 1 of 1
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VIII. ADDITIONAL NOTES & DETAILS FOR STAFF REPORT MAPS, TABLES, AND CHARTS
(link to Community Metrics)
A. One-Mile Radius Existing Condition Notes

This data is automatically derived from enterprise application and GIS databases, and exported
dynamically. Date retrieved notes generally reflect data acquired or processed within the last 30-
days. Analysis is based on a one-mile radius from the centroid of the identified parcel. Parcel
based data excludes certain properties and represents land as it exists now. Properties considered
are only those with a total assessed value greater than 0 (i.e. excludes most HOA area, transitional
development, government, and quasi government facilities). The following values also constrain
included property acreage to reduce outliers and non-conforming instances from distorting
averages: R-2 <5.0; R-4 <2.0; R-8 < 1.0; R-15 < 0.5; R-40 < 0.25.

Conditional Use Permits and Preliminary plat data likely include duplicate project submittals as
they may be for the same project, approved at different times through multiple application types.
Consider each independently or review prior application approvals. Some approved entitlements,
and particularly older ones, may be constructed.

Decennial population counts and household counts are based on the most recent Decennial
Census. Current population and current household values are COMPASS estimates, usually for
the year previous, and are based on traffic analysis zone boundaries (TAZ’s).

B. Mixed Use Analysis Notes

This data is derived from enterprise application and GIS databases, and exported dynamically.
Data considered for analysis are only those areas overlapping the overall Mixed Use boundary
area. Mixed Use areas across arterial roadways are distinct, separate, and not considered as they
do not meet the mixed use principles in the Comprehensive Plan (e.g. pedestrian safety,
transportation efficiency, etc.). Mixed Use parcel areas may be greater or smaller than the future
land use area designation boundary due parcel size, configuration, right-of-way, and other factors.
Conditional Use Permits and Preliminary plat data likely include duplicate project submittals as
they may be for the same project, approved at different times through multiple application types.
Consider each independently or review prior application approvals.

C. Service Assessment Notes

This data represents existing conditions derived from our enterprise application and GIS database,
exported through dynamic reporting. The system references the most recent available data from
various sources, including sewer main lines, sewer trunksheds, floodplain, fire service areas and
response times, police crime reporting, pathway information, existing and planned transit,
roadway improvements, school and park proximity, and other resources.

The tool provides context for project review, using multiple indicators consistently. Data from
similar topics may vary based on different levels of review.

The overall score is based on weighted criteria (not a ranked order), and the percentile score
compares the parcel to others in the city (higher is better). This tool was developed as a City
Council priority and outcome of the 2019 Comprehensive Plan. Scores, whether high or low, are
just one data point and should not be the sole basis for decisions.

D. ACHD Roadway Infographic Notes

The Ada County Highway District utilizes a number of planning and analysis tools to understand
existing and future roadway conditions.

o Existing Level of service (LOS). LOS indicator is a common metric to consider a
driver’s experience with a letter ranking from A to F. Letter A represents free flow
conditions, and on the other end Level F represents forced flow with stop and go
conditions. These conditions usually represent peak hour driver experience. ACHD
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considers Level D, stable flow, to be acceptable. The LOS does not represent conditions
for bikes or pedestrians, nor indicate whether improvements: are possible; if there are
acceptable tradeoffs; or if there is a reasonable cost-benefit.

¢ Integrated Five Year Work Plan (IFYWP). The IFY WP marker (yes/no) indicates
whether the specified roadway is listed in the next 5-years. This work may vary, from
concept design to construction.

e Capital Improvement Plan (CIP). The CIP marker (yes/no) indicates whether the
specified roadway is programmed for improvement in the next 20-years.
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