COMMUNITY DEVELOPMENT

DEPARTMENT REPORT
HEARING  2/20/2025

DATE:

TO: Planning & Zoning Commission
FROM: Nick Napoli, Associate Planner

208-884-5533
nnapoli@meridiancity.org

APPLICANT: Aaron Randell
SUBJECT: H-2025-0001

Hyperbaric Oxygen Clinic of Idaho

LOCATION: Located at 135 S. Touchmark Way in the
north ¥ of Section 16, T.3N., R.1E.

1. PROJECT OVERVIEW
A. Summary

Legend

Project Location
1= = Area of Impact

i= City Limits

O Analysis
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The applicant requests a conditional use permit to construct and operate a 5,500 square foot
medical office on 0.612 acres in the L-O zone, by Aaron Randell.

B. Recommendation
Staff: Approval with conditions.

C. Decision
Commission:
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1. COMMUNITY METRICS

Table 1: Land Use

Description Details | Map Ref.
Existing Land Use(s) Vacant -
Proposed Land Use(s) Medical Office -
Existing Zoning L-O VIILA.2
Adopted FLUM Designation MU-C (Mixed Use Community) VILA.3
Table 2: Process Facts
Description Details
Preapplication Meeting date 12/17/2024
Neighborhood Meeting 12/30/2024
Site posting date 2/10/2025
Table 3: Community Metrics
Agency / Element Description / Issue Reference
Ada County Highway District IvV.C
o Comments Received Yes -
e Commission Action Required No -
o Access Private Drive Aisle -
o Traffic Level of Service No -
Meridian Public Works Wastewater IvV.B
e Distance to Mainline Available at site
e Impacts or Concerns None
Meridian Public Works Water IV.B
o Distance to Mainline Available at site
e Impacts or Concerns None

Note: See section IV. City/Agency Comments & Conditions for comments received or see public record.
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1. STAFF ANALYSIS
Comprehensive Plan and Unified Development Code (UDC)

A. General Overview

This property is designated as Mixed-Use Community (MU-C) on the Future Land Use Map
(FLUM). The proposed use for office buildings is consistent with prior approvals and the
comprehensive plan for the MU-C designation.

The subject site is among several commercially zoned properties surrounding the corner of S.

Touchmark Way and E. Franklin Road. The proposed medical office building aligns with the

desired uses specified within the Mixed-Use Community designation. In conjunction with the
existing office buildings, proposed future residential, and existing residential the proposed use
satisfies the mix of uses desired in the MU-C designation.

Table 4: Project Overview

Description | Details
History AZ-05-022; PP-05-054; CUP-05-050
Acreage 0.612 acres

B. History

The subject property was annexed in May 2001 (Ordinance No. 01.917) and approved a
conditional use permit (CUP-05-050) for the applicant to develop the property into a mixed-use
retirement community consisting of residential dwellings, medical offices, commercial/retail
businesses, and a senior community center. The CUP requires all lots within the scope of the
permit to receive detailed CUP approval prior to developing the property.

C. Site Development and Use Analysis

1. Proposed Use Analysis (UDC 11-2):
The proposed use of a medical office aligns well with the Mixed-Use Neighborhood (MU-C)
future land use designation, which supports a blend of residential, commercial, and
recreational uses. Office buildings are typically principally permitted in the L-O zoning,
however, due to a provision in the CUP from 2005, all properties require detailed CUP
approval.

By offering service options within proximity to both residential areas and existing
commercial developments, this project contributes to the community’s overall livability and
sustainability. Specifically, it adheres to Policy 3.06.02B, which encourages and supports
mixed-use areas that provide the benefits of living, shopping, dining, and working nearby,
thereby reducing vehicle trips.

2. Dimensional Standards (UDC 11-2):
Development of the site hall comply with the dimensional standards of the L-O zoning
district in UDC Table 11-2B-3. Staff has reviewed the proposed plans and building elevations
and they comply with the required standards.

D. Design Standards Analysis
1. Landscaping (UDC 11-3B):

i. Parking lot landscaping
Landscaping is required to be provided along all parking areas per the standards listed in
UDC 11-3B-8.
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ii. Landscape buffers to adjoining uses

Landscaping is required to meet the standards of UDC 11-3B-9. The landscape plan
meets the minimum requirements.

iii. Tree preservation
A Tree Mitigation Plan should be submitted with the Certificate of Zoning Compliance
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.

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

2. Parking (UDC 11-3C):

i.  Nonresidential parking analysis
A minimum of one (1) off street parking space is required per 500 square feet of gross
floor area. Based on the building square footage being 5,500, 11 parking stalls are
required on the site. A total of 23 parking stalls are provided exceeding the required
parking. However, staff would like to note that there will be three (3) tenant spaces in the
proposed building with all of them sharing the parking stalls. Future tenants will have
parking analyzed prior to certificate of occupancy.

ii. Bicycle parking analysis
A minimum of one (1) bicycle parking space must be provided for every 25 vehicle
spaces or portion thereof per UDC 11-3C-6G; bicycle parking facilities are required to
comply with the location and design standards listed in UDC 11-3C-5C. Bicycle parking
is depicted on the plans submitted with this application that meet the requirements.

3. Building Elevations (Comp Plan, Architectural Standards Manual):
Goal 2.09.03A of the Comprehensive Plan highlights establishing distinct, engaging identities
within commercial and mixed-use enters through design standards to integrate commercial,
multifamily, and parking areas with existing neighborhoods. In response, the developer has
submitted conceptual building elevations for the proposed structure as shown in Section
VII.C. Building materials consist of stucco, horizontal metal trim reveals, stained wood
columns, anodized aluminum windows, and glazing.
The final design is required to comply with the Architectural Standards Manual for
Commercial Design Guidelines.

E. Transportation Analysis

1. Access (Comp Plan, UDC 11-3A-3, UDC 11-3H-4):
Goal 6.01.02B emphasizes reducing the number of access points onto arterial streets by
utilizing strategies such as cross-access agreements, access management, and the creation of
frontage and backage roads, while also improving connectivity between local and collector
streets. The site plan features two access points via a private drive aisle located on the
western part of the site. This private drive aisle connects to S. Touchmark Way and E. Louise
Drive (collector streets).

2. Sidewalks (UDC 11-3A-17):
The proposed plan includes a pedestrian walkway from the main sidewalk on the north side
of the buildings connecting to the front of the building. Pedestrians will be required to cross
drive aisle surfaces to connect with the building so delineation from the drive aisle is
required. The site/landscape plan submitted both reflect compliance with this standard.
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F. Services Analysis

1.

Pressurized Irrigation (UDC 11-3A-15):

Underground pressurized irrigation water is required to be provided as set forth in UDC 11-
3A-15.

Storm Drainage (UDC 11-3A-18):
Storm drainage is required to comply with the standards listed in UDC 11-3A-18.

Utilities (Comp Plan, UDC 11-3A-21):

Both the Plan and the UDC establish policy and regulations for extending and connecting to
City utilities. Goal 3.03.03G of the Plan mandates urban infrastructure be provided for all
new developments, including curb and gutter, sidewalks, water and sewer utilities. All
utilities for the proposed development are required to be installed in accord with the standards
listed in UDC 11-3A-21.

IV. CITY/AGENCY COMMENTS & CONDITIONS
A. Meridian Planning Division

1.

Future development of this site shall comply with the previous conditions of approval and
terms of AZ-05-022; PP-05-054; CUP-05-050; and FP-06-012 and the conditions contained
herein.

The site plan and/or landscape plan, as applicable, shall be revised with the certificate of
zoning compliance application as follows:

- Align the proposed 5-foot sidewalk along the north private access drive with the property
to the west.

- Comply with the parking and landscaping standards listed in UDC 11-3B-8 and UDC 11-
3C-5.

A Certificate of Zoning Compliance and Design Review application shall be submitted and
approved for the proposed use prior to submittal of a building permit application. The design
of the site and structure shall comply with the standards listed in UDC 11-3A-19; the design
standards listed in the Architectural Standards Manual and with the Development Agreement.

In accord with UDC 11-3A-3, the applicant shall construct driveway stubs to the southeastern
property (shown on plan) and record a cross-access/ingress-egress easement granted to the
property to the southeast (Parcel #R8509140120). Copies of the recorded easements shall be
submitted with the Building permit application for the proposed use.

The conditional use permit is valid for a maximum period of two (2) years unless otherwise
approved by the City. During this time, the Applicant shall commence the use as permitted in
accord with the conditions of approval, satisfy the requirements set forth in the conditions of
approval, and acquire building permits and commence construction of permanent footings or
structures on or in the ground as set forth in UDC 11-5B-6. A time extension may be
requested as set forth in UDC 11-5B-6F.
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B. Meridian Public Works

Wactewater
*  Distance to Sewer Available at Site
Services
»  Sewer Shed
# Estimated Project See application
Sewer ERLFs
= WHHF Declining
Balance
= Project Consistent Yes

with W Master

Plan/Facility Plan
- Impactsfooncems | See Public Works Site Specfic Conditions
Water
= Distance to Water Water Available at Site
Sarvioes

*  Pressure Zone

»  Estimated Project See application
‘Water ERLF's

= Water Quality None

*  Project Conskstent Teg
with Water Master
Plan

= Impacts/Concermns Mone -

NON-PLAT CONDITIONS

PuBLIC WORKS DEFARTMENT
Site Specific Conditions of Approval

1. Mo changes o public water infrastructure shown in econd. Any changes must be approved by
public works. This iscludes hydrants or the abandonment of water mains.

2. The City's GIS records do not show an easement for the existing water service which s requined.
Applicant to provide proof of existing casement or provide a new 207 casement for the water
service up o the water meter. The City request the casement extonds 10 past the water meter but
only 5 s nequired.

3. There is a sewer stub available to serve this property from the north.

General Conditons of Approval

1. Applicant shall coordinate water and sewer mamn g1 and routing with the Public Works
Deprartmiznl.

2. Per Mendian City Code (MOC), the applicant shall be responsible to mnstall sewer and water
mizine b and through this development.  Applicant may be eligible for a nambursement
agreement for infrastructure enhancement per MO $-6-5.
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The applicant shall provide sasement(s) Tor all public water/sewer mains outside of public right of
way (include all water services and hydrants). Sewen'water cxsement vanes dopending on sewer
depth. Sewer 0-20 1t deop reguire a 30 fi casement, 20-25 ft a 40 it casement, and 25-30 fta 45 1t
camement. Ensure no permanent siroctures (rees, bushes, buildings, casports, trash recoplack:
walls, femees, mfiliration tnenches, light poles, ete.) are built within the wtility easement. Swbmit
an execubsd casement (on the form available from Public Works), a legal deschption prepared by
an ldaho Licensed Professional Land Surveyor, which muost mclude the arss of the casement
(marked EXHIBIT A)and an 1727 x 11" map with bearings and distances (marked EXHIBIT B)
for review. Both exhibats must be scalad, sipned and dated by a Professaonal Land Surveyor. 140
ROT RECORD.

4. The City of Mendian requires that pressurized irngation systems be supplied by a year-roumd
source of water I:IJIJC 11-3B-6). The applicant showld be m]u.ud.ln e iy exisling surfece or
will water for the primary sowrce. I a surface or well sounce is not available, a single-poant
connection o the culinary water system shall be requarsd. 11 a single-pomt L:mnn.;t'lm i wtileeed,

the developer will be responsible for the payment of ass 15 for the arias prior by
prvor o recerving development plan approval_
5. Any structures thal are allowed to remain shall be sulbyect i evaluation and ihle reassignment

of sireet addressing W be in compliance with MOC.

6. All irmigaton ditches, canals, laterals, or drains, exclusive of natural waterways, inlersscling,
crmsing or laying adjacent and contigeows to the ansa beng subdividid shall be addressed per
U 11-3A-6. In performing such work, the applcant shall comply with ldaho Code 42- 11[!?
and any olher applcable law or regulatson.

T Any wells that will not contimue to be used must be properdy abandoned according to Idaho Well
Construction Standards Bules admimstensd by the ldaho Department of Water Resourees. The
Developer's Engineer shall provide a statement addressing whether there are any existing wells in
the: development, and if o, how they will continee to be used, or provide record of ther
ahandonment.

B, Any existing seplic systems within this project shall be removed from service per City Ondinance
Section 9-1-4 and 9 4 . Contact Central Districd Health for abandonment procedures and
imspections (208)375-5211.

9. All improvements related i public life, safiety and health shall be completed prioe o occopancy
of the structures,

1. .ﬂppllr.ml shall be required to pay Public Works dl.\'ulupn'u.nl plm review, and construction
imspection fises, as determined during the plan review process, prooe o the Esnance of a plan
approval letter.

11. 1t shall be the responsibility of the applicait to ensure that all development feabanes comply with
the Americans with Disabilities Act and the Fair Howsang Act.

12, Applicant shall be responsable for application and compliance with any Section 404 Permiiting
theat emay be requared by the Army Corps of Engineers.

13, Developer shall coondinate mailbox locations with the Merdian Post Office.

14, Compaction test resulis shall be submitted to the Meridian Building Department for all building
pads receiving engmeered backfill, whene fooling would sit atop Gill matenal.

15. The design engineer shall be required to certify that the street centerline slevations ans sel a
manimwm of 3-feet above the highest established peak groundwater elevatsn. This is W ensune
that the botiom elevation of the crawl spaces of homes is al least 1-fool above.

16, The applicants design engineer shall be responsible for inspection of all irrigation and'or
drainage facility within this progect that do not fall under the jursdiction of an rmgation district
or ACHD. The design engimeer shall provide certification that the facilities have been installed in
accordamce with the approved design plans. Thas certification will be required before a certificate
of oecupandcy is isseed for any structures within the progect.

17, At the completion of the project, the applicant shall be responsible to submil record drawings per
the City of Meridian AwoCAD standands. These necord drawings must be received and approved
prvior to thee ssmance of a certification of eccupancy for any struciures within the progect.

18, A street light plan will need (o be incdluded in the cral comstruction plans. Strast light plan
requirements are listed in section 6-5 of the lmprovement Standards for Street Laghting. A copy
of the standands can be found at hitp:(wsw mendiancity ong/public_works aspafid-272.

19, The City of Mendian requires that the owner post to the City a performance surety in the amount
of 125% of the otal construction cost for all incomplete sewer, water and reuse infrastneciune
prvor do fimal plat signature. This surety will be verified by a line item cost estimate providied by
the owmer o the City. The surety can be postied i the form of an isrevocable letter of credil, cash
dieposit or bond. Applicant must file an applicatson for surety, which can be found on the
Comenunity Developement Department website, Ploase contac Land Development Service for
more infirmation at BR7-22101.

2. The City of Mendian requires that the owner post to the City a warranty sunety in the amound of
2% of the todal constrection cost for all completed sewer, water and reuse infrastructose for
duration of two years. Ths surety will be venfied by a line ilem cost estimate provided by the
owner b the City. The surety can be posted in the form of an imevocable letter of credit, cash
dieposit or bond. Applicant must file an applicatson for surety, which can be found on the
Comemunity Development Department wiebsite. Ploase contact Land Development Service for
more infirmation at BR7-22101.

City of Meridian | Department Report IV. City/Agency Comments & Conditions



C. Ada County Highway District (ACHD)

Miranda Gold, President

alenis Pickering, Vice-Prasidant
Kent Goldthorpe, Commissioner
Dawve Mckinney, Commissioner

Patricia Milsson, COmimissianer

January 21, 2025

To: Aaron Randell, via email
JGET Architecture
1212 12" Avenue South
Mampa, 1D 83651

Subjact: MER25-0009/H-2025-0001
135 8 Touchmark Way
Hyperbaric Oxygen Clinic of Idaho

The Ada County Highway District (ACHD) has reviewed the submitted application for the application
referenced above and has determined that there are no improvernents required to the adjacent sireat(s).

The applicant shall be requirad to:

1. Pay a traffic impact fee, if applicable. For any guestions regarding the traffic impact fee please contact
ACHD's Impact Fea Administrator at impactfeesi@achdidaho.org.

2. If applicable, a raffic impact fee shall be assessed by ACHD and will be due prior to the issuance of
a building permit by the lead agency. This is a separate review process and it is the applicant's
responsibility to submit plans directly to ACHD.

3. Payment can be accepted over the phone by calling (208) 387-6170 or can be sent/ delivered to the
following address:
Ada County Highway District
Attn: Development Services
1301 N Orchard St, Suite 200
Boise, ID 83706

= Reference the file number above when making the payment.
« Please note:

o Fees are subject to change if not paid prior to Octobsr 19
o All card payments are subject to a 3% processing fee
o All e-check payments are subject to a $1.50 processing fee

4. Submit a driveway approach request for any proposed driveways. Driveway approach permits can
be found at:

hittps:/fwww.achdidaho.org/home/showpublisheddocument/988/638 2459657 1 1600000

5. Comply with all ACHD Policies and ACHD Standard Conditions of Approval for any improverments or
work in the nght-of-way,

6. Obtain a permit for any work in the right-of-way prior to the construction, repair, or installation of any
roadway improvements (curb, gutier, sidewalk, pavement widening, driveways, culverts, etc.).

City of Meridian | Department Report IV. City/Agency Comments & Conditions



10.

1.

12.

V. FINDINGS

Standard Conditions of Approval

All proposed irfigation facilities shall be located outside of the ACHD right-of-way (including all
easements). Any existing irrigation facilities shall be relocated outside of the ACHD nght-of-way
(including all easements).

Private Utilities including sewer or water systems are prohibited from baing located within the
ACHD right-of-way.

In accordance with District policy, 7203.3, the applicant may be required to updata any existing
non-compliant pedestrian improvements abutting the site to meet current Public Right-of-Way
Accessibility Guidelines (PROWAG) requirements. The applicant’s engineer should provide
documentation of compliance to District Development Review staff for review.

Replace any existing damaged curb, gutter and sidewalk and any that may be damaged during
the construction of the proposed development. Contact Construction Services at 208-387-8280
[with file numbser) for details,

A license agreement and compliance with the District's Tree Planter policy is required for all
landscaping proposed within ACHD right-of-way or easement areas.

All utility relocation costs associated with improving street frontages abutling the site shall be
borne by the developer.

It is the responsibility of the applicant to verify all existing utilities within the right-of-way. The
applicant at no cost to ACHD shall repair existing utilities damaged by the applicant. Tha applicant
shall be required 1o call DIGLINE (1-811-342-1585) at least two full business days prior to
breaking ground within ACHD right-of-way. The applicant shall contact ACHD Traffic Oparations
FBT-6190 in the event any ACHD conduits (spare or filled) are compromised during any phase of
construction.

Ltility street cuts in pavermnent less than five years old are not allowed unless approved in writing
by the Districl, Contact the District's Utility Coordinator at 208-387-6258 (with file numbers) for
details.

All design and construction shall be in accordance with the ACHD Policy Manual, ISPWC
Standards and approved supplements, Construction Services procedures and all applicable
ACHD Standards unless specifically waived herein, An engineer registered in the State of Idaho
shall prepare and certify all improvement plans.

Construction, use and property development shall be in conformance with all applicable
requirements of ACHD prior to District approval for occupancy.

Mo change in the terms and conditions of this approval shall be valid unless they are in writing
and signed by the applicant or the applicant's authorized representative and an authorized
representative of ACHD. The burden shall be upon the applicant to obtain written confirmation of
any change from ACHD.

[f the site plan or use should change in the future, ACHD Flanning Review will review the site plan
and may require additional improvements to the transportation system at that time. Any change
in the planned use of the property which is the subject of this application, shall require tha
applicant to comply with ACHD Policy and Standard Conditions of Approval in place at thal time
unless a waiverivariance of the requirements or other legal relief is granted by the ACHD
Commission.

A. Conditional Use (UDC 11-5B-6E)
The commission shall base its determination on the conditional use permit request upon the

following:

1. That the site is large enough to accommodate the proposed use and meet all the dimensional
and development regulations in the district in which the use is located.
Staff finds the site is large enough to accommodate the proposed use and meets all
dimensional and development regulations of the L-O zoning district.
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2. That the proposed use will be harmonious with the Meridian comprehensive plan and in
accord with the requirements of this title.
Staff finds the proposed office use will be harmonious with the Comprehensive Plan and is
consistent with applicable UDC standards with the conditions noted in Section IV of this
report.

3. That the design, construction, operation and maintenance will be compatible with other uses
in the general neighborhood and with the existing or intended character of the general vicinity
and that such use will not adversely change the essential character of the same area.

Staff finds the design, construction, operation and maintenance of the proposed use should be
compatible with other uses in the general neighborhood, with the existing and intended
character of the vicinity and will not adversely change the essential character of the area.

4. That the proposed use, if it complies with all conditions of the approval imposed, will not
adversely affect other property in the vicinity.

Staff finds the proposed use will not adversely affect other properties in the vicinity if it
complies with the conditions in Section IV of this report.

5. That the proposed use will be served adequately by essential public facilities and services
such as highways, streets, schools, parks, police and fire protection, drainage structures,
refuse disposal, water, and sewer.

Staff finds the proposed use will be served by essential public facilities and services as
required.

6. That the proposed use will not create excessive additional costs for public facilities and
services and will not be detrimental to the economic welfare of the community.

Staff finds the proposed use will not create additional costs for public facilities and services
and will not be detrimental to the economic welfare of the community.

7. That the proposed use will not involve activities or processes, materials, equipment and
conditions of operation that will be detrimental to any persons, property or the general
welfare by reason of excessive production of traffic, noise, smoke, fumes, glare or odors.

Staff finds the proposed use will not be detrimental to any persons, property or the general
welfare by the reasons noted above.

8. That the proposed use will not result in the destruction, loss or damage of a natural, scenic or
historic feature considered to be of major importance.

Staff finds the proposed use will not result in the destruction, loss or damage of any such
features.

9. Additional findings for the alteration or extension of a nonconforming use:
This finding is not applicable.

10. That the proposed nonconforming use does not encourage or set a precedent for additional
nonconforming uses within the area; and,

This finding is not applicable.

11. That the proposed nonconforming use is developed to a similar or greater level of conformity
with the development standards as set forth in this title as compared to the level of
development of the surrounding properties.

This finding is not applicable.
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VI. ACTION

A. Staff:

Staff recommends approval of the proposed CUP application and finds it in conformance with the
Comprehensive Plan, UDC with the conditions included in Section 1V. and Findings in V.

B. Commission:
Pending
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VII. EXHIBITS

A. Project Area Maps
(link to Project Overview)

1. Aerial
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3. Future Land Use
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B. Subject Site Photos
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C. Service Accessibility Report
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Location

Extension Sewer

Floodplain

Emergency Services Fire
Emergency Services Police
Pathways

Transit

Arterial Road Buildout Status

School Walking Proximity

School Drivability

Park Walkability
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In City Limits

Trunkshed mains < 500 ft. from parcel

Either not within the 100 yr floodplain or = 2 acres

Response time < 5 min.

Meets response time goals most of the time

Within 1/4 mile of current pathways

Within 1/4 mile of future transit route

Ultimate configuration (# of lanes in master streets
plan) matches existing (# of lanes)

Within 1/2 mile walking

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

YELLOW
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D. Site Plan (date: 11/12/2024)
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E. Landscape Plan (date: 10/11/2024)
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F. Building Elevations (date: 11/12/2024)
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