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I. PROJECT OVERVIEW

A.
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Summary

Rezone from the R-4 to the R-15 zoning district; Preliminary Plat consisting of 30 building lots
and 7 common lots on 4.68 acres of land, and a development agreement modification to replace
the current development agreement with a new one.

Issues/Waiver:

The applicant is requesting to be remanded to the Planning and Zoning Commission to
allow for modifications to address the concerns of the neighbors.

The development does not require open space due to the subdivision being under five (5)
acres in size and there is no regional park in the area for residents to recreate at. Staff has
discussed this concern with the applicant and has suggested larger lots or incorporating
some open space, but the applicant has chosen to move forward. Given the proposed density
of the subdivision, staff recommends that the Planning and Zoning Commission and City
Council thoughtfully consider whether a project of this scale and intensity is appropriate in
the absence of any dedicated open space or community amenities.

Recommendation

Staff: Approval with a Development Agreement and Conditions
Commission: Denial

Decision

Council: Pending
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I1. COMMUNITY METRICS

Table 1: Land Use

e Distance to Mainline

e Impacts or Concerns
School District(s)

Water Available at Site
No
No Comments

Description Details Map Ref.
Existing Land Use(s) Residential -
Proposed Land Use(s) Residential -
Existing Zoning R-4 VILLA.2
Proposed Zoning R-15
Adopted FLUM Designation Medium Density Residential VILLA.3
Proposed FLUM Designation Medium Density Residential
Table 2: Process Facts
Description Details
Preapplication Meeting date 12/10/2024
Neighborhood Meeting 2/10/2025
Site posting date 9/8/2025
Table 3: Community Metrics
_Agency / Element Description / Issue Reference

Ada County Highway District Iv.C

e Comments Received Yes -

o Commission Action Required No -

e Access Adkins Avenue: Local Street -

e Traffic Level of Service ACHD does not have traffic counts available for Pine and -

Adkins

ITD Comments Received Yes -
Meridian Public Works Wastewater IV.B

e Distance to Mainline Sewer Available at Site

e Impacts or Concerns See Public Works Site Specific Conditions
Meridian Public Works Water IV.B

Note: See section V. City/Agency Comments & Conditions for comments received or see the public

record.
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Figure 1: One-Mile Radius Existing Condition Metrics
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Figure 2: ACHD Summary Metrics
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Level of Service Planning Thresholds

1. Condition of Area Roadways
Traffic Count is based on Vehicles per hour (VPH)

Functional PM Peak Hour| PM Peak Hour
Roadway Frontage Classification | Traffic Count |Level of Service
* Pine Avenue 314-feet Minor Arterial MN/A N/A
** Adkins Avenue 648-feet Local MN/A N/A

* Acceptable level of service for a three-lane minor arterial is “E" (720 VPH).

** ACHD does not set level of service thresholds for local streets.

Figure 3: Service Impact Summary
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ITT. STAFF ANALYSIS
Comprehensive Plan and Unified Development Code (UDC)

A. General Overview

This property is designated Medium Density Residential on the City’s Future Land Use Map
(FLUM) contained in the Comprehensive Plan. The medium-density residential designation
allows for dwelling units at gross densities of three (3) to eight (8) dwelling units per acre.
Density bonuses may be considered with the provision of additional public amenities such as a
park, school, or land dedicated for public services.

The applicant proposes to rezone 4.68 acres of land from the R-4 zoning district to the R-15
zoning district. A preliminary plat and conceptual building elevations were submitted showing
how the property is proposed to be subdivided and developed with thirty (30) residential building
lots and seven (7) commons lots at a gross density of 5.77 units per acre. The proposed use and
density are consistent with the Medium Density Residential (MDR) FLUM designation of three
(3) to eight (8) units per acre.

Additionally, the applicant is proposing a development agreement modification to terminate the
existing development agreement (DA) and create a new one.

The R-15 zoning designation, which allows for reduced lot sizes down to 2,000 square feet,
provides flexibility for developers to support a diversity and variety of housing types. This can
create a dynamic, multi-generational community where residents can transition through different
stages of life (known as aging in place) while remaining in the same neighborhood. This type of
zoning in conjunction with other designations, should be used to support a diverse housing mix
that supports long-term residency and continuity within the community, promoting stability and a
sense of place for residents throughout different stages of life.

The surrounding landscape consists of single-family detached homes to the east, west, and north,
while to the south is Pine Avenue. The average density for a one-mile radius is 6.1 units per acre,
which is higher than the 5.77 units per acre the applicant is proposing. Single-family detached
dwellings are listed as a principally permitted use in the R-15 zoning district per UDC Table 11-
2A-2. The applicant is proposing to keep the three (3) existing homes on the property and will
configure new lot lines around the existing homes that conform to the dimensional standards. In
addition to this, the applicant is proposing to complete the subdivision in a single phase.

Future development is subject to the dimensional standards listed in UDC Table 11-2A-7 for the
R-15 zoning district. The property is already annexed with the R-4 zoning. The City may require
a development agreement (DA) in conjunction with an annexation pursuant to Idaho Code section
67-6511A. If this property is annexed, Staff recommends a DA is required with the provisions
discussed herein and included in Section V.

Overall, the proposed infill development is an allowed use within the Medium Density
Residential designation and contributes to the area’s intended mix of residential housing types.
Therefore, staff is supportive of the proposed development with the conditions and DA listed in
Section IV.

Comprehensive Plan Policy 2.02.02C: Support infill development that does not negatively impact
the abutting, existing development. Infill projects in Downtown should develop at higher
densities, irrespective of existing development.

Staff encouraged the applicant to converse with the neighbor early on in the process, and after
their neighborhood meeting, the applicant indicated the neighbors had minimal concerns. With
this knowledge, staff is supportive of the infill development but still have concerns with the lack
of regional parks in the area for residents to access and use.

Comprehensive Plan Policy 2.02.01D: Require pedestrian access in all new development to link
subdivisions together and promote neighborhood connectivity.
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The applicant will be extending the sidewalk along the west side of N. Adkins Avenue to connect
with the northern subdivision, which will improve the walkability in the neighborhood. However,
there is still an Ada County parcel that will leave a gap in the sidewalk. Once the Ada County
parcel annexes into the city, the sidewalk will be completed along the west side of Adkins.

Comprehensive Plan Policy 6.01.02B: Reduce the number of existing access points onto arterial
streets by using methods such as cross-access agreements, access management, and
frontage/backage roads, and promoting local and collector street connectivity.

The applicant will be eliminating three access points to E. Pine Avenue, which will decrease the
number of curb cuts on an increasingly busier arterial roadway.

Comprehensive Plan Policy 2.02.00: Plan for safe, attractive, and well-maintained
neighborhoods that have ample open space, and generous amenities that provide varied lifestyle
choices.

Open space and amenities are not required by the UDC since the development is five (5) acres or
less. However, staff has concerns with the lack of opportunities for outdoor recreation for
residents in this area as there is no regional park nearby. Staff would like the Planning and Zoning
Commission and City Council to carefully consider if open space and amenities shall be
incorporated into the design of the infill project.

Table 4: Project Overview

Description Details
History AZ-00-012; DA Inst# 101052483
Phasing Plan 1 Phase
Residential Units 27 new single-family detached
3 existing single-family detached
Open Space None; The development is less than 5 acres
Amenities None; The development is less than 5 acres
Acreage 4.68 acres
Lots 30 Buildable Lots and 3 Common Lots
Density Gross: 5.77 Units/Acre
Net: 7.61 Units/Acre
B. History

The subject properties were annexed in 2000 as a part of Farrington, Opal application (AZ-00-
012). The zoning granted at the time of annexation was the R-4 zoning district. With the
annexation approval, the properties were subject to a DA that restrict the property to adding one
additional home on the 4.68 acres. The existing DA will be replaced with a new DA to update the
concept plan and provisions to improvements relevant to the current proposal.

C. Site Development and Use Analysis

1. Existing Structures/Site Improvements (UDC 11-1):

The subject site contains three (3) existing homes that will be remaining with the formation of
the subdivision. These homes will be included in southern portion of the development and
shall conform to the dimensional standards listed UDC Tables 11-2A-5 and 11-2A-7.

2. Proposed Use Analysis (UDC 11-2):
The applicant is proposing single-family detached homes (27 new and 3 existing), which are
listed as a principal permitted use in UDC Table 11-2A-2 for the R-15 zoning district. In
addition to this, the proposed gross density of the subdivision is 5.77 units per acre, which is
less than the one-mile radius average density of 6.1 units per acre.

City of Meridian | Department Report II1. Staff Analysis



However, due to the size of Lots 20, 21, 22, and 23, staff recommends that the southern
portion of the site retain the R-4 zoning designation, as it is more appropriate for the existing
lot sizes. The applicant shall submit a revised legal description and exhibit for the rezone
prior to the City Council hearing.

Comprehensive Plan policy 2.01.01C encourages the applicants to maintain a range of
residential land use designations that allow diverse lot sizes, housing types, and densities.
Comprehensive Plan policy 2.01.01G states development should avoid the concentration of
any one housing type or lot size in any geographical area, provide for diverse housing types
throughout the City.

Comprehensive Plan policy 2.06.02D encourages a diversity of housing, recreation, and
mobility options to attract and sustain the local workforce.

The applicant is proposing a total of 30 detached single-family homes, which is consistent
with what has been approved in the surrounding subdivisions. However, the lot sizes in this
development are smaller than the neighboring subdivisions. There is approximately a two to
one (2:1) transition to the adjacent subdivisions, which provides a smaller housing product
into the area. As noted above, the neighbors were supportive of the proposed transition.

3. Dimensional Standards (UDC 11-2):
The proposed plat and subsequent development are required to comply with the dimensional
standards listed in UDC Table 11-24-7 for the R-15 zoning district. The proposed plat
complies with the dimensional standards of the R-15 zoning district. If the southern portion of
the site remains zoned R-4, the subdivision also appears to meet the dimensional
requirements for that district. However, the applicant must verify that Lots 21 and 23, Block
1, meet the required garage and living space setbacks, given that Adkins Avenue will be
improved with curb, gutter, and sidewalk, and the lot lines are being adjusted. An exhibit
demonstrating compliance with these setback standards must be submitted with the final plat
applicationl.

D. Design Standards Analysis
1. Site Design Standards (Comp Plan, UDC 11-3A4-19):

Goals 2.01.02D, 2.01.01G, and 2.02.02C of the Comprehensive Plan emphasize the
importance of offering diverse housing types throughout Meridian to accommodate the needs,
preferences, and financial capacities of current and future residents. These goals also support
infill development that complements existing neighborhoods.

The subject site is adjacent to established R-8 subdivisions—Danbury Fair Subdivision Nos.
1 and 7, and Maws Add No. 3—to the east, north, and west. The applicant submitted a
preliminary plat and conceptual building elevations proposing 30 single-family detached
dwellings at a gross density of 5.77 units per acre (see Section VIL.G). This density aligns
with the Medium Density Residential (MDR) Future Land Use Map (FLUM) designation.

Although the proposed subdivision does not provide a one-to-one lot size transition with the
adjacent neighborhoods, the inclusion of various lot sizes will help diversify the housing
stock in the area and citywide. A county enclave parcel remains to the north along N. Adkins
Avenue, which will result in a persistent gap in the sidewalk network.

The property is contiguous to annexed City land to the north and lies within the City’s Area
of City Impact. A legal description and exhibit map of the proposed R-15 rezone area are
included in Section VII. Pursuant to Idaho Code § 67-6511A, the City may require a
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development agreement (DA) with annexation. Staff recommends that a DA be required,
incorporating the provisions outlined herein and in Section IV.

2. Qualified Open Space & Amenities (Comp Plan, UDC 11-3G):
UDC Section 11-3G-2 requires common open space and amenities for developments that are
five (5) acres or larger. The proposed development, at 4.68 acres, falls below this threshold
and is therefore not subject to the open space and amenity requirements outlined in the code.
However, staff have engaged in multiple discussions with the applicant regarding the value of
including open space and amenities, especially given the absence of a regional park in the
surrounding area. While not a code requirement, staff are concerned about the lack of
recreational space or amenities for future residents.

Therefore, staff is recommending one (1) amenity in the form of a picnic area in Lot 19,
Block 1.

Additionally, Comprehensive Plan Goal 2.02.00 emphasizes the importance of planning for
safe, attractive, and well-maintained neighborhoods that offer ample open space and diverse
amenities to support a variety of lifestyles.

Given the proposed density of the subdivision, staff recommends that the Planning and
Zoning Commission and City Council thoughtfully consider whether a project of this
scale and intensity is appropriate in the absence of any dedicated open space or
community amenities.

3. Landscaping (UDC 11-3B):

i. Landscape buffers along streets
UDC 11-2A-7 requires a twenty-five (25) foot wide landscape buffer along E. Pine
Avenue, an arterial roadway. A landscape buffer is not required along N. Adkins Avenue,
a local street; however, a 10-foot setback to the living space is required from the back of
the sidewalk.

The applicant has provided a twenty-five (25) foot wide landscape buffer along E. Pine
Avenue and is required to comply with the dimensional standards for the R-15 district.
With the submittal of the final plat, the applicant shall provide vegetation coverage
calculations.

ii. Tree preservation
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.

The applicant shall provide mitigation calculations with submittal of the final plat if any
trees are being removed from the property.

iii. Storm integration
Per UDC 11-3B-11, the applicant shall meet the intent to improve water quality and

provide a natural, effective form of flood and water pollution control through the
integration of vegetated, well designed stormwater filtration swales and other green
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stormwater facilities into required landscape areas, where topography and hydrologic
features allow if part of the development.

iv. Pathway landscaping

No new pathway is being proposed as the existing attached ten (10) foot multi-use along
E. Pine Avenue is going to remain.

4. Parking (UDC 11-3C):

i.  Residential parking analysis
Off-street parking is required to be provided for each home based on the total number of
bedrooms per unit as set forth in UDC Table 11-3C-6. On-street parking is also available
on portions of the proposed streets.

Lot 23 will be taking access off Adkins Avenue. The applicant shall submit an exhibit
showing the garage and street setback to the property in compliance with the standards.
Lot 23 has an existing home that shall have the necessary twenty (20) foot garage setback
and fifteen (15) foot living setback.

5. Building Elevations (Comp Plan, Architectural Standards Manual):
Goal 5.01.02D of the Comprehensive Plan highlights the need for effective building design
and landscaping to buffer, screen, beautify, and integrate commercial, multifamily, and
parking areas with existing neighborhoods. In response, the developer has submitted two (2)
conceptual building elevations that illustrate the appearance of future homes in the
development (see Section VII).

The proposed designs include variations of two-story homes, each featuring a two-car garage.
The elevations showcase a range of architectural styles and design elements, including lap
siding, neutral color accents, brick and stone veneer, varied roof profiles, and different home
styles. Staff review confirms that these elevations adhere to the city’s architectural standards
and comply with the required design criteria.

Homes on lots that abut W. Pine Avenue, an arterial street, will be highly visible; therefore,
the rear and/or side of structures on these lots (i.e. Lots 20, 21, and 23, Block 1 ) should
incorporate articulation through changes in two or more of the following: modulation (e.g.
projections, recesses, step-backs, pop-outs), bays, banding, porches, balconies, material types,
or other integrated architectural elements to break up monotonous wall planes and roof lines
that are visible from the subject public street. Single-story and existing structures are exempt
from this requirement.

6. Fencing (UDC 11-34-6, 11-34-7):
All fencing is required to comply with the standards listed in UDC 11-3A-7. According to
the submitted landscape plans, the applicant is proposing two types of fencing throughout the
site, six (6) foot solid vinyl fencing and a four (4) foot wrought iron semi-privacy fencing.

In addition, the applicant shall indicate the fencing location on the residential lots with the
submittal of the building permits. These will be required to comply with UDC 11-3A-7.

E. Transportation Analysis

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

Goals 6.01.01H and 6.01.02B of the Comprehensive Plan stress the need to minimize the
number of direct access points onto arterial streets. This can be achieved through cross-access
agreements, access management, frontage and backage roads, and enhancing connectivity
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through local and collector streets. Additionally, these goals highlight the importance of
incorporating pedestrian access connectors in new developments to link subdivisions and
support neighborhood connectivity within a community pathway system.

Access to the property is proposed from N. Adkins Avenue, a local roadway on the eastern
portion of the site. This local road is a shared drive between the proposed subdivision and the
existing subdivision to the east and north. The applicant is proposing two (2) access points off
N. Adkins Avenue with a common drive accessing the three (3) properties on the southern
portion of the site and a common drive accessing three (3) properties on the northern portion
of the site.

2. Multiuse Pathways and Pathways (UDC 11-34-5, Comp Plan, UDC 11-34-8):

Comprehensive Plan policy 4.04.01 A ensures that new development and subdivisions
connect to the pathway system.

UDC 11-3G-5 emphasizes the importance of common open space and amenities being
located in areas that maximize pedestrian and bicycle connectivity.

Multi-use pathways shall be constructed in accord with the city's comprehensive plan, the
Meridian Pathways Master Plan, the Ada County Highway District Master Street Map and
Roadways to Bikeways Master Plan. The standards along Arterial roadways are to provide a
detached ten (10) foot wide sidewalks (multiuse pathway), however, in conversation with the
parks department, it was determined the existing ten (10) foot attached multi-use pathway
will be sufficient due to it being relatively new. The applicant is in compliance with this, as
the ten (10) foot sidewalk already exists along E. Pine Avenue.

3. Sidewalks (UDC 11-34-17):
All sidewalks constructed as part of this proposal are required to comply with the standards
listed in UDC 11-3A-17. A sidewalk connection along the west side of N. Adkins Avenue is
required to be installed to connect the existing subdivision to the multi-use pathway along E.
Pine Avenue. The applicant is depicting the sidewalk on the landscape plan in compliance
with this standard. The applicant shall provide a street section exhibit with the submittal of
the final plat reflecting compliance with these standards.

With the construction of the sidewalk along the western side of Adkins, the sidewalk will
extend to the north and stub at the lone remaining Ada County parcel. The sidewalk will be
completed when the Ada County parcel annexes in the future.

4. Subdivision Regulations (UDC 11-6):

1. Dead end streets

The proposed subdivision does not contain a dead end street other than the two (2)
common drives as discussed below.

ii. Common driveways
Per UDC 11-6C-3D, common driveways shall serve a maximum of four (4) dwelling

units. In no case shall more than three (3) dwelling units be located on one (1) side of the
driveway unless alternative compliance is applied for.

The applicant is proposing two (2) common drives in the development in which the
northern one services three (3) homes and the southern one services three (3) homes.
Both appear to be in compliance with the UDC 11-6C-3D.

The applicant worked with staff to modify the common drives to provide the five (5) feet
of landscaping required in the UDC 11-6. Additionally, the applicant has provided
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details into where the curb cuts for Lots 20, 21, and 22 will taking access from on the
southern common drive.

iii. Block face
UDC 11-6C-3- regulates block lengths for residential subdivisions. The intent of this
section of code is to ensure block lengths do not exceed 750 ft, although there is the
allowance of an increase in block length to 1,000 feet if a pedestrian connection is
provided. In no case shall a block face exceed one thousand two hundred (1,200) feet,
unless waived by the City Council. The applicant is compliance with the block length
requirements in the UDC.

F. Services Analysis

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

The existing irrigation ditches on the property shall be piped or tiled in accordance with UDC
11-3A-6.

2. Pressurized Irrigation (UDC 11-34-15):

An underground pressurized irrigation system is required to be installed to provide irrigation
to each lot in the subdivision in accord with the standards listed in UDC 11-3A-15.

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

An adequate storm drainage system is required in all developments by the City’s adopted
standards, specifications, and ordinances. Design and construction shall follow the best
management practices as adopted by the City as outlined in UDC 11-3A-18. Storm drainage
will be proposed with a future Certificate of Zoning Compliance application and shall be
constructed to City and ACHD design criteria.

4. Utilities (Comp Plan, UDC 11-34-21):
Ensure development is connected to City of Meridian water and sanitary sewer systems and
the extension to and through said developments are constructed in conformance with the City
of Meridian Water and Sewer System Master Plans in effect at the time of development. All
utilities are available to the site. Water main, fire hydrant and water service require a twenty-
foot (20) wide easement that extends ten (10) feet past the end of main, hydrant, or water
meter. No permanent structures, including trees, are allowed inside the easement.

Comprehensive Plan policy 3.03.03G require urban infrastructure to be provided for all new
developments, including curb and gutter, sidewalks, water and sewer utilities.
TIV. CITY/AGENCY COMMENTS & CONDITIONS

A. Meridian Planning Division

The Planning and Zoning Commission is recommending denial of the application, and the
following conditions have been struck as a result of the recommendation.
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6. All irngates diches, canals, laberals, o dease, exclusive of natonal walerways, inlersecling,

g o laying adjacenl wsd o iihe wrek being subdivided shall be addressed per
LI 11-3A- In perfomuing such work, the applicant shall comply with ldaho Cede 42-1207
and any other aggplicable Law of reguliation,

T Mjhﬂh“ﬂlﬂﬂmmmmnﬂdmhwﬂjwmmI-dﬂ‘l'tu

SHrandards Roles ad d by thie I Dheg of 'Waler B . The
Llﬂulupu':rwmlmvlunwlmwmtmuuyﬂmng-emu
ihe develogauent, and i 50, b ey will eontinue 1o be used, of provide record of their
abandoninenL.

K. Amy cvisieg sepls sysiems within Shis project shall be remowved Bnom service per City Oadinance
Heclom 9-1-4 and % 4§, Contact Cestral Disrict Healih for abandonmend prosodenc and
inspections {208)375-5211.

9. Nireel siggis are 0o be in place, sanitary sewer and water sysiem shall be approved and activaled,
il b agproved by the Ade sty Highmay Distriet and the Final Plat for this subdisision

shall be diead, priar o applying for beilding pemits.
10. A letier of eredit or cash surery in the amount of 110% will b required for all sscompleted
liencing, land: ilies, ete., priof io sig o ihe final plad

11. Al impeovemsenis relaied i public 1ife, safety and health shall be compleled pries W cceupancy
ol the structures. Whene sggaoved by the Uity FRgineer, an owier miy post a perfonmane surey
T such improvemests in order o oblain Uity Fngeseer snatune on te el plat e set Tocth in
LI 11-507-31.

12, Agglicant shall be requined 1o pay Public Works developmest plas review, and construction
inspecton loes, i determined during the plan review proses, pron b ihe sseance of & plan
appeaval letier,

13, Iusheall Be the respomsibality of the apglicant to emone tal sll development Reaadurnes comgly wilh
ihe Americans wilh I}u.ﬁ.lhl.ﬂ.ﬂd:indl& Fair Housimg Acl.

14. Agplicant shall be responsible for appl and Liance with any Secton 404 Permitting
Mmbemquu\edhglht.ﬁnqﬂu‘panflmgmﬂm

15. Developer ahall cooed dinns with the Meridian Post (HTie.

16. Compasins test resolis shall be sub o thee Mieridean Building Ly for all beilding

[l pezeiving engieered backlill, -Hummgmldmunpmluim

17, The design enguseser shall be requined e ceriify ihal ihe sireet centerline elevalions ane sl a
minimum ol 3-leet above the highest esablished peak groundwater elevation. This is Ly ensure
thit ihe botiom ehevalion of the craw] spaces of homes 15 ol least -Gl abowe.

1K, The igpl design shiall be responsible lor inspection ol all iTigation andios
dnm.n@:l:lml.q-mmu ponject tat do not Tall under the junsdiction of an irmgation desirect
af AUHIL The distign eng) shall p & lcation that the Guciluies have been dsiellad

mﬂe-ﬂk#ﬁdwmmm-ﬂlhlwﬂbﬂmtmmm
ol pecupancy i Bsued for any structures within the propect.

19, At the completion of the project, e apglicant shall be fesporible i submil recond drawigs gt
he Uity of Merudian Aol A1) sandands. These pecord drasigs st be reeeived and appeoved
[prkar o s ol & certif ol pancy lof sy stnect withim the projecl

20, A streed light plan will need o be incloded in e civil comsnection plans. Street light plan
mequirements are listed in seethon 6-5 of the Impeosement Siasdands o et Lighting. A copy
al e standards can be Tond sl Ve mered iy ublic works. Ml ITE

0. The City of Meridian roguines that the ewner post o the Clty & perfomance surety in the s
ol 125% of the total cons cost for all plete sewer, water and reuse infrasiroctene
jpreor e fimal plad signature. This surety will be verilied by a bine em ool eslimate providod by
b ot Lo e Cily. The surety cin B posted in the oo of an bmevocable letier of eredid, cish
deposid ot bond. Applicant mes Tile an agplication For sstety, which can be Tound on the
Communiy De vel Ibespuar hsite. Flease contict Land Development Service Gur
more informatics at 447.2211.

T2, The City ol Meridian roguines that the ewner post o the Oty & wanmsty sorety i te s of
D% of the: toial construction cost lor all compleied sewer, water asd resse infrastructore lor
duration of two years. This serety will be venifod by o ling fem oot esimate provided by the
arwieet b the City. The swrety can be postad i tie lem ol an irevocalie letler of crodil, cash
deposid ot bond. Applicant mest Tl an agplication For sstety, which can be Tound on the
Communiy De vel Ibespast hsite. Flease contict Land Development Service Gur
more informatics at 447.2211.
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C. Ada County Highway District (ACHD)

ey Canll, Pressiokent

Asls Phchering, Ve Presicent

Kt Colthosps, Corr riaslones

. Do IeBTii runary, 00T IS5 O
i Patrice Nilesor, Cormnselones

Date: Juna 9™, 2025 REVISED

Tox Jessica Heggie, Studie H Architects
Etaff Contact: Matt Pak, Planner
Project Description: Farrington Heights

Trip Generation: This developrment is estimated to genarate 340 vehicle trips per day,
34 vehicle trip per hour in the PM peak hour, based on the Institute of Transpartation
Engineers Trip Generation Manual, " edition.

Traffic Impact Study

Is Transit Available?

connecting you to more

din Cownty Highweay District - SH00 M Mesker faenie - Boise, 0 - 85713 - PH 308-307-§100 - FX 34880 - wew.achdidahoang

V. FINDINGS

A. Rezone (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:

1. The map amendment complies with the applicable provisions of the comprehensive plan;

The Commission finds the map amendment does not comply with the applicable provisions of
the Comprehensive Plan in regard to the Medium Density Residential future land use map
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designation for the site. This is primarily due to the lack of transition in lot sizes to the
existing residential.

2. The map amendment complies with the regulations outlined for the proposed district,
specifically the purpose statement;
The Commission finds that the proposed map amendment and subsequent development will
contribute to the range of housing opportunities available in the City. However, the
Commission believes the lack of open space and transition to the existing residential does not
meet the purpose statement.

3. The map amendment shall not be materially detrimental to the public health, safety, and
welfare;
The Commission finds the proposed zoning amendment will be materially detrimental to the
public health, safety, or welfare. The Commission cites lack of a transition to the existing
residential, increase in density from the R-4 zoning, and a lack of open space will be
detrimental to the surrounding area.

4. 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 Commission finds that the proposed amendment will not result in any adverse impact
upon the delivery of services by any political subdivision providing public services to this
site.

5. The annexation (as applicable) is in the best interest of city.
This is not applicable due to this application being a rezone.

B. Preliminary Plat and Short Plat (UDC 11-6B-6)

In consideration of a preliminary plat, combined preliminary and final plat, or short plat, the
decision-making body shall make the following findings:

1. The plat is in conformance with the comprehensive plan and is consistent with this unified
development code;
The Commission finds the proposed plat is not conformance with the Comprehensive Plan
and Unified Development Code. The Commission cites concerns with a lack of transition to
the existing residential and a lack of open space for reasons they are recommending denial.

2. Public services are available or can be made available and are adequate to accommodate the
proposed development;

The Commission finds that public services are available and can be extended into the site to
accommodate the proposed development.

3. The plat is in conformance with scheduled public improvements in accord with the city's
capital improvement program;

City water and sewer and other utilities will be extended by the developer at their own cost,
therefore, the Commission find the subdivision will not require the expenditure of capital
improvement funds.

4. There is public financial capability of supporting services for the proposed development;

The Commission finds there is financial capability of supporting services for the proposed
development.
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5. The development will not be detrimental to the public health, safety or general welfare; and
The Commission finds the proposed development will be detrimental to the public health,
safety, or general welfare. The Commission cites lack of a transition to the existing
residential, increase in density from the R-4 zoning, and a lack of open space will be
detrimental to the surrounding area.

6. The development preserves significant natural, scenic or historic features.

The Commission finds there are no natural, scenic, or historic features that need to be
preserved with development of this property.

V1. ACTION

A.

B.

Staff:

Staff recommends approval of the proposed modification to the Development Agreement,
Rezone, and Preliminary Plat with the conditions of approval listed in Section I'V.

Commission:

The Meridian Planning & Zoning Commission heard these items on August 7, 2025. At the public

hearing, the Commission moved to recommend denial of the subject annexation and preliminary plat

requests.
1. Summary of Commission public hearing:

a. In favor: Jessica Heggie

b. In opposition: Stephanie John, Bob Flaten, Karen Blanton, Brian Truner, Maralee Turner,
Jack Harp, Rick Salladay.

c. Commenting: Stephanie John, Bob Flaten, Karen Blanton, Brian Truner, Marilee Turner,
Jack Harp, Rick Salladay.

d.  Written testimony: Don Flaten

e. Staff presenting application: Nick Napoli

f.  Other Staff commenting on application: None

2. Key issue(s) of public testimony:
a.  Privacy, as the proposed new development consists of two-story homes, and the existing
residential is primarily single-story.
Increased traffic on Adkins and Pine.
Diminished property values due to a lack of privacy from the new two-story homes.
Grading difference between the existing residential and the new development.
3. Key issue(s) of discussion by Commission:

a. The commission discussed the lack of transition to the existing residential. Primarily with
concerns about the two-story homes abutting the single-story. In addition, the increase in
density from the R-4 zone to the R-15 zone was considered out of place for the existing
landscape. Lastly, the commission felt the lack of a regional park and open space provided
by the development was not sufficient to justify amending the DA.

4. Commission change(s) to Staff recommendation:

a. Recommending Denial.

5. Outstanding issue(s) for City Council:

a. The applicant is requesting to be remanded to the Planning and Zoning Commission to allow

for modification to address the concerns of the neighbors.
C. City Council:
Pending
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VII. EXHIBITS
A. Project Area Maps
(link to Project Overview)

1. Aerial
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2. Zoning Map
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3. Future Land Use
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B. Subject Site Photos
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C. Service Accessibility Report

Overall Score: 37

83rd Percentile

N

Location

Extension Sewer

Floodplain

Emergency Services Fire
Emergency Services Police
Pathways

Transit

Arterial Road Buildout Status

School Walking Proximity

School Drivability

Park Walkability

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 current 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)

Mo park within walking distance by park type
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SEACK ROCK

D. Landscape Plan (date: 5/11/2025)
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E. Preliminary Plat (date: 7/23/2025)
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Farrington Heights Subdivision
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F. Building Elevations (date: 4/17/2025)
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G. Rezone Legal Description & Exhibit Map

IDAHO 9939 W Emerald St
Boise, ID 83704
y 24 Phone: (2:) B46-857C
GROUP Fax:  (208) 884-539%
Farrington Heights Subdivision
Proliminary Plat
Parcel Description

The foliowing Descnbes a Parcel of Land beaing Parcels 1, 2 and Excaption Parcal as
Shown on Record of Survey No. 4868 as fled for Record in the Ada County
Recorder's office, and cne hall of the Right of Ways of East Pine Avenue and
Adkins Lane lying in a Porton of the Southeast 144 of the Norhoast 1/4 of Secticn
7. Township 3 North, Range 1 East, Soise Mendan, City of Menidian, Ada County
Idaho and beng more Pancularly Descnbed as folows:

COMMENCING at the Scuthaast Cormer of the Southasst 174 of the Northeast 1/4 (East
144 Comer) of Section 7, Township 2 North, Range 2 West, Boise Meridian, From
which, the Southwest Comer of the Nertheast 114 (Carter 1/4 Comer) of said
Seclion 7 bears, South BI"07'04" West, 2,647 61 feet. Thence along the Southarly

Line of the Southeast 14 of the Northeast 144 of said Section 7, South
B£3°07'04" West, 674 37 feet to the Centerline Intersection point of North Atkins
Awanue, the POINT OF BEGINNING:

Thence continuing along sad Sautherty Boundary Line, Scuth 85°0704° Wast, 334 68
feat 10 the Westarly Boundary Line of sad Record of Survey, and 28 Frolongation;

Thanca lesving saxd Southerly Boundary Line. and slang the Westerly Boundary Line of
said Record of Survey, and its Prolangation, North 00°02'58" East, 670,13 feet to
the Neethwest Corner of said Recard of Survey,

Thence leaving said Westedy Bcundary Line. and #s Prolongation, and along the
Northerty Boundary Line of sad Recora of Survey, and its Prolongation. Nonth
BE*21°57" East. 334 47 teat to the Canterine of Atkins Lane;

Thence leaving said Noetherly Boundary Line, and its Prolongation, and slang the
Canterine of Atking Lane, South 00°02'01° West, 677 80 feet 1o the POINT OF
BEGINNING:

The above Described Parcel of Land Contains 5.21 acres, more or less.

Page & of
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