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PROJECT OVERVIEW

A. Summary

Preliminary plat to subdivide two (2) existing parcels into six (6) building lots in the I-L zoning
district on 22.26 acres of land.

B. Issues/Waivers

- The two (2) eastern access points on the collector roadway are not approved as shown. These
access points do not meet the offset requirements from access directly to the east.

C. Recommendation
Planning Division: Approval with conditions.
Planning and Zoning Commission: Pending
D. Decision
City Council: Pending
E. Table of Contents
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COMMUNITY METRICS
Table 1: Land Use

Description Details Map Ref.
Existing Land Use(s) Industrial -
Proposed Land Use(s) Industrial -
IL Existing Zoning I-L (Light Industrial) VILLA.2
Proposed Zoning I-L (Light Industrial)
Adopted FLUM Designation Mixed Employment and Low Density Employment VIL.A.3
Table 2: Project Overview
Description Details
History H-2025-0052, ZOA-2026-0002, and DA Inst # 2026-059925
Phasing Plan One (1) Phase
Physical Features The Rosenlof Drain abut the development at the southern boundary.
Acreage 22.26 Acres
Lots Six (6) buildable lots
Table 3: Process Facts
Description Details
Preapplication Meeting date 7/7/2026
Neighborhood Meeting 7/8/2026
Site posting date 9/18/2026

Table 4: Agency Comments

_Agency / Element Description / Issue Reference
Ada County Highway District IV.D
e Comments Received Yes -

e Commission Action Required No -
e Access Franklin Road: Arterial Road -
Waterworks Drive: Collector Road
o Traffic Level of Service Franklin Road: Better than “E” =
Black Cat Road: Better than “E”
Meridian Public Works Wastewater IV.B
e Distance to Mainline Available at Site
e Impacts or Concerns Yes; See Public Works Conditions
Meridian Public Works Water IV.B
e Distance to Mainline Available at Site
e Impacts or Concerns Yes; See Public Works Conditions

Note: See section V. City/Agency Comments & Conditions for comments received or see the public
record. Paste the following link into your browser to access the public record:
https://weblink.meridiancity.org/WebLink/Browse.aspx?id=457194&dbid=0&repo=MeridianCity
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Figure 1: ACHD Summary Metrics

Roadwa Frontaae Functional PM Peak Hour| PM Peak Hour
y 9 Classification | Traffic Count |Level of Service

* Franklin Road 761-feet | Principal Arterial 543 Better than “E”
** Black Cat Road MN/A Minor Arterial 417 Better than “E”

* Acceptable level of service for a two-lane principal arterial is “E” (690 VPH).

** Acceptable level of service for a two-lane minor arterial is “E” (575 VPH).

Notes: See VIII. Additional Notes & Details for Staff Report Maps, Tables, and Charts.
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1.

STAFF ANALYSIS

Comprehensive Plan and Unified Development Code (UDC)

A. History

The subject development was approved for annexation in 2025 (H-2025-0052). With the
annexation, the applicant entered into a development agreement (DA Inst # 2026-059925) and
was tied to a concept plan showing approximately 340,000 square feet of industrial buildings on
the property. In addition, the applicant also received approval for a UDC Text Amendment to
modify the Flex Space standards in UDC 11-4-3-18.

General Overview

The subject properties fall within the Ten Mile Interchange Specific Area Plan (TMISAP) and are
designated as Mixed Employment and Low-Density Employment on the Future Land Use Map
(FLUM).

The applicant is proposing a preliminary plat consisting of six (6) building lots across 22.26 acres
within the I-L zoning district. As mentioned above, the applicant has an approved concept plan
with the previous annexation approval for approximately 340,000 square feet. While the property
is not required to be subdivided, the applicant indicates they are subdividing it for future
ownership purposes. It is important to note that the ownership of the properties can change;
however, cross access is a requirement of the subdivision process which will not result in future
access issues if or when the applicant sells a portion of the development.

Each building will be required to receive certificate of zoning compliance (CZC) and design
review (DES) approval prior to submittal of any building permits.

In addition, due to the need to dedicate right of way with this plat, staff is recommending that the
subject plat be recorded prior to the issuance of more than two (2) building permits and any

certificate of occupancy within the subdivision.

C. Comprehensive Plan Policies

Policy

Analysis

“Pursue economic development
opportunities with technology,
healthcare, environmentally-
friendly manufacturing, light
industrial, and professional service
industries.” (2.08.02)

“Keep the Future Land Use Map
current by defining appropriate
locations for industrial,
commercial, and office
businesses.” (2.08.03B)

“Plan for industrial areas with
convenient access to state
highways or the rail corridor,
where appropriate.” (3.06.02D)
“Preserve the industrial base within
designated industrial land use areas
by discouraging non-industrial
uses and focusing on light
manufacturing, distribution, flex-
space, and base-employment.”
(3.07.01D)
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The property was approved with the Light Industrial zoning
designation. This designation is intended to capture full
economic advantage of the Ten Mile interchange to enhance
the long-term fiscal health of the City of Meridian and the
Treasure Valley.

The city is currently processing a Future Land Use Map
change to general industrial for this area. This was at the
direction of City Council. The intent behind this is to provide
a larger industrial area that can provide adequate employment
for the residents in the City of Meridian.

As noted above, the subject subdivision is in close proximity
to both 1-84 and the future SH-16 expansion. This allows
industrial user and freight to have easy access to main
transportation corridors in the valley.

While the subdivision does not dictate the uses allowed in the
industrial area, the existing development agreement and UDC
restrict certain uses to promote industrial users that will
generate employment opportunities in the city.

[II. Staff Analysis



“Reduce the number of existing With the annexation application, the applicant was restricted

access points onto arterial streets to a shared access point with the western property owner to
by using methods such as cross- Franklin Road. As a result, the primary access will come from
access agreements, access the collector roadway that is bisecting the site.

management, and frontage/backage
roads, and promoting local and
collector street connectivity.”
(6.01.02B)

D. Site Development and Use Analysis

L.

Existing Structures/Site Improvements (UDC 11-1):
All existing structures, wells, and sceptic systems are required to be removed prior to the

issuance of the first building permit as set forth in the Development Agreement for the
development (DA Inst #2026-059925).

Proposed Use Analysis (UDC 11-2):

The subject properties are annexed with the Light Industrial (I-L) zoning designation, which
allows for a variety of uses. The narrative discusses the proposed buildings will be industrial
buildings with industrial users. Currently, the existing Development Agreement limits certain
activities, specifically prohibiting contractors yards, outside storage facilities, self service
storage facilities, vehicle impound yards, vehicle sales or rental and service, and indoor arts,
entertainment, and recreation facilities. This restriction aims to support industrial users and
job creation. The property will remain subject to the same Development Agreement
provisions, along with the restrictions in UDC 11-2C-2.

Dimensional Standards (UDC 11-2):

The I-L zoning district requires a 35’ street setback, 20° landscape buffer along collector
streets, 25 wide buffer along arterial streets, 50” wide buffer along interstates, and allows
height up to 50°. The concept plan and elevations submitted appear to meet these
requirements. Any future development shall comply with the I-L dimensional standards listed
in UDC 11-2C-3.

E. Design Standards Analysis

1.

Structure and Site Design Standards (UDC 11-34-19):

UDC 11-3A-19 mandates a minimum of forty (40) percent of the buildable frontage of the
property shall be occupied by building facades. Based on the applicant’s concept plan, it
appears to be in compliance with this standard as the buildings frame Waterworks Drive.
Additionally, the applicant has oriented the parking to meet the requirement of no more than
fifty (50) percent of the total off street parking area shall be located between building facades
and abutting streets.

2. Landscaping (UDC 11-3B):

i. Landscape buffers along streets

UDC Requirement Proposed/Analysis

Arterial Road: 25 Feet | The applicant is proposing a 25-foot landscape buffer
along Franklin Road. However, it appears a portion of the
landscaping will be in ACHD’s right of way. Prior to
recording the plat, the applicant shall provide a license
agreement for landscaping in the right of way. In addition,
the applicant shall revise their landscape plan to meet the
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UDC Requirement Proposed/Analysis

vegetation coverage requirements of 70%, and provide a
mix of plantings as outlined in UDC 11-3B-7.

Collector Road: 20 The applicant is proposing a 20-foot landscape buffer
Feet along W. Waterworks Drive. However, it appears most of
the landscaping will be in ACHD’s right of way. Prior to
recording the plat, the applicant shall provide a license
agreement for landscaping in the right of way. In addition,
the applicant shall revise their landscape plan to meet the
vegetation coverage requirements of 70%, and provide a
mix of plantings as outlined In UDC 11-3B-7.

ii. Parking lot landscaping
Landscaping is required to be provided along all parking areas per the standards listed in
UDC 11-3B-8. Landscaping is required to be provided along all parking areas per the
standards listed in UDC 11-3B-8. The requirements include 5 ft. perimeter adjacent to
streets and islands of at least 50 sq. ft. per every 12 parking spaces. Any parking that
does not abut 7 feet of overhang shall have parking blocks. These requirements will be
analyzed with the Certificate of Zoning Compliance.

iii. Landscape buffers to adjoining uses

A minimum 25-foot-wide buffer is required adjacent to residential land uses in
accordance with UDC Tables 11-2C-3, 11-2B-3, and 11-4-3-34F. The buffer shall be
landscaped in compliance with the standards of UDC Section 11-3B-9C. City Council
granted a waiver to reduce this buffer to 10 feet with the annexation application.

iv. Tree preservation
Per UDC 11-3B-10, 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).

v. Storm integration

An adequate storm drainage system shall be 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.

3. Parking (UDC 11-3C):

i. Nonresidential parking analysis

UDC Requirement | Proposed/Analysis
Flex Space: 1 Parking The applicant has indicated that their intention is for the
Stall per 1,000 Square buildings to be flex space which requires compliance with

Feet of Gross Floor Area | the flex space parking standards. The approved concept
plan shows 476 parking stalls exceeding the UDC
requirements.

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 7/-3C-6G; bicycle parking facilities are required to
comply with the location and design standards listed in UDC [1-3C-5C. The applicant is
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providing 22 bicycle parking spaces with their concept plan. Staff will evaluate this at the
CZC review stage.

4. Building Elevations (Architectural Standards Manual):

Building elevations were submitted with the preliminary plat request. The development
agreement that governs the site requires development to be consistent with the Meridian
Architectural Standards Manual, TMISAP, and Comprehensive Plan. Staff will evaluate the
building elevations for consistency with the ASM, DA, and TMISAP with the submittal of
the certificate of zoning compliance and design review applications.

5. Fencing (UDC 11-34-6, 11-34-7):
Fencing is not depicted on the concept or landscape plan. Any future fencing shall be in
compliance with UDC 11-3A-7 and 11-3A-6.

6. Parkways (UDC 11-34-17):

UDC 11-3A-17 requires parkways of a minimum width of 8 feet. The applicant has indicated
in their narrative that the parkways are 8 feet in width, however it is not dimensioned on the
landscape plan. The parkways shall be dimensioned and a minimum of 8 feet in width in the
final plat application.

F. Transportation Analysis

1. Access (UDC 11-34-3, UDC 11-3H-4):
Access is proposed via the extension of W. Waterworks Way, a collector road from N. Black
Cat Road, an arterial road and via Franklin Road, an arterial road through a shared access
within the adjoining neighboring property to the west. W. Waterworks Way shall be extended
to the western property boundary prior to the first certificate of occupancy within the
development.

Direct lot access to Franklin Road, and Waterworks Drive is prohibited except for access
specifically approved by this application and ACHD.

As mentioned earlier in staff’s analysis, cross access is a requirement of the subdivision
process. Cross access between all lots in the subdivision are required. In addition, cross
access to the eastern property on the corner of Black Cat Road and Franklin Road (Parcel #
S1216110125) is also required. The applicant shall add a plat note stating a blanket cross-
access easement that encumbers all subdivision lots, and the references the recorded CCRs to
ensure cross access is maintained for the entire development.

W. Waterworks Way shall be constructed in accordance with Street Section C in the TMISAP
with a modification that allows for 8-foot parkways and detached 10-foot wide
sidewalks/pathways in lieu of on-street bike lanes as required TMISAP. Streetlights are
required at a pedestrian scale (see pg. 3-20, 3-22, 3-23).

ACHD?’s staff report identifies 6 access points to Waterworks Drive, 2 of which do not meet
district policy. The two eastern access points do not meet the required offset standards and
are recommended for closure. City staff supports ACHD’s findings and has included
conditions requiring the closure of these two access points.

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

The preliminary plat proposes an extension of the 10-foot multi-use pathway along W.
Waterworks Drive to the western boundary of the subdivision in compliance with the
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1v.

3.

pathway master plan. In addition to this, the applicant shall provide a 10-foot multi-use
pathway along Franklin Road. The pedestrian connections from the multi-use pathway to the
front entrances of each building have not been depicted. The pedestrian connections shall be
depicted with the submittal of the certificate of zoning compliance and design review
applications for each site.

Subdivision Regulations (UDC 11-6):

i. Dead end streets
ACHD is requiring a temporary cul-de-sac to be located at the terminus of the east-west
collector roadway on the western boundary of the subdivision. This will be a requirement
on the final plat application.

G. Services Analysis

L.

Waterways (UDC 11-34-6):
The Rosenlof Drain runs along the southern boundary of the subdivision and was approved to
remain open with the annexation of the development to the south of Rosenlof Drain.

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.

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 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.

Utilities (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.

CITY/AGENCY COMMENTS & CONDITIONS

A. Meridian Planning Division

1.

3.

City of Meridian | Department Report

Future development of this site shall comply with the previous conditions of approval and
terms of H-2025-0052 (AZ — DA Instrument #2026-059925) and the conditions contained
herein.

The applicant shall record the plat and construct the roadway, and have it accepted by ACHD
prior to more than two (2) building permits being issued and any Letter of Substantial
Completion or Certificate of Occupancy being issued in the development.

Future development of the proposed lots is required to comply with the dimensional standards
I-L zoning districts in UDC Table 11-2B-3, as applicable. The 25-foot-wide arterial street
buffer and the 20-foot wide collector street buffer may be placed in an easement rather than a
common lot in accord with UDC 71-3B-7C.2a.

The final plat shall be revised as follows:

[V. City/Agency Comments & Conditions
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a. Depict required street landscape buffers in common lots or on permanent dedicated buffer
easements, maintained by the property owner, homeowner’s association or business
owners’ association, as applicable, as set forth in UDC 11-3B-7C.2.

b. Add a plat note stating a blanket cross-access easement encumbers all lots within the
subdivision and record a cross access agreement with the property to the east. In addition,
add a note that references the recorded CCR’s in effect for the development.

Provide details on the plazas throughout the development.

d. Close the two eastern access points off of Waterworks Drive in accordance with UDC
11-3A-3 and ACHD’s conditions.

4. The landscape plan submitted with the final plat shall be revised as follows:

a. Depict landscaping within required street buffers in accord with standards listed in UDC
11-3B-7C; all required landscape buffers along streets shall be designed and planted
with a variety of trees, shrubs, lawn, or other vegetative ground cover. Plant materials
in conjunction with site design shall elicit design principles including rhythm,
repetition, balance, and focal elements.

b. Prior to recording the plat, the applicant shall provide a license agreement for landscaping
in ACHD right-of-way.

c. Revise the landscape plan to meet the vegetation coverage requirements of 70%, and
provide a mix of plantings as outlined in UDC 11-3B-7.

d. Revise the plat and landscape plans to include the dimension of the 10-foot wide
sidewalk along W. Franklin Road.

e. Sidewalks, walkways and pathways shall include dedicated crosswalks at the intersection
with all streets of W. Waterworks Drive with changes in color, markings, materials,
texture and/or surface to distinguish them from the surrounding pavement as set forth in
the TMISAP (see pg. 3-28, Crosswalks).

f. Provide tree mitigation calculations.

5. With the submittal of each certificate of zoning compliance application, provide a minimum
of 5 feet of landscaping when parking abuts the 2 feet of landscaping on the back side of the
10-foot sidewalk per UDC 11-3B-8.

6. Comply with all of ACHD’s conditions of approval.

7. Depict bike racks and pedestrian connections on the plans submitted with the future CZC and
Design Review application in accordance with UDC 11-3C-5C.

8. Upon completion of the landscape installation, a written Certificate of Completion shall be
submitted to the Planning Division verifying all landscape improvements are in substantial
compliance with the approved landscape plan as set forth in UDC 11-3B-14.

9. The preliminary plat approval shall become null and void if the applicant fails to either: 1)
obtain the City Engineer's signature on a final plat within two years of the date of the
approved findings; or 2) obtain approval of a time extension as set forth in UDC 11- 6 B- 7.

10. Staff’s failure to cite all relevant UDC requirements does not relieve the applicant from
compliance.

11. A certificate of zoning compliance and design review application shall be submitted for each
building prior to the submittal of building permits.
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B. Meridian Public Works

PUBLIC WORKS DEPARTMENT

1. Forservices and fire hydrants m ROW make sare no trees, light poles, or deep-rooted bushes arc
within §' of the service or hydrant lateral,

2. Water services should be perpendicular between the main and the meter and should be located m
lundscoping arca where possible.

3. Water services require 207 wide casements up to and a misimum of 5* past the meter.

4. No permanent structures can be within an casement or over a sewer main. This inchudes
buildings, carports, trash enclosures, trees, deep rooting bushes, etc.

Site Specific Conditions of Approval

1. For singhe fammly residentsal developments, the apphcant shall be required to pay the Oaks Lift
Station and Pressure Sewer Reimbunement foes in the wmount of $265.25 por ERU needed. The
apphcant shall also be required to pay the Onks Lift Station Pump Upgrades Resmbursement fees
in the amount of SIX5 43 per ERU noodod. The aggregate amount of these reimbursemeont fees
for the entire pre-plat arca must be paid prior to the City Engincers signature om the first final plat
submuitted (assessod with the FPS record). For commercial and msult-famaly developments, ERUs
neoded will be calculated during the building permit review process. The reimbunsement fee for
the entire bulldsng(s) must bo pasd poior to the City bssuing a budding permit.

2. Ensure no permanent structures (troes, bushes, buildings, carports, trash receptacle walls, fences,
infiliration trenches, light poles, ete.) are built withia the usility casement. Applicant is still
rospoasible 10 meet all landscaping requirement and should cooedinate with ther planscr iof thore
are any questions.

3. Tomeet fire Now two things are roguired. Bring the 12* main from MeDermon Rd and W
Sturgill Peak onto the southwest comer of the site. And one of the followng:

« Upsize the 8" pipe to 127 along the westorn sade of the site all the way 1o the NW corner. OR
- Loop the north part of the site to elminate the dead-end.

4. The Developers Engincer is to verify if there is & well onsite and (f so, state if it will be used or

not. If an existing well is mot gomng %o be used it must be abandoned per City and IDWR

roquirements.
General Conditions of Appreval
1. Applicant shall & wirter and sewer main size and routing with the Public Works

Department, and execute standard forms of easements for any mains that are required to provide
service outsade of a public night-of-way, Minimum cover over sewer mains is three feet, of cover
from top of pipe to sub-grade is less than three feet than akernate materials shall be wsed in
conformance of City of Meridian Public Works Departments Standard Specilications.

2. Per Meridian City Code (MCC), the applicant shall be responsible to mstall sewer and water
mains 1o and through this development, Applicant may be eligible for a reimbussement
agreement for infrastructure eohancement per MCC $-6-5.

3. The applicant shall provide casemoent(s) for all public witer/sewer mains outside of public nght of
wiy (inclade all water services and hydrangs). The casement widths shall be 20-feet wide for a
vingle utility, or 30-foot wide for two. The cascrsents shull not be dedicased via the plat, but
rather dedicated outside 1he plas process using the City of Mendian's standard forms. The
casement shall be graphically depicted on the plat for reference purposes, Subemst an executed
casement (on the form available from Publc Works), 2 legal deseription prepased by an Idsho
Licensed Professional Land Surveyor, whach must include the sea of the cascment (marked
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EXHIBIT A) and an $1/27 x 117 map with boarngs amd dastances (marked EXHIBIT B) for
review. Both exhibits must be sealed, signed and dated by 2 Professaonal Land Surveyor. DO
NOT RECORD. Add a note 10 the plat referoncing thas document, All casermonts must be
submatted, reviewed, and approved prior to development plan approval,

4. The City of Menidian requires that pressurized srrigation systoms be supplied by o year-rosnd
source of water (UDC §1-3B-6). The applcant should be required 10 use any cxisting surface or
well water for the primary source. 11 surface or well source is mot available, a single-point
connection to the culinary water system shall be required. If o single-point connection is wtilized,
the developer will be responsible for the payment of assessments for the common arcas priof 1o
prior to receiving development plan approval.

5. All existing strectures that are required to be removed shall be peior 1o signature on the final plat
by the City Engincer. Any structures that are allowed to remain shall be subjoect 1o evaluation and
possible reassignment of street addressing 1o be in complisnce with MCC.

6. All imigation disches, canals, laterals, or deaing, exclusive of natural waterways, infersecting.

ssang oc laying ady and contig: 10 the area being subdivaded shall be addressed per
UDC 11-3A-6. lawfm-hnmhrwk.hqpﬂun“mplywimihbcwv 1207
and any other applicable law or regula

% Anywvllnhwﬂlmmlnmmhmmumenh.bM&owm
Construction Standtards Rules adminstered by the Idabo Department of Water Resowrces
(IDWR). The Developer, Owner, or project Engincer, shall provide a statement addressing
whether there are any existing wells m the development, and 1f o, how they will continue 1o be
Mupwunmdofmw 11 wells are to be abandoned, the project owner o

¢ must contact the IDWR Groundwater Protection Section (Aaron Skinmer,
Hy&ow 208-287-4972) BEFORE any work is done 10 decommission an existing well
{even if it is belicved that the well is less than 18 ft deep). Proof of communication with IDWR
must be submisted to the City peior 1o any work being done to decommission the well. Fullure 1o
communicate with IDWR may result in additional work and expense to decommission the well.

8. Any existing septic systems within this progect shall be removed from service per City Ondinance
Section 9-1-4 and 9 4 K. Contact Contral District Health foe abandonment procedures and
inspections (20%)375-5211.

9. Stroct sigms are 10 be in place, sanitary sewer and water system shall be approved and activated,
road hase approved by the Ads County Highway Dinct and the Final Plat for this subdivesion
shall be recorded, price 1o applying for budding permsts,

10. A lester of credst or cash surety m the amount of 110% will be required for all uncompleted
fencing, landscaping, amenithes, ete., prioe 1o signiature on the final plat.

11, All mprovements related 1o public life, safety and health shall be completed poor to cocupancy
of the structures. Where approved by the City Engineer, an owner may post i performance surety
for swch improvements in order to obtain City Engineer signature on the final plat as set forth m
UDC 11-5C-38.

12. Applicant shall be required to pay Public Works development plan review, and construction
inspection foes., as detenmined during the plan review process, peior 1o the sssuance of a plan
approval ketter,

13, It shall be the responsibility of the applicant to ensure thut sll development features comply with
the Amencans with Desabilitics Act and the Fair Howsing Act.

14, Applicant shall be responsible for appls and complisnce with any Section 404 Permating
that may be reguired by the Army Corps of Engineors.

15. Developer shall coondinate madbox Jocations with the Meridian Post Office.

16. Compaction test results shall be submatted 10 the Mendinn Building Department for all building
pads recerving engineered backfill, where footing would st atop fill matersal,

17. The design engincer shall be required 1o certify that the street centerline clevations nre set a
minmmum of 3-feet above the highest established pesk g by elevation. This & to ensure
thit the bottom elevation of the crawl spaces of homes is at least |-foot above,

18. The applicants design engmeer shall be responsible for inspection of all imgation and'or
drainage facility within this progect that do not fall under the junsdiction of an trrigation detrict
or ACHD. The design engmeer shall provade certification that the facilities have been installed m
sccordunce with the approved design plams. This centification will be required before a comificae
of occupancy s issued for any structures within the project.

19. At the complotion of the projoct, the applicant shall be responxible 1o submit record drawings per
the City of Mendian AutoCAD standards. These recond drawings must be received and approved
prior to the issuance of u certification of occupancy for any structurcs within the project.

200 A strect fight plan will need to be included in the civil construction plans. Street light plan
wmthnm&Sthmefu&mmAm
of the standards can be found at http/

2!.meCuydedi-mqueshukomymmmeCuynpﬁmmuy-m-mm-
of 125% of the total construction cost for all incomphete sewer, witer and reuse infrastruciure
prior (o fined plat signature. This surety will be venified by 2 line em cost estimate peovided by
the owner to the City. The surety ciun be posted i the form of s irrevocable lester of credt, cash
deposit or bond. Apphicant must file an application for surety, which can be found on the
Community Development Department website. Please contact Land Development Service for
more mformation at 887-2211.

22, The City of Menidian requares that the owner post to the City o warranty surcty in the amount of
20% of the total comstruction cost for all completed sewer, water and reuse infrastructure for
duration of two years. This surety will be verified by a line item cost extimate peovided by the
owner 1o the City. The surcty can be posted in the form of an imevocable letter of crodit, cash
deposit or bond. Applicant must file an applicaton for surety, which can be found o the
Community Development Department website. Please contact Land Development Service for
more information at 887-221 1,
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C. Meridian Park’s Department

Parks and Recreation
Revlewer: Kim Warren | Pathways Project Manager

Planner Assigned: Nick Napodl|

Project Mame: Thruston Chol Fanms Sub  File Ne: H-2026-0053 - PP Date: 8.27.2026

Tha follawing will be required for development of the propowed project:

CONDITIONS OF APPROVAL - PATHWAYS

1 The project developer shall desgn snd construct mudtiase pathways consistent with the lecation and
specifications sat forth in the Maridian Pathways Master Plan Map and Master Pathways Man Document Chapter
3]. Amy proposed adjstments 1o pathway alignment shall be coordinated through the Pathways Project
Manager. Sev Inferactiee Pothways Map on Oty Website

1. Priorto Bnal project approval the applicant shall dedicate a public acoess easement for a 107 wide detached mult-
e pathay [concrete sidewalk) within the landscape buffer along W Franklin Rd,

1 whde detached sidepaths will sso be required along both sides of the collecior roadway that bisects the
property. Emsements shall be a rinimam of 14" wide (107 pathway + 2’ shoulder each side),

Al pathways shall be located outside of irrigation dstrict easements unless perrmission is specifically obtained
from the gowverning irigation district. Essement nied onby be dedicated for multl e pathways that lie outside
thee public ROWY. Follow ACHD easement requirements for detached sidewalls along public roadways.

Use stondard City femplate for public arcess easement,  Submit all eosements onling through Citinen's Access
Paortal,

3. Corstruct multi-ue pathways per paving wction based on esisting site conditions a3 recommended by project
civil engineer in accord with UDC 11-3A-8 and 11-38-12. Prior 1o final approwal the applicant’s engineer shal
provide written documentation (stamped plans deplcting recommended paving section) that the pathway
segment was constructed per the recommended specifications.

4. The owner |of representative association) of the property affected by each public access easement shall have an
ongoing obligaton to maintain the mult-use pathway.

5. & high open vision § g shall be installed between pathways and [live] water srigation canals and laterals as
detailed in the Meridian Pathways Master Plan, Chapter 3, page 3-5. all other fence detads per UDC 11-3A-T,

6. Project developer shall be responsible for obtaining license agreement and other parmission(s) a5 required for
corstructing wit hin irrigation district easements,

1. Should any discrepancy exst between these conditions of approval and the requirements of the irrigatkon district,
the developer shall work with Pathways Project Banager to achieve a pathway desgn that meets both ity and
imigation district objectives. City requirements as stated shall mot (nor ane they intended to) override those of the
irigation district having jurlsdiction over the project area.

Py, 00728
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D. Ada County Highway District (ACHD)

Miranda Gold, President

Alexis Pickering, Vice-Prasidenst
Kenk Goldthoepe, Commisskoner
D M Kininiy, Commisssioned

Patricia Milsson, Commissianes

Traffic Impact Study

Area Roadway Level of

_D_l =]
the future

Is Transit Available?

connecting you to more

Adda Cownky Habraay District - 3775 Adams Street - Garden Citw. 1D - BFT14 - PH 208 386300 - FX 345-P650 « wwwachdidahao.om

FINDINGS

A. Preliminary Plat (UDC-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;
Staff finds the proposed plat is in conformance with the Comprehensive Plan and will be
consistent with the UDC if the Applicant complies with the above-noted conditions.
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2. Public services are available or can be made available ad are adequate to accommodate the
proposed development;

Staff finds public services are currently being extended and will be available to serve the site
and will be adequate to accommodate the proposed development.

3. The plat is in conformance with scheduled public improvements in accord with the city's
capital improvement program;
Staff finds the proposed plat is in conformance with scheduled public improvements in accord
with the City’s CIP.

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

Staff finds there is public financial capability of supporting services for the proposed
development.

5. The development will not be detrimental to the public health, safety or general welfare; and

Staff finds the proposed development will not be detrimental to the public health, safety or
general welfare.

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

Staff'is unaware of any significant natural, scenic or historic features that need to be
preserved with this development.

ACTION

VI.

A.

Staff:
Staff recommends approval of the proposed preliminary plat with the conditions listed above in
Section V.

Commission:

The Meridian Planning & Zoning Commission heard this item on [date]. At the public hearing,
the Commission moved to approve the subject [app] request.
1. Summary of the Commission public hearing:

a. Infavor:
b. In opposition: None
¢. Commenting: None
d.  Written testimony: None
e. Staff presenting application:
f.  Other Staff commenting on application: None
2. Key issue(s) of public testimony:
a. None
3. Key issue(s) of discussion by Commission:
a. None
4. Commission change(s) to Staff recommendation:
a. None
City Council:

The Meridian City Council heard these items on [date]. At the public hearing, the Council moved

to approve the subject [app] and [app] requests.

1. Summary of the City Council public hearing:
a. Infavor:

b. In opposition: None
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c. Commenting: None
d.  Written testimony: None
e.  Staff presenting application:
f.  Other Staff commenting on application: None
2. Key issue(s) of public testimony:
a. None
3. Key issue(s) of discussion by City Council:
a. None
4. City Council change(s) to Commission recommendation:
a. None
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EXHIBITS
A. Project Area Maps
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3. Future Land Use
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B. Landscape Plan (date: 8/17/2026)
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C. Preliminary Plat (date: 8/17/2026)
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D. Building Elevations (date: 8/17/2026)
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E. Preliminary Plat Legal Description
Parcel 1

A parcel of land lying in 2 portian of the NE1/44 of the NE1/A of Section 16, TN, RIW,
B.M., Ada County, ldao, more particulaely described as follows:

Commencing at the NE comer of said Section 16,

Thence North B9*5451" West, 7BE 70 fieet along the North boudary line of said Section
16, %o the REAL POINT OF BEGINNING:

Thence South 00 1071 1* West, 1328.44 foet 30 & podms on the South boundary line of the
NEI/4 of the NE14 of said Section 16,

Thence Noeth 89°5336" West, 464 81 feet alory said South boundary line;

Thence heaving said boundsey Tine North 00°07'36" East, 132827 feet w & point om the
North bocsdary lise of said Section 16,

Thence South 89°54'51" East, 465.8] foct alung swd Necth boundary line %o the Resd
Point of Beginning, Contaning 13.63 acres, mare of less,

Exceptizg therefrens & pascel of land being & portion of the parsel described in Warranty
Dead recoeded Apell 7, 2015 as [nsorument No. 2015028155 the following:

A parcel of lusd beirg & parion of the parcel described (o Quinclaim Deed &
No. 98052291, as filed m the Ada County Recorder's Office. located in the NEVS NEM of
Scation 16, Towsship 3 North, Rasge | West, Boise Meridan, Ads County, Maho, more

COMMENCING at the NE Section comner of sald Secthon 16, moaumented by a 3.5°
beses cop (Corner Revosd No, 110039755), fram which the NUY4 corner of said Secticn 16,
mooumentod by a V8 rebar (Coemer Record No. | 12067278), bears North 89°2426" Wesl, 2
dumance of 2641.52 feet;

Thence North $9°2426" West, coincident with the north bee of the NEVZ of ssid Section
16, & distance of 788,70 feet w the nordiesst conser of e parcel desceibed in said Quitclsim
Deed and e POINT OF BEGINNING;

Thenoe South 00°40/30" West, comrcident with the easterdy le of sald parced, a distance
of 30,00 fost to the southerly 10 foot prescriptive right of wey lae of Fraskits Road,

Thezce continuing Sowdh 00°MI 30" West, coincident with said exterly Hoe, a distance of
2977 foete
Ihence Nonk 86°51 '45" West, 3 Sistance of 9,55 feet;
Thence Narth 797481 5" West, & distaace of 80,62 feet;

Thence North 86°51'45 West, n destance of 356,01 feet 1 said southerly prescriptive
right of wiry Fine;
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Thence Morth B3 2426" West, comncident with sald southerly prescriptive right of way
line, & distance of 21.07 faet to the westerly line of said parcel;

Thence Morth 00°3T 35" Fasl, coincident with suid westerly line, a distance of 30000 fee
Lo the partbwes comer of sald parced;

Thence South $9°24'26° East, coincident with the nostherly line of sud parcel, a distanee
ol 465 81 feet w ke POINT OF BEGINNING.

The above described pares] contains 18,862 square feet or 0,433 senes, more of less, of
which 13,974 square feet or 0.321 acres, mare of less, is prescriptive right ol way.

Parcel 2

A parcel ol lasd |ving in @ portion of the Mo quarter of the Norkh quarier of Section 16, Township 3
Mord, Range | Wes, Bose Meridian, Ads County, klaho being Farcsl A of Record of Servey 4155 Recordel
Febnaary 5, 19598 as Instrument $800491 10, being more parte ulsrly described a5 fallows:

Commensing at the Mortheast comer of said Section 16 thence

Miath 80 degrees SP517 Wenl £95.26 fiocl along the Morih boundary line of said Section U6 io fhe REAL POINT OF
BEGINNING; thence baving said Morth boundary ling South 06 degrees 10711 West 1328.55 fort thence

Morth 89 degrees 537167 Wesi 790,44 fee; thence

Maorth 00 degrees 1011 East 15244 fieet 10 2 poini on the North boundary line of said Secnen 16, deence

South BY degress 54'51 Fast 293 44 feet along said Morth bowsdary w the REAL POINT OF BEGINNING except
any porten Fying within the right-ol wiy of Frsklin Rosd
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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).

. 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 trunk sheds, 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.

. 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
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.

o 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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