STAFF REPORT
COMMUNITY DEVELOPMENT DEPARTMENT

HEARING 12/6/2022

DATE:

TO: Mayor & City Council

FROM: Joe Dodson, Associate Planner

208-884-5533

SUBJECT:  H-2022-0064
Hadler Neighborhood

LOCATION: Located at 7200 S. Locust Grove Road,
approximately 1/2 mile south of the
Locust Grove and Lake Hazel
intersection on the east side of Locust
Grove, in the N 1/2 of the SW 1/4 of
Section 5, Township 2N, Range 1E.

I. PROJECT DESCRIPTION

Request for Annexation and Zoning of approximately 20.5 acres of land from RUT to the R-15 zoning
district and a Preliminary Plat consisting of 445 144 building lots (52 single-family attached lots & 923
detached single-family lots) and 11 common lots on approximately 20 acres of land in the requested R-15
zoning district, by Laren Bailey, Conger Group.

II. SUMMARY OF REPORT
A. Project Summary

Description Details Page

Acreage AZ —20.5 acres; PP — 20 acres

Future Land Use Designation Medium Density Residential (MDR, up to 3-8 du/ac)

Existing Land Use(s) County residential

Proposed Land Use(s) Detached Single-family Residential and Attached
Single-family Residential

Lots (# and type; 156 total lots — 445 144 residential building lots and

bldg./common) 11 common lots

Phasing Plan (# of phases) Proposed as two (2) phases

Number of Residential Units 145 144 single-family units (52 attached, 923
detached)

Density Gross — 7.25 du/ac.

Open Space (acres, total Approximately 3.5 acres of open space proposed

[%]/buffer/qualified) (approximately 17.5%)
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Description

Details Page

Amenities

Four (4) qualifying amenities are proposed worth 11
amenity points — picnic area, playground, a water
feature (fountain), and multi-use pathway segments.

Neighborhood meeting date

July 21, 2022

History (previous approvals)

No application history with the City

B. Community Metrics

Description Details Page
Ada County Highway
District

e Staff report (yes/no) | Yes

e Requires ACHD No

Commission Action
(yes/no)

Access
(Arterial/Collectors/State
Hwy/Local) (Existing and
Proposed)

Stub
Street/Interconnectivity/Cross
Access

Existing Road Network
Capital Improvements
Plan/Integrated Five Year
Work Plan

Access is proposed via new local street connections to E. Via Roberto Lane, a
new collector street along the entire north boundary. Via Roberto connects to S.
Locust Grove (arterial street) at the northwest corner of the property. This
collector street is not yet constructed; the adjacent developer (Brighton) is
approved to construct this collector with their project (Apex Southeast) to the
north of the subject site.

No existing stub streets. Applicant is proposing two stub streets with this
project; one to the northeast corner and one to the southern boundary.

No
Lake Hazel Road is scheduled in the IFYWP to be widened to 5-lanes from Locust Grove
Road to Eagle Road in 2022.

Eagle Road is scheduled in the IFYWP to be widened to 5-lanes from Lake Hazel Road to
Amity Road and includes a roundabout at the Eagle Road and Taconic Drive intersection in
2024.

The intersection of Lake Hazel Road and Eagle Road is scheduled in the IFYWP to be
widened to 5-lanes on the north leg, 4-lanes on the south leg, 3-lanes on the west leg and 4-
lanes on the east leg and signalized in 2023.

Lake Hazel Road is listed in the CIP to be widened to 5-lanes from SH-69 to Locust Grove
Road between 2036 and 2040.

Fire Service

e Distance to Fire
Station
e Fire Response Time

e Accessibility

4.1 miles from Fire Station #4—within 1 mile of Fire Station #7, currently
under construction.

The project currently lies outside of the Meridian Fire response time goal of 5
minutes. It will be within the response time goal once Station #7 is
constructed in summer of 2023.

Proposed project meets all required road widths and turnaround dimensions
including a secondary emergency access to construct more than 30 homes.

Water & Wastewater

e Impacts/Concerns

See Public Works Site Specific Conditions in Section VIII.

NOTE: Water and Sewer are currently not available and must be provided
to project by adjacent development to the north, Apex Southeast, but the
third and final phase of Apex Southeast is approved.
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C. Project Area Maps
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III. APPLICANT INFORMATION

A. Applicant:

Laren Bailey, Conger Group — 4824 W. Fairview Avenue, Boise, ID 83706

B. Property Owner:
Blackcatl LLC — 1979 N. Locust Grove, Meridian, ID 83646
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C. Representative:

Same as Applicant

IV. NOTICING

Planning & Zoning City Council
Posting Date Posting Date
Newspaper Notification 10/19/2022 11/20/2022
Radius notification mailed to
properties within 500 feet 10/13/2022 11/17/2022
Site Posting 10/21/2022 11/18/2022
Nextdoor posting 10/13/2022 11/18/2022

V. STAFF ANALYSIS

A. Future Land Use Map Designation (Attps:/www.meridiancity.org/compplan)

Medium Density Residential (MDR) — This designation allows for dwelling units at gross
densities of three to eight 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 subject 20 acres currently contains a large home and other outbuildings with access being
from a private driveway to Locust Grove in the location of the future Via Roberto Lane. The
subject site is abutted by an arterial street to the west, S. Locust Grove, and a future collector
street along the north, E. Via Roberto Lane. Access to the site is proposed via a new local street
access to Via Roberto in alignment with an approved access on the north side of the street within
Apex Southeast Subdivision. Abutting the property to the east and south are large county parcels
that share the same future land use designation of MDR. The City’s newest park, Discovery Park,
abuts the property at the northeast corner of the site offering close proximity to one of the largest
parks in Meridian.

The Applicant is proposing 145 building lots on 20 acres of land within the R-15 zoning district
which constitutes a gross density of 7.25 units per acre, near the maximum density allowed within
the MDR designation. For comparison, the adjacent project to the north, Apex Southeast (H-
2020-0057), was approved with approximately 3.7 du/ac and an average lot size of
approximately 7,000 square feet, compared to 3,600 square foot average lot size within this
development. Staff notes these development facts of the adjacent project because it shares the
same future land use designation of MDR but also includes an area of mixed-use designation
while proposing a less dense project. It should be noted that the Applicant is proposing new
housing types for this area of this City and is proposing a higher open space percentage for the
project than what was proposed with Apex Southeast.

The adjacent county parcels to the south and east do not contain a residence and instead are
used as pasture for rescued horses. Because of this, Staff does not find it necessary for this
Applicant to transition the housing density adjacent to these properties. However, Staff does
have concerns with the proposed street layout in regards to the stub street locations. The
Applicant is proposing a stub street near the north east corner of the property which is a logical
and needed location. The Applicant is also proposing a stub street to the south boundary for
future connectivity that Staff does not have concern with. Staff is concerned with the existing
property layout of the adjacent county parcels in relation to the proposed stub streets.
Specifically, Staff believes an additional stub street should be added along the southeast
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boundary in place of Lots 28 & 29, Block 2. Adding this stub street will provide for two stub
streets to properties currently owned by the same entity and will not force future road
development to avoid such a long stretch of property line without an intersecting street.

In addition to vehicular connectivity, the Comprehensive Plan desires safe and adequate
pedestrian connectivity through and between developments and to-and-from public spaces, like
Discovery Park to the northeast. The proposal to include a micro-path from an internal local
street to Via Roberto, the collector street along the north boundary, is consistent with the
Comprehensive Plan. In alignment with this, the noted revision to add a stub street in this
location would also allow for better pedestrian connectivity in this area of the site from the
southeast through this development and up to Discovery Park. Furthermore, it allows for the
noted open space lot (Lot 30, Block 2) to be fronted by two public streets to increase its visibility
and remove the additional concern of this area being a remnant area tucked away in a corner
behind building lots. The Comprehensive Plan has specific policies related to these types of
design elements (see 4.11.03) that support Staff’s position.

This revision would add both a vehicular and a pedestrian connection between future
subdivisions when the properties to the east and south redevelop—Staff has met with the owner
of the property to the southeast and they have a desire to include connectivity and open space
adjacent to the noted open space of this subject project so Staff finds it even more prudent to
include this stub street in this area.

It is also important to note the Applicant is proposing two housing types within the Hadler
Neighborhood project, single-family detached and single-family attached (two units attached
but on separate building lots). The addition of different lot sizes and housing types is a plus for
this project and this general area as it introduces a different housing type in this area of the
City. However, Staff has some concerns with parking because of the combination of the
proposed density, that most of the proposed building lot frontages are relatively small (32-38
feet wide) when a 20-foot wide driveway is presumed for each lot, and because the Applicant is
proposing a 27-foot wide section that allows parking on only one side of the street and not
both. The Commission or Council should determine if a solution is needed and if so, one
option that could help is to require a wider minimum lot frontage than what is currently being
proposed. At a minimum, the Applicant should provide a parking exhibit showing where guest
parking could occur for this development and quell any concerns of a street section allowing
on-street parking on one side versus both sides.

With Staff’s recommended revisions, Staff finds the proposed project to be generally consistent
with the Comprehensive Plan, as discussed above. Specific Comprehensive Plan policies are
discussed and analyzed below.

The City may require a development agreement (DA) in conjunction with an annexation and
rezone pursuant to Idaho Code section 67-6511A. In order to ensure the site develops as
proposed with this application, Staff recommends a DA that encompasses the land proposed to be
annexed and zoned with the provisions included in Section VIII.Al. The DA is required to be
signed by the property owner(s)/developer and returned to the City within 6 months of the
Council granting the rezone and annexation approval. A final plat will not be accepted until the
DA is executed and the AZ ordinance is approved by City Council.

. Comprehensive Plan Policies (https.//www.meridiancity.org/compplan):

In alignment with the discussion above, Staff finds the following Comprehensive Plan policies
applicable to this project; additional staff analysis to the specific policy may be warranted and is
in italics:

Page 5


https://www.meridiancity.org/compplan

“Establish and maintain levels of service for public facilities and services, including
water, sewer, police, transportation, schools, fire, and parks” (3.02.01G). City water &
sewer are not currently available to the site; both sewer and water must be made
available to this site by the developer of Apex Southeast to the north. Public works has
discussed the requirements and outlined the path to receiving services in the Public
Works specific conditions in Section VIII.B. Fire Station #7 will be within 7: mile of
the project and the project will be located wholly within the response time goal of the
City—Station #7 is slated to be completed in later Summer 2023.

The subject site lays within the Kuna School District and not the West Ada School
District. City Staff reached out to the Kuna School District for the purpose of obtaining
a response to this project as they have not opted into our automatic transmittals.
According to this interaction between Staff, all of their schools are over capacity and
they have stated they cannot accommodate additional school-aged children. However,
Kuna School District Staff have not submitted any formal comments and Staff is not
aware of development slowing in Kuna due to these school capacity issues. The subject
site is within walking distance of Discovery Park to the northeast which provides for a
multitude of recreation opportunities.

Staff finds that the existing and planned development of the immediate area create
appropriate conditions for levels of service to and for this proposed project.

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

“With new subdivision plats, require the design and construction of pathways
connections, easy pedestrian and bicycle access to parks, safe routes to schools, and the
incorporation of usable open space with quality amenities.” (2.02.01A).

“Ensure that new development within existing residential neighborhoods is cohesive and
complementary in design and construction.” (2.02.02F).

“Avoid the concentration of any one housing type or lot size in any geographical area;
provide for diverse housing types throughout the City. (2.01.01G).

“Elevate and enhance the quality and connectivity of residential site and subdivision
planning.” (2.02.01).

“Support construction of multi-use facilities that can be used by both schools and the
community.” (2.03.01B).

“Require all new development to create a site design compatible with surrounding uses
through buffering, screening, transitional densities, and other best site design practices.”
(3.07.01A).

“Ensure that new development and subdivisions connect to the pathway system.”
(4.04.01A). The Applicant is proposing regional pathways along its west and north
boundaries to total approximately 2,212 linear feet of pathway (nearly half a mile).

“Provide options for passive recreational opportunities not typically supplied by parks
and facilities such as jogging, walking, and bicycling.” (4.04.01B). Applicant is
proposing micro-paths within the large central open space that have efficient access to
the proposed regional pathway network around the perimeter of the project creating
ample opportunity for these passive recreational elements.
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o  “Work with public and private development and management groups to promote and
implement Crime Prevention through Environmental Design (CPTED) strategies.”
(4.11.03). For the most part, Staff finds the project complies with this policy. The
exception is the noted area along the southeast boundary (Lot 30, Block 2) that Staff is
recommending be opened up more and be fronted by two public streets by adding an
additional stub street to the southeast boundary. Currently, this area is largely tucked
behind buildable lots which decreases its visibility from the public street, an integral
point CPTED strategies aim to alleviate. If the Applicant replaces Lots 28 & 29 with a
stub street and slightly increases the green space, this issue is resolved.

e “Require new development to establish street connections to existing local roads and
collectors as well as to underdeveloped adjacent properties.” (6.01.02C).

Staff finds the aforementioned analysis and policies in general makes the project consistent
with the Comprehensive Plan.

. Existing Structures/Site Improvements:

According to GIS imagery, there is an existing large home and other outbuildings that will be
removed upon development of Hadler Neighborhood. No other site improvements are known.

. Proposed Use Analysis:

The proposed use is detached single-family and attached single-family residential with a
minimum lot size of approximately 3,000 square feet and an average lot size of approximately
3,600 square feet, based on the submitted plat (Exhibit VII.B). These residential uses are
permitted uses in the requested R-15 zoning district per UDC Table 11-2A-2. The Applicant has
noted the development is expected to develop in two phases with the number of lots in each phase
appearing to be similar (Applicant has not provided the actual lot numbers within each phase but
the exhibit appears to show slightly more lots in phase 1 than in phase 2). Because the only public
road access allowed for this development is from Via Roberto, no more than 30 homes can be
constructed. Therefore, the Applicant has proposed a temporary emergency access within phase 1
located on a future building lot, Lot 23, Block 1, along the west boundary. Meridian Fire has
approved this temporary emergency access to allow more than 30 homes to be constructed off of
one access.

. Dimensional Standards (UDC 11-2):

The residential lots are shown to meet all UDC dimensional standards per the submitted plat. In
addition, all subdivision developments are also required to comply with Subdivision Design and
Improvement Standards (UDC 11-6C-3). All lots are shown to meet the minimum lot size
requirement of 2,000 square feet. There is no minimum street frontage requirement for the R-15
zoning district so, as discussed above, the Applicant is proposing lots with either 32 feet or 38
feet of frontage with a few lots having slightly more frontage. The Applicant is also proposing
three (3) common drives within the development; two along the west boundary and one at the
southeast corner of the project.

The three (3) proposed common drives depict 3 lots taking access from each of them and include
at least 5 feet of landscaping adjacent to the abutting lot not taking access from the common
drive. The proposed common drive design complies with UDC 11-6C-3D requirements.

The Applicant is proposing the north east-west local street (shown as W. Vantage Pointe Drive)
within the project to be a long, relatively straight roadway. This street is shown with two
intersecting streets on it which allows it to comply with UDC 11-6C-3 requirements for block
length measurement. However, the overall roadway is still long and straight. For this reason,
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ACHD is requiring traffic calming along this street with future final plat submittals. Staff agrees
with this and is recommending a condition of approval consistent with the ACHD condition.

Building Elevations (UDC 11-34-19 | Architectural Standards Manual):

The Applicant submitted conceptual building elevations for the proposed homes. Note that
detached single-family homes do not require Design Review approval but the single-family
attached single-family homes do require administrative design review approval prior to building
permit submittal. The Applicant is required to submit this Design Review and obtain Planning
approval before building permit submittal.

The submitted elevations depict varying roof profiles and colors with the same or similar field
materials of lap siding and stone accents for the detached homes. All of the attached single-family
elevations depict single-story homes with lap siding and stone accents. Overall, Staff finds the
submitted elevations to comply with the minimum standards but hopes future elevations depict
more variation in finish materials to help delineate the building facades along public streets.

. Access (UDC 11-34-3):

Access is proposed via a new local street (shown as S. Peak Avenue) connection to E. Via
Roberto on the south side of this roadway in alignment with the approved collector street access
to the Apex Southeast Subdivision on the north side of Via Roberto. Via Roberto is approved to
be constructed with the Apex Southeast development except for the required detached sidewalk
on the Hadler side of the street. ACHD has approved the Applicant’s proposal to complete Via
Roberto with 8-foot parkway and detached 10-foot pathway its south side but notes if Brighton
does not complete Via Roberto consistent with their approvals, Hadler is required to construct
Via Roberto as half of a 36-foot wide collector street plus an additional 12 feet of pavement.

There are no existing stub streets adjacent to the site as Via Roberto is not yet constructed. The
Applicant is proposing two stub streets according to the submitted plat; one near the north east
corner of the property and one to the south boundary near the southwest area of the project. Staff
has no concern with the two proposed stub streets or their locations. However, as noted within
the Comprehensive Plan section above, Staff is recommending an additional stub street be added
in place of Lots 28 & 29, Block 2. Adding this stub street will provide for two stub streets to
properties currently owned by the same entity to the east and will not force future road
development to avoid such a long stretch of property line without an intersecting street (the
south/southeast boundary of this project). This revision would likely result in the loss of one
building lot and remove one common drive from the project, two points that Staff finds are
positive consequences of improving future road connectivity in this area.

The Applicant is proposing two different street sections within this development, a 27-foot and a
33-foot street section; both have been approved by ACHD as both are considered standard street
sections. The 33-foot street section is proposed for the segment of E. Vantage Point Drive east of
the access to Via Roberto along the north half of the site and for the stub street to the south
boundary. All other streets are proposed with the 27-foot street section that allows parking on
only one side of the street where no driveways exist. Staff notes the Applicant is also proposing a
permanent cul-de-sac at the terminus of Vantage Pointe Drive at the northeast boundary because
this segment of this street segment is greater than 150 feet in length. Staff has requested a
parking exhibit due to concerns with the proposed 27-foot street section in conjunction with the
proposed lot widths, as discussed within the Comprehensive Plan section above. Staff
anticipates the parking exhibit to show adequate parking for the development above the
minimum requirements outlined in code.
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H. Parking (UDC 11-3C):

Off-street parking is required to be provided in accord with the standards listed in UDC Table 11-
3C-6 for single-family dwellings based on the number of bedrooms per unit. Staff will confirm
compliance with these standards at the time of building permit submittal for each residence.

According to the submitted elevations, each home is proposed with a two-car garage which
presumes a 3 or 4-bedroom home and would require a minimum 20-foot wide driveway for each
building lot. In addition, as discussed above, some of the streets within this development are
proposed as 27-foot wide street sections which only allows parking on one side of the street
instead of both sides as allowed on the standard 33-foot section.

I.  Sidewalks & Pathways (UDC /7-34-17 & UDC 11-34-8):

5-foot wide attached sidewalks are proposed along the internal local streets consistent with UDC
requirements. The Applicant is proposing a 10-foot wide detached multi-use pathway along E.
Via Roberto and an attached 10-foot wide sidewalk/pathway along S. Locust Grove; the pathway
widths are consistent with the UDC, the Meridian Master Pathways Plan, and exceeds ACHD
requirements but the location of the sidewalk along Locust Grove does not comply with Master
Pathways plan as there is a desire to detach these sidewalks/pathways along arterial streets to
improve pedestrian safety. The Applicant is required to place the multi-use pathways within
public access easements adjacent to the public streets unless they are within ACHD right-of-way.

The pathway along Locust Grove appears to be attached to Locust Grove which does not comply
with the UDC or Master Pathways Plan. So, the Applicant should revise the plat and landscape
plan to depict this 10-foot pathway to be located within the required 25-foot buffer to Locust
Grove and at least four (4) feet outside of the ultimate ROW to ensure the pathway remains
detached.

J. Landscaping (UDC [1-3B):

A 25-foot wide street buffer along S. Locust Grove, an arterial street, and a 20-foot wide street
buffer along E. Via Roberto, a collector street, are required and should be landscaped per the
standards in UDC Table 11-3B-7C. All landscape areas should be landscaped per UDC 11-3B-5,
general landscaping standards. Lastly, according to the submitted plans, the Applicant is
proposing micro-paths which should be landscaped in accord with UDC 11-3B-12 standards.

The Applicant is showing a 25-foot wide common lot along Locust Grove that is a 22.5-foot wide
common lot along Via Roberto consistent with code requirements. The landscape buffers are
depicted with trees in excess of code and include landscape beds with shrubs and other vegetative
ground cover, consistent with UDC 11-3B-7. Therefore, Staff finds the proposed street buffers
comply with all UDC requirements. In addition, all open space areas are shown with trees, sod,
and other landscaping in excess of minimum code requirements.

K. Fencing (UDC 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 6-foot vinyl privacy
fencing along the perimeter of the property and the rear lot lines and 5-foot tall wrought iron
open vision fencing adjacent to any common open space areas. Both fencing types and their
proposed locations comply with UDC standards.

L. Open Space and Amenities (UDC 1/-3G):

The proposed project is approximately 20 acres in size requiring a minimum amount of open
space based on the requested zoning. Per UDC Table 11-3G-3, the R-15 area requires a minimum
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of 15% qualified open space. Per the calculations, the minimum amount of qualified open space
required is 3 acres. According to the submitted plans, the Applicant is proposing 3.49 acres of
qualified open space, exceeding the minimum amount required. The proposed 3.49 acres equates
to approximately 17.45% qualified open space.

The qualiﬁed open space pl’OpOS@d a. Enhanced landscaping as set forth in Article 11-3B, Landscaping Requirements;
consists of 72 of the arterial street b. Multi-use pathways;
buffer to Locust Grove, the full ¢. Enhanced amenities with social interaction characteristics;

collector street buffer to Via Roberto, 4 ennanced context with the surroundings.

the large central open space area, and

the smaller common open space area along the southeast boundary. However, Staff is not sure if
the landscape buffers to the adjacent public streets meet the enhanced buffer requirements
outlined in UDC 11-3G-3B.3 to count towards the open space. Previously, these areas
automatically qualified towards the minimum open space but this is no longer the case with the
latest open space code updates that desires for more than the minimum to be included within the
required buffers in order to count towards the overall qualified open space for a project. The
Applicant appears to comply with the first two points outlined in code but may not comply with
the last two points: enhanced amenities with social interaction characteristics, and, enhanced
context with the surroundings.

Staff recommends the Applicant provide evidence these buffers are enhanced beyond the
pathway, trees, and grasses. For example, boulders, additional vegetation, decorative elements,
decorative fence/walls, additional micro-pathways, etc. The burden of proof for the proposed
common open space to qualify falls on the Applicant and not on Staff.

If these buffers do not count towards the minimum qualified open space, approximately 1 acre
of land must be removed from the calculation leaving approximately 2.5 acres of qualified
open space which does not comply with the minimum qualified open space requirement.
Therefore, the Applicant should provide evidence that the proposed street buffers are qualified
open space prior to the Commission hearing OR apply for Alternative Compliance to reduce
the amount of qualified open space required due to the project’s proximity to Discovery Park to
the northeast.

The centralized open space area is depicted with playground equipment, a gazebo with picnic
benches, and multiple seating areas all connected to the surrounding local streets via 5-foot wide
micro-pathways. Staff supports the design of the central open space area. As discussed within the
Comprehensive Plan section above, the other common open space area (Lot 30, Block 2) is
approximately 9,300 square feet in size and is tucked behind multiple building lots. Staff does not
have concern with the size of this open space lot but is concerned with its location being a
remnant piece and tucked away. Because of these concerns, Staff recommends the adjacent Lot
29, Block 2 be removed and added to the open space lot to increase the visibility of this open
space area and include an additional micro-path connection to the southeast boundary.

UDC 11-3G-4 dictates the minimum amenity points required for projects over 5 acres in size. The
project size of 20 acres requires a minimum of four (4) amenity points (1 point for every 5 acres).
According to the submitted plans and narrative, the Applicant is proposing the following
qualifying amenities: picnic area, playground, a water feature (fountain), and two segments of
multi-use pathway equaling approximately %2 mile in length. According to UDC Table 11-3G-4,
the proposed amenities amount to eleven (11) amenity points and exceed the minimum amenity
point requirements for a project of this size. Staff finds the proposed amenities within this
development are sufficient due to the size of the property, their proposed locations within the
development, the pedestrian connectivity within the project and to and from the nearby regional
park, and because of the general proximity to Discovery Park to the northeast that offers
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additional recreational opportunities for future residents of this project and in this general area of
the City.

Waterways (UDC 11-3A-6):

According to GIS imagery, there is an open irrigation ditch that runs along the shared north
boundary of this site and the Apex Southeast Subdivision to the north. It is not a labeled ditch on
the City’s GIS and it can be presumed it is being tiled and relocated as part of the construction of
Via Roberto Lane by the adjacent developer, Brighton. This Applicant is also required to comply
with UDC 11-3A-6 and ensure this irrigation facility along the north boundary is tiled or
relocated.

. Utilities (UDC 11-34-21):

The Applicant is proposing and is required to extend necessary public utilities for the proposed
project. Public Works has reviewed the subject applications for compliance with their standards
and finds them to be in general compliance except for specific conditions outlined in Section
VIIIL.B of this report. However, it should be noted that both water and sewer services must be
provided to this development through the adjacent development to the north (Apex Southeast)
and are currently not available.

V1. DECISION

A.

|

Staff:

Staff recommends approval of the requested annexation and preliminary plat applications with the
requirement of a Development Agreement per the conditions of approval in Section VIII of this
report per the Findings in Section IX of this staff report.

The Meridian Planning & Zoning Commission heard these items on November 3, 2022. At the

public hearing, the Commission voted to recommend denial of the subject Annexation and

Zoning and Preliminary Plat requests.
1. Summary of Commission public hearing:

a. In favor: Laren Bailey, Applicant; Hethe Clark, Applicant Representative

b. In opposition: None

c. Commenting: Hethe Clark; Ronnie Reno, Kuna School District.

d.  Written testimony: None

e. Staff presenting application: Joseph Dodson, Associate Planner

f.  Other Staff commenting on application: None

2. Key issue(s) of public testimony:

a. Ronnie Reno from Kuna School District (KSD), as a representative of the school board,
testified that KSD cannot accommodate the Hadler Neighborhood development due to
school capacity issues.

3. Key issue(s) of discussion by Commission:

a.  School district capacity and a lack of ability to accommodate Hadler Neighborhood;

b. Concern with available parking with the combination of the 27-foot wide street section
and common drives;

c. Concern with proposed density and housing types with no nearby urban services
(grocery, gas stations, medical, office, etc.);

d. Concern that project is proposed with as many lots as possible within project area
without a true identity;

4. Commission change(s) to Staff recommendation:

a. Commission recommended denial to the City Council due to school capacity issues and
a lack of urban services nearby the density proposed within this development.
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5. Outstanding issue(s) for City Council:
a. None

C. City Council:

Enter Summary of City Council Decision.
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VII. EXHIBITS
A. Annexation and Zoning Legal Descriptions and Exhibit Maps

IDAHO 9955 W Emerald St
Boise, ID 83704
SURVEY Phone: (208) 846-8570
one: n
GROUP Fax: (208) 884-5399

Hadler Subdivision
Annexation Description
Project Number 21-360 July 13, 2022

Lot 1, Block 1 of Rescue Ranch Subdivision {Book 106 of Plats at Pages 14734 through 14736,
records of Ada County, ldaho}, and a portion of the adjacent public right-of-way of S. Locust
Grove Road, situated in the north half of the southwest quarter of Section 5, Township 2 North,
Range 1 East, Boise Meridian, Ada County, Idaho, and being more particularly described as
follows:

Commencing at southwest corner of Section 5, Township 2 North, Range 1 East, Boise Meridian;
Thence NOG°04'42"W, 2655.92 feet to the west quarter-section corner of Section 5, the POINT OF
BEGINNING:

Thence $89°52'50"E, 37.00 feet along the east-west centerline of Section 5 to the east
line of S. Locust Grove Road and the northwest corner of Lot 1;

Thence continuing $89°52'50"E, 1618.16 feet along the boundary of Lot 1;
Thence S00°04'42"E, 335.88 feet along the boundary of Lot 1;

Thence 12.01 feet on a non-tangent curve to the left having a radius of 225.00 feet, a
central angle of 03°03'27", a chord bearing of N88°20'52"W, and a chord length of 12.01
feet along the boundary of Lot 1;

Thence N89°52'36"W, 313.32 feet along the boundary of Lot 1;

Thence 143.71 feet on a curve to the left having a radius of 125.00 feet, a central angle of
65°52'19", a chord bearing of S57°11'14"W, and a chord length of 135,93 feet along the
boundary of Lot 1;

Thence 524°15'05"W, 307.54 feet along the boundary of Lot 1;

Thence 75.80 feet on a curve to the right having a radius of 50.00 feet, a central angle of
86°51'39", a chord bearing of $67°40'54"W, and a chord length of 68.75 feet along the
boundary of Lot 1;

Thence N68°53'16"W, 342.09 feet along the boundary of Lot 1;

Thence N89°52'36"W, 669.21 feet along the boundary of Lot 1 to the east right-of-way
line of S. Locust Grove Road;

Thence 588°55'18"W, 37.00 feet to the west line of Section 5;

Thence NOO°04'42"W, 593,86 feet along the west line of
Section 5 to the POINT OF BEGINNING.

The above-described parcel contains 20.51 acres, more or less.
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C. Landscape Plans (date: 229/ 11/2/2022)
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D. Open Space Exhibit:
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E. Phasing Plan:
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F. Common Drive Exhibits:
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G. Conceptual Building Elevations
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CITY/AGENCY COMMENTS & CONDITIONS
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. FIRE DEPARTMENT

https://weblink.meridiancity.org/WebLink/DocView.aspx?id=275369&dbid=0&repo=MeridianC
ity
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D. ADA COUNTY DEVELOPMENT SERVICES

https://weblink.meridiancity.org/WebLink/DocView.aspx?id=276691&dbid=0&repo=MeridianC
ity&er=1

E. MERIDIAN POLICE DEPARTMENT (MPD)
https.://weblink.meridiancity.org/WebLink/DocView.aspx?id=275370&dbid=0&repo=MeridianC
ity&er=1

F. BOISE PROJECT BOARD OF CONTROL (BPBC)
https://weblink.meridiancity.org/WebLink/DocView.aspx?id=276388&dbid=0&repo=MeridianC
ity

G. MERIDIAN PATHWAYS — CONDITIONS
https.://weblink.meridiancity.org/WebLink/DocView.aspx?id=275182&dbid=0&repo=MeridianC
ity

H. ADA COUNTY HIGHWAY DISTRICT (ACHD)

https.//weblink.meridiancity.org/WebLink/DocView.aspx?id=278590&dbid=0&repo=MeridianC
ity

IX. FINDINGS
A. Annexation and Zoning (UDC 11-5B-3E)

Required Findings: 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;

Commission finds the proposed zoning map amendment to annex the property into the City of
Meridian with the R-15 zoning district with the proposed preliminary plat and site design is
not consistent with the Comprehensive Plan due to a lack of nearby urban services, the
proposed density does not fit with the existing character of the neighborhood and other
approvals, and because the proposed site design will create unnecessary parking issues.

2. The map amendment complies with the regulations outlined for the proposed districts,
specifically the purpose statement;

Commission finds the proposed zoning map amendment and the request for the development
complies with the regulations outlined in the requested R-15 zoning district and is consistent
with the purpose statement of the requested zone.

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

Commission finds the proposed zoning map amendment will be detrimental to the public
health, safety and welfare for the reasons stated in the first finding.

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
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Commission finds the proposed zoning map amendment will result in an adverse impact on
the delivery of services by any political subdivision providing public services within the City,
specifically the Kuna School District.

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

Commission finds the annexation is not in the best interest of the City.

B. Preliminary Plat Findings:

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;

Commission finds that the proposed plat is not in general compliance with the adopted
Comprehensive Plan in regard to land use, density, transportation, and pedestrian
connectivity. (Please see Comprehensive Plan Policies in, Section V of this report for more
information.)

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

Commission finds that public services will not be provided to the subject property with
development due to school capacity issues noted during the public hearing. (See Section VIII
of the Staff Report for more details from public service providers.)

The plat is in conformance with scheduled public improvements in accord with the City’s
capital improvement program;

Because City water and sewer and any other utilities will be provided by the development at
their own cost, Commission finds that the subdivision will not require the expenditure of
capital improvement funds.

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

Commission finds there is public financial capability of supporting services for the proposed
development based upon comments from the public service providers except for the school
district as they have testified they cannot accommodate additional school-aged children (i.e.,
Police, Fire, ACHD, etc.). (See Section VIII for more information).

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

Commission is not aware of any health, safety, or environmental problems associated with
the platting of this property.

The development preserves significant natural, scenic or historic features.

Commission is unaware of any significant natural, scenic or historic features that exist on
this site that require preserving.
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