STAFF REPORT O% IDIAN —

COMMUNITY DEVELOPMENT DEPARTMENT

HEARING  10/20/2026
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Project Location fEr2U

DATE v- 2 Area of Impact , %
iz City Limits

TO: Mayor & City Council OAnYaIysis

FROM: Nick Napoli, Associate Planner

SUBIJECT: Windrow No. 4

LOCATION: Generally located at the NEC of S.

II.

III.

208-884-5533

FP-2026-0028 Sy ‘ f S/ L

.
......

Linder Road and W. Amity Road in the
SW 1/4 of Section 25, T.3N., R.1W.

PROJECT DESCRIPTION
Final Plat consisting of sixty-six (66) building lots and thirteen (13) common lots on 13.34 acres of
land in the R-8 zoning district for the fourth phase of Windrow Subdivision.
APPLICANT INFORMATION
A. Applicant:
Laren Bailey, Conger Group — 810 E. Central Lane Suite 120, Meridian, ID 83642
B. Owner:
C4 Land LLC — 810 E. Central Lane Suite 120, Meridian, ID 83642
C. Representative:

Same as Applicant

STAFF ANALYSIS

Staff has reviewed the proposed final plat for substantial compliance with the approved preliminary
plat (H-2023-0031) in accord with the requirements listed in UDC 11-6B-3C.2.

In order for the proposed final plat to be deemed in substantial compliance with the approved
preliminary plat as set forth in UDC 11-6B-3C.2, the number of buildable lots cannot increase and the
amount of common area cannot decrease.

With the preliminary plat, the applicant proposed retaining an existing home as a lot within the
subdivision. The existing structure has since been removed, and the applicant is now proposing
additional lots in the area where the home was previously proposed to remain. Staff confirmed with
the applicant that the overall proposal remains at 251 lots. The applicant confirmed that additional
lots have been added to Phase 4; however, corresponding lots were removed from later phases to
maintain the overall lot count. The applicant has also proposed minor modifications to the road
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alignment and open space configuration. These changes do not affect overall compliance with the

approved preliminary plat.

Although the proposed changes represent a deviation from the approved phasing plan and preliminary
plat layout, staff has discussed the modifications with the applicant and determined that they are

primarily driven by market demand and the removal of the existing home, which had been damaged.

Because the number of buildable lots for the subdivision has remained the same and the amount of

common open space has stayed the same, staff finds that the proposed final plat remains in substantial
compliance with the approved preliminary plat, as required.

IV. DECISION

Staff recommends approval of the proposed final plat with the conditions noted in Section VI of this

report.
V. EXHIBITS
A. Preliminary Plat (dated: 9/13/23)
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B. Final Plat (dated: 8/26/26)
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C. Landscape Plan (dated: 08/26/2026)
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VI. CITY/AGENCY COMMENTS & CONDITIONS

A.
1.

10.

11.

Planning Division

Applicant shall meet all terms of the approved annexation (H-2023-0031 AZ, PP, Development
Agreement - Inst. #2024-019824; FP-2024-0004,; FP-2026-0010, FP-2026-0015) applications
approved for this site.

The applicant shall obtain the City Engineer’s signature on the final plat within two (2) years of
the date of approval of the third phase plat recording (i.e. by July 7%, 2028), in accord with UDC
11-6B-7, in order for the preliminary plat to remain valid; or, a time extension may be requested.

Prior to submittal for the City Engineer’s signature, have the Certificate of Owners and the
accompanying acknowledgement signed and notarized.

The final plat prepared by Civil Site Works, dated: 11/2/2023, included in Section V.B shall be
revised as follows:

Note #6: Include the recorded instrument number for the ACHD license agreement.
b. Note #13: Include the recorded instrument number of the ACHD sidewalk easement.

c. Note #14: Include the recorded instrument number of the City of Meridian Pathway
Easement.

d. The plat references Note #15; however, there is not a note 15 listed on page 2. Include note
15 or revise the plat with the correct note reference.

A copy of the revised plat shall be submitted with the final plat for City Engineer signature.

The landscape plan prepared by Jensen Belts, dated 4/22/2026, included in Section V.C, is
approved as submitted.

Provide details of the shade structure and sitting area. These need to comply with the amenity
requirements for picnic areas in UDC 11-3G.

Provide an engineer’s letter certifying all Fire and Emergency Access roadways are constructed
and paved to support 82,0001bs and meet the requirements of the 2018 IFC, Chapter 5 and
Appendix D.

Off-street parking is required to be provided for all residential units in accord with the standards
listed in UDC Table 11-3C-6 based on the number of bedrooms per unit.

Homes within the development shall be generally consistent with the building elevations
referenced in the Development Agreement (Inst. #2024-019824).

Prior to signature of the final plat by the City Engineer, the applicant shall provide a letter from
the United States Postal Service stating that the applicant has received approval for the location of
mailboxes. Contact the Meridian Postmaster, Matthew Peterson, at 208-887-1620 or
Matthew.W.Peterson@usps.gov for more information.

Staff’s failure to cite specific ordinance provisions or conditions from the preliminary plat and/or
development agreement does not relieve the Applicant of responsibility for compliance.
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B. Public Works

SITE SPECIFIC COMDITIONS:

L. A Second Water Connection & reguired befon: phase 2 can b oomestnacted.

GEMNERAL CONDETIONS:

5

Samary sewr servics B ohis develapment ie avanlable via exiession ol exisging maing adjascen
the duvelopment. The applicant shall instal]l mains bo and through this subdivision; applicant shall
ooardinate main size and routing with the Public Works Diepartment, and execuie standard forms
of masements for sy meins that ore requined o provide service. Minimem cover over sewer
il ks thiee feet, of cover fioen tap of pape 10 sdb-prade 18 less than three fee than alternas
wateriaks chall be wsad in conformance of Cay of Meridian Public Waorks Degarimems Standard
Specifications.

Wansr servihee T thes sl bs avillable via extension of evitlng malss almesil @ the development,
The applicant shall be respoomible o isstall water maing 10 and through this developmen,
coordinate main size and routing with Public Waorks.

All Iimgrovements relaed 10 pablic Iife, safery snd health shall be complessd prior 1 iy
of the struciunes. Whens sppmosaed by the City Engimeir, an ownir may post a perfommnce sumzly
fior such improvemenis in order 8o obiain City Engincer signabure on the fimal plat as set forth in
UG 1=5C-30.

Lipon insgallation of the bandscaping and price o mepection by Planning Department stalT, the
applicant shall provide o writion certificale of completion as sei forth in UDC 11-38-14A.

A Jemter ol eredit of cash sirely i e aionnt of TH will Be requined (oe &) incomglee
Femzing. landscapamg, itmcs, prossuriasd irmgatson, pror to signatun: on thi fral plat

The Ciy of Meridinon requises that the owner post with the ity & performance surety in the
arniiil ol 1255 of the wtal comstretsn o for 4l @ et grwer, Wikt inf) o
i final plit signatune, This surcty willl be venfied by a lse iem oo estimate provided by the
vwner o the City. The applicant shall be required go enter into a Development Surety Agreement
with the Uiy of Meridian. The surety can be posied in the foom of an imevocnble letter of credii,
cash deposit o bond, Applicant neest file an application for sarety, which ces be fousd cn the
Comnmunity Developmen Digariment webailg, Please comtac) Land Dsvelopment Savice lie
mcey infomeation at 8B37-221 .

The City of Meridian regures that the owner post 1o the Oy o wemasty suresy in the smaunt of
20 o thie il construction cost foe all complioied sewer, amd waler infrstroctom: fora durition
off o years. This surety amount will be verificd by a ling item final ooet imvoicing provided by
i owner g0 the Cigy. The surety cam be posied in the form of an imevocable letier of credit, cash
deposit or bond. Applicess must file sn applicotion for surety, which can be found oo the
Cammunity Desclopment Depariment websine,  Please comtact Land Development Service Tior
meory infommretion al B37-221 1,

In the event thst an appleam and'or owmer cannct complete non-life, non-safery and non-kealth
imnprovements, prioe o City Enginesr sagranee on the Tinal plat andior prioe 10 acupsney, a
suredy agrocmanl may be approved a8 sel Gorth an LIDC 11-50-30C,

Applicant shall be required 10 pay Peblic Waorks development plan review, snd consiruction



2

2

2

imspertion fees, as determined during the plan review process, prior so the isssnce of o plan
apiprcival beiner.

11, | shall be the resporsibilsty of the applicam to omsore that all development features comply with
the Amencans with Disabilities Act and the Fair Housing Act

L1, Applicini shall be responsible for application and complianoe with sy Section 404 Permisting
that may be required by the Army Corps of Engincers.

12, Developer shall conrdinate malbox lcatians with the Mendian Past O,
13. All grading of the siic shall be performed in conformance with MOC 11148

14, Crommpaction tesl mesults sball be spbmilted so the Moridan Building Depariment Gor ol b lding
pals recerving engineered hackfill, where footing would =t atap fill material.

I8, The eoganeer ahall be nequivad o cerify thal e stneet centering levations are sel a manimum of
-l g the highest established peak provmdster elevatiom, This i bo ensure that The bofom
elevation af the crawl spaces of homes is at beast |-foot sbove.

16, The applicents design aoganesr shall be meponsdhibe for ingpection of all irrigation anddios
trainage facility within this project that do not fall under the jurisdiction of an imigation district
ar ACHD. The design engineer shall provide centification that the facilities have been installed in
meeardance with the spproved design plans. Thas certificarion will be required before o cenificans
of necupaney s wsned for sy sinecnres within te projest.

17. At the completian of the progect, the applicant shall ke resporsible 1o sobmil record drawings per
the Uity of Menidsan AutoCAD standords. These recond drowings must be received and approved
peioe 0 the lssusnes of & certificstion of occupancy for any sirectures within the projeet.

|8, Strem light plan requirements are lisied in section 6-7 of the Improvemem Smndards for Street
Lighting (hitpewww meridiancity.org/public_worksaspid=272)  All sireet lighis shall be
iesrallad ar developer's experss, Fisal declgn shall be subimsnied & pan of the developmen pan
sl Fow approval, which must imcludi the location of sy existmg strecd Hphis, The conbracior™s
work amd materishs shall comform o the [SPWC and the City of Mendian Sepplomental
Specifimiions o the [SPWE. Conmct the City of Median Transporimtion amd  Uhility
Croaordimainr ut BOE-5500 for informatkon on the locations of existiag street lighting.

1%, The applicant shall provide cusement|s| for all peblic walen'sewor mains cutside of public right of
waw |include all water services and hydranis).  The eosement widihs shall be 20-fect wide fora
single wility, or 30-feet wide for two. The emsements shall not be dedienied vin the plaz, hin
ralher dedhaated autsde the plal proaess usang the Tty ol Meridian's stamlind lomis, The
wasemuent shall be praphically depicied on the plat for reforemce purposes. Submit am executed
easement {on the form mailable from Public Works), a legal description prepared by an [daho
Licemsed Professsonal Lend Surveyor, which most include the oren of the easemem (marked
EXHIBIT A) and an 81°2° 5 107 map with bearings and dessces (marked EXHIBIT B for
revigw, Baoth exbibils muost be sealed, sspeed and datad by 2 Prolizasional Land Survevor, DO
MNOT RECORD. Add o note to the plst referencing this documant. All msements mst be
subamitied, reviewed, and approved prior o signasare of the final plai by the City Esgineer.

20, Applica shall be responsable Tfor applcation aad complance with and SPDES parmatiing thal
may be required by the Environmamial Protection Agency.

Ay wills thar will mot comtinue i b wsel mst B propely abamkmal aconding o Khahe Well
Comstroctem Standards Rules whministered by the klaho Deparmen of Wake Resources
(W R, The Developer, Cwner, or project Enginger, shall provide a stmioment addressing
whether there are ony existing wells in the development, and if s, how they will conismee o be

F)

used, or provide recond of teeir abandonment. [T wells are o be shandoned, the project owner or
their mepresemigtive mast conimet the (W R Goundwater Protection Section {Anros Skinner,
Hydropaslogis I0E-24T7-40727 BREFORE any work = done s devommession an gxisting well
peven il it is belicved that the well is less than 18 0 deep). Proofd of commmmication with TIAYRE
mast be submitied (o the Cicy prior io any work being dose to decommission the well. Failure 1o
communicme with [DWE may result in sdditional work and expense 1o deconsmission the well.

Any uxisting septic systems within this progect shalll be removed from service per City Ondimanoe
Section Sel-4 amd 9 & K. Contact the Ceniral Diisirict Healith Depariment for shandonment
peocedures and inspections.

The City of Meridan roquires that pressurized irigstion svstems be supplied by a year-round
soaree of water {UDC 11-3B-6.). The applicant should be required to use any existisg surface or
well waser dor the primary source.  1f & surfoce or well source is not svailable, & single-paim
connetioe to e cullsary warer syerem shall be required. 1T a single-poing commection & uislizad,
U dhevirlopir will be respemsible for U paymsent of for the ArGs e 1
development plam approval

All irrigation ditches, canals, lierals, of dming, exclusive of natural watcrways, interecting,
croesing or layvimg adjscent ad contiguous 10 the arc bemg subdivided shall be sddnessad per
UDC 11-3A-6. In performing such work, the applicant shall comply with Ifaho Code 42-1207
and any ocher applicable low or regulation.
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