EXHIBIT B

CITY OF MERIDIAN

FINDINGS OF FACT, CONCLUSIONS OF LAW d/[i—} IDIAN~
AND DECISION & ORDER ,

In the Matter of the Request for annexation, Comprehensive Plan Map Amendment and
Preliminary Plat, by Emily Mueller, Idaho Holdings.

Case No(s). H-2025-0057

For the City Council Hearing Date of: July 14, 2026 (Findings on July 28, 2026)

A. Findings of Fact

&

2

Hearing Facts (see attached Staff Report for the hearing date of July 14, 2026, incorporated by
reference)

Process Facts (see attached Staff Report for the hearing date of July 14, 2026, incorporated by
reference)

Application and Property Facts (see attached Staff Report for the hearing date of July 14, 2026,
incorporated by reference)

Required Findings per the Unified Development Code (see attached Staff Report for the hearing
date of July 14, 2026, incorporated by reference)

B. Conclusions of Law

1,

The City of Meridian shall exercise the powers conferred upon it by the “Local Land Use
Planning Act of 1975.” codified at Chapter 65, Title 67, Idaho Code (I.C. §67-6503).

The Meridian City Council takes judicial notice of its Unified Development Code codified as
Title 11 Meridian City Code, and all current zoning maps thereof. The City of Meridian has, by
ordinance, established the Impact Area and the Comprehensive Plan of the City of Meridian,
which was adopted December 17, 2019, Resolution No. 19-2179 and Maps.

The conditions shall be reviewable by the City Council pursuant to Meridian City Code § 11-5A.

Due consideration has been given to the comment(s) received from the governmental
subdivisions providing services in the City of Meridian planning jurisdiction.

It is found public facilities and services required by the proposed development will not impose
expense upon the public if the attached conditions of approval are imposed.

That the City has granted an order of approval in accordance with this Decision, which shall be
signed by the Mayor and City Clerk and then a copy served by the Clerk upon the applicant, the
Community Development Department, the Public Works Department and any affected party
requesting notice.

That this approval is subject to the Conditions of Approval all in the attached Staff Report for the
hearing date of July 14, 2026, incorporated by reference. The conditions are concluded to be

FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION & ORDER
FOR (The Fields AZ, CPAM, PP — H-2025-0057) -



reasonable and the applicant shall meet such requirements as a condition of approval of the
application.

C. Decision and Order

Pursuant to the City Council’s authority as provided in Meridian City Code § 11-5A and based upon
the above and foregoing Findings of Fact which are herein adopted, it is hereby ordered that:

1. The applicant’s request for annexation, Comprehensive Plan Map Amendment, and Preliminary
Plat is hereby approved per the conditions of approval in the Staff Report for the hearing date
of July 14, 2026, attached as Exhibit A.

D. Notice of Applicable Time Limits
Notice of Preliminary Plat Duration

Please take notice that approval of a preliminary plat, combined preliminary and final plat, or
short plat shall become null and void if the applicant fails to obtain the city engineer’s signature
on the final plat within two (2) years of the approval of the preliminary plat or the combined
preliminary and final plat or short plat (UDC 11-6B-7A).

In the event that the development of the preliminary plat is made in successive phases in an
orderly and reasonable manner, and conforms substantially to the approved preliminary plat,
such segments, if submitted within successive intervals of two (2) years, may be considered for
final approval without resubmission for preliminary plat approval (UDC 11-6B-7B).

Upon written request and filed by the applicant prior to the termination of the period in accord
with 11-6B-7.A, the Director may authorize a single extension of time to obtain the City
Engincer’s signature on the final plat not to exceed two (2) years. Additional time extensions up
to two (2) years as determined and approved by the City Council may be granted. With all
extensions, the Director or City Council may require the preliminary plat, combined
preliminary and final plat or short plat to comply with the current provisions of Meridian City
Code Title 11. If the above timetable is not met and the applicant does not receive a time
extension, the property shall be required to go through the platting procedure again (UDC 11-
6B-7C).

Notice of Conditional Use Permit Duration

Please take notice that the conditional use permit, when granted, shall be valid for a maximum
period of two (2) years unless otherwise approved by the City. During this time, the applicant
shall commence the use as permitted in accord with the conditions of approval, satisfy the
requirements set forth in the conditions of approval, acquire building permits, and commence
construction of permanent footings, install underground City utilities, or record a final plat. For
conditional use permits that also require platting, the final plat must be signed by the City
Engineer within this two (2) year period.

Upon written request and filed by the applicant prior to the termination of the period in accord
with 11-5B-6.G.1, the Director may authorize a single extension of the time to commence the
use not to exceed one (1) two (2) year period. Additional time extensions up to two (2) years as
determined and approved by the City Council may be granted. With all extensions, the Director
or City Council may require the conditional use comply with the current provisions of Meridian

FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION & ORDER
FOR (The Fields AZ, CPAM, PP - H-2025-0057) -



City Code Title 11(UDC 11-5B-6F).
Notice of Development Agreement Duration

‘The city and/or an applicant may request a development agreement or a modification to a
development agreement consistent with Idaho Code section 67-6511A. The development
agreement may be initiated by the city or applicant as part of a request for annexation and/or
rezone at any time prior to the adoption of findings for such request.

A development agreement may be modified by the city or an affected party of the development
agreement. Decision on the development agreement modification is made by the city council in
accord with this chapter. When approved, said development agreement shall be signed by the
property owner(s) and returned to the city within six (6) months of the city council granting the
modification.

A modification to the development agreement may be initiated prior to signature of the
agreement by all parties and/or may be requested to extend the time allowed for the agreement
to be signed and returned to the city if filed prior to the end of the six (6) month approval
period.

E. Judicial Review

Pursuant to Idaho Code § 67-6521(1)(d), if this final decision concerns a matter enumerated in Idaho
Code § 67-6521(1)(a), an affected person aggrieved by this final decision may, within twenty-eight
(28) days after all remedies have been exhausted, including requesting reconsideration of this final
decision as provided by Meridian City Code § 1-7-10, seek judicial review of this final decision as
provided by chapter 52, title 67, Idaho Code. This notice is provided as a courtesy; the City of
Meridian does not admit by this notice that this decision is subject to judicial review under LLUPA.

F. Notice of Right to Regulatory Takings Analysis
Pursuant to Idaho Code §§ 67-6521(1)(d) and 67-8003, an owner of private property that is the
subject of a final decision may submit a written request with the Meridian City Clerk for a regulatory

takings analysis.

G. Attached: Staff Report for the hearing date of July 14, 2026
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28th July

By action of the City Council at its regular meeting held on the day of

2026.
COUNCIL PRESIDENT JOHN OVERTON VOTED AYE
COUNCIL VICE PRESIDENT ANNE LITTLE ROBERTS VOTED AYE
COUNCIL MEMBER DOUG TAYLOR VOTED
COUNCIL MEMBER LUKE CAVENER VOTED
COUNCIL MEMBER LIZ STRADER VOTED AYE
COUNCIL MEMBER BRIAN WHITLOCK VOTED AYE
MAYOR ROBERT SIMISON VOTED
(TIE BREAKER)

Foi =

Mayor Robert B Sinison 7-28-2026

Chris J ohffson 7-é8-2026
City Clerk

Copy served upon Applicant, Community Development Department, Public Works Department and City
Attorney.

By: (\)WOUU) g “{/( 3@/{4  Dated: ___7-28-2026

City Clerk’s Office
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COMMUNITY DEVELOPMENT

CA/ERIDIAN~
DEPARTMENT REPORT

HEARING 7/14/2026 Legend

DATE: [ Project Location

TO: Mayor & City Council 4.2 Area of Impact
1T City Limits

FROM: Linda Ritter, Associate Planner 0 Analysis

208-884-5533
Iritter@meridiancity.org

APPLICANT: Emily Mueller, Idaho Holdings

SUBJECT:  H-2025-0057
The Fields — AZ, CPAM, PP

LOCATION: South of McMillan Road, north of Ustick
and between Can Ada Road and Owyhee [
Storm Avenue, generally located in the N [-b=menns
5 of Section 31, T. 4N., R.1W and the W
5 of Section 32, TA4N., R.IW

il

I. PROJECT OVERVIEW






II. COMMUNITY METRICS

Table 1: Land Use

CPAM, PP H-2025-0057 (copy this link into a separate browser.)

City of Meridian | Department Report

Description Details Map Ref.
Existing Land Use(s) All the parcels are vacant except for parcels S0432336251, -
S0432223400 and S0432223120
Proposed Land Use(s) Residential, Commercial, Industrial, Public Park -
Existing Zoning RUT VILA.2
Proposed Zoning R-8, R-15, TN-R, C-C, C-N, I-L
Adopted FLUM Designation Medium Density Residential, General Industrial, Medium- VILA.3
High Density Residential, Mixed-Use Community
Proposed FLUM Designation Commercial, Civic, and Medium-High Density Residential
Table 2: Process Facts
Description Details
Preapplication Meeting date 12/9/2025
Neighborhood Meeting 12/4/2025
Site posting date 4/17/2026
Table 3: Community Metrics
_Agency / Element Description / Issue Reference
Ada County Highway District IV.K
e Comments Received Yes/Staff Report 5
e Commission Action Required No g
e Access N. Owyhee Avenue and N. Star Road/Existing Collector -
and Arterial Roads
e Traffic Level of Service Not applicable at this time -
ITD Comments Received No Comment [V.L
Meridian Fire No Comment
Meridian Police No Comment
Meridian Public Works Wastewater IV.B
¢ Distance to Mainline Sewer service is not currently available to the site.
e Impacts or Concerns Yes; Sewer is not available and won’t be made available
until the city completes the trunk line in McMillan and a
developer pulls the sewer to the site.
Meridian Public Works Water IV.B
e Distance to Mainline Water available at the site
e Impacts or Concerns No — will need to provide a well lot
School District(s) West Ada School District IvV.J
o (Capacity of Schools Pleasant View Elementary — 625 (Program Capacity) -
Star Middle School - 1000
Owyhee High School - 1800
e Number of Students Enrolled Pleasant View Elementary - 747 -
Star Middle School - 1014
Owyhee High School - 1887
Note: See section IV. City/Agency Comments & Conditions for comments received. The Fields AZ
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Figure 2: ACHD Summary Metrics

Level of Service Planning Thresholds

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

Functional PM Peak Hour| PM Peak Hour

Roadway Frontags Classification | Traffic Count |Level of Service
McMillan Road . . p—
Star b Owyhlas Storm N/A Minor Arterial 494 Better than “E
_Star Road 3,000-feet | Minor Arterial 362 Better than “E”
Ustick to Achievement
**Ustick Road 1,270-feet |Principal Arterial 1,323 “F"
Owyhee Storm Avenue | 1,775-feet Collector 405 Better than “D”

“*Ustick Road is currently under construction to be widened to 5 lanes. This is a joint project with
Nampa Highway District and will support ITD's SH-16 extension. Ustick Road is anticipated to
operate at an acceptable level of service planning threshold after the widening project is
completed.

* Acceptable level of service for a two-lane principal arterial is “E” (690 VPH).
* Acceptable level of service for a three-lane principal arterial is “E” (880 VPH).

* Acceptable level of service for a two-lane minor arterial is “E” (575 VPH).
* Acceptable level of service for a two-lane collector is “D" (425 VPH).

2. Average Daily Traffic Count (VDT)
Average daily traffic counts are based on ACHD's most current traffic counts.

e The average daily traffic count for McMillan Road west of Owyhee Storm Avenue was 6,074
on 5/15/2024.

¢ The average daily traffic count for Star Road north of Ustic Road was 8,149 on 5/15/2024.

¢ The average daily traffic count for Ustick Road east of Can Ada Road was 24,219 on
5/21/2025.

¢ The average daily traffic count for Owyhee Storm Avenue was north of Ustick Road was 5,087
on 5/15/2024.



ACHD Planned Improvements
1. Capital Improvements Plan (CIP)/ Five Year Plan (FYP):

¢ Ustick Road is scheduled in the FYP to be widened to 5-lanes from the Phyllis Canal to
Owyhee Storm Avenue in 2026.

¢ Ustick Road is scheduled in the FYP to be widened to 5-lanes from McDermott Road to Black
Cat Road in 2027.

¢ The intersection of Ustick Road and Can Ada Road is scheduled in the FYP to be widened to
5-lanes on the north leg, 5-lanes on the south, 6-lanes east and 6-lanes on the west leg and
signalized in 2028.

¢ Star Road is listed in the CIP to be widened to 3-lanes from Ustick Road to McMillan Road
between 2041 and 2045 (Project #1190).

¢ McMillan Road is listed in the CIP to be widened to 3-lanes from Star Road to McDermott
Road between 2041 and 2045 (Project #0950).

¢ The intersection of Star Road and Chinden Boulevard (US 20/US 28) is listed in the CIP to be
widened to 7-lanes on the north leg, 7-lanes on the south, 9-lanes east and 8-lanes on the
west leg between 2031 and 2035 (Project #0260).

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



Traffic Impact Study

The purpose of the study was to provide a planning level roadway and intersection analysis for the full
build out of The Fields and to highlight roadway and intersection improvements due to site generated
traffic of the master plan at full build out. The traffic impact study area for The Fields master plan
includes adjacent roadways and intersections and was extended to beyond those to allow for analysis of
all the traffic impacts. The study area included 8 intersections and 8 roadway segments as shown below.
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As noted above, the study evaluated the developments impact on the study area intersections and
roadways for the build out year 2040. The traffic impact study also provided an evaluation of what
improvements may be needed beyond those planned in ACHD’s CIP.



Fields Subdivision - Roadway Segments (2040 Total Traffic)

Lane Configuration
Roadway Location Existing | CIP/MSM | TIS Needs
1 Can Ada Rd to Star Rd 2 3 2
2 *McMillan Rd Star Rd to Owyhee Storm Ave 2 3/3 5
3 Owyhee Storm Ave to McDermott Rd 2 3/3 3
- US 20/26 to McMillan Rd 2 3/5 5
5 McMillan Rd to Collector St A 2 3/s 3
Star Rd
6 Collector St A to Ustick Rd 2 3/5 3
9 Ustick Rd to Cherry Ln 2 N/A 5/NA
(Canyon County)
8 Owyhiiesw’m McMillan Rd to Ustick Rd 2 N/A 5

*McMillan Road Iis show as a future 3 lane roadway on the MSM, however ACHD is presernving 100-feet of right-of-
way (5-lane) along the McMillan Road corridor.

Fields Subdivision - Intersections (2040 Total Traffic)

Build-Out Total
(Minimum needed
Existing_ ) for ACHD
Intersection Configuration CIP Configuration Thresholds)
(1) | canAdaRd/US20/26 3x2 TWSC No CIP Improvements 8 x 4 Signal
@ Star Rd / US 20/26 7x 4 Signal 8/9 x 7 Signal 9/9 x7 Signal
6/7 x 4 Signal .
H1 -R
@ SH 16 SB-Ramp / US 20/26 it Sanatruction) No CIP Improvements 8/9 x 4 Signal
6/7 x 4 Signal i
SH 16 NB-Ramp / US 20/26 Under Construction) No CIP Improvements 7/8 x 4 Signal
(@) | starRd/McMillan Rd 3x3Signal 2X 2 RAB 3/5 x 6/5 Signal
@ M&ﬁaﬁtt:;ragvef 2/3 x 3 Signal No CIP Improvements 3/3 x 3 Signal
(6) | Black Cat Rd/McMillan Rd 2x2Signal 2x1RAB » ;’:i gfga'
<?> Ustick Rd / SH 16 SB-Ramp [Ungé?éjnssl'gzgltion] No CIP Improvements 7/8 x 4 Signal
Ustick Rd / SH 16 NB-Ramp [Unfg é g’nsggzzi ion) No CIP Improvements 8/7 x 4 Signal
‘ 7 x 4 Signal :
Franklin Rd /SH16 (Under Construction) No CIP Improvements 7 x 4 Signal

City of Meridian | Department Report

[I. Community Metrics






Plan Amendment, specifically the C-N zoned property and the area located at the NWC ot
Owyhee Storm and Ustick.



















flex uses. This area will benefit from access to SH-16 while also incoxporatiné walkable
connections to surrounding neighborhoods and the regional pathway system.

Mixed-use commercial areas are planned along Ustick Road and Chinden Boulevard to take
advantage of high-visibility locations. These areas are intended to generate lower traffic volumes
than more intensive commercial corridors and to provide uses that complement rather than
compete with the smaller-scale neighborhood services located within the central mixed-use core.

In accord with the Fields Sub-Area Plan, the general character, design, and identity of this area
shall have a cohesive theme that is “modern rural,” which applies to housing, amenities,
streetscape/open space, and retail/commercial. Additionally, some of the other thematic design
elements that contribute to the desired character of the area should be adhered to such as lighting,
fencing (e.g. split rail), landscaping (e.g. tall fescues, dry creek materials, wildflowers, street
trees, etc.), public art, on-street bike lanes and/or off-street multi-use pathways, signage (e.g.
metal roof on sign), etc. — see the Character Framework — Amenities (pg. 3-12) and Streetscape
(pg. 3-13) in the Plan for more information. A high-quality design is expected in this area.

When developing this area, the City should be cognizant of entitlement impacts and encourage
efficient growth east to west or provide the right partnerships to improve the efficiency/benefit.
The Fields Subarea Plan discourages leapfrog development closer to the future lift station but
further from other City services.

Star McMillian Mixed-Use Center

City of Meridian | Department Report [11. Staff Analysis



Star/McMillan Center Character

The Star and McMillan mixed-use center is intended to be focused around a traditional main
street and highly integrated pedestrian-oriented environment. As evidenced in the Star/McMillan
Center Schematic Concept (Fields SAP 3-16) the “main street” is intended to run east-west
between Star Road and Owyhee Storm Avenue.

Buildings are intended to orient towards the main street consistent with a traditional main street
environment. The center should be internally oriented, with the main street being the center of
focus. Main street-style mixed use buildings should front on the east-west collector, with on-
street parking. The area should be pedestrian oriented with ground floor buildings transparency
that enriches the pedestrian experience by allowing people to see activity inside and outside of the
buildings. Buildings with auto-oriented activity separating the pedestrian from the building
activity are not consistent with this vision.

Staff are not opposed to the general layout of the north-south connection as shown in Exhibit
VII.O; however, this is not considered the planned main street element of the Center.

Further alignment with the Fields Plan is needed to enhance the east-west planned traditional
main street. See page 3-19 “Star/McMillan Center Character” for reference.

The applicant submitted a concept plan for the proposed annexation area with emphasis on the
McMillian Center (Star/McMillian Center), Owhee Center (Mixed-Use Center), and the Westveil
Subdivision Preliminary Plat, showing how these planning areas will develop.

City of Meridian | Department Report I1I. Staff Analysis



which has a minimum density of 6 dwelling units per acre. Per UDC 11-2D-6, in the TN-R
district, a minimum of two (2) housing types, including, but not limited to, single-family
dwellings with attached garages, single-family dwellings with detached garages, single-family
dwellings with alley loaded garages, single-family dwellings with alley loaded garages facing a
mew, townhouses, and multifamily dwellings, shall be required on any subdivision submittal or
planned unit development application. The proposal will also need to meet the requirements
outlined in UDC 11-4-3-27 for multifamily. If approved, the Development Agreement shall be
modified and a new Development Agreement shall be created to govern this area.

* Urban Kousing)(t8
apmrﬁﬂu'ﬁd lofts

igher. Density,
Greenway-Onented
ousing

As stated in ACHD’s staff report date April 9, 2026 for the Annexation and Comprehensive Plan
Amendment, the Fields Subarea Plan identifies a new east/west roadway extending between
Owyhee Storm Avenue and Star Road, two (2) entry roundabouts, and north/south roadways to



The applicant’s concept plan includes a north/south roadway cross section (red) extending from
McMillian Road south to the east/west main street style roadway (blue).
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COMCEPTUAL - SUBJECT TO CHANGE

Based on the proposed street section above, ACHD has safety concerns specific to the transitions
of the separated two-way bike lanes to the adjacent bike facilities and the width of the planter
strips/buffers proposed. ACHD is recommending and staff concurs a wider pedestrian zone is
needed which includes bike facilities, and all planter strips/buffers will need to be a minimum
width of 8-feet and landscape medians will need to be minimum width of 12-feet for street trees.
Bulb-outs will need to be designed to align at the intersection and provide a minimum pavement

width of 24-feet, measured from back of curb to back of curb.

The east/west main street roadway (blue) should be constructed as a local commercial street with
10-foot wide multi-use pathways or concrete sidewalks. ACHD will coordinate the street section
and amenities desired by the applicant and the City as part of their review of the preliminary plat

for this phase of the development.
Mixed-Use Center (Owvhee Center)
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The concept plan also shows a multifamily development on the property north of the Sky Pilot
Drain. The multifamily development shows a pathway connection along Echo Ridge Street
leading to the commercial development with benches along the pathway. The multifamily
development will be required to meet the specific use standards requirements outlined in UDC
11-4-3-27.
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The design guideline manual states the guidelines are intended to ensure high-quality commercial
and residential buildings, along with thoughtfully designed site development and landscaping
that: embrace the area’s history using enduring, high-quality building materials and design
practices; foster a pedestrian-friendly, connected environment that supports a vibrant mix

of business, living, and recreation; and enhance long term investment and property values for

residents and businesses.
Commescis oot =

AN
THE FIELDS

Residential Commercial
+ 2 Allowable Density .
Land Use Designation Total Units
. Apprax. Range Average ARpOOX, FAR
Acreage 4 _ Acreage
Low High High
Hedium-High Density Residential 180 8 12 1,440 2,160 1,800 - - -
Medium Density Residential 800 3 8 2,400 6,400 4,400 - - -
Low Density Residential 70 0 3 40 60 50
Parks & Open Space 225 - - - -
Schools (Civig) 125 - - - - - - -
Hixed-Use Community 30 6 15 180 450 315 40 0.35 610,000
Mined-Use ﬂ.egional 10 6 40 60 400 230 40 0.25 436,000
Mixed-Use Interchange - " = = T 5 70 0.15 458,000
Mixed-Use Non-Residential - - - - - - 60 0.10 262,000
Industrial = - . ¥ - - 160 0.05 349,000
1,440 - - 4,120 9,470 6,795 370 - 2,115,000
Notes: The table above is intended to show approximate ranges of land uses that can be anticipated in the area. The table reflects residential dersity ranges adopted within the Comprehensive Flan. A ions far

values are based on typical averages from uses supported within designation types. Because mixed use areas vary, the following assumptions are used within the context of future land use purpose text znd descriptions The Star/
McMillan Center and Stan/Ustick cemer assume 40% residential; Chinden centers assume 20% residential. Commercial uses are broken down as follows: MU-C and MU-R assames 0% commercial and 10% governmentaliother; MU-NR
assumes S0% office, 40% office/flex, and 10% other; and MU-I assumes 50% office, 30% governmental/other, and 20% flex.

The Navelanment Praoram ic intendad tn nravide an ectimate for indearctanding corvire neade and






D. Williams Pipeline and Intermountain Gas Facility

There is a high-pressure natural gas pipeline that runs through the north-west and south-west
areas of Meridian. This pipeline, which is operated by the Williams Pipeline Company, carries
pressurized natural gas. There is typically a 75-foot-wide easement that is associated with the
pipeline. Future development is required to comply with the Williams Pipeline Developer’s
Handbook. (https:/www.williams.com/wp-content/uploads/sites/14/2020/04/2020-Developers-
Handbook-FINAL-20200722-1.pdf)

 FiveMile Feeder Canal
Potential Future
Park{hrea

Coupled with the gas transmission pipeline, there is an existing Intermountain Liquefied Natural
Gas (LNG) Plant located in the northwest part of the Area of City Impact, at 4014 N. Can-Ada
Road. The storage tank which was constructed in 1974 and underwent maintenance in 2022 has a
capacity of 7.35 million gallons. The facility continues to operate at design capacity.



LNG is primarily methane in liquid form and is considered a cryogenic fluid. LNG is not
flammable in liquid form and begins to rapidly return to its natural state as a gas (methane) upon
exposure to the atmosphere. As the LNG warms a “vapor cloud” is created and the methane will
rise due to it is lighter than air and will begin to mix with the air. Should there be a sudden escape
of LNG from the tank, the concern would be the outer edge of the vapor cloud with the right
mixture of air/gas that could be ignited by an irrigation water pump, vehicle, power line or other
spark or flame.
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approved prior to the issuance of a certification of occupancy for any structures within the
project.

20. A street light plan will need to be included in the civil construction plans. Street light plan
requirements are listed in section 6-5 of the Improvement Standards for Street Lighting. A
copy of the standards can be found at
http://www.meridiancity.org/public_works.aspx?id=272.

21. The City of Meridian requires that the owner post to the City a performance surety in the
amount of 125% of the total construction cost for all incomplete sewer, water and reuse
infrastructure prior to final plat signature. This surety will be verified by a line item cost
estimate provided by the owner to the City. The surety can be posted in the form of an
irrevocable letter of credit, cash deposit or bond. Applicant must file an application for surety,
which can be found on the Community Development Department website. Please contact
Land Development Service for more information at 887-2211.

22. The City of Meridian requires that the owner post to the City a warranty surety in the amount
of 20% of the total construction cost for all completed sewer, water and reuse infrastructure
for duration of two years. This surety will be verified by a line item cost estimate provided by
the owner to the City. The surety can be posted in the form of an irrevocable letter of credit,
cash deposit or bond. Applicant must file an application for surety, which can be found on the
Community Development Department website. Please contact Land Development Service
for more information at 887-2211.

C. Meridian Park’s Department

hitps.//weblink.meridiancity.org/WebLink/Browse.aspx?id=438760&dbid= 0&repo=MeridianCit
Y

D. Community Planning Association of Southwest Idaho (COMPASS)
https://weblink.meridiancity.org/WebLink/Browse.aspx ?id=438760&dbid= 0&repo= MeridianCit
¥

E. Irrigation Districts




G. Idaho Department of Environmental Quality (DEQ)
https://weblink.meridiancity.org/WebLink/Browse.aspx?id=438760&dbid= 0&repo=MeridianCit
¥

H. West Ada School District (WASD) or Other District/School
https.//weblink.meridiancity.org/WebLink/Browse.aspx?id=438760&dbid= 0&repo= MeridianCit
¥

I. Ada County Highway District (ACHD)
https.//weblink.meridiancity.org/WebLink/Browse.aspx?id=438760&dbid= 0&repo= MeridianCit
B

J. Idaho Transportation Department (ITD)

Click or tap here to enter text.


















VII. EXHIBITS

A. Project Area Maps

(link to Project Overview)
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3. Future Land Use

Industrial

Med‘-H[_[gh-'Deqs'ii_y
Residential

0]

4. Planned Development Map
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B. Subject Site Photos
Parcel No. S0432223400

Parcel No. S0432336251
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C. Service Accessibility Report

PARCEL S0432234050 SERVICE ACCESSIBILITY

Overall Score: 11

3rd Percentile

Location

Extension Sewer
Floodplain

Emergency Services Fire
Emergency Services Police
Pathways

Transit

Arterial Road Buildout Status

School Walking Proximity

School Drivability

Park Walkability

Indicator

Description

Within 1/2 mile of City Limits YELLOW
Trunkshed mains > 2,000 ft. from parcel

Either not within the 100 yr floodplain or > 2 acres

Response time < 5 min.

Reporting District meets response time goals some of

% YELLOW
the time

Within 1/4 mile of future pathways YELLOW

Not within 1/4 of current or future transit route

Ultimate configuration (# of lanes in master streets
plan) > existing (# of lanes) & road IS NOT in 5 yr work
plan

Within 1/2 mile walking

Either a High School or College within 2 miles OR a
Middle or Elementary School within 1 mile driving
(existing or future)

No park within walking distance by park type

Report generated on 01-22-2026 by MERIDIAN\Iritter
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E. Preliminary Plat (date: 6/29/2026 12/2/2025)
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F. Landscape Plan (date: 4/1/2026)
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WESTVER SUBDIVEION
MERIHAN, IDAHO
PRE-PLAT LANDSCAPE PLAN
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Qualified Open Space Exhibit (date: 4/1/2026)
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H. Preliminary Plat and Site Amenities (date: 6/29/2026 12/45/2025)

2 LEGEND

o COMMUSITY BASED ACTIVITIES a POLLMATOR GARDEN
CONNECTIVE MULTHUSE PATHWATS. @
\\\\\\\ Wi POCKET PARKS FAE R
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” COMMUSITY CLUBHOUSE @ FITNESS PARK

INSPIRATION IMAGERY
1 AT T

LEGEND

o FASSVE ALIVITIES ALUNG FALFINAYS 0 T
COMMECTIVE MULTHUSE PATHINAIS ®
W/ POCKET PARKS CANRE PLAYGROUND

o WATHINLAN FUINE 0 SPORT COURT ZONE

o CUMMURIT CLUBHOUSE @ FITHESS PARK
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LIMMARY PLAT - ECT TO CHAI
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Fields Subarea Plan Amenities Identified
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I. Pathway Exhibit (date: 12/2/2025)
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J. Conceptual Phasing Plan
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K. Fire Access Exhibit (date: 1/19/2026)
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L. Typical Street Section Exhibit
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M. Common Drive Exhibit (date: 4/1/2026)
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LOT 32 1S A NON-BUILDABLE COMMON LOT
WITH A BLANKET INGRESS/EGRESS EASEMENT @
™ FAVOR OF LOTS 33-35, BLOCK 2 —0-20'4-1

®
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’ DRIVE
@
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__siE i o
|| P |
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COLLECTOR BUFFER T~

® LOTS 33-36, BLOCK 2
"= 35" WHEN PRMNIED AT 1117
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WESTVEIL SUBDIVISION
MERIDIAN, IDAHD

COMMON DRIVE EXHIBIT
BLOCK 2 LOTS 33-36

ENOIMEEEINO
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DRIVEWAY FOR LOT 12 BLOCK 3 TO BE 5/
LCDCA‘ED ON THE CPPOSITE SIDE OF THME
COMMON DRIVE PROPERTY LINE

SAGEFIELD STREET
&,

i
I ‘:

12"

LOT 17 IS A NON-BURLDABLE COMMON LOT
WITH A BLANKET IMGRESSJ'EG“(SS EASEMENT
IN FAVOR OF LOTS 13-16, BLOCK 3

BUILDING ENVELOPE, TYP.

COMMON

M. DWYHEE STORM AVENUE

® LOTS 12-16, BLOCK 3
= 30° WHEN PRINTED AT 117X17°

WESTVEIL SUBDIVISION
MERIDIAN, IDAHD

COMMON DRIVE EXHIBIT
BLOCK 3 LOTS 12-16
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T BE LoCATED ON THME |
OPPOSITE SIDE OF THE SHARED
COMMON DRVE PROPERTY LINE

LOT 88 WUST PROVIDE SPACE FOR A
VEMICLE TO TURN AROUND. LAYOUT

AT
OF LOT B CONSTRUCTION PLANS.

LOT 89 15 A NON=BUILDABLE

|

I
= COMMON LOT WITH A BLANKET
= | INGRESS/EGRESS EASEMENT IN

FAVOR OF LOTS 86-88, BLOCK 3

® LOTS 85-88, BLOCK 3
T = 30 WhEN PRNTED AT 1177017

ENGINEERING
5725 MOATH DISCOVINT WaN
o 1T
O (3580 00

20"
COLLECTOR BUFFER

e BUILDING  ENVELOPE, TYP,

WESTVEIL SUBDIVISION
MERIDIAN, IDAHO
COMMON DRIVE EXHIBIT
BLOCK 3 LOTS 85-89

.
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LOT 90 WUST PROVIDE SPACE FOR A
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LOT WITH A BUANKET INGRESS,
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DRIVEWAY FOR LOT 7 BLOCK
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N. Building Elevations
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0. Conceptual McMillian Market Place Rendering
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P. Conceptual Owyhee Center Rendering
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Q. Annexation Legal Description & Exhibit Map
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December 11, 2025
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Project No. 23-162
Westveil Subdivision

5725 North Discovery Way = Boise, Idaho 83713 » 208.639.6939 « kmengllp.com
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R. C-C Legal Description & Exhibit Map

ENGINEERING

December 12, 2025
Project No. 23-162

Exhibit A

Attached hereto is Exhibit B and by this reference is made a part hereof.

5725 North Discovery Way « Bolse, Idaho 83713 + 208.639.6933 « kmengllp.com
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ENGINEERING

December 12, 2025
Project No. 23-162

Exhibit A
Legal Description for Rezone to C-C
Westveil Subdivision

Thence N89°22°26"W a distance of 299.98 feet to said westerly line of the Northwest 1/4;
Thence following said westerly line, NO0O°37'32"E a distance of 166.80 feet to the POINT OF BEGINNING.

Said description contains a total of 13.78 acres, more or less.

Attached hereto is Exhibit B and by this reference is made a part hereof,

5725 North Discovery Way » Boise, Idaho 83713 « 208.639.6939 « kmengllp.com
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S. C-N Legal Description & Exhibit Map

ENGINEERING

December 12, 2025
Project No. 23-162

Exhibit A

PIPLI IV A Ty Tt l MWy V1T MW W1 W R R R BT faray wumsas awes

angle of 12°33'53", a chord bearing of N42°52'45"W and a chord dlstance of 123.98 feet tn a 5}8 inch

rebar;
Thence N49°09'42"W a distance of 761.22 feet to a 5/8-inch rebar;

5725 North Discovery Way » Boise, Idaho 83713 + 208.639.6939 « kmenglip.com
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T. I-L Legal Description & Exhibit Map

ENGINEERING

December 12, 2025
Project No. 23-162

Exhibit A

4. $85°46'29"E a distance of 536.92 feet;
Thence leaving said centerline, S00°10°59”W a distance of 699.99 feet to a 5/8-inch rebar;
Thence 359.29 feet along the arc of a curve to the left, said curve having a radius of 600.00 feet, a delta
angle of 34°18'25”, a chord bearing of 516°58'13"E and a chord distance of 353.92 feet to a 5/8-inch
rebar;
Thence N85°05'08”W a distance of 2,007.46 feet to the POINT OF BEGINNING.

Said description contains a total of 51.64 acres, more or less.

Attached hereto is Exhibit B and by this reference is made a part hereof.

5725 North Discovery Way + Bolse, ldaho 83713 » 208.639.6939 « kmenglip.com
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U. R-8 Rezone Legal Description & Exhibit Map

ENGINEERING

December 12, 2025
Project No. 23-162

Exhibit A

1. 76.55 feet along the arc of a curve to the right, said curve having a radius or 15U0.0U Teet, a delta
angle of 29°14'27”, a chord bearing of N75°14'44"W and a chord distance of 75.72 feet;
2. NB0°37°31"W a distance of 80,57 feet;
3. N46°59'14"W a distance of 1,151.22 feet;
4. 101.55 feet along the arc of a curve to the left, said curve having a radius of 150.00 feet, a deita
angle of 38°47'14”, a chord bearing of N66°22'51"W and a chord distance of 99.62 feet;
5. NB85°46'29"W a distance of 645.05 feet;
Thence leaving said centerline, NOO*10°59"E a distance of 582.74 feet to the northerly line of the
Northeast 1/4 of the Northwest 1/4 of said Section 31;
Thence following said northerly line, 589°12'39”E a distance of 699.93 feet to the POINT OF BEGINNING.

Said description contains a total of 36.96 acres, more or less,

Attached hereto is Exhibit B and by this reference is made a part hereof.

5725 North Discovery Way « Boise, Idaho 83713 » 208.639.6939 » kmenglip.com
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ENGINEERING

December 12, 2025
Project No. 23-162

Exhibit A

5725 North Discovery Way + Boise, Idahe 83713 » 208.639.6939 « kmenglip.com
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V. R-15 Rezone Legal Description & Exhibit Map

ENGINEERING

December 12, 2025
Project No. 23-162

Exhibit A

Thence leaving said northerly right-of-way and following said centerline, NOO"05°21"E a distance ot
1,416.48 feet to the northerly line of said Northeast 1/4;

Thence following said northerly line, $89°12'34"E a distance of 1,225.86 feet to the POINT OF
BEGINNING.

Said description contains a total of 40.09 acres, more or less.

Attached hereto is Exhibit B and by this reference is made a part hereof.

5725 North Discovery Way = Boise, Idaho 83713 « 208.639.6939 « kmengllp.com
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ENGINEERING

December 12, 2025
Project No. 23-162

Fuhihit A

Thence NO7°15°46"W a distance of 114.25 feet to the northerly right-of-way line of Five Mile Drain;
Thence following said northerly right-of-way line the following two (2) courses:

1. S88°10'58"E a distance of 1,416.37 feet;

2. N82°22°02"E a distance of 102.49 feet to the POINT OF BEGINNING.

Said description contains a total of 30.86 acres, more or less.

Attached hereto is Exhibit B and by this reference is made a part hereof.

5725 North Discovery Way « Bolise, idaho 83713 + 208.639.6939 + kmengllp.com
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ENGINEERING

December 12, 2025
Project No. 23-162

Fyhihit &
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5725 Nerth Discovery Way « Boise, Idaho 83713 « 208.639.6939 = kmenglip.com
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W. TN-R Rezone Legal Description & Exhibit Map

ENGINEERING

December 12, 2025
Project No. 23-162

§725 North Discovery Way » Boise, Idaho 83713 » 208.639.6939 » kmengllp.com
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X. Preliminary Plat Legal Description & Exhibit Map

ENGINEERING

April 7, 2026

Project No. 23-162
Legal Description for
Westveil Subdivision

Thence leaving said centerline, $07°15'46"E a distance of 92.02 feet;
Thence S87°55'25"E a distance of 1,505.37 feet to a 5/8-inch rebar on the easterly line of said Northwest
1/4 of Section 32;

Thence following said easterly line, S00°36°41"W a distance of 1,510.00 feet to an aluminum cap
marking the Center of said Section 32;

Thence leaving the easterly line of said Northwest 1/4 of Section 32 and following the easterly line of
said Southwest 1/4 of Section 32, S00°36'38"W a distance of 1,175.95 feet;

Thence leaving said easterly line, NB9°23'22"W a distance of 1,046.12 feet;

Thence 414.69 feet along the arc of a curve 10 the left, said curve having a radius of 264.00 feet, a delta
angle of 80°00'00”, a chord bearing of $45°36'38"W and a chord distance of 373.35 feet;

Thence S00°36°38"W a distance of 216.43 feet;

Thence N86°24’39"W a distance of 15,02 feet to the easterly line of the West 1/2 of said Southwest 1/4
of Section 32;

Thence following said easterly line, S00°39°57"W & distance of 974.14 feet to a 5/8-inch rebar marking
the West 1/16 corner of said Section 32;

Thence leaving said easterly line and following the southerly line of said West
1/2 of the Southwest 1/4, N89°18'02"W a distance of 1,326.06 feet to the
POINT OF BEGINNING.

Said parcel contains a total of 200.06 acres, more or less.

5725 North Discovery Way « Boise, Idaho 83713 » 208.639.6939 « kmenglip.com
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Y. CPAM Exhibit Map Parcel (General Industrial to Civic)
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. CPAM Exhibit Map Parcel (Medium Density Residential and Mixed-Use Community to
Medium High Density Residential and Commercial)

Date: 02/27/2026
Adopted Future Land Uses
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ADDITIONAL NOTES & DETAILS FOR STAFF REPORT MAPS, TABLES, AND CHARTS
(link to Community Metrics)
AA. 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






