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          CITY OF MERIDIAN 

FINDINGS OF FACT, CONCLUSIONS OF LAW  

AND DECISION & ORDER 

 

In the Matter of the Request for a Modification to the Existing Development Agreement (Pollard 

Subdivision Inst. #2019-060655) for a New Agreement for Lots 1-7, Block 2, Pollard Subdivision 

No. 1 (Pollard West) to Update the Conceptual Development Plan for the Site, by Brighton 

Development. 

Case No(s). H-2026-0015 

For the City Council Hearing Date of: June 26, 2026 (Findings on July 7, 2026) 

 

A. Findings of Fact 

 

1. Hearing Facts (see attached Staff Report for the hearing date of June 26, 2026, incorporated by 

reference) 

 

2.   Process Facts (see attached Staff Report for the hearing date of June 26, 2026, incorporated by 

reference) 

 

3.  Application and Property Facts (see attached Staff Report for the hearing date of June 26, 2026, 

incorporated by reference) 

 

4.  Required Findings per the Unified Development Code (see attached Staff Report for the hearing 

date of June 26, 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). 

 

2. 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. 

 

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

 

4. Due consideration has been given to the comment(s) received from the governmental 

subdivisions providing services in the City of Meridian planning jurisdiction. 

 

5. 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. 

 

6. 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.  
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7. That this approval is subject to the Conditions of Approval all in the attached Staff Report for the 

hearing date of June 26, 2026, incorporated by reference. The conditions are concluded to be 

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 a modification to the existing development agreement for a new 

development agreement for Lots 1-7, Block 2, Pollard Subdivision No. 1 is hereby approved 

per the provisions in the Staff Report for the hearing date of June 26, 2026, attached as Exhibit 

A. 

 

D.  Notice of Applicable Time Limits  

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 June 26, 2026 
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By action of the City Council at its regular meeting held on the ___________ day of ________________, 

2026. 

COUNCIL PRESIDENT JOHN OVERTON     VOTED_______ 

COUNCIL VICE PRESIDENT ANNE LITTLE ROBERTS    VOTED_______  

COUNCIL MEMBER DOUG TAYLOR      VOTED_______ 

 COUNCIL MEMBER LUKE CAVENER     VOTED_______ 

COUNCIL MEMBER LIZ STRADER     VOTED_______ 

COUNCIL MEMBER BRIAN WHITLOCK    VOTED_______ 

MAYOR ROBERT SIMISON      VOTED_______ 

(TIE BREAKER) 

 

 

            

     Mayor Robert E. Simison 

   

 Attest: 

 

 

_______________________________ 

Chris Johnson 

City Clerk 

 

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

Attorney. 

 

 

By:       _ __ Dated:       

     City Clerk’s Office        

 

 

 



 
 
 

EXHIBIT A 
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HEARING 
DATE: 

June 23, 2026 
 

 

TO: Mayor & City Council 

FROM: Sonya Allen, Associate Planner 
208-884-5533 

SUBJECT: H-2026-0015 
Pollard West 

APPLICANT: 
 
 
LOCATION: 

Brighton Development, Inc. 
 
Generally located on the north side of W. 
Chinden Blvd., the west side of N. Levi 
Ave. and the south side of W. Waverton 
Rd., in the southwest 1/4 of Section 21, 
T.4N., R.1W. 

I. PROJECT OVERVIEW 

A. Summary 

Modification to the existing Development Agreement (Inst. #2019-060655) for a new agreement 
for Lots 1-7, Block 2, Pollard Subdivision No. 1 to update the conceptual development plan for 
the site.  

B. Recommendation 

Planning Division: Approval 

C. Decision 

City Council: Approved 

D. Table of contents 

Community Metrics……………………………………………………………………    II 

Staff Analysis………………………………………………………………………….    III 

City/Agency Comments and Conditions………………………………………………    IV 

Action………………………………………………………………………………….    V 

Exhibits………………………………………………………………………………..    VI 

 

STAFF REPORT 

 
COMMUNITY DEVELOPMENT DEPARTMENT 

Site 
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II. COMMUNITY METRICS 

Table 1: Land Use 

Table 2: Process Facts 

Description Details 
Preapplication Meeting date 2/24/2026 (PREAPP-2026-0039) 
Neighborhood Meeting 3/19/2026 

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

 

III. STAFF ANALYSIS 

Comprehensive Plan and Unified Development Code (UDC) 

A. History 

Pollard Subdivision was annexed and received preliminary plat approval in 2019, followed by 
final plat approval in 2022 and recordation in 2023. The annexation area encompassed 77.33 
acres of land located on the east and west sides of N. Levi Ave., along the north side of W. 
Chinden Blvd., midway between N. McDermott Rd. and N. Black Cat Rd., as shown on the 
vicinity map below. 

 
 

As part of the annexation process, the applicant entered into a Development Agreement (DA) 
(recorded as Inst. #2019-060655) that includes provisions governing future development of the 
property.  Among other provisions, future development is required to be generally consistent with 
the conceptual site plan approved with the annexation.  

In 2024, a modification to the DA was approved that removed the single-family residential 
portion of the development along the north side of W. Waverton Dr. from the agreement (H-
2024-0037 Pollard North). 

 

Description Details 
Acreage 23.30 
Future Land Use Designation Mixed-use Interchange (MU-I) (17.7 acres) with Medium Density 

Residential (MDR) along the north boundary (5.6 acres) 
Current Zoning C-G (General Retail and Service Commercial) 
Existing/Proposed Land Use(s) Commercial – in development process 
History (previous approvals) H-2019-0021 Pollard Subdivision 
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B. General Overview 

The Applicant requests approval of a modification to the existing Development Agreement (Inst. 
#2019-060655) for a new agreement for Lots 1-7, Block 2, Pollard Subdivision No. 1 to update 
the conceptual development plan for the site. The existing DA will remain in effect for the 
portion of the development east of N. Levi Ave. The existing approved conceptual development 
plan is shown below (the area outlined in red is the subject site).  

This portion of the development was entitled to develop with a medical campus consisting of a 
95K square foot (s.f.) medical office building, including a surgical center, free-standing 
emergency department and a 50-bed hospital. 

 
Three (3) of the lots have already received Certificate of Zoning Compliance approval for the 
following uses: an 80,600 square foot medical office building on Lot 3, Block 2 (A-2026-0016), 
an electrical wholesale supply company on Lot 2, Block 2 (A -2025-151), and a credit union on 
Lot 1, Block 2 (A-2024-0150) and are in the development process. A conditional use permit for a 
daycare center has been submitted on Lot 4, Block 2 (H-2026-0030); approval of this application 
is contingent upon the subject modification being approved.  
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The purpose of the modification is to update the conceptual development plan to accurately 
reflect current development activity and to allow for independent progression of the identified 
lots. The site layouts with access, parking, pedestrian pathways and public/quasi-public gathering 
areas/plazas that have already been approved are depicted on the proposed conceptual 
development plan, included above and below in Section VI.B. Lot 6 is still anticipated to develop 
with a hospital; Lot 5 is anticipated to have two (2) commercial buildings. 

Because this property is located in the Mixed Use – Interchange (MU-I) designation, specific 
development provisions are required as noted in the existing DA that pertain to common usable 
open space in commercial areas such as plazas or green space; supportive and proportional 
public/quasi-public spaces and places; and safe pedestrian access and connectivity within 
developments as set forth in the Comprehensive Plan. The existing entitled uses were held to 
these standards and Staff recommends the remaining lots are also held to these standards. 
Therefore, Staff recommends these provisions are carried over to the new DA as noted below in 
Section IV. 

IV. CITY/AGENCY COMMENTS & CONDITIONS 

A. Meridian Planning Division 

1.1 The new Development Agreement shall be signed by the property owner(s) and returned 
to the Planning Division within six (6) months of the City Council approval of the 
Findings and shall incorporate the following provisions: 

a. Future development of this site shall be generally consistent with the conceptual site 
plan included below in Section VI and the provisions contained herein. Lot 6, that 
doesn’t include a conceptual development plan, shall develop with a hospital or 
similar healthcare use as proposed by the developer. 

b. Future structures shall comply with the design standards listed in the Architectural 
Standards Manual. An application for Design Review shall be submitted concurrently 
with the Certificate of Zoning Compliance application and approved prior to 
submittal of building permit applications. 



 

 Page 5  
  

c. Commercial buildings within the development shall be arranged to create some form 
of common, usable area, such as a plaza or green space as set forth in the 
Comprehensive Plan for mixed use designated areas (see p. 3-18).  

d. Supportive and proportional public and/or quasi-public spaces and places including 
but not limited to parks, plazas, outdoor gathering areas, open space, libraries, and 
schools that comprise a minimum of 5% of the development area shall be provided 
within the mixed use portion of the development as set forth in the Comprehensive 
Plan (outdoor seating areas at restaurants do not count) (see p. 3-18).  

e. Buildings, landscaping, and other design features near the SH-16/SH-20/26 
interchange need to reflect Meridian’s heritage, quality, and character as one of the 
regional gateways to the City of Meridian in accord with the Comprehensive Plan 
(see p. 3-25). 

f. Internal pedestrian walkways shall be provided from perimeter sidewalks to the main 
building entrance in accord with the standards in UDC 11-3A-19B.4 and between 
uses along drive aisles for safe pedestrian access and connectivity as set forth in the 
Comprehensive Plan (see pp. 3-18 and 3-19). 

B. Public Works 

https://weblink.meridiancity.org/WebLink/DocView.aspx?id=443068&dbid=0&repo=MeridianC
ity  

C. Department of Environmental Quality (DEQ) 

https://weblink.meridiancity.org/WebLink/DocView.aspx?id=444834&dbid=0&repo=MeridianC
ity  

V. ACTION 

A. Staff:  

Staff recommends approval of the requested Development Agreement Modification per the 
provisions included above in Section IV. 

B. City Council: 

  The Meridian City Council heard these items on June 26, 2026. At the public hearing, the Council 
moved to approve the subject MDA request. 

 1. Summary of the City Council public hearing: 
  a. In favor: Eli Benski, Brighton Development 
  b. In opposition: None 
  c. Commenting: Denise LaFever 
  d. Written testimony: Denise LaFever, Irene Hoffmann & David Hoffman 
  e. Staff presenting application: Sonya Allen 
  f. Other Staff commenting on application: None 
 2. Key issue(s) of public testimony: 
  a. Request for all relevant development requirements and conditions to be carried over 

into the new development agreement. 
 3. Key issue(s) of discussion by City Council: 
  a. None 
 4. City Council change(s) to Staff’s recommendation: 
  a. Include a DA provision that limits the use on Lot 6 to a hospital or similar healthcare 

use because a conceptual development plan isn’t proposed for that lot. 

https://weblink.meridiancity.org/WebLink/DocView.aspx?id=443068&dbid=0&repo=MeridianCity
https://weblink.meridiancity.org/WebLink/DocView.aspx?id=443068&dbid=0&repo=MeridianCity
https://weblink.meridiancity.org/WebLink/DocView.aspx?id=444834&dbid=0&repo=MeridianCity
https://weblink.meridiancity.org/WebLink/DocView.aspx?id=444834&dbid=0&repo=MeridianCity
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VI. EXHIBITS  

A. Legal Description and Exhibit Map for Property Subject to Modified Development Agreement 
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B. Proposed Conceptual Development Plan 
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