DEVELOPMENT AGREEMENT

PARTIES: 1. City of Meridian
2. Gemini LLLP, Owner/Developer
3. Open Door Rentals LLC, Owner/Developer

THIS DEVELOPMENT AGREEMENT (this “Agreement”) is made and entered into this _ day of

, 2026, by and between City of Meridian, a municipal corporation of the State of Idaho,
hereafter called “CITY,” whose address is 33 E. Broadway Avenue, Meridian, Idaho 83642, and Gemini
LLLP, whose address is 1979 N. Locust Grove Rd., Meridian, Idaho 83646; and Open Door Rentals
LLC, whose address is 1977 E. Overland Rd., Meridian, Idaho 83642; hereinafter collectively called
“OWNER/DEVELOPER.”

1. RECITALS:

1.1 WHEREAS, Owner/Developer is the sole owner, in law and/or equity, of certain
land in the County of Ada, State of Idaho, described in Exhibit “A,” which is
attached hereto and by this reference incorporated herein as if set forth in full,
hereinafter referred to as the “Property;” and

1.2 WHEREAS, Idaho Code § 67-6511A provides that cities may, by ordinance,
establish provisions governing the creation, form, recording, modification,
enforcement and termination of development agreements required or permitted as a
condition of zoning that the Owner/Developer make a written commitment
concerning the use or development of the Property; and

1.3 WHEREAS, City has exercised its statutory authority by the enactment of Section
11-5B-3 of the Unitied Development Code (“UDC”), which authorizes
development agreements and the modification of development agreements; and

1.4  WHEREAS, Owner/Developer has submitted an application for development
agreement modification to remove the property listed in Exhibit “A” from an
existing Development Agreement recorded on June 4, 2025 in Ada County, Idaho
as Instrument #2025-034474, and for the inclusion of the Property into this new
Agreement together with a request for annexation of an additional 20.976 acres of
land with a request for the R-15 (Medium High-Density Residential) zoning
district, which generally describes how the Property will be developed and what
improvements will be made; and
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1.5 WHEREAS, Owner/Developer made representations at the duly noticed public
hearings before the Meridian City Council, as to how the property will be
developed and what improvements will be made; and

1.6  WHEREAS, the record of the proceedings for requested development agreement
modification held before the City Council includes responses of government
subdivisions providing services within the City of Meridian planning jurisdiction,
and includes further testimony and comment; and

1.7 WHEREAS, on the 25" of August, 2026, the Meridian City Council approved
certain Findings of Fact and Conclusions of Law and Decision and Order

(“Findings™), which have been incorporated into this Agreement and attached as
Exhibit “B;” and

1.8 WHEREAS, Owner/Developer deems it to be in its best interest to be able to enter
into this Agreement and acknowledges that this Agreement was entered into
voluntarily and at its urging and request; and

1.9  WHEREAS, the property listed in Exhibit “A” shall no longer be subject to the
terms of the existing Development Agreement recorded on June 4, 2025 in Ada
County, Idaho as Instrument #2025-034474 and shall be bound by the terms
contained herein in this new agreement; and

1.10 WHEREAS, City requires the Owner/Developer to enter into a development
agreement modification for the purpose of ensuring the Property is developed and
the subsequent use of the Property is in accordance with the terms and conditions
of this Agreement, herein being established as a result of evidence received by the
City in the proceedings for zoning designation from government subdivisions
providing services within the planning jurisdiction and from affected property
owners and to ensure zoning designations are in accordance with the amended
Comprehensive Plan of the City of Meridian on December 19, 2019, Resolution
No. 19-2179, and the UDC, Title 11.

NOW, THEREFORE, in consideration of the covenants and conditions set forth herein,
the parties agree as follows:

1. INCORPORATION OF RECITALS: That the above recitals are contractual and binding
and are incorporated herein as if set forth in full.
2. DEFINITIONS: For all purposes of this Agreement, the following words, terms and

phrases herein contained in this section shall be defined and interpreted as herein provided for, unless
the clear context of the presentation of the same requires otherwise:
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2.1 CITY: means and refers to the City of Meridian, a party to this Agreement, which
is a municipal corporation and government subdivision of the state of Idaho,
organized and existing by virtue of law of the State of Idaho, whose address is 33
East Broadway Avenue, Meridian, Idaho 83642.

2.2 OWNER/DEVELOPER: means and refers to Gemini LLLP, whose address is
1979 N. Locust Grove Rd., Meridian, Idaho 83646; and Open Door Rentals LLC,
whose address is 1977 E. Overland Rd., Meridian, Idaho 83642, the parties that
own said Property and shall include any subsequent owner(s)/developer(s) of the
Property.

2.3 PROPERTY: means and refers to that certain parcel of Property to be bound by
this Agreement and located in the County of Ada, City of Meridian as described in
Exhibit “A” describing a parcel of land to be removed from existing Development
Agreement recorded on June 4, 2025 in Ada County, Idaho as Instrument #2025-
034474, and for the inclusion of the Property into this new Agreement together
with a request for annexation of an additional 20.976 acres of land, with such
Property being bound by this new Agreement and legally described in Exhibit
“A,” attached hereto and by this reference incorporated herein as if set forth at
length.

3. USES PERMITTED BY THIS AGREEMENT: This Agreement shall vest the right to
develop the Property in accordance with the terms and conditions of this Agreement.

3.1 The uses allowed pursuant to this Agreement are only those uses allowed as
permitted, conditional and/or accessory uses under the UDC, as amended.

3.2 No change in the uses specified in this Agreement shall be allowed without
modification of this Agreement.

4. CONDITIONS GOVERNING DEVELOPMENT OF THE PROPERTY:

4.1 Owner/Developer shall develop or cause the Property to be developed in
accordance with the following special conditions:

a. Future development of the Property shall be generally consistent with the
preliminary plat, landscape plan, site plan, qualified open space exhibit, site
amenity exhibit, and conceptual building elevations included in Section VIII of
the Staft Report attached to the Findings attached hereto as Exhibit “B” and the
provisions contained herein.

b. No building permits shall be issued prior to the plat being recorded.

c. Any future development of the site must comply with the City of Meridian
ordinances in effect at the time of the development.
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d. The rear and/or sides of the two-story structures that face S. Locust Grove
Road, E. Via Roberto Street, and S. Recreation Avenue shall incorporate
articulation through changes in two or more of the following: modulation (e.g.,
projections, recesses, step-backs, pop-outs), bays, banding, porches, balconies,
material types, or other integrated architectural elements to break up
monotonous wall planes and roof lines. Single-story structures are exempt from
this requirement.

e. Direct lot access to S. Locust Grove Road, E. Via Roberto Street, and S.
Recreation Avenue is prohibited.

f. Provide a road trust deposit in the amount of $149,688 to pay for %4 widening of
the bridge on S. Locust Grove Road over the Rawson Canal prior to Ada
County Highway District’s (ACHD) signature on the first final plat.

g. Construct E. Via Roberto Street abutting the Property’s north property line as
half of a 36-foot-wide collector street section with vertical curb, gutter, and 8-
foot-wide planter strip, and 5-foot-wide detached concrete sidewalk. If E. Via
Roberto Street has not been constructed as part of Discovery Park Phase 3,
construct an additional 12 feet of pavement beyond centerline.

h. Provide a road trust deposit for half of the cost of a Rectangular Rapid Flashing
Beacon to be built at E. Via Roberto Street’s intersection with Altaira Avenue
when Phase 3 of Discovery Park is developed. The exact amount of the road
trust deposit will be determined during plan review.

i. Provide a road trust deposit to ACHD in the amount of $299,376 to pay for Y4
of the Rawson Canal crossing over S. Recreation Avenue and allow for the
construction of the bridge in the future when the adjacent parcels develop. The
road trust deposit for the crossing of the Rawson Canal should be provided
prior to ACHD’s signature on the plat that includes S. Recreation Avenue.

5. APPROVAL PERIOD: If this Agreement has not been fully executed within six (6)
months after the date of the Findings, the City may, at its sole discretion, declare the Agreement null
and void.

6. DEFAULT/CONSENT TO DE-ANNEXATION AND REVERSAL OF ZONING
DESIGNATION:

6.1  Acts of Default. In the event Owner/Developer, or Owner’s Developer’s heirs,
successors, assigns, or subsequent owners of the Property or any other person
acquiring an interest in the Property fail to faithfully comply with all of the terms
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and conditions included in this Agreement in connection with the Property, this
Agreement may be terminated by the City upon compliance with the requirements
of the UDC.

6.2  Notice and Cure Period. In the event of Owner/Developer’s breach of this
agreement, Owner/Developer shall have thirty (30) days from receipt of written
notice from City to initiate commencement of action to correct the breach and cure
the default, which actions must be prosecuted with diligence and completed within
one hundred eighty (180) days; provided, however, that in the case of any such
default that cannot with diligence be cured within such one hundred eighty (180)
day period, then the time allowed to cure such failure may be extended for such
period as may be necessary to complete the curing of the same with diligence and
continuity.

6.3 Remedies. In the event of default by Owner/Developer that is not cured after notice
from City as described in Section 7.2, City shall, upon satisfaction of the notice and
hearing procedures set forth in Idaho Code § 67-6511A, have the right, but not a
duty, to de-annex all or a portion of the Property, reverse the zoning designations
described herein, and terminate City services to the de-annexed Property, including
water service and/or sewer service. Further, City shall have the right to file an
action at law or in equity to enforce the provisions of this Agreement. Because the
covenants, agreements, conditions, and obligations contained herein are unique to
the Property and integral to the City’s decision to annex and/or re-zone the
Property, City and Owner/Developer stipulate that specific performance is an
appropriate, but not exclusive, remedy in the event of default. Owner/Developer
reserves all rights to contest whether a default has occurred, and Owner shall have
all rights and remedies available at law or in equity.

6.4  Choice of Law and Venue. This Agreement and the rights of the parties hereto
shall be governed by and construed in accordance with the laws of the State of
Idaho, including all matters of construction, validity, performance, and
enforcement. Any action brought by any party hereto shall be brought within Ada
County, Idaho.

6.5  Delay. In the event the performance of any covenant to be performed hereunder by
either Owner/Developer or City is delayed for causes that are beyond the
reasonable control of the party responsible for such performance, which shall
include, without limitation, acts of civil disobedience, strikes or similar causes, the
time for such performance shall be extended by the amount of time of such delay.

6.6  Waiver. A waiver by City of any default by Owner/Developer of any one or more
of the covenants or conditions hereof shall apply solely to the default and defaults
waived and shall neither bar any other rights or remedies of City nor apply to any
subsequent default of any such or other covenants and conditions.
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7. INSPECTION: Owner/Developer shall, immediately upon completion of any portion or
the entirety of said development of the Property as required by this Agreement or by City ordinance or
policy, notify the City Engineer and request the City Engineer’s inspections and written ordinance or
policy, notify the City Engineer and request the City Engineer’s inspections and written approval of
such completed improvements or portion therefor in accordance with the terms and conditions of this
Agreement and all other ordinance of the City that apply to said Property.

8. REQUIREMENT FOR RECORDATION: City shall record this Agreement, including
all of the Exhibits, and submit proof of such recording to Owner/Developer.

0. ZONING: City shall, following recordation of the duly approved Agreement, enact a valid
and binding ordinance zoning the Property as specified herein.

10. SURETY OF PERFORMANCE: The City may also require surety bonds, irrevocable
letters of credit, cash deposits, certified check or negotiable bonds, as allowed under the UDC, to
insure the installation of required improvements, which the Owner/Developer agrees to provide, if
required by the City.

11. CERTIFICATE OF OCCUPANCY: No Certificates of Occupancy shall be issued if the
improvements have not been installed, completed, and accepted by the City, or sufficient surety of
performance is provided by Owner/Developer to the City in accordance with Paragraph 11 above.

12. ABIDE BY ALL CITY ORDINANCES: That Owner/Developer agrees to abide by all
ordinances of the City of Meridian unless otherwise provided by this Agreement.

13. NOTICES: Any notice desired by the parties and/or required by this Agreement shall be
deemed delivered if and when personally delivered or three (3) days after deposit in the United States
Mail, registered or certified mail, postage prepaid, return receipt requested, addressed as follows:

CITY: with copy to:

City Clerk City Attorney

City of Meridian City of Meridian

33 E. Broadway Ave. 33 E. Broadway Ave.
Meridian, Idaho 83642 Meridian, Idaho 83642
OWNER/DEVELOPER: OWNER/DEVELOPER:
Gemini LLLP Open Door Rentals LLC
1979 N. Locust Grove Rd. 1977 E. Overland Rd.
Meridian, Idaho 83646 Meridian, Idaho 83642

13.1 A party shall have the right to change its address by delivering to the other party a
written notification thereof in accordance with the requirements of this section.

14. ATTORNEY FEES: Should any litigation be commenced between the parties
hereto concerning this Agreement, the prevailing party shall be entitled, in addition to any other relief
as may be granted, to court costs and reasonable attorney’s fees as determined by a Court of
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competent jurisdiction. This provision shall be deemed to be a separate contract between the parties
and shall survive any default, termination or forfeiture of this Agreement.

15. TIME IS OF THE ESSENCE: The parties hereto acknowledge and agree that
time is strictly of the essence with respect to each and every term, condition and provision hereof, and
that the failure to timely perform any of the obligations hereunder shall constitute a breach of and a
default under this Agreement by the other party so failing to perform.

16. BINDING UPON SUCCESSORS: This Agreement shall be binding upon and
inure to the benefit of the parties’ respective heirs, successors, assigns and personal representatives,
including City’s corporate authorities and their successors in office. This Agreement runs with the
Property and shall be binding on the Owner/Developer, each subsequent owner of the Property, and
any other person acquiring an interest in the Property. Nothing herein shall in any way prevent sale or
alienation of the Property, or portions thereof, except that any sale or alienation shall be subject to the
provisions hereof and any successor owner or owners shall be both benefited and bound by the
conditions and restrictions herein expressed. City agrees, upon written request of Owner/Developer, to
execute appropriate and recordable evidence of termination of this Agreement if City, in its sole and
reasonable discretion, has determined that Owner/Developer has fully performed its obligations under
this Agreement.

17. INVALID PROVISION: If any provision of this Agreement is held not valid by a
court of competent jurisdiction, such provision shall be deemed to be excised from this Agreement
and the invalidity thereof shall not affect any of the other provisions contained herein.

18. DUTY TO ACT REASONABLY: Unless otherwise expressly provided, each
party shall act reasonable in giving any consent, approval, or taking any other action under this
Agreement.

19. COOPERATION OF THE PARTIES: In the event of any legal or equitable
action or other proceeding instituted by any third party (including a governmental entity or official)
challenging the validity of any provision in this Agreement, the parties agree to cooperate in
defending such action or proceeding.

20. REMOVED PROPERTY: The City is hereby authorized, in its sole discretion, to
remove a portion of the Property (“Removed Property”) from this Agreement at any time, provided
that the City and the owner of the Removed Property concurrently enter into a modified development
agreement governing the development and use of the Removed Property. The remaining portion of the
Property, which has not been removed from this Agreement as described above, shall continue to be
bound by the terms of this Agreement.

21. FINAL AGREEMENT: This Agreement sets forth all promises, inducements,
agreements, condition and understandings between Owner/Developer and City relative to the subject
matter hereof, and there are no promises, agreements, conditions or understanding, either oral or
written, express or implied, between Owner/Developer and City, other than as are stated herein.
Except as herein otherwise provided, no subsequent alteration, amendment, change or addition to this
Agreement shall be binding upon the parties hereto unless reduced to writing and signed by them or
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their successors in interest or their assigns, and pursuant, with respect to City, to a duly adopted
ordinance or resolution of City.

21.1 No condition governing the uses and/or conditions governing the Property herein
provided for can be modified or amended without the approval of the Meridian
City Council after a public hearing(s) in accordance with the notice provisions
provided for a zoning designation and/or amendment in force at the time of the
proposed amendment.

22. EFFECTIVE DATE OF AGREEMENT: This Agreement shall be effective
upon execution by the Mayor and City Clerk.

[End of text. Acknowledgements, signatures, and Exhibits A and B follow.]
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ACKNOWLEDGMENTS

IN WITNESS WHEREOF, the parties have herein executed this Agreement and made it
effective as hereinabove provided.

OWNER/DEVELOPER:
Gemini LLLP
1 & —
By; Ke Cen ke~
ol (NS PPN
State of Idaho )
i ss:
County of Ada )
4 A

On this QQI day of &(ﬁ"\ﬁﬂm' ! 5’?&»' , 2026, before me, the undersigned, a Notary Public in and for said State, personally

appeared el s ’lo_, ko i , known or identified to me to be the NMiapa (€. of Gemini LLLP and

the person who signed above and acknowledged to me that they executed the same.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal
above written.

the day and year in this certificate first
[

J

LTIV = L {
“\,\‘:R\E LA' A‘;‘"" _/W (37\/6(/1‘\9 A j
P goeecees, 1, % Notary Public N 4

(34 9, - ~ j
) My Commission Expires: g 5-Al }%;//N«’

o..NOTA R ’;.°.

»,
00000500099
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IN WITNESS WHEREOF, the parties have herein executed this Agreement and made it
effective as hereinabove provided.

OWNER/DEVELOPER:
Open Door Rentals LLC

By: Corey' Barton
Its: Member

State of Idaho )
:oss:
County of Ada )

On this ﬁ{day of g) /,z/n i~ j’,’ 2026, before me, the undersigned, a Notary Public in and for said State, personally
appeared Corey Barton, known or identified to me to be the Member of Open Door Rentals LLC and the person who signed

above and acknowledged to me that they executed the same.

|

i

i IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal thg: day and year in this certificate first
E

above written.
RO\\? 0, o axy ublic

...0“ ‘3&“"0.9'6‘ "0.' My Commission Expires:
§ “FWOTARYS, %

£ § we= %%
2 e -

2 .PUBLICEF |

L H

°, oo, §

"mmm\‘
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CITY OF MERIDIAN ATTEST:

By:
Mayor Robert E. Simison Chris Johnson, City Clerk
State of Idaho )
. SS
County of Ada )

On this day of , 2026, before me, a Notary Public, personally appeared Robert E. Simison and
Chris Johnson, known or identified to me to be the Mayor and Clerk, respectively, of the City of Meridian, who executed the
instrument or the person that executed the instrument of behalf of said City, and acknowledged to me that such City executed the
same.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the day and year in this certificate first
above written.

Notary Public for Idaho
My Commission Expires:
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EXHIBIT A

A Description for
Summerlin Subdivision
April 3, 2026

All of Lots 2 and 3, Block 1, Laredo Estates Subdivision as filed in Book 58 of Plats
at Pages 5500 and 5501, records of Ada County, Idaho, All of Lots 2, 3, 4, and 5, Block 1,
Rescue Ranch Subdivision as filed in Book 106 of Plats at Pages 14734 through 14736,
records of Ada County, Idaho and an unplatted parcel of land all located in the Southwest
1/4 of Section 5, Township 2 North, Range 1 East, Boise Meridian, Ada County, Idaho
more particularly described as follows:

Commencing at the Section corner common to Sections 5, 6, 7 and 8, T.2N., R.1E.,
B.M., from which the 1/4 corner common to said Sections 5 and 6 bears, North 00°04'42"
West, 2655.92 feet; thence on the west boundary line of said Section 5, North 00°04'42"
West, 2,062.19 feet; thence leaving said west boundary line, South 89°52'36" East, 37.00
feet to the Northwest corner of Lot 5, Block 1 of said Rescue Ranch Subdivision, and the
POINT OF BEGINNING;

thence on the northerly boundary line of said Lot 5 the following seven (7) courses
and distances:

South 89°52'36" East, 669.21 feet;
South 68°53'16" East, 342.09 feet;

75.80 feet along the arc of curve to the left having a radius of 50.00 feet, a
central angle of 86°51'39" and a long chord which bears North 67°40'54" East,
68.75 feet;

North 24°15'05" East, 307.54 feet;

143.71 feet along the arc of curve to the right having a radius of 125.00 feet, a
central angle of 65°52'19" and a long chord which bears North 57°11'14" East,
135.93 feet;

South 89°52'36" East, 313.32 feet;

12.01 feet along the arc of curve to the right having a radius of 225.00 feet, a
central angle of 03°03'27" and a long chord which bears South 88°20'52" East,
12.01 feet to the west boundary line of Lot 2, Block 1 of said Rescue Ranch
Subdivision;

thence leaving said northerly boundary line on said west boundary line, North
00°04'42" West, 335.88 feet to the east-west centerline of
said Section 5, coincident with the north boundary line of
said Rescue Ranch Subdivision;

thence on said east-west centerline, South
89°52'50" East, 1004.03 feet to the Center 1/4 corner of
said Section 5;
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thence leaving said east-west centerline on the north-south centerline of said
Section 5, South 00°00'59" West, 585.63 feet to the Southeast corner of said Rescue
Ranch Subdivision;

thence continuing, South 00°00'59" West, 1,081.82 feet to the Northeast corner of
Tamarack Ridge Subdivision as filed in Book 59 of Plats at Pages 5672 and 5673, records
of Ada County, Idaho;

thence leaving said north-south centerline on the northerly boundary line of said
Tamarack Ridge Subdivision the following seven (7) courses and distances:

North 61°46'52" West, 361.44 feet;

South 82°33'31" West, 182.68 feet;

North 66°56'01" West, 362.91 feet;

314.02 feet on the arc of a curve to the left having a radius of 267.40 feet, a
central angle of 67°17'03", and a long chord which bears South 79°25'27"
West, 296.28 feet;

South 45°46'56" \West, 829.67 feet;

South 57°24'55" West, 143.12 feet;

South 67°27'28" West, 176.39 feet to the Northwest corner of said Tamarack
Ridge Subdivision, coincident with the Northeast corner of Lot 4, Block 1 of said

Laredo Estates Subdivision;

thence leaving the northerly boundary of said Tamarack Ridge Subdivision on the
northerly boundary line of said Lot 4 the following three (3) courses and distances:

North 87°28'39" West, 78.00 feet;
North 59°23'39" West, 474.00 feet;

North 51°21'39" West, 175.99 feet to the east right-of-way line of S. Locust
Grove Road;

thence on said east right-of-way line the following three (3) courses and distances:
North 00°04'42" West, 1,162.80 feet;
South 89°52'36" East, 7.00 feet;

North 00°04'42" West, 50.00 feet to the
POINT OF BEGINNING.

Containing 84.106 acres, more or less.

End of Description.
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EXHIBIT B

CITY OF MERIDIAN
FINDINGS OF FACT, CONCLUSIONS OF LAW ERIDIAN =~

AND DECISION & ORDER

In the Matter of the Request for annexation, Development Agreement modification and
preliminary plat, by Laren Baily, Conger Group.

Case No(s). H-2026-0018

For the City Council Hearing Date of: August 18, 2026 (Findings on August 25, 2026)

A. Findings of Fact

1.

Hearing Facts (see attached Staff Report for the hearing date of August 18, 2026, incorporated by
reference)

Process Facts (see attached Staff Report for the hearing date of August 18, 2026, incorporated by
reference)

Application and Property Facts (see attached Staff Report for the hearing date of August 18,
2026, incorporated by reference)

Required Findings per the Unified Development Code (see attached Staff Report for the hearing
date of August 18, 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 August 18, 2026, incorporated by reference. The conditions are concluded to be
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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, Development Agreement modification and preliminary
plat is hereby approved per the conditions of approval in the Staff Report for the hearing date of
August 18, 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
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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 August 18, 2026

FINDINGS OF FACT, CONCLUSIONS OF LAW AND DECISION & ORDER
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By action of the City Council at its regular meeting held on the 254 day of August

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

A
Mayor Robert E. Simison 8-25-2026
Attest:

:::::

City Clerk

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

O"O\AQQ/Y\Q“{/OM ' Dated: #252028

Clty Clerk’s Office
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COMMUNITY DEVELOPMENT C.\/% IDIAN
DEPARTMENT REPORT

HEARING  8/18/2026 . 7 = 7
DATE: ... Project Locdtion i .

TO: Mayor & City Council skisd.ot Inpact

FROM: Linda Ritter, Associate Planner

APPLICANT: Laren Bailey, Conger Group

SUBJECT:

LOCATION: Located on the east side of S. Locust

208-884-5533
Iritter@meridiancity.org

Summerlin AZ, PP & MDA
H-2026-0018

Grove Road, between E. Vio Roberto
Street and Columbia Road in the SW %
of Section 5, Township 2N, Range 1E,
parcels: R7406180020, R7406180030,
R7406180040, R5147110200,
R5147110324, R5147110342 and
S1405315235

I. PROJECT OVERVIEW

A. Summary

An annexation of 20.976 acres with zoning from RUT (Rural Urban Transition) to R-15
zone(medium-high density residential).

A preliminary plat to allow for the development of a 551-lot subdivision consisting of 506
residential building lots and 45 common lots on 87.40-acres with minimum lot size of 3,040
sfand an average lot size of 4,103 sf in the R-8 and R-15 zones.

A modification to the existing development agreement to include additional acreage and enter
into a new development agreement.

B. Issues/Waivers

Kuna School District states the potential student enrollment based on the developments
already underway and applications in the process are estimated to be 2,951.34 students. This
does not include Pre-K, homeschooled, or private school students. These numbers are subject
to change based on the number of development applications that continue to be approved by
the five agencies that serve their boundaries. Previously the District stated they cannot serve
the proposed development because the proposed plats in this zone are beyond district
capacity. This proposed development will impact Silver Trail Elementary, Fremont Middle
School, Kuna High School and Swan Falls High School zones which are already at or over
capacity with the current enrollment.
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II. COMMUNITY METRICS
Table 1: Land Use

Description Details Map Ref.
Existing Land Use(s) RUT and Single-Family Residential -
Proposed Land Use(s) Single-Family Residential -
Existing Zoning RUT, R-8 and R-15 VILA.2
Proposed Zoning R-8 and R-15
Adopted FLUM Designation Medium Density Residential, Low Density Residential VILA.3
Proposed FLUM Designation Medium Density Residential, Low Density Residential

Table 2: Project Overview
Description Details
History H-2024-0023; Laredo Estates Subdivision Lots 2 and 3
Phasing Plan 6 Phases
Residential Units 336 Single-family detached
Open Space 15% required/24.36% and 15.39 acres provided
Amenities Swimming pool facility, playground, picnic gazebo, pathways, tot lot,

plaza sitting area and dog parks
Physical Features Rawson Canal

famoan




Table 4: Agency Comments

_Agency / Element Description / Issue Reference
Ada County Highway District IV.K
e Comments Received Yes/Staff Report 5
e Commission Action Required No =
e Access S. Locust Grove Road, E. Via Roberto Street and S. -

Recreation Avenue
o Traffic Level of Service Locust Grove Road “Better than E” -
Columbia Road “Better than E”
Via Roberto Lane “N/A”
ITD Comments Received No Comments Received
Meridian Public Works Wastewater IV.B
e Distance to Mainline Sewer is available to site from Locust Grove and Roberto
Street. Applicant to extend sewer in Locust Grove Road to
southern boundary, and to extend sewer in E. Via Roberto
Street to eastern boundary per to and through policy.
e Impacts or Concerns No
Meridian Public Works Water IV.B

e Distance to Mainline
e Impacts or Concerns
e Kuna School District

Available at the site

No

Kuna School District states the potential student enrollment
based on the developments already underway and
applications in the process are estimated to be 2,951.34
students. This does not include Pre-K, homeschooled, or
private school students. These numbers are subject to
change based on the number of development applications
that continue to be approved by the five agencies that serve
their boundaries.

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

public record. Paste the following link into your browser to access the public record:

https.//weblink.meridiancity.org/WebLink/Browse.aspx?id= 445978 &dbid= 0&repo=MeridianCit

X



Figure 1: One-Mile Radius Existing Condition Metrics

Reference Parcel: R7406180040

Parcel Count

341

Household Change
123.8%

Population Change: 158.0%
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Notes: See VIII. Additional Notes & Details for Staff Report Maps, Tables, and Charts.

Figure 2: ACHD Summary Metrics

Level of Service Planning Thresholds

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

Roadway Frontage | cjagification | Traffic Count |Level of Service
Locust Grove 1,212-feet | Minor Arterial 273 Better than “E”
Columbia Road N/A Minor Arterial 230 Better than “E”
Via Roberto Lane 101-feet Collector N/A N/A

* 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 dally traffic counts are based on ACHD's most current traffic counts and the traffic inpact

study.

* The average daily traffic count for Locust Grove north of Columbia Road was 4,065 on March
26, 2026.

* The average daily traffic count for Columbia Road east of Locust Grove Road was 3,692 on
March 20, 2024

* There are no current traffic counts for Via Roberto Lane

Notes: See VIII. Additional Notes & Details for Staff Report Maps, Tables, and Charts.
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create a dynamic, multi-generational community where residents can transition through different
stages of life (known as aging in place) while remaining in the same neighborhood. This type of
zoning in conjunction with other designations should be used to support a diverse housing mix
that supports long-term residency and continuity within the community, promoting stability and a
sense of place for residents throughout different stages of life.

The City may require a development agreement (DA) in conjunction with an annexation pursuant
to Idaho Code section 67-6511A. To ensure the site develops as proposed with this application,
staff recommends a DA as a provision of annexation with the provisions included in Section IV.
The DA is required to be signed by the property owner(s)/developer and returned to the City
within six (6) months of the Council granting the annexation for approval by City Council and
subsequent recordation.

The applicant is proposing to modify the existing Development Agreement to include the
additional 20 acres of land. Staff suggest entering into a new agreement as additional conditions
have been added to this new proposal.

Prior to the submittal of the first final plat, the applicant will submit documentation to the City
Sformally withdrawing the preliminary plat approval for Summerlin West (H-2024-0023) and
withdraw of modify the Final Plat approval for Hadler Subdivision No. 3 (FP-2025-0031).

. Comprehensive Plan Policies

2.01.01 - encourages diverse housing options suitable for various income levels, household sizes
and lifestyle preferences. The applicant meets this criteria as they are providing a mix of R-8 and

R-15 lot sizes.

2.01.01C - encourages the applicants to maintain a range of residential land use designations
that allow diverse lot sizes, housing types, and densities. The applicant meets this criteria as they
are providing a mix of R-8 and R-15 lot sizes to provide a diversity of lot sizes.

2.02.00 - requires the applicant to plan for safe, attractive, and well-maintained neighborhoods
that have ample open space, and generous amenities that provide varied lifestyle choices. The
applicant meets this criteria as there are numerous pedestrian pathways, sidewalks and ample
open space and amenities for the residents to enjoy as well as the project is adjacent to Discovery
Park.






sidewalks and redesign several internal streets to reduce the length or to include passive
traffic calming design elements.

Staff is asking the Commission and Council to weigh in as to whether or not the applicant
should revise the plat map to reconfigure Lots 4-7, Block 18 on the northeast side of E.
Summerlin Drive so that Lot 9, Block 18 does not have 4 lots backing up to its side yard.
Per Comprehensive Plan Policy 3.07.01A, require all new development to create a site
design compatible with surrounding uses through buffering, screening, transitional
densities, and other best site design practices.

2. Qualified Open Space & Amenities (UDC 11-3G):
























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.
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stated shall not (nor are they intended to) override those of the irrigation district having
jurisdiction over the project area.

. Community Planning Association of Southwest Idaho (COMPASS)
https://weblink.meridiancity.org/WebLink/Browse.aspx?id=445979&dbid= 0&repo=MeridianCit
¥

. Boise Project Board of Control

https.://'webink.meridiancity.org/WebLink/DocView.aspx?id=448979& dbid= 0&repo=MeridianCi
tvBoise Project oard of Control

. Idaho Department of Environmental Quality (DEQ)

https.//weblink.meridiancity.org/WebLink/Browse.aspx?id=445979&dbid= 0&repo=MeridianCit
¥y

. Kuna School District

https.://weblink.meridiancity.org/WebLink/Browse.aspx?id=445979&dbid= 0&repo= MeridianCit
¥

. Ada County Highway District (ACHD)

https.//weblink.meridiancity.org/WebLink/Browse.aspx?id=445979&dbid= 0&repo=MeridianCit
¥
















VII. EXHIBITS
A. Project Area Maps

1. Aerial

Legend

] Project Location
v.! Area of Impact

Legend

] Project Location R
v} Area of Impact
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3. Future Land Use
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B. Service Accessibility Tool (Existing Conditions)

PARCEL R7406180040 SERVICE ACCESSIBILITY

Overall Score: 17

Sth Percentile

Criteria

Description

Location

Extension Sewer
Floodplain

Emergency Services Fire
Emergency Services Police
Pathways

Transit

Arterial Road Buildout Status

School Walking Proximity
School Drivability

Within 1/2 mile of City Limits

Trunkshed mains 500-2,000 ft. from parcel

Either not within the 100 yr floodplain or > 2 acres

Response time < 5 min.

Reporting District meets response time goals most of the time
Within 1/4 mile of current pathways

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

Not within 1 mile walking
Not within 2 miles driving of existing or future school






D. Subject Site Photos

¥
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E. Preliminary Plat (date: 4/8/2026)

SUMMERLIN SUBDIVISION
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F. Landscape Plan (date: 4/10/2026)

FREEFREEERE

APRIL 10, 2026

O mme

SUMMERLIN SUBDIVI

MERIDIAN. ID PRELIMINARY PLAT LANDSCAPE PLAN

PLANT FALETTE
T

PRELIMINARY PLAT LANDSCAPE
MERIDIAN, IDAHO

SUMMERLIN SUBDIVISION

City of Meridian | Department Report VII. Exhibits



T

ErTI

FLANT PALETTE

£

T —————
ﬁ e S
PR e

LR

NOTES

L Lok e vt

S MINE L T

KEY MAP

SUMMERLIN SUBDIVISION
PRELIMINARY PLAT LANDSCAPE
MERIDIAN, IDAHO

FLANT PALETTE

Er oMo e

PR TR

G e

Lt

B WP 10 VT LS TR PR T

MERIDIAN, IDAHO

PRELIMINARY PLAT LANDSCAPE

City of Meridian | Department Report

VII. Exhibits



PLANT PALETTE

S Cove R

5. KT AR

IR IR L

PRELIMINARY PLAT LANDSCAPE
MERIDIAN, IDAHO

PLANT PALETTE

& smmumanpee e

L b b bl

MERIDIAN, IDAHO

LS

5wt B e

City of Meridian | Department Report VII. Exhibits



FLANT PALETTE
= e
e W

R N A AR AN R AN AN AN R SR R RN

f,l:ﬂb adly e e B

|
o

FERUD 0 1 P e 1

PRELIMINARY PLAT LANDSCAPE
MERIDIAN, IDAHO

DEVELOPMENT DATA PLANT PALETTE

S __covetmnaet

Lemuan

Jratic-by

2o i, P
a} F
i
i
i

T ke

s oo rvcnen, =3 N
TR TR ST, i
ar
Ak ar 1w b o8 bl A it

A b

e ]

Lo o L e NOTES

b L Lt L Bl e e B B CE R e b
PR T Pk Dt b b B

LIN SUBDIVISION
{RY PLAT LANDSCAPE

DIAN, IDAHO

|,j SHFLE PLANTING
() S Fir




Ty i

v, DRbAETS. ptvELceTe
. g =
s , s
26

SUMMERLIN SUBDIVISIOE

MERIDIAN, ID PRELIMINARY PLAT LANDSCAPE PLAN




G. Fencing Plan
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H. Pedestrian Connectivity
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I. Qualified Open Space Exhibit (date: 4/9/2026)
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J. Amenity Exhibit (date: 4/9/2026)

Proposed Amenities (43 points/code requires 13)

A. Large Central Park (Block 6, Lot 1) — This five-
acre park will contain the following facilities:

e  Pool Facility
e  Two Pickleball Courts
e  Fenced Dog Park

Dog Waste Facility

Playground

Climbing Rock

Seating Benches

Attractive Landscaping

e  Two large lawn areas

L] Pedestrian Pathway

@ G

ERONT ELEVLTION i
e e

Four Dog Parks (Block 6, Lot 1), (Block 7, Lot 20), (Block 2, Lot 14) and (Block 11, Lot 1)

* Fenced Dog Park

e Waste Station

e Seating Areas oo A e
e Attractive landscaping [
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C. Pathways — The Summerlin
Neighborhood will include the following pedestrian pathways:
e 10’ Wide Regional Pathway - 1,682 LF

D. Other open green areas — several other open spaces will have the following
amenities:
e  Shade structures

. Large open grass areas
. Internal Pathwaue





















L. Building Elevations

Elevations
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75.80 feet along the arc of curve to the left having a radius of 50.00 feet, a
central angle of 86°51'39" and a long chord which bears North 67°40'54"
East, 68.75 feet;

North 24°15'05" East, 307.54 feet;

143.71 feet along the arc of curve to the right having a radius of 125.00 feet,
a central angle of 65°52'19" and a long chord which bears North 57°11'14"
East, 135.93 feet;

South 89°52'36" East, 313.32 feet;

12.01 feet along the arc of curve to the right having a radius of 225.00 feet,
a central angle of 03°03'27" and a long chord which bears South 88°20'52"
East, 12.01 feet to the west boundary line of said Lot 2;

thence leaving said northerly boundary line on
said west boundary line, North 00°04'42" West, 335.88
feet to the east-west centerline of said Section 5,
coincident with the north boundary line of said Rescue
Ranch Subdivision;

thence on said east-west centerline, South
89°52'50" East, 1004.03 feet to the Center 1/4 corner
of said Section 5;

Page 1 of 2
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68.75 feet;
North 24°15'05" East, 307.54 feet;
143.71 feet along the arc of curve to the right having a radius of 125.00 feet, a

central angle of 65°52'19" and a long chord which bears North 57°11'14" East
135.93 feet;

South 89°52'36" East, 313.32 feet;

12.01 feet along the arc of curve to the right having a radius of 225.00 feet, a
central angle of 03°03'27" and a long chord which bears South 88°20'52" East,
12.01 feet to the west boundary line of Lot 2, Block 1 of said Rescue Ranch
Subdivision;

thence leaving said northerly boundary line on said west boundary line, North
00°04'42" West, 335.88 feet to the east-west centerline of
said Section 5, coincident with the north boundary line of
said Rescue Ranch Subdivision;

thence on said east-west centerline, South
89°52'50" East, 1004.03 feet to the Center 1/4 comner of
said Section 5;
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thence leaving the northerly boundary of said Tamarack Ridge Subdivision on the
northerly boundary line of said Lot 4 the following three (3) courses and distances:

North 87°28'39" West, 78.00 feet;
North 59°23'39" West, 474.00 feet;

North 51°21'39" West, 175.99 feet to the east right-of-way line of S. Locust
Grove Road;

thence on said east right-of-way line the following three (3) courses and distances:
North 00°04'42" West, 1,162.80 feet;
South 89°52'36" East, 7.00 feet;

North 00°04'42" West, 50.00 feet to the
POINT OF BEGINNING.

Containing 84.106 acres, more or less.

End of Description.
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VIII. ADDITIONAL NOTES & DETAILS FOR STAFF REPORT MAPS, TABLES, AND CHARTS
(link to Community Metrics)

A. One-Mile Radius Existing Condition Notes

This data is automatically derived from enterprise application and GIS databases, and exported
dynamically. Date retrieved notes generally reflect data acquired or processed within the last 30-
days. Analysis is based on a one-mile radius from the centroid of the identified parcel. Parcel
based data excludes certain properties and represents land as it exists now. Properties considered
are only those with a total assessed value greater than 0 (i.e. excludes most HOA area, transitional

develanment onvernment and amaci onvernment farilitieed The fallawino valnee alen canctrain



