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December 10, 2021

CityofMeridian
Planning Division
33. E. Broadway Ave.  
Suite102
Meridian, Idaho 83642

RE: UPDATED Vanguard Crossing Narrative

DearPlanning Staff, Planning andZoning Commissioners, Mayor andCouncil Members:  

LDKVentures, incoordination withMeridian 118, ispleased topresent Vanguard Crossing, a
first-classanddistinctly Meridian residential apartment community nestled justnorthofI-84and
inbetween SBlack CatRoad, WFranklin Road andSTenMileRoad. The40.33-acreproject
site (the “Site”) islocated at1085STenMileRoad, Meridian, ID83642 andincludes Parcel No.  
S1215244200.    

INTRODUCTION

Vanguard Crossing isthenorthwest partofalarger 115-acremixed usedevelopment, Project
Vanguard, which also includes thesouthern 74acreVanguard Village, described inaseparate
narrative. Applications fortheoverall Project Vanguard include arezone, development

1agreement modification, preliminary plat, andone conditional usepermit. Thisnarrative
focuses onLDKVentures’ proposed development ofVanguard Crossing, insupport ofthe

1 Apriorversion ofthisnarrative represented thatwewereapplying fortwoconditional usepermits; that
iserrorandweareonlyapplying foroneconditional usepermit.   
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2request torezone the40-acreSite fromR-40, M-C, andC-CtoR-15, aconditional usepermit
application formulti-family residential useontheSite, andarequest foralternative compliance
forsitedesign.  

Vanguard Crossing willprovide needed residences tosupport andcomplement theplanned
commercial andemployment uses inthevicinity, which areallpartoftheTenMile Interchange
Specific Area Plan (“TMISAP”). Multi-family residential provides anice transition between the
single-family residential homes toournorth andtheindustrial andcommercial uses planned to
thesouth alongI-84. Residents willenjoy pedestrian access toshopping andemployment
opportunities nearby.  

Wehavealigned internal driveways andpathways toprovide connectivity andintegration to
surrounding properties. Thebuilding arrangement andsitedesign create anattractive, urban- 
feeling landscape consistent with theconcept plans intheTMISAP cutsheets. Theproposed
multi-family residential useisalsoconsistent with theComprehensive Plan, compatible with
surrounding uses, andadequately served byexisting utilities andservices.  

2 Asdiscussed intheseparate narrative forVanguard Village, wearerequesting that theboundaries ofthe
zoning districts beadjusted, but theoverall mixofzoning districts will remain thesame except thatR-15
will replace R-40.   
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SITEPLAN

Vanguard Crossing proposes 552multi-family residences foradensity of13.63unitsperacre.  
TheSite includes amixofthree-storyapartment buildings and1, 2, and3-bedroom flatsand
townhome-stylemulti-family homes, allofwhich areeasily walkable onthemultipurpose path
meandering throughout theSite.  

Thesiteplan includes 1054 internal parking spaces foraparking ratioof1.90. Theprovided
parking issixspaces more thanthe1048parking spaces required bytheUDC, plus theproject
willprovide anadditional 94off-siteon-street publicparking spaces forguests, providing the
project close to100spaces over theUDC requirement.   
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RESIDENCES

Vanguard Crossing will include amixof1, 2and3-bedroom units, ranging from758square feet
to1693 square feet.  

Three-story apartment buildings areproposed along Vanguard Way andthewestern boundary of
thesite. These1and2-bedroom units include contemporary architectural design andprivate
balconies orpatios andofferamore economical housing option within thishighly-amenitized
community. Parking isprovided insurface lotsbehind thebuildings andalong thewestern
boundary oftheproperty andisnotvisible fromthestreet. Thelocation ofthese buildings is
informed bythefuture adjacency ofcommercial andemployment usesalong Vanguard.       

Thebalance oftheproject willconsist of1, 2and3-bedroom flatsandtownhome-stylemulti- 
family homes arranged intwo-story buildings of4to8units. These lower density structures offer
moreofa “single-family home” experience withdirect access toprivate 1or2cargarages,  
dedicated frontdoors attheground floor, andprivate patios. These residential buildings are
situated throughout theproject uptotheproject’snorthern boundary shared with thecurrent
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Baraya single family home subdivision, providing anice transition tothemore intense mixed
usesplanned southofthesite.  

Example of “Building 6” elevations:  

Theinteriors oftheunitswillhaveahigh-endmodern finishwithstainless steelappliances, tiled
backsplashes, kitchen islands andother finishes consistent withaluxury residential product. The
larger sizeoftheflatsandtownhome unitswillallow formore flexible space intheunits for
residents towork remotely fromhome.  

Thetotalnumbers ofeachstyleofbuilding isattached asExhibit A.   

OPENSPACE ANDAMENITIES

Vanguard Crossing will include approximately 9.64acres (or24%) ofqualified open space,  
which exceeds CityCode requirements.   
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Thedevelopment willbelandscaped withnative andadapted plants andwill showcase plants
foundwithin theTreasure Valley region. Vanguard Crossing proposes 928trees intotaland
includes 158trees proposed along thestreets, which exceeds thenumber required bytheUDC.  

Open space isintegrated throughout Vanguard Crossing. Internal pathways andsidewalks are
linked throughout theSite, including ameandering pathway bisecting theSite fromthenorthwest
tothesoutheast, andconnecting sidewalks andpathways abutting eachofthebuildings.   

There isonelarge, central open space areaandmultiple other areas scattered throughout theSite.  
These open space areas provide access tooutdoor, grassy space forresidents torecreate, gather
andrelax.  Thepathway amenity bisecting theproperty contains more than119,000square feet
ofopen grassy space, supports arangeofuses, ishighly visible andiseasily accessible toall
residents.  

Vanguard Crossing willprovide atleast fourteen (14) qualified amenities, representing eachof
thethree categories listed inUDC11-4-3-27(D):  

A. Quality ofLifeAmenities:   
1. Clubhouse. Theproject’sclubhouse includes alarge community swimming pool, hottub,  

cabanas, outdoor BBQandkitchen, firepits, lawngame area, various interior andexterior
lounge areas, mail room, andpackage delivery room. TheClubhouse willalsohavea
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creative co-working space witha conference room, small private huddle rooms, anda
co-working lounge toaccommodate those residents whodesire towork remotely.  

2. Fitness facility. Thefitness facilities arelocated intheclubhouse. These facilities will
include acardio andweight room, aspinandyogaroom, andacovered outdoor workout
area.   

3. Public art. Theproject will include artistic features andwayfinding through thecentral
openspace spine. Thispublic artwillcreate points ofinterest along thepathways and
speak tothenexusoftheregion’sheritage anditsfuture.  

4. Dogparkwithwastestation. Theproject includes twodogparks withwaste stations.  

B. Open Space Amenities:   
1. Picnic area including tables, benches, landscaping andastructure forshade. Theproject

includes picnic areas withshade.  Oneislocated next totheclubhouse, asecond is
adjacent tothesecond swimming pool, andathirdpicnic area islocated bythechildren’s
playstructure inthesouthern quadrant ofthedevelopment.  

C. Recreation Amenities:   
1. Pool. Theproject includes twoswimming pools. Oneislocated adjacent tothecentral

clubhouse; theother islocated close tothenorthern edgeofthedevelopment near the
townhome-style residences.  

2. Walking Trails. Ameandering, paved 1600 linear foot, trailbisects theproperty,  
providing residents anareatowalk, runandsit, aswellassmaller secondary paths to
explore thenativeandadaptive landscape.  

3. Children’sPlayStructures: Theproject will include 2areaswithchildren’splay
structures throughout thecommunity.  

4. Sports Courts. Apickle ballcourt islocated near theclubhouse.  

D. Additional Amenities:  
1. Outdoor kitchen anddining area.  
2. Firepitandoutdoor lounge area.  
3. Second Residential Amenity Cluster. Thisareaincludes thesecond swimming poolalong

withapicnicshelter andsecond firepitandBBQlounge.   
4. Third residential Amenity Cluster. Thearea includes achildren’splayareaandaBBQ

lounge.  

Extensive amenities available toallresidents ofthecommunity areprovided inacentralized
location atthecorner ofthetwomajor internal roadways. Theclubhouse willserve asa
community center fortheresidents providing opportunities forgathering, meeting orusing the
remote work spaces, fitness center, outdoor barbeques, indoor andoutdoor lounges with
fireplaces andextensive outdoor open recreation spaces fororganized fitness activities orgeneral
recreation.  
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COMPATIBILITY WITHSURROUNDING USES

Vanguard Crossing iscompatible withother usesinthegeneral neighborhood andwith the
existing orintended character ofthegeneral vicinity. Theproject willnotadversely change the
essential character oftheareaandprovides acrucial buffer between thesingle family residences
tothenorthofthedevelopment andtheproposed commercial, industrial, andemployment zones
andusestothesouth andeastofthedevelopment.   

Residents ofVanguard Crossing andother surrounding neighbors cansafely walk through the
development toretail andemployment uses. Thepathway network provides social gathering
nodes andseating inapark-likesetting withbenches forseating scattered throughout.   

Theresidential buildings adjacent toVanguard Wayaresetback 60feet fromthestreet, and
screened from Vanguard Waywithasidewalk andother landscaping features. Theresidences
along Sunset PointWay arelikewise buffered fromtheroadwith trees andsidewalks. These
landscape buffers willprovide attractive screening inaddition tomany mature treesonthe
property. There isa 7foot landscape buffer onthenorth boundary thatalsohelps screen the
single family residences fromthisdevelopment, anda similar 5foot landscape buffer onthe
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western edgeoftheproject.     

SERVICES

Sewer andwater areavailable attheSite.   

TheSite isserved bytheChaparral Elementary School, Meridian Middle School, andMeridian
HighSchool, and isless thanonemilefromCompass Public Charter School. Thedevelopment
willhaveanestimated 56school-agedchildren.  

Neither Meridian FirenorMeridian Police hadconcerns with thesiteplan inourpre-application
meetings.   

TRANSPORTATION

Access totheSite isplanned viaVanguard WaytoTenMileRoad, andviaCoral ReefandSunset
Point WaytoFranklin Road.  

Atraffic impact study (“TIS”) wascompleted onProject Vanguard andhasbeen accepted by
AHCD.  

COMPLIANCE WITHTMISAPGOALS

Vanguard Crossing hasbeendesigned toexemplify thevision andgoalsoftheTenMile
Interchange Specific AreaPlan (TMISAP). Itwillbeaplacewithcharacter andvibrancy – a
place where people canlive together inathoughtfully conceived andamenity richenvironment.  

Thecorebasis forthedesign ofVanguard Crossing istoadapt thepublic space principles ofthe
TMISAP intothecirculation andcommon areaspaces ofamulti-family housing community.  
Theproject design includes twomajor internal roadways, onerunning north-south between
Vanguard WayandCoral ReefDrive andasecond major roadway thatwill runeast-west through
theproject site, adjacent totheclubhouse andthenturnsouth toprovide asecond connection and
access point toVanguard Way. Bothofthese primary internal circulation elements areproposed
consistent with thedesign principals promoted bytheSpecific Plan “Street Oriented Design” (3- 
33).   

Residential buildings willbeplaced with frontdoors entering fromthepublic orprimary private
streets. Porches and/orcovered patios located onthestreet facing sideoftheresidential buildings
andlandscaping willserve todefine thebreak between public andprivate space aswellasto
promote apleasant, safeandefficient experience forpedestrians, bicycles andmotorized
vehicles.   

Theinternal primary private streets will include parallel parking, attached sidewalks withstreet
treesandlandscape buffers. Beyond theproposed primary internal roadways, thedesign of
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Vanguard Crossing maintains the “Streetscape” design principles oftheTMISAP (3-25) and
more specifically ofTraditional Neighborhood Design (TND) (3-36and3-37) byplacing
buildings along thepublic andprivate roadways. Structures areplaced withminimum setbacks
tocreateastrong urban edgewhilestill providing forentrances, private patio areas andgenerous
landscape buffers attheinterface withthestreet.   

Please note thatwearerequesting alternative compliance forsetbacks fortheresidential
buildings located onSunset PointWay andCoral Reef. Thestreetscapes andsetbacks are
designed inlarge compliance with theTMISAP, anddonotmeet thestreet setbacks foranR-15
district.  Theydo, however, meet theten (10) footminimum setback required intheMultifamily
Development specific usestandards. UDC § 11-4-3-27.B.1.  Alternative compliance tothe
Structure andSiteDesign Standards ispermitted if “strict adherence tosuchstandards would
create inconsistency inthedesign objectives oftheproposed development.”  UDC § 11-3A-19.    

TheTMISAP recommends thestreetscape designs setforth Street Section Cforcollector roads.   
Street Section Cdepicts an8foot landscape buffer fromthecurb, a6footsidewalk, anda10
footbuilding setback, which places thebuilding 24feet fromtheroad. (3-21).  Vanguard
Crossing, onCoralReefandSunset Point Way, proposes an8foot landscape buffer, a5foot
sidewalk, anda17footbuilding setback, which places thebuilding 30feet fromthecurb.    

Required parking within theproject islocated along the internal roadway asparallel parking, on
secondary private streets, inalleyaccessible garages, orinsurface parking lots located onthe
rearsideoftheresidential buildings consistent withtheguidelines oftheTMISAP (3-26thru3- 
27). Along Vanguard andSunset Point Way, parking isplaced behind theresidences and is
screened fromviewfromthese roads (3-27).   

Gateway elements andwelcoming landscape plantings areproposed forthemajor project entries
onVanguard Waytoestablish astrong image forthecommunity andtoprovide aunique identity
andsenseofplace forthedevelopment (3-35).  

Pedestrian circulation isastrong andimportant element ofthedesign ofVanguard Crossing and
consistent withtheTMISAP (3-27thru3-28) there isahighly defined connectivity system
between thepublic way, thehousing units, and thesiteamenities andcommon areas.  
Additionally, although notrequired bytheMeridian Pathway Master Plan, theproject design
includes ameandering pathway thruthesiteproviding connectivity between thepublic streets at
thenorthwest corner ofthesiteandtoVanguard Way tothesouth. These meandering connector
pathways willcreate easyconnections tothevarious siteamenities within Vanguard Crossing
creating astrong senseof community, astheypassthrough varying plant communities tosignify
thetransition fromresidential toshared space (3-25thru3-26). These plantcommunities will
bringstrong representation ofnativeandadaptive Idaho landscapes andreinforce thecharacter
ofthearchitecture andsite layout (3-25thru3-26).  
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COMPLIANCE WITHCOMPREHENSIVE PLANGOALS

Therezone oftheSite toR-15and theDAmodification carrying outtherezone fulfill theCity’s
planning goals andobjectives outlined intheTMISAP andtheComprehensive Plan. The

3majority oftheSite isdesignated asMedium HighDensity Residential ontheFLUM. TheR-15
zoning designation issupported bytheTMISAP’szoning compatibility matrix (2-4) andbythe
Comprehensive Plan (3-10). Inareas designated asMedium HighDensity Residential both the
Comprehensive Plan (3-10) and theTMISAP (3-6) provide thatdensities should range from8to
15unitsperacre. TheR-15zoning designation inthiscasesupports theproject’s13.63units per
acre, which issquarely intherange called forbytheComprehensive PlanandtheTMISAP. The
R-15zoning alsoallows forquality, walkable, compact development, which theTMISAP
recognizes isneeded intheCityandcanresult inhigher property values (5-4).  

Like therezone oftheSitetoR-15, Vanguard Crossing alsocarries outtheCity’sComprehensive
Plangoalsasfollows:  

Section Comprehensive PlanGoalandProject Compliance
2.01.01 Encourage diverse housing options suitable forvarious income levels,  

household sizes, andlifestyle preferences.  
Vanguard Crossing will include amixof1-bedroom and2-bedroom ina
traditional apartment setting and1-bedroom, 2-bedroom, and3-bedroom
units inatownhome-stylemulti-family setting, providing diversity with the
project andalsodiversity fromnearby single-family detached residences.  
Vanguard Crossing willofferavariety ofamenities tocater todifferent
recreational hobbies ofresidents andtofoster astrong senseofcommunity.  

2.01.01E Encourage thedevelopment ofhighquality, dense residential andmixed- 
useareas near, in, andaround Downtown, nearemployment, large shopping
centers, public open spaces andparks, andalong major transportation
corridors, asshown ontheFuture LandUseMap.   
Thisproject provides highquality, dense residential units thatcomplement
andprovide atransition between thecommercial andemployment areas to
thesouth andthesingle family residential tothenorth. Thisarea isslated
tobedeveloped withamixofemployment andretail usesthatwillbenefit
fromtheaddition ofhigher density residential homes.   

2.02.01A With newsubdivision plats, require thedesign andconstruction ofpathways
connections, easy pedestrian andbicycle access toparks, saferoutes to
schools andtheincorporation ofusable open space withquality amenities.    

3 Future LandUsedesignations arenotparcel specific. Anadjacent, abutting designation, when
appropriate andapproved aspartofapublic hearing withalanddevelopment application, maybeused. A
designation maynotbeusedhowever, across planned orexisting collector orarterial roadways, mustnot
beusedonaparcel notdirectly abutting thedesignation, andmaynotapply tomore than50% oftheland
beingdeveloped.” Comprehensive Planat3-9.  
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Vanguard Crossing isaconnected community withpathways thatconnect
theresidential development tothenorthwith themore intensive commercial
andretail uses tothesouth.  Theproject includes 0.62miles ofpathways
andsidewalks, andquality amenities including public art, benches
strategically placed along thepathways, apickle ball court, twoswimming
pools, three children playareas, andtwodogparks.   

2.02.01D Require pedestrian access inallnewdevelopment tolinksubdivisions
together andpromote neighborhood connectivity.    
Themeandering pathway thatbisects thedevelopment provides a
connection between thesingle family residences tothenorth and themore
intensive uses tothesouth andeast, andprovides awalkable andbikeable
connection between Vanguard andCoral Reef.   

2.09.03B Promote TenMile, Downtown, andTheVillage ascenters ofactivity and
growth.   
Vanguard Crossing sitssquarely within theTMISAP andprovides much
needed housing intheareatosupport theproposed businesses andjobsin
thisarea.  Thedevelopment provides housing that iswithinwalking distance
tothecommercial development thatwilloccur within thenext fewyears.    

3.03.00 Direct andprioritize development instrategic areas andinaccordance with
corridor andspecial areaplans.     
Vanguard Crossing exemplifies thevision andgoalsoftheTMISAP by
providing awell-designed, interconnected living space where people can
live, work, andraiseafamily adjacent toproposed retail andcommercial
spaces.   

3.06.02B Encourage andsupport mixed-useareas thatprovide thebenefits ofbeing
abletolive, shop, dine, play, andwork inclose proximity, thereby reducing
vehicle trips, andenhancing overall livability andsustainability.  
Thismulti-family project helps createamixed-useenvironment by
complementing thesurrounding commercial andretail uses. Within walking
distance from theSite, areplanned anddeveloped commercial and
employment centers. Vanguard Crossing residents canshop, dine, playand
work inclose proximity andreduce vehicle trips inthearea. Thisproject
will increase theoverall livability andsustainability ofthesurrounding
areabyproviding much needed residential housing thatwillhelpnearby
businesses thrive andwillcreate apermanent customer base.    

3.07.01A Require allnew development tocreate asitedesign compatible with
surrounding uses through buffering, screening, transitional densities, and
other bestsitedesign practices.   
Multi-family residential provides anappropriate transition between the
retail/commercial/employment uses tothesouth, theTN-Czoned property
totheeast, andthesingle-family residences tothenorth. TheSiteintegrates
higher density apartment buildings alongVanguard andprovides town- 
home styleresidences along thenorth adjacent tothesingle-family homes.   
Over900trees screen thisproject fromsurrounding developments, andthe
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pathway bisecting Vanguard Crossing provides much needed access forthe
single-family residences tothenorth towalk totheproposed retail and
commercial developments tothesouth andthepotential community center
totheeast. Thebuildings aresetback over60feet fromtheproperty
boundaries, providing anevent greater buffer between themore intense use
andthesingle-family residences tothenorth.   

3.07.01E Where feasible, encourage large transmission andpipeline utility corridors
tofunction astransitional buffers, parkland, pathways, andgathering paces
within andadjacent totheir rightofway.  
Vanguard Crossing takes fulladvantage ofthepipeline easement bisecting
theproperty byusing itastheprimary pathway meandering through the
development. Itprovides residents andother community members an
opportunity toenjoy native flowers andplants while either walking the
property orsitting inoneoftheconversation nodes scattered along the
pathway.   

4.04.02B Preserve existing public rights-of-wayandother easements forfuture
pathways andaccessways, particularly along powerline andutility
corridors, railway corridors, andwaterway orirrigation corridors.   
Thepathway preserves thepipeline corridor while providing residents an
opportunity togather outside inacommunity setting andprovides adirect
route tomanyoftheother amenities located ontheproject, including the
clubhouse andoneofthetwoswimming pools.   

4.04.01B Provide options forpassive recreational opportunities nottypically supplied
byparks andfacilities, such asjogging, walking, andbicycling.   
Vanguard Crossing will include active andpassive recreational spaces,  
witha .62milesofpathways forwalking andjogging.   

5.01.02G Require attractive landscaping andpedestrian friendly design within new
developments. Promote theincrease ofpermeable areas through sound site
design anduseofmaterials that limitstormwater runoff.  
Theproject exceeds theCityCode requirement forqualified open space
with24% openspace. Pathways willprovide apedestrian-friendly design
within thesiteandconnectivity tosurrounding properties.    

5.03.01B Encourage theintegration ofpublic artasanintegrated component withnew
development.  
Public artwillbeincluded along themulti-usepathway inthecenter ofthe
project. Thispublic artwill taketheformofsome pieces ofsculpture that
willcreate points ofinterest along thepathways andspeak tothenexus of
theregion’sheritage anditsfuture.  

6.01.01H Require pedestrian access connectors inallnewdevelopment tolink
subdivision together andtopromote neighborhood connectivity aspartofa
community pathway system.    
Withapproximately .62milesofpathways andsidewalks, including
sidewalks onallsidesofthedevelopment abutting public roads andthe
pathway bisecting theproperty, Vanguard Crossing provides anecessary
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connectivity between current andfuture developments andusesonallsides
oftheproperty.   

COMPLIANCE WITHZONINGCRITERIA

Vanguard Crossing complies withCity’srezone criteria inUDC Section 11-5B-3:  

1. Themapamendment complies with theapplicable provisions oftheComprehensive
Plan, including theTMISAP, asdescribed above. Themajority oftheSite isdesignated High
Density Residential ontheFLUM.  Within thisdesignation, R-15zoning issupported bythe
TMISAP andtheComprehensive Plan.    

2. Vanguard Crossing complies with theregulations outlined fortheproposed district,  
specifically thepurpose statement. TheUDC explains that thepurpose oftheresidential
districts istoprovide forarangeofhousing opportunities consistent with theComprehensive
Plan.  UDC Section 11-2A-1.  Multi-family development isaconditionally approved usewithin
thiszone, andVanguard Crossing meets thedimensional standards anddensity (at13.63
units/acre) fortheR-15district.  Vanguard Crossing includes amixofthree-story apartment
buildings and1, 2, and3-bedroom flatsand townhome-stylemulti-family homes, providing a
rangeofhousing opportunities. Vanguard Crossing isrequesting alternative compliance forthe
setbacks fortheresidential buildings located onSunset Point WayandCoral Reefasthese
streets andbuildings were designed toclosely conform tothedesign goalsoftheTMISAP.  

3. Vanguard Crossing isnotmaterially detrimental tothepublic health, safety andwelfare.  
Rather, asdiscussed above, Vanguard Crossing supports thepublic health, safety andwelfare
byproviding much-needed housing within thisareaofMeridian andanice transition between
thesingle-family residences tothenorth andthemore intensive industrial andcommercial uses
tothesouth alongI-84.   

4. Vanguard Crossing does notresult inanadverse impact upon thedelivery ofservices by
apolitical subdivision providing public services with thecity including, butnot limited to,  
school districts.  Sewer andwater areavailable totheSite.  TheSite isserved byChaparral
Elementary School, Compass Public Charter School, Meridian Middle School, andMeridian
HighSchool.    

COMPLIANCE WITHCUPCRITERIA

Vanguard Crossing complies with theCUPcriteria inUDC Section 11-5B-6:   

1.  TheSite islarge enough toaccommodate theproposed use. Theproject design meets all
dimensional standards anddevelopment regulations intheR-15zone. Vanguard Crossing meets
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allsetback, buffering, height anddimensional standards required bytheUDC. Theon-site
parking, open space andnumber ofamenities exceed theCity’sstandards.   

2.   Vanguard Crossing willbeharmonious with theTMISAP andisinaccord with the
requirements oftheUDC. Specifically, andasdiscussed indetail above, theproject will further
theComprehensive Plan’sgoalofproviding diverse housing andneighborhood types (2.01.00),  
withaneighborhood thathasample open space andgenerous amenities (2.02.00), allasdepicted
ontheFuture LandUseMap.  Theproject meets theComprehensive Plan’sgoals forpromoting
mixed-uselivingbyadding needed residences intoanarea thathasextensive non-residential uses
approved and/ordeveloped.          

3.   Thedesign, construction, operation andmaintenance ofVanguard Crossing willbe
compatible withother uses inthegeneral neighborhood andwith theexisting orintended
character ofthegeneral vicinity. Theproject willnotadversely change theessential character of
thearea, which islargely being developed andapproved with employment, commercial andretail
usesandingeneral conformance with theTMISAP. Themulti-family residential usecreates a
nice transition ofhigher-density residential between low-density, single-family homes tothe
north, thehigher intensity employment andcommercial uses tothesouth, andthetraditional
neighborhood center (TN-C) zoned property totheeast.  

4.   Themulti-family residential usewillnotadversely affect other property inthevicinity
and, rather, enhances properties inthe areabyproviding much-needed housing within the
TMISAP areaandawell-thought outpathway connecting theresidential properties tothenorth
with thecommercial andretail properties tothesouth andtheneighborhood center property to
theeast (2.02.01D).   

5.   Vanguard Crossing isadequately served byessential public facilities andservices such
ashighways, streets, schools, parks, police andfireprotection, drainage structures, refuse
disposal, water andsewer. TheSitehasfrontage onVanguard, andutilities arealready adjacent
totheSite.    

6.   Theproject willnotcreate excessive additional costs forpublic facilities andservices and
willnotbedetrimental totheeconomic welfare ofthecommunity. Rather, Vanguard Crossing
serves tostimulate theeconomic welfare ofthecommunity byproviding much needed housing
adjacent toplanned commercial areas.   

7.   Asaresidential use, Vanguard Crossing willnot involve activities orprocesses, materials,  
equipment andconditions ofoperation thatwillbedetrimental toanypersons, property orthe
general welfare byreason ofexcessive production oftraffic, noise, smoke, fumes, glareorodors.  

8.   TheSitedoesnothaveanynatural, scenic orhistoric feature considered tobeofmajor
importance, andtheproject willnotresult inthelossofanynatural, scenic orhistoric features.  
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CUPGENERAL CONDITION OFAPPROVAL

Weareasking forachange toaGeneral Condition ofApproval sothatwemayapply for
building permits prior torecordation ofthefinalplat. Meridian’sstandard language provides:  

Street signs aretobeinplace, sanitary sewer andwater system shallbeapproved
andactivated, roadbaseapproved bytheAdaCounty Highway District andthe
FinalPlat forthissubdivision shallberecorded, prior toapplying forbuilding
permits.  

Werequest thefollowing language:  

Prior toapplying forbuilding permits, thefollowing minimum itemsshallbe
completed: street signs aretobeinplace, theinstallation ofsanitary sewer and
water systems (with thewater system being fullyactivated), acompacted road
basecapable ofsupporting an80,000 lb. firetruck shallbeapproved bydesign
engineer, withwritten confirmation ofsuchapproval submitted totheMeridian
Building Department.    

CONCLUSION

Thank youforyourconsideration ofthisCUPapplication fortheVanguard Crossing apartments.  
Theproposed development isgenerally consistent with theproposed R-15zoning, theCity’s
TMISAP, theComprehensive Plan, andapplicable criteria inCityCode. Weareexcited tobring
thisquality residential community toagreat site inMeridian.   

Sincerely,  

Deborah Nelson
onbehalf of
LDKVentures
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TAB1

PROJECT VANGUARD
CONTACT INFORMATION: APPLICANTS AND CONSULTANTS

PROPERTYOWNER,  
DEVELOPER
ANDAPPLICANT
SOUTH74ACRES): Meridian118, LLC, aNevadalimitedliabilitycompany

3005W. HorizonRidgeParkway
Suite141
Henderson, NV89052
702-436-3133

JamesZeiter, Manager
jzeiter@insightinvestmentpartners.com

AiraleaNewman, ProjectManager
702-524-5681
ANewman@insightinvestmentpartners. com

DEVELOPER AND
APPLICANT
NORTH40ACRES): LDKVentures, LLC

3140PeacekeeperWay
McClellan, CA95652
916-965-7100

DentonKelley, ManagingPrincipal
dkelley@ldkcapital.com

TreyGundlach, VicePresidentofDevelopment
TGundlach@mcclellanpark.com

SrinivasaNookala, P.E.  
SNookala@ldkventures.com
208-369-6620

ENGINEERS: T-OEngineers
2471TitaniumPlace
Meridian, ID 83642
208-323-2288

JohnCarpenter, P.E.  
jcarpenter@to-engineers.com

BillWhite, TransportationEngineer
bwhite@to-engineers.com

PROJECTVANGUARD
CONTACTINFORMATION: APPLICANTSANDCONSULTANTS - 1



MERIDIAN118
ARCHITECT:       AdamGarcia, ProjectManager

CushingTerrell
800W. MainStreet, #800
Boise, ID83702
208-577-5660
adamgarcia@cushingterrell.com

MERIDIAN118
LANDSCAPE
ARCHITECT: T-OEngineers

2471TitaniumPlace
Meridian, ID 83642
208-323-2288

JaimeSnyder, LandscapeArchitect
208-323-2288ext. 128
208- 867-6597
jsnyder@to-engineers.com

LDKLANDSCAPE
ARCHITECT:  TimSlazinik

GGLO
1301FirstAvenue, Suite301
Seattle, WA98101
206-902-5424
TSlazinik@GGLO.com

MERIDIAN118
LEGAL:    SantoroWhitmire

AndyGlendon
10100W. CharlestonBlvd. #250
LasVegas, NV89135
702-948-8771
aglendon@santoronevada.com

ButlerSpink, LLP
JoAnnC. Butler
967E. ParkcenterBlvd. #313
Boise, ID 83706
208-388-1082
jbutler@butlerspink.com

LDKLEGAL:  GivensPursleyLLLP
DeborahE. Nelson
601WBannock St.  
Boise, ID83702
208-388-1215
den@givenspursley.com

PROJECTVANGUARD
CONTACTINFORMATION: APPLICANTSANDCONSULTANTS - 2



BUTLER IE SPINK   -
0.

ATTO R N EYS AT LAW

JOANN BUTLER

208. 388. 1093

JBUTLER@BUTLERSPINK. COM

October 7, 2021

Ms. Sonya Allen

Associate City Planner, Current Planning Group
City of Meridian, Community Development Department
33 E. Broadway Ave., Ste. 102
Meridian, ID 83642

RE*     Project Vanguard/Rezoning- Preliminary Plat- Development Agreement
Modification/ Narrative

Dear Sonya:

On behalf of the property owner, Meridian 118, LLC (" Meridian 118"), we are pleased to present to
the City of Meridian the enclosed rezone, preliminary plat and development agreement modification
applications for" Project Vanguard."  Meridian 118 is proud to be working with LDK Ventures,
LLC (" LDK") as the developer of the northern 40 acres of Project Vanguard. This northern 40 acres

of Project Vanguard is referred to herein as " Vanguard Commons"; the southern 74 acres of Project

Vanguard is referred to as " Vanguard Village."

The applications presented to the City have been compiled jointly by both Meridian 118 and LDK as
co- applicants with the assistance of a number of professionals, all of whom are listed, along with
their contact information, in Tab 1, attached to this letter. LDK has provided a separate narrative
reviewing Vanguard Commons ( the north 40 acres). This narrative provides an overview of
Vanguard Village ( the south 74 acres). Together, along with the applications filed with the City, the
two narratives give a complete overview of Project Vanguard.

To assist the reader, this narrative is divided into the following sections:

Page 2 Introduction

Page 2 - 8 Vanguard Village -- Overview of Concept Plan and Zoning
Page 8 - 9 Concept Plan ( Mixed Use Commercial/ Retail -- C- C Zone)

Page 10 - 11 Concept Plan ( Vertically Integrated Residential— C- C Zone)

Page 11 - 12 Concept Plan ( Mixed Employment— M- E Zone)

Page 12 - 13 Concept Plan ( High Density Employment— H- E Zone)

Page 13 - 15 Ten Mile Interchange Specific Area Plan - Analysis

Page 16 - 25 Comprehensive Plan - Analysis

Page 25- 26 Conclusion

Attachments Tab 1 - Contact Information: Developers and Consultants

Tab 2  -  Summary Zoning Analysis  —  Vanguard Village Vertically
Integrated Residential

967 E. PARKCENTER BOULEVARD # 313  •  BOISE, IDAHO 83706  •  BUTLERSPINK. COM
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Introduction

Project Vanguard" is not new to the City. Project Vanguard is the updated 2021 name for the 115-
acre project reviewed and approved by the City in 2009 as " Meridian Crossing." In 2009, the City
approved the annexation, rezone and development agreement for the same 115 acres ( the

Property"), located generally north of 1- 84, east of Black Cat Road and west of S. Ten Mile Road.
The 2009 request for annexation and rezone was approved by the City as being in accord with the
guidance of the then-applicable Comprehensive Plan] and the Ten Mile Interchange Specific Area
Plan (" TMISAP").

Van uard Villa e— Overview of Concept Plan and Zoning

The dynamic vision of the TMISAP -- integrating land use and transportation planning to position
this area of the City for business, recreation, and a great place to live -- was reflected in the 2009

concept plan. That concept plan was approved as being consistent with the vision and intent of the
Comprehensive Plan as anticipated by the TMISAP, yet the City also recognized that the 2009
concept plan might change as properties in the area developed and street alignments were refined. 2

1
In 2009, the applicable Comprehensive Plan had been adopted by the City in 2002( Resolution No. 02- 382).
Today, the applicable Comprehensive Plan is the Plan adopted by the City in 2019( Resolution No. 19- 2179). As

described below, Project Vanguard continues to be in accord with, and guided by, the Comprehensive Plan as
well as the TMISAP.

z
City of Meridian Findings of Fact Conclusions of Law and Decision Order, dated December 22, 2009( the" 2009
Findings"); see p. 6- 7.
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In the 12 years since annexation of the Property, the City has seen a great deal of mixed- use
development in the TMISAP area, especially east of S. Ten Mile Road. Streets have been built and
realigned and, most importantly, for Project Vanguard, Vanguard Way has been identified ( and
public right- of-way obtained) as the main collector road for development west of S. Ten Mile Road.
The concept plan presented today reflects the development pattern advanced with the location of
Vanguard Way as well as the guidance of the most recent( 2019) Comprehensive Plan and the
TMISAP.

The TMISAP promotes a roadway network designed as a multimodal transportation system for all
transportation users. The TMISAP was established to ensure connectivity within the planning area as
well as to adjoining development, while controlling access onto arterial roads. The Project Vanguard
concept site plan generally mirrors the roadway network established in the TMISAP, which roadway
network also reflects the 2012 annexation of property immediately east of Project Vanguard. 3

In 2012, the City annexed the properties east of the Property, which properties lie between Project Vanguard and
S. Ten Mile Road. That annexation occurred only after the City, Ada County Highway District(" ACHD") and

the Idaho Transportation Department(" ITD") determined how best to consolidate access points along S. Ten
Mile Road. ACHD and ITD entered into a cooperative agreement, the purpose of which is to fund the
construction of Vanguard Way extending west from S. Ten Mile Road. ACHD is holding a cash bond from ITD
in an amount estimated to cover the cost of construction of a portion of Vanguard Way. The property owners
seeking annexation in 2012 dedicated to ACHD certain right-of-way to accommodate that construction. Meridian



October 7, 2021

City of Meridian
c/ o Sonya Allen

Page 4

Streets will be constructed as " Complete Streets" as outlined in the TMISAP. Various modes of

transportation will be accommodated, including motor vehicles, bicycles and pedestrians. Detailed
road cross- sections are provided with the submitted Preliminary Plat application and have been
designed following extensive discussions with the City and ACHD.4

qk

islePillK rsr

i     %
t' k k G

t AIM

1- 84       * f f

Project Vanguard Concept Plan

118 and the property owners that abut S. Ten Mile Road are cooperating to complete the design and construction
of Vanguard Way from S. Ten Mile Road to and through Project Vanguard.

See Preliminary Plat set, Sheets C2.3 and C2.4. The Preliminary Plat application that accompanies this narrative
has been prepared in compliance with UDC Title 11, Chapter 6. Rather than provide an extensive summary of
the Preliminary Plat with this narrative, the reader is directed to the Preliminary Plat sheets.
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The Property is located within four general land use classifications identified on the TMISAP Land
Use Map: Mixed Use Commercial; Mixed Employment; High Density Employment; and Medium
High Density Residential. The zones approved by the City in 2009 reflect the TMISAP planning
guidance for: C- C ( Community Business); M-E ( Mixed Employment); H-E ( High Density
Employment); and R- 40 ( High- Density Residential). Note that the R- 40 zone was approved in 2009

but only with the caveat that the R-40 zone would be developed with medium high- density
residential in keeping with the density promoted by the TMISAP.'

The zones proposed today remain the same as previously approved by the City, with the exception
that the R-40 zone is being revised to R- 15 to reflect the medium high-density residential promoted
by the City in 2009 and in the TMISAP. 6 The zoning boundaries proposed in 2021, however, are
much less fragmented than those approved in 2009 and flow with the street and pathway systems.

The goal of the TMISAP is " to promote more organic and holistic development patterns, to mix uses
more than to obey lines on a map." 7 As the TMISAP states:

The lines in this Land Use Map, then, are flexible. These lines should adjust and evolve to
create a place that is truly an integrated whole— mixing uses both vertically and
horizontally... While proposed land uses are mapped to specific locations, the land use
recommendations presented in the Land Use Map are still relatively broad, and the exact
shape of many of the land use areas is somewhat conceptual. The Land Use Map
recommends the general locations for specific types of land uses, and illustrates how these
uses are related to each other geographically.

8

The flexibility promoted by the TMISAP supports today' s modification of the 2009 zone boundaries.
The revised zoning boundaries reflect the connectivity promoted by the TMISAP, and the open space
and connectivity between zones offered with the greenway along the Williams Pipeline easement that
runs diagonally through Project Vanguard. The revised zoning boundaries include:

R- 15 ( Medium High- Density Residential; 40. 33 acres) in the north of Project Vanguard( i. e.,
Vanguard Commons);

M-E ( Mixed Employment; 29. 07 acres) in the west of Vanguard Village and along I- 84;
H-E ( High Density Employment; 28. 60 acres) in the south of Vanguard Village along I- 84;
and

C- C ( Community Business District; 17. 27 acres) along Vanguard Way at the entrance to
Project Vanguard. 9

S See, 2009 Development Agreement, Exhibit B, p. 11.

8,   The separate narrative by LDK for Vanguard Commons( the north 40 acres) includes a discussion of the
proposed re- zone from R- 40 to R- 15.

7'   TMISAP, p. 3- 15.

Id.

The legal description for each zone has been provided with the applications. Note that the applications in
connection with Project Vanguard also include an application for a Development Agreement Modification to
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The City' s analysis in 2009 found that the annexation of the Property and the proposed zones met the
rezone criteria found in the City' s Unified Development Code (" UDC"). 10 The City made the
finding in 2009 that the annexation of the Property was in the best interest of the City ( Finding 5
below). With the factual information provided to the City in the narratives and the applications, the
City can again reach the conclusions of law found in Findings 1 — 4 for revising the zoning
boundaries:

I.   The map amendment complies with the applicable provisions of the comprehensive plan;

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

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

4.   The map amendment shall not result in an adverse impact upon the delivery of services by
any political subdivision providing public services within the city including, but not limited
to, school districts; and

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

Concept Plan ( Mixed Use Commercial/ Retail-- C- C Zone)

The proposed Mixed Use Commercial/ Retail Use area of Vanguard Village will borrow design
elements from the TMISAP.' 1 Buildings will be between 1 and 4 stories high, contain no parking at
their front, be attached, and" hold the corners" at street intersections to limit perceived street crossing
distances.

Buildings will maintain a minimum of 40% of the linear dimension of the street level frontages to be

in windows or doorways, and will not contain the use of any mirrored or reflective glass of any kind.
Any retail spaces that exist on the first floor of these buildings will maintain clear ceiling heights of
at least 15 to 18 feet, when possible, for uses abutting predominantly commercial streets. Floor area
ratios will range between 1. 0 and 1. 25 or more.

Through the use of material, color, pop- outs and building height transitions, a distinctive base, body,
and top will be created around the buildings. Buildings between I and 2 stories high will contain a

reflect the revised zoning boundaries and to capture any development conditions reflected in the Staffs, the
Planning& Zoning Commission' s and the City Council' s review of Project Vanguard.

a   UDC g 11- 513- 3. F

1
The design elements identified in the matrix on page 3- 49 of the TMISAP, along with the figures that follow,
summarize the design elements of the TMISAP that will be addressed for all buildings and areas in the future

administrative design review application( s) for Project Vanguard.
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base that encompasses up the first floor of the building, and structures between 3 and 5 stories high
will contain a base that encompasses up to the first 2 floors of the building. Roofs will be either
pitched, flat, or a combination of both, and tops will be expressed through variations in material,
fenestration patterns, architectural moldings, balconies, or other modest projections at the line of
transition between body and top.

Roof equipment will be screened from the public view and building frontages will contain high levels
of transparency at the ground floor with storefronts 2 to 10 feet above sidewalk grade. Buildings will
contain awnings or canopies, as necessary, that extend a minimum of 5 feet from the facade of the
fronting structure, or 8 feet where permissible in wider pedestrian environments. Through the
manipulation of form, scale, height, and design character, these intentional strategies will create the

greatest impact on the public realm.

PLACEMENT:      FRONTAGE:

No front setbacks/ Build to lot line.   40% of linear dimension of street level

Attached buildings. Hold the corners. No frontages shall be in windows or doorways.

parking in the front of buildings.
UNIT RANGE:

HEIGHTS:   8- 12 units/ acre. No more than 30% of ground
1 - 4 stories.  level development to be used for residences.

DESIGN:      FAR:

Base, Body + Top required.      1. 0 - 1. 25 or more.

t

Examples of Mixed Use Commercial/ Retail in the C- C Zone
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Concept Plan ( Vertically Integrated Residential— C- C Zone)

The vertically integrated residential project proposed is identified in the UDC as an allowed use in
the C- C zone. The vertically integrated residential development will comply with the [ ADC
regulations applicable to all districts,' 2 as well as the UDC regulations applicable to multifamily
development in particular. 13 Although the UDC does not require compliance with the specific
multifamily development regulations, Meridian 118 determined it was best to design the vertically
integrated residential project as though it was a completely residential multifamily development.
This design, plus the nonresidential uses in the vertically integrated building,

14
along with projected

commercial uses in the rest of the C- C zone, will ensure the appropriate mix of commercial,

residential and amenities the City strives for. A summary zoning analysis for Vanguard Village and
the vertically integrated residential project— as though it were a completely residential multifamily
development-- is found in the Tab 2 attached to this narrative. 15 The zoning facts in connection with
the vertically integrated building, along with the required, future Administrative Design Review by
the City, will ensure the vertically integrated development also meets the multifamily development
purpose statements in the UDC. 16

See, UDC Title 11, Chapter 2.

See, UDC Title 11- 4- 3- 27.

14 The allowed nonresidential uses in a vertically integrated project include: arts, entertainment or recreation
facility; artist studio; civic, social or fraternal organizations; daycare facility; drinking establishment; education
institution, financial institution; healthcare or social assistance; industry, craftsman; laundromat; nursing or
residential care facility; personal or professional service; public or quasi- public use; restaurant; retail; or other
uses that may be considered through the conditional use permit process. See, UDC§ 11- 4- 3- 41. 1).

75
Meridian encourages vertically integrated residential projects by not requiring the amenities typically found
with a straight multifamily development. However, this applicant would like to ensure that the vertically
integrated residential project reflects the many amenities typically found in multifamily developments.

ib 1. To create multifamily housing that is safe and convenient and that enhances the quality of life of its residents.
2. To create quality buildings and designs for multi- family development that enhance the visual character of the
community.

3. To create building and site design in multi- family development that is sensitive to and well integrated with
the surrounding neighborhood.
4. To create open space areas that contribute to the aesthetics of the community, provide an attractive setting for
buildings, and provide safe, interesting outdoor spaces for residents.

See, UDC§ 11- 4- 3- 27. A.
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14

C- C PRODUCT CONCEPT STUDY

Examples of Vertically Integrated Residential Design

Concept Plan ( Mixed Employment— M- E Zone)

A portion of Vanguard Village is planned for Mixed Employment in keeping with the TMISAP, and
is intended for flex uses, which may include office, light- industrial and other uses, along with a
research and development component totaling approximately 410, 000 square feet. The Mixed
Employment area is not intended for residential uses. The area may include retail and service uses
that cater more to employees working in the TMISAP area as opposed to the residents of the larger
community.

The proposed Mixed Employment area in Vanguard Village borrows design elements from the
TMISAP. Building heights will range from 2 to 4 stories. Through the use of material and color
transitions, a distinctive base, body, and top will be created around the building. Fenestration of
varying widths and heights will supply sufficient natural sunlight into the space to encourage diverse,
compatible employment uses, such as a mixture of office, research and light industrial uses. Parapet

material and height variation along the top of a structure are also used to achieve further overall
visual pleasure.

PLACEMENT:  FRONTAGE:

Mostly detached/ small setbacks.   20% Windows. Single plane wall max. distance= bldg.
No more than 30% parking in the front height.

of buildings.
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HEIGHTS: FLOOR AREA:

1 - 4 stories.       10, 000 - 1, 000, 000 square feet.

DESIGN:  FAR:

Base, Body+ Top required.   0. 75.

t-

ri

r

Ny

i

M- E PRODUCT CONCEPT STUD

Examples of Mixed Employment Design

Concept Plan ( High Density Employment— H- E Zone)

The High Density Employment area is intended for non- residential uses such as a corporate campus,
business and professional office space, research and development, and limited retail and service uses
approximately 380, 000 square feet) supporting the High Density Employment guidance of the

TMISAP. Building heights will range from 1 to 6 stories.

The High Density Employment area of Vanguard Village will borrow design elements from the
TMISAP. Buildings will be between 1 and 6 stories high, contain a minimum of 30% fenestration,

and have no parking in the front of the buildings. Through the use of material, color, pop- outs, and
building height transitions, a distinctive base, body, and top will be created around the buildings.
Buildings between 1 and 2 stories high will contain a base that encompasses the first floor of the

building, and structures between 3 and 5 stories high will contain a base that encompasses up to the
first 2 floors of the building.
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Roofs will be either pitched, flat, or a combination of both, and tops will be expressed through
variations in material, fenestration patterns, architectural moldings, balconies, or other modest
projections at the line of transition between body and top. All roof equipment will be screened from
the public view. High Density Employment areas will be designed as compact urban centers as
opposed to lower density suburban- style development.

PLACEMENT:  FRONTAGE:

Mostly detached/ small setbacks.   30% Windows. Single plane wall max. distance= bldg.
No parking on the front.       height.

HEIGHTS: FLOOR AREA:

1 - 6 stories.       10, 000 - 1, 000, 000 square feet.

DESIGN:  FAR:

Base, Body+ Top required.   1. 0.
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Examples of High Density Employment Design

Ten Mile Interchange Specific Area Plan - Analysis

Project Vanguard was originally presented to the City within two years of the adoption of the
TMISAP ( 2007), which TMISAP boldly planned the future land uses and roads throughout this then-
agricultural area about to be impacted by the ( as yet) un- built interchange at I- 84 and S. Ten Mile
Road.  The Project that is being reintroduced to the City as Project Vanguard reflects the remarkable
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land use and street network changes that have occurred in Meridian and the Ten Mile interchange

area since 2009. The Project Vanguard concept plan today reflects the maturation of the land uses
and street network ( completed and planned) in the Ten Mile area and still ( perhaps more so) reflects
harmony with the goals and objectives of the TMISAP as well as an updated Comprehensive Plan."

The original ( 2009) Project concept plan was based on the TMISAP goal for a Ten Mile interchange
area that would not" empty out" at the end of a day, and that would house many employees just
around the corner or down the street from their employment.18 Today, in this era of a pandemic,
home and work are even more closely bound together.

The 2007, the TMISAP speculated about how planned street networks in the Ten Mile area would be
funded ( let alone built). Today, road networks are all but complete east of Ten Mile and are firmly
taking shape on the west side of Ten Mile. 19

The TMISAP for all of the Ten Mile interchange area reflects the full integration of land uses.

Project Vanguard is a rather large ( at 115 acres), but smaller microcosm of the entire TMISAP. The

composite TMISAP ( and Project Vanguard) includes:

Mixed and high density employment areas to accommodate a wide variety of employers;
a A mixture of residential land use, including medium- density and high- density residential

to accommodate a wide range of lifestyles, ages and incomes;

The location of higher densities along and near open spaces and near employment and
commercial centers;

Appropriate use of setbacks to establish a uniform street presence and support the
pedestrian environment;
Opportunities for retail, office and light industrial buildings;

Pathways connecting to sidewalks and a variety of open spaces to establish contiguous
pedestrian networks and further the ability to walk to work and services;
A well-defined street network that emphasizes internal and external connectivity, which
streets work completely for motorists, pedestrians and bicyclists; and
Street- oriented building design with active sidewalks and pathways.

20

13 As noted in the 2019 Comprehensive Plan, one of the many planning successes over the past decade has been the
development in the area of the Ten Mile Interchange. See, Comprehensive Plan, p. 1- 7.

ill See, TMISAP, p. 1- 2.

J9 In connection with the 2012 annexation of the properties immediately east of Project Vanguard and west of Ten
Mile, ACHD and ITD worked with the then property owners to consolidate accesses along Ten Mile. These
agencies have provided funding for a portion of Vanguard Way extending east from Ten Mile to Project
Vanguard. This collector road will be continued to and through Project Vanguard by the applicant. See
discussion in Footnote 3.

W. Cobalt Drive is being extended west of Ten Mile.

20 See, TMISAP, pp. 3- 2- 3- 30.
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The TMISAP shouts for there to be " no more lines! i21 Although the TMISAP recognizes that lines

are needed to distinguish land use designations, the goal of the TMISAP is to promote a mix of uses
making those lines " flexible", 22 and to use planning, landscape and building design efforts to connect
those uses. 23

A remarkable " line" that does help define Project Vanguard is the Williams Pipeline easement that
runs diagonally through Project Vanguard. Hardly a negative, the landscape, pathways, open space
and fitness areas planned for this easement aptly assist the TMISAP' s call to connect land uses
through pathways, sidewalks and open spaces. 24

The TMISAP calls for compliance with the City' s Pathways Master Plan. The goals of the Master
Pathways Plan are furthered with two prominent pathway systems in Project Vanguard: ( 1) the

multipurpose trail system that bisects the Project along the 75- foot wide Williams Pipeline easement;
and ( 2) a major section of the Meridian Loop Pathway that runs parallel to I- 84 along the entirety of
the southern border of Project Vanguard. Both pathway components invite users to experience the
generous open space in Project Vanguard, and provide walkable routes from within Project Vanguard
to our neighbors to the north, east and west, an identified goal in the City' s Pathways Master Plan. 25

21 See, TMISAP, p. 3- 15.

22 Id.

xi With our applications we have provided extensive landscape and building details but the applications are not
meant to include the detail needed for our future administrative design review application( s).  The content in

the architectural design elements in the TMISAP, and in the cut sheets that accompany the TMISAP, will be
evident in that design review process. See, TMISAP pp. 3- 31- 3- 51.

2+   While the diagonal line of the Williams Pipeline offers a great opportunity for the design and connectivity of
Project Vanguard, the diagonal does interfere slightly with the more- or- less grid street system. Please note that
there is one location on Vanguard Way( west of the Williams Pipeline easement) where the access separation is
closer than stipulated. This reduced separation is driven by the interference of the diagonal Williams Pipeline
on the essentially grid street system. The drive aisle west of the Pipeline easement is required for truck access to
the parking lot south of Vanguard Way.

25 See Pathways Master Plan, p. 4- 1.

Pathway Landscape standards have been incorporated per UDC§ 11- 3B-12 to promote beautification along these
routes. Landscape along the pathways meets or exceeds the recommended planter width of 5 feet.

The Meridian Loop Pathway has been thoughtfully planned with a mix of vegetative groundcover at a minimum
10- foot width from each side of the Pathway. Groupings of trees have been designed to accent and provide
coverage at connectivity nodes along the Pathway. Evergreen trees have been proposed to help create a visual
and sound barrier to Interstate- 84.

The main multipurpose trail system runs through the central greenway inside the Williams Pipeline easement.
Because no trees can be planted in the easement, large color blocks of shrub, ornamental grasses and flowering
perennials have been carefully designed to highlight connectivity nodes and provide visual interest at the
pedestrian level all along the trail.
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Comprehensive Plan - Analysis

In addition to the guidance of the TMISAP, Project Vanguard as a whole, and Vanguard Village,
specifically, supports and is harmonious with the goals and objectives of the 2019 Comprehensive
Plan. The following table lists several goals of the Comprehensive Plan, which, along with the land
use objectives and action items supported by Project Vanguard, will help keep Meridian a premier,
evolving, livable, vibrant and connected community, each of which element is addressed below. 26

Specifics regarding Vanguard Village are found in italicized type.

Premier Cornmunity

Meridian recognizes that the City is uniquely situated in the Treasure Valley and has plans to
solidify itself as the region' s Premier community. Those plans include: encouraging diverse
businesses and employers; and promoting employment location in emerging walkable centers
along multi-modal corridors. As a Premier community, the City is planned to evolve from an
edge" community into a complete city with diverse housing, well-designed buildings and

amenities serving all lifestyle choices, ages and backgrounds. 27

Comprehensive    •   Support a balance and integration of diverse housing and neighborhood
Plan Goals types.

Plan for safe, attractive, and well-maintained neighborhoods that have

2. 01. 00 and ample open space, and generous amenities that provide varied lifestyle
2. 02. 00 choices.

These housing goals are supported by a number of land use objectives and
action items in the Comprehensive Plan including:

Encourage diverse housing options suitable for various income levels,
household sizes, and lifestyle preferences.
Maintain a range of residential land use designations that allow diverse

lot sizes, housing types, and densities.
Avoid the concentration of any one housing type or lot size in any
geographical area; provide for diverse housing types throughout the
City.
Locate higher density housing near corridors with existing or planned
transit, Downtown, and in proximity to employment centers.
Encourage a variety of housing types that meet the needs, preferences,
and financial capabilities of Meridian' s present and future residents.
With new subdivision plats, require the design and construction of
pathways connections, easy pedestrian and bicycle access to parks, safe

See, Comprehensive Plan, pp. i- vi; 1- 6.

27 See, Comprehensive Plan, pp. 2- 1- 2- 13.
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routes to schools, and the incorporation of usable open space with

quality amenities.

Evaluate open space and amenity requirement and criteria for
consistency with community needs and values.
Require all new residential neighborhoods to provide complete streets,
consistent with the Transportation and Land Use Integration Plan.

Require pedestrian access in all new development to link subdivisions
together and promote neighborhood connectivity.
Encourage the development of high quality, dense residential and
mixed use areas near in and around Downtown, near employment, large

shopping centers, public open spaces and parks, and along major
transportation corridors, as shown on the Future Land Use Map.

Project Vanguard includes Vanguard Commons in the northern 40 acres of the
overall Project, which contains a mix of 1- bedroom and 2- bedroom units in a
traditional apartment setting and 1- bedroom, 2- bedroom, and 3- bedroom units
in a townhome- style, multifamily setting, providing diversity within Vanguard
Commons and Project Vanguard, and also diversity within the wider region
that also contains single-family detached residences.

Vanguard Village will augment those housing types and provide a good cross-
section of housing with its high density apartments located South of Vanguard
Way and immediately east of the Williams Pipeline.

In 2009, the Cityfound that this Project, then known as Meridian Crossing,
would help diversify the economic base of the City and ensure that Meridian
became more than a " bedroom" community:

Stafffinds the proposed development willprovide an intense mix of
residential, commercial, and employment opportunities such as service

uses, offices, retail stores, restaurants, research and development, and

a wide variety of residential housing. Staff believes the proposed
development will provide much needed services and employment
opportunities within this area of the Cityfor residents of the Treasure
Valley as well as residents of the City. Additionally, the Ten Mile
interchange, when completed, will provide convenient access to this
development from 1- 84. 28

Vanguard Village was supported by the then- existing Comprehensive Plan, and
is supported by the updated Comprehensive Plan today, promoting the location
of high- density housing near transportation, employment opportunities and
amenities.  Vanguard Way will be constructed with the first development phase
o,fPro sect Vanguard With the construction of Vanguard Way, the applicant

See, 2009 Development Agreement, Exhibit B, p. 9.
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can and will work with the appropriate agencies to start planning for
additional public transportation in the area as promoted by the Comprehensive
Plan.

Vanguard Village is planned to be compatible with the other land uses of
Project Vanguard and the intended planned uses for the wider TMISAP area,
and will not adversely affect nor change the essential planned character of the
area.

Comprehensive    .   Enhance Meridian's economic vitality and position in the local and
Plan Goals regional economy.

2. 06. 00, 2. 08. 00,   *   
Proactively recruit and attract new businesses to the area.

and 2. 09. 00 These economic goals are supported by a number of land use objectives and
action items in the Comprehensive Plan including:

Diversify Meridian' s economic base to establish and maintain a self-
sustaining, full- service economy.

Work to encourage a diversity of housing, recreation, and mobility
options to attract and sustain the local workforce.

Capitalize on the City' s central location by promoting more tourism
and business growth along entryways and key corridors.
Cultivate unique and diverse destination- type activities within

Meridian' s centers.

Promote Ten Mile, Downtown, and The Village as centers of

activity and growth.

The Comprehensive Plan points out that a strong and diverse business
community is one that is " builtfor business and designed for living. ,

29

Vanguard Village is located in that the quintessential area of Meridian that is
evolving from primarily an agriculturally- based economy to an economy of
innovation and creation where industry can create, respond and adjust rapidly,
and also attract and maintain a local workforce. 30

Vanguard Village will provide economic opportunities for the City and promote
the economic welfare of the Ten Mile Interchange area as well as the rest of
Meridian.

Evolving Community

29 See Comprehensive Plan, pp. 2- 9- 2- 13.

30 See Comprehensive Plan, p. 2- 10.
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Meridian recognizes that the City is strategically located in the Treasure Valley yet, to help ensure
sustainable growth, the City is planning for adequate services and infrastructure focused in
strategic areas such as the Ten Mile Interchange.

Comprehensive    •   Recognize that Meridian's population will continue to grow and
Plan Goals positively foster Meridian' s continued growth.

Maintain, improve, and expand the City's infrastructure to meet existing
3. 01. 00, 3. 02. 00, and growing demands in a timely, orderly, and logical manner.
3. 03. 00, 3. 04. 00,   

a Direct and prioritize development in strategic areas and in accordance
3. 05. 00, 3. 06. 00

with corridor and special area plans.
and 3. 07. 00

Shape the future of the City through implementation and coordination of
long range planning efforts.

i Ensure that all planning, zoning and land use decisions balance the
interests of the community by protecting private property rights for
current citizens and future generations.

Ensure that all planning, zoning and land use decisions balance the
interests of the community by protecting private property rights for
current citizens and firture generations.
Ensure a variety and balance of land uses within the Area of City
Impact.

Encourage compatible uses and site design to minimize conflicts and

maximize use of land.

These growth and population goals are supported by a number of land use
objectives and action items in the Comprehensive Plan including:

Evaluate development proposals based on consistency with the vison
as well as physical, social, economic, environmental, and aesthetic
criteria.

Phase- in developments in accordance with their connection to the

municipal sewer and water system and the provision of other
necessary infrastructure and services.
Plan for an appropriate land use mix, recreational and civic facilities,

and phased service extension within specific area plans and urban
renewal districts.

Continue to develop and implement the desired vision in special
areas, areas with specific plans, and along key transportation
corridors.

Plan for an appropriate mix of land uses that ensures connectivity,
livability, and economic vitality.

e Encourage and support mixed-use areas that provide the benefits of
being able to live, shop, dine, play, and work in close proximity,
thereby reducing vehicle trips, and enhancing overall livability and
sustainabili   .



October 7, 2021

City of Meridian
c/ o Sonya Allen

Page 20

Require all new development to create a site design compatible with

surrounding uses through buffering, screening, transitional densities,
and other best site design practices.

Require appropriate landscaping, buffers, and noise mitigation with
new development along transportation corridors ( setback,
vegetation, low walls, berms, etc.).

Where feasible, encourage large transmission and pipeline utility
corridors to function as transitional buffers, parkland, pathways, and
gathering spaces within and adjacent to their right of way.
Require pedestrian circulation plans to ensure safety and convenient
access across large commercial and mixed- use developments.

Coordinate with transportation agencies to align future needed

infrastructure with land use plans and implement through the
development review processes.
Integrate the Meridian Pathways Master Plan into the site

development review process to ensure planned paths are built out as
adjacent land develops.

Vanguard Village has been the beneficiary of extensive infrastructure
planning in the TMISAP area, which was recognized by the City when the
Project ( then named " Meridian Crossing') was annexed in 2009:

When the City established its Area ofCity Impact, it planned to
provide City services to the subjectproperty. Municipal services
are available to the subject property and will be provided in the
following manner:

Sanitary sewer and water service is available to be extended
to the subject property.

The lands will be serviced by the Meridian Fire Department
MFD).

The lands will be serviced by the Meridian Police
Department ( MPD).

The roadways adjacent to the subject lands are currently
owned and maintained by the Ada County Highway District
ACHD). This service will not change.

The subject lands are currently serviced by the Joint School
District 42. This service will not change.

The subject lands are currently serviced by the Meridian
Library District. This service will not change.

Municipal, fee-supported, services will be provided by the Meridian
Building Department, the Meridian Public Works Department, the
Meridian Water Department, the Meridian Wastewater Department,

the Meridian Planning Department, Meridian Utility Billing
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Services, and Sanitary Services Company.
31

The City was able to make the finding in 2009 that the proposed uses will be
supported by essential public services; the same is true today.

The land uses in Project Vanguard that will make use of the planned and
built municipal services reflect what the Future Land Use Map calls an
appropriate  ` portfolio" ofland uses.  The TMISAP, which is an addendum
to the Comprehensive Plan, " places an emphasis on a mix of uses, both
residential and commercial; new employment areas; higher density
residential; a planned collector road network and design guidelines. "

32

The medium high-density and high-density residential areas in Project
Vanguard are appropriately located near employment areas and
incorporate connectivity to provide convenient access to jobsfor residents.
Connectivity is extensively provided with pathways and open space with
attractive gathering spaces and amenities to help call out the Project' s
identity.  High quality architectural design and materials also promoting
the Project' s identity will be confirmed during the Project' s administrative
design review. 33

Project Vanguard reflects the mixed use considerations identified in the

Comprehensive Plan that avoid single- use development. These

considerations include: at least three types of land uses; higher density
residential near areas of employment destination; active leisure spaces
integrated into the development; convenient pedestrian circulation; and
opportunities for placemaking.

34

1, ivahle Cmm Ill Lill LY

Fairly sharing the benefits and burdens of our increasingly urban lives can be a good measure of a
livable community, and Meridian' s Comprehensive Plan provides the overview:

Quality of life" represents the social well- being of individuals in a community;
livability" is a term used to express the overall relationship between community members

and the satisfaction they derive from their surroundings. Quality of life and livability
factors can be both public service- related and derived from natural and constructed open

s   
2009 Development Agreement, Exhibit B, p. 9.

Comprehensive Plan, p. 3- 19.

See, Comprehensive Plan, p. 3- 10.

34 See, Comprehensive Plan, p. 3- 13.
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space and amenities. Elements such as security, parks, trails, recreation, and natural
resources contribute to the overall livability of an area. Quality of life factors have a direct
connection to citizens' health, happiness, and prosperity.

35

Comprehensive e Develop a connected, comfortable, and comprehensive network of
Plan Goal multi-purpose pathways.
4. 04. 00

These parks and pathways goals are supported by a number of land use
objectives and action items in the Comprehensive Plan including:

Seamlessly connect local pathways with regionally significant
pathways.

Ensure that new development and subdivisions connect to the

pathway system.

Provide options for passive recreational opportunities not typically
supplied by parks and facilities, such as jogging, walking, and
bicycling.

Link pathways to important pedestrian generators, environmental
features, historic landmarks, public facilities, Town Centers, and
business districts.

Facilitate accessibility of pathway system for people of all abilities,
pedestrians, bicyclists, and other non- motorized pathway users.

A good portion of this section of the Comprehensive Plan encourages
enhancement of the quality ofcitizens' lives through the expansion of the
public park system.  Still, the City recognizes that the open space and
pathways are  " stronger" with the input ofprivate development. 36 Project
Vanguard overall, and Vanguard Village specifically, havefacilitated
accessibility to the pathway system running along the Williams Pipeline
easement andparallel to I-84 consistent with both the Comprehensive Plan
and the Meridian Pathway Master Plan.

Vibrant Community

Meridian plans for a vibrant community that enhances the built environment, and incorporates
amenities and gathering places— all of which promote social interaction.

5 Comprehensive Plan, p. 4- 1.

m
See, Comprehensive Plan, p. 4- 2.
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Comprehensive    .   Sustain, enhance, promote, and protect elements that contribute to
Plan Goals livability and a high quality of life for all Meridian residents.
5. 01. 00, 5. 03. 00

These character and design goals are supported by a number of land use
objectives and action items in the Comprehensive Plan including:

Foster a walkable and bikeable community through good site and
street design.

a Provide pathways, crosswalks, traffic signals and other
improvements that encourage safe, physical activity for pedestrians
and bicyclists.

Plan for and encourage neighborhoods that provide reasonable
pedestrian and bicycle access to services like healthcare, daycare,
grocery stores, and recreational areas.
Support beautiful and high quality development that reinforces
neighborhood character and sustainability.

Promote area beautification and community identity through context
sensitive building and site design principles, appropriate signage,
and attractive landscaping.

Require appropriate building design, and landscaping elements to
buffer, screen, beautify, and integrate commercial, multifamily, and
parking lots into existing neighborhoods.
Require attractive landscaping and pedestrian friendly design within
new developments.

As evident by the elaborate site and landscape plans, Project Vanguard and
Vanguard Village promote livability and vibrancy through beautification,
identity ofplace and social interaction.  As identified in the Comprehensive
Plan, the features contained within Project Vanguard and Vanguard Village
will offer " residents, visitors, and employees distinctive, safe, and inviting
environments. " 31 Cohesive design elements of the buildings within
Vanguard Village will be explored during the design review process. A sign
design package thatprovides directions andpromotes mobility will also be
explored separately.

Connected Community

Meridian has consistently joined with its transportation partner agencies ( i. e., ITD and ACHD) to
plan for the functional integration of both land use and transportation. Planning for an appropriate
mix and intensity of land use will ensure the planning for all modes of transportation: pedestrians;
vehicles; bicycles; and transit.

Comprehensive Plan, p. 5- 2.
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Comprehensive    +    Facilitate the efficient movement of people and products to and from the
Plan Goal City.
6. 01. 00

The transportation and streets goal is supported by a number of land use
objectives and action items in the Comprehensive Plan including:

Support multi- modal and complete- street transportation

improvements.

Pursue construction of the City' s pathways network.
Work with transportation providers to implement transportation
plans, projects, and studies.
Require pedestrian access connectors in all new development to link
subdivisions together and to promote neighborhood connectivity as
part of a community pathway system.
Encourage new development to include buffered sidewalks, a

sidewalk separated from the motor vehicle lane by a planter strip,
especially on collector and arterial roadways.

Enhance existing transportation systems.

Reduce the number of existing access points onto arterial streets by
using methods such as cross- access agreements, access management,
and frontage/ backage roads, and promoting local and collector street
connectivity.

Require new development to establish street connections to existing
local roads and collectors as well as to underdeveloped adjacent

properties.

Work with transportation agencies and private property owners to
preserve transportation corridors, fixture transit routes and
infrastructure, road, and highway extensions, and to facilitate access
management.

Consider ACHD' s Master Street Map ( MSM), Complete Streets

Policy and the Transportation and Land Use Integration Plan in all
land use decisions.

In 2009, the City reviewed the concept plan' s transportation plan and:

finds the basic alignment of the streets shown on the concept plan is
consistent with the transportation plan contained in the TMISAP. Staff
also recognizes that the alignment may change slightly with future
development of this site and adjacent properties. The concept plan
depicts. . . safe and efficient traffic circulation in accordance with the

TMISAP. The applicant proposes to accommodate various modes o
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transportation within the site including vehicle, bicycle, and
pedestrian.

38

In addition, the City found:

The concept plan shows vehicular connections to two stub streets at the
north and northwest boundaries from the Barraya[ sic] Subdivision and
has been developed consistent with the overall circulation pattern
contemplated in the TMISAp. 39

In so many ways, little has changed since 2009: the connections to Baraya
Subdivision to the north are still provided; after adjacent properties to the
east were annexed into the City in 2012, as hypothesized by staff in 2009,
the alignment of Vanguard Way has changed slightly; and, as promoted by
the TMISAP, the number ofaccess points onto an arterial street ( in this
case, Ten Mile Road) have been reduced to one at Vanguard Way.  Please

refer to the discussion in footnote 3,

Vanguard Village is designed to support multi- modal/ complete streets

internally as shown on the street cross sections in Sheets C2. 3 and C2. 4 of
the Preliminary Plat submittal and Sheets L6.04 and L6.05 ofthe
Landscape submittal.  As provided in greater detail in the Transportation
Impact Study submitted with the applications, traffic analysis through the
year 2030 indicates the needfor limited number oftransportation
improvements both without and with the added traffic from Project
Vanguard. 40

Conclusion

Meridian 118 and LDK have worked diligently together to create a concept plan and applications that
reflect, in Project Vanguard, a microcosm of the TMISAP guidance to promote livability, vibrancy
and interaction, all of which will offer residents, visitors and employees a distinctive and inviting
environment.

Sonya, I, and all of the consultants, have appreciated the time that you, Bill Parsons, and other
Meridian staff members have spent with us all to help us understand the steps needed to provide you
with thorough applications in connection with Project Vanguard. Should you have questions or

2009 Development Agreement, Exhibit B, p. 9.

2009 Development Agreement, Exhibit B. p. 9.

45 See, Meridian 118 Traffic Impact Study, August 2021, prepared by T-O Engineers.
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require further information in order to process these applications, please do not hesitate to contact
me.

Sincerely,

JoAnn C. Butler

c:

Jim Zieter Adam Garcia

Airalea Newman Denton Kelly
John Carpenter Trey Gundlach
Jaime Snyder Srinivasa Nookala

Bill White Deborah Nelson

Encl.   Tab 1: Contact Information: Developers and Consultants

Tab 2: Summary Zoning Analysis— Vanguard Village Vertically Integrated Residential



Narrative in Support of Alternative Compliance

Please note that we are requesting alternative compliance for setbacks for the residential
buildings located on Sunset Point Way and Coral Reef. On collector streets, the R- 15 district
requires 20 feet between the back of the sidewalk and the living area of a building. Our setbacks
are 17 feet from the back of the sidewalk to the building.' These streetscapes and setbacks were

designed in large compliance with the TMISAP and exceed the ten foot minimum setback

required in the Multifamily Development specific use standards. UDC § 11- 4- 3- 27. B. 1.

Alternative compliance is permitted for deviations from Structure and Site Design Standards,
UDC § 11- 3A- 19.  The purpose of the structure and site design standards is to ( i) encourage site
design that provides an interconnected network of walkways, pathways, streets and/or drive
aisles that combined promote pedestrian and vehicular mobility within the development and
connect to adjacent developments and( ii) to facilitate the efficient movement of traffic into, out

of, and through a site, protect pedestrian and bicycles users, establish an aesthetically consistent
street presence and limit the visual impacts of large parking areas on a site. Alternative
compliance to the Structure and Site Design Standards is permitted if"strict adherence to such
standards would create inconsistency in the design objectives of the proposed development."
UDC § 11- 3A- 19.

Strict compliance with the 20 foot setback requirement is inconsistent with the design principles
of the TMISAP, specifically, " street- oriented design" as set forth in the TMISAP ( 3- 33). As

explained in the TMISAP, " one of the most critical factors in creating a successful urban
environment is the relationship of development to the street. Building at or close to the property
line creates a consistent edge to the public space and makes streets more friendly and walkable."
Id. The residential buildings have been placed closer to the street frontage to encourage a more
pedestrian-friendly, urban environment, where residents in Vanguard Commons feel comfortable
walking to nearby retail and employment centers.

These streets have been modeled as Street Section D, residential collector streets ( TMISAP, p 3-
21, 3- 23). As described in the TMISAP, residential collector streets " serve the local access needs

of residential, live/ work, and commercial activities within a residential neighborhood or mixed

use residential area. Buildings on these streets have limited setbacks behind the sidewalk and

a tree lawn is provided. Generally, frontage by detached single- family homes is discouraged in
favor of rowhome, townhome and higher density residential development. On-street parking is
also allowed." ( TMISAP, p. 3- 23 ( emphasis added).) As shown on the site plan, these residential
buildings have a smaller setback behind the sidewalk, and a tree lawn is provided on the carriage
strip.

The Medium High Residential land use designation of Vanguard Commons further supports

alternative compliance for these setbacks. As depicted in the photographs in the TMISAP, the
residential buildings within the Medium High Residential land use designation all have minimum

setbacks from the street.

1 Our setback is 17 feet to the living area of the building; it is between 12- 14 feet to the private outdoor space( patios
and decks).



IT

Alternative compliance may be granted if strict adherence to the design standards creates
inconsistency in the design objectives of the proposed development. Here, in order to maintain
consistency between the city code design standards and the design objectives of the TMISAP, we
are requesting alternative compliance from the setback requirements. Our design objective was
to create an urban, pedestrian- friendly multi-family development that complied with the
TMISAP and the City' s design standards. The collector street setback required for the R- 15
district is inconsistent with compliance with TMISAP design, land use and transportation

objectives. We are unable to meet the both TMISAP design objectives and the City code design
standards if we are not granted this request for reduced collector street setbacks.

The streetscape design and pedestrian-friendly elements incorporated into the development
create a strong sense ofplace and a better neighborhood for these citizens to enjoy. For these
reasons, we request alternative compliance for the setbacks along Sunset Point Way and Coral
Reef.
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November 17, 2021

City of Meridian
Planning Division
33. E. Broadway Ave.
Suite 102

Meridian, Idaho 83642

RE:     UPDATED Vanguard Crossing Narrative

Dear Planning Staff, Planning and Zoning Commissioners, Mayor and Council Members:

LDK Ventures, in coordination with Meridian 118, is pleased to present Vanguard Crossing, a
first-class and distinctly Meridian residential apartment community nestled just north of I-84 and
in between S Black Cat Road, W Franklin Road and S Ten Mile Road. The 40.33- acre project
site( the" Site") is located at 1085 S Ten Mile Road, Meridian, ID 83642 and includes Parcel No.

S1215244200.

INTRODUCTION

Vanguard Crossing is the northwest part of a larger 115- acre mixed use development, Project
Vanguard, which also includes the southern 74 acre Vanguard Village, described in a separate

narrative.  Applications for the overall Project Vanguard include a rezone,  development

agreement modification, preliminary plat, and a conditional use permits. This narrative focuses
on LDK Ventures' proposed development of Vanguard Crossing, in support of the request to
rezone the 40- acre Site from R-40, M-C, and C- C to R- 15', a conditional use permit application

1 As discussed in the separate narrative for Vanguard Village, we are requesting that the boundaries of the
zoning districts be adjusted, but the overall mix of zoning districts will remain the same except that R- 15
will replace R-40.
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for multi- family residential use on the Site, and a request for alternative compliance for site
design.

Vanguard Crossing will provide needed residences to support and complement the planned
commercial and employment uses in the vicinity, which are all part of the Ten Mile Interchange
Specific Area Plan(" TMISAP"). Multi- family residential provides a nice transition between the
single- family residential homes to our north and the industrial and commercial uses planned to
the south along I-84. Residents will enjoy pedestrian access to shopping and employment
opportunities nearby.
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We have aligned internal driveways and pathways to provide connectivity and integration to
surrounding properties. The building arrangement and site design create an attractive, urban-
feeling landscape consistent with the concept plans in the TMISAP cut sheets. The proposed
multi-family residential use is also consistent with the Comprehensive Plan, compatible with
surrounding uses, and adequately served by existing utilities and services.
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SITE PLAN

Vanguard Crossing proposes 552 multi- family residences for a density of 13. 63 units per acre.
The Site includes a mix of three- story apartment buildings and 1, 2, and 3- bedroom flats and
townhome-style multi- family homes, all of which are easily walkable on the multipurpose path
meandering throughout the Site.

a

The site plan includes 1054 internal parking spaces for a parking ratio of 1. 90. The provided
parking is six spaces more than the 1048 parking spaces required by the UDC, plus the project
will provide an additional 94 off-site on- street public parking spaces for guests, providing the
project close to 100 spaces over the UDC requirement.

RESIDENCES

Vanguard Crossing will include a mix of 1, 2 and 3- bedroom units, ranging from 758 square feet
to 1693 square feet.
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Three-story apartment buildings are proposed along Vanguard Way and the western boundary of
the site. These 1 and 2- bedroom units include contemporary architectural design and private
balconies or patios and offer a more economical housing option within this highly-amenitized
community. Parking is provided in surface lots behind the buildings and along the western
boundary of the property and is not visible from the street. The location of these buildings is
informed by the future adjacency of commercial and employment uses along Vanguard.
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The balance of the project will consist of 1, 2 and 3- bedroom flats and townhome- style multi-
family homes arranged in two-story buildings of4 to 8 units. These lower density structures offer
more of a " single- family home" experience with direct access to private 1 or 2 car garages,
dedicated front doors at the ground floor, and private patios. These residential buildings are
situated throughout the project up to the project' s northern boundary shared with the current
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Baraya single family home subdivision, providing a nice transition to the more intense mixed
uses planned south of the site.

Example of" Building 6" elevations:

FRONT ELEVATION

raaavecaaerc muss O VERTICAL HARDIE PLANK SIDING- GREY

ElLi 1
a HORIZONTAL HARDIE PLANK SIDING- GREEN

Itra x
HORIZONTAL HARDIE PLANK SIDING• WOOD

0 HARDIE PLANK SOFFIT MATERIAL

fi CEDAR POSTS& BEAMS

LE 11 ASPHALT SHINGLES
CW• D^

BACK ELEVATION SIDE ELEVATION

Hoar ecaarrc rain

Ilk

ut

The interiors of the units will have a high- end modern finish with stainless steel appliances, tiled

backsplashes, kitchen islands and other finishes consistent with a luxury residential product. The
larger size of the flats and townhome units will allow for more flexible space in the units for

residents to work remotely from home.

The total numbers of each style of building is attached as Exhibit A.

OPEN SPACE AND AMENITIES

Vanguard Crossing will include approximately 9. 64 acres ( or 24%) of qualified open space,
which exceeds City Code requirements.
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The development will be landscaped with native and adapted plants and will showcase plants
found within the Treasure Valley region. Vanguard Crossing proposes 928 trees in total and
includes 158 trees proposed along the streets, which exceeds the number required by the UDC.

Open space is integrated throughout Vanguard Crossing. Internal pathways and sidewalks are
linked throughout the Site, including a meandering pathway bisecting the Site from the northwest
to the southeast, and connecting sidewalks and pathways abutting each of the buildings.

NW AMENITY SPINE NOT TO SCALEQ CENTRAL AMENITY SPINE NOT TO SCALED

There is one large, central open space area and multiple other areas scattered throughout the Site.

These open space areas provide access to outdoor, grassy space for residents to recreate, gather
and relax.  The pathway amenity bisecting the property contains more than 119,000 square feet
of open grassy space, supports a range of uses, is highly visible and is easily accessible to all
residents.

Vanguard Crossing will provide at least fourteen ( 14) qualified amenities, representing each of
the three categories listed in UDC 11- 4- 3- 27(D):

A.  Quality of Life Amenities:
1.   Clubhouse. The project' s clubhouse includes a large community swimming pool, hot tub,

cabanas, outdoor BBQ and kitchen, fire pits, lawn game area, various interior and exterior
lounge areas, mail room, and package delivery room. The Clubhouse will also have a
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creative co- working space with a conference room, small private huddle rooms, and a
co-working lounge to accommodate those residents who desire to work remotely.

2.  Fitness facility. The fitness facilities are located in the clubhouse. These facilities will
include a cardio and weight room, a spin and yoga room, and a covered outdoor workout
area.

3.  Public art. The project will include artistic features and wayfinding through the central
open space spine. This public art will create points of interest along the pathways and
speak to the nexus of the region' s heritage and its future.

4.  Dog park with waste station. The project includes two dog parks with waste stations.

B.  Open Space Amenities:

1.  Picnic area including tables, benches, landscaping and a structurefor shade. The project
includes picnic areas with shade.   One is located next to the clubhouse, a second is

adjacent to the second swimming pool, and a third picnic area is located by the children' s
play structure in the southern quadrant of the development.

C.  Recreation Amenities:

1.  Pool. The project includes two swimming pools. One is located adjacent to the central
clubhouse; the other is located close to the northern edge of the development near the

townhome- style residences.

2.   Walking Trails.  A meandering,  paved 1600 linear foot,  trail bisects the property,
providing residents an area to walk, run and sit, as well as smaller secondary paths to
explore the native and adaptive landscape.

3.   Children' s Play Structures:  The project will include 2 areas with children' s play
structures throughout the community.

4.  Sports Courts. A pickle ball court is located near the clubhouse.

D. Additional Amenities:

1.  Outdoor kitchen and dining area.
2.  Fire pit and outdoor lounge area.
3.  Second Residential Amenity Cluster. This area includes the second swimming pool along

with a picnic shelter and second fire pit and BBQ lounge.
4.   Third residential Amenity Cluster. The area includes a children' s play area and a BBQ

lounge.

Extensive amenities available to all residents of the community are provided in a centralized
location at the corner of the two major internal roadways. The clubhouse will serve as a

community center for the residents providing opportunities for gathering, meeting or using the
remote work spaces,  fitness center,  outdoor barbeques,  indoor and outdoor lounges with

fireplaces and extensive outdoor open recreation spaces for organized fitness activities or general
recreation.
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COMPATIBILITY WITH SURROUNDING USES

Vanguard Crossing is compatible with other uses in the general neighborhood and with the
existing or intended character of the general vicinity. The project will not adversely change the
essential character of the area and provides a crucial buffer between the single family residences
to the north of the development and the proposed commercial, industrial, and employment zones
and uses to the south and east of the development.

Residents of Vanguard Crossing and other surrounding neighbors can safely walk through the
development to retail and employment uses. The pathway network provides social gathering
nodes and seating in a park- like setting with benches for seating scattered throughout.

The residential buildings adjacent to Vanguard Way are set back 60 feet from the street, and
screened from Vanguard Way with a sidewalk and other landscaping features. The residences
along Sunset Point Way are likewise buffered from the road with trees and sidewalks. These
landscape buffers will provide attractive screening in addition to many mature trees on the
property. There is a 7 foot landscape buffer on the north boundary that also helps screen the
single family residences from this development, and a similar 5 foot landscape buffer on the
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western edge of the project.

SERVICES

Sewer and water are available at the Site.

The Site is served by the Chaparral Elementary School, Meridian Middle School, and Meridian
High School, and is less than one mile from Compass Public Charter School. The development

will have an estimated 56 school- aged children.

Neither Meridian Fire nor Meridian Police had concerns with the site plan in our pre- application
meetings.

TRANSPORTATION

Access to the Site is planned via Vanguard Way to Ten Mile Road, and via Coral Reef and Sunset
Point Way to Franklin Road.

A traffic impact study (" TIS") was completed on Project Vanguard and has been accepted by
AHCD.

COMPLIANCE WITH TMISAP GOALS

Vanguard Crossing has been designed to exemplify the vision and goals of the Ten Mile
Interchange Specific Area Plan ( TMISAP). It will be a place with character and vibrancy — a

place where people can live together in a thoughtfully conceived and amenity rich environment.

The core basis for the design of Vanguard Crossing is to adapt the public space principles of the
TMISAP into the circulation and common area spaces of a multi- family housing community.
The project design includes two major internal roadways, one running north-south between
Vanguard Way and Coral ReefDrive and a second major roadway that will run east-west through
the project site, adjacent to the clubhouse and then turn south to provide a second connection and
access point to Vanguard Way. Both of these primary internal circulation elements are proposed
consistent with the design principals promoted by the Specific Plan" Street Oriented Design" ( 3-

33).

Residential buildings will be placed with front doors entering from the public or primary private
streets. Porches and/or covered patios located on the street facing side of the residential buildings
and landscaping will serve to define the break between public and private space as well as to
promote a pleasant,  safe and efficient experience for pedestrians, bicycles and motorized
vehicles.

The internal primary private streets will include parallel parking, attached sidewalks with street
trees and landscape buffers. Beyond the proposed primary internal roadways, the design of
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Vanguard Crossing maintains the " Streetscape" design principles of the TMISAP ( 3- 25) and
more specifically of Traditional Neighborhood Design ( TND) ( 3- 36 and 3- 37) by placing
buildings along the public and private roadways. Structures are placed with minimum setbacks
to create a strong urban edge while still providing for entrances, private patio areas and generous
landscape buffers at the interface with the street.

Please note that we are requesting alternative compliance for setbacks for the residential
buildings located on Sunset Point Way and Coral Reef. The streetscapes and setbacks are
designed in large compliance with the TMISAP, and do not meet the street setbacks for an R- 15

district. They do, however, meet the ten( 10) foot minimum setback required in the Multifamily
Development specific use standards. UDC §  11- 4- 3- 27. B. 1.   Alternative compliance to the

Structure and Site Design Standards is permitted if" strict adherence to such standards would
create inconsistency in the design objectives of the proposed development." UDC § 11- 3A- 19.

The TMISAP recommends the streetscape designs set forth Street Section C for collector roads.

Street Section C depicts an 8 foot landscape buffer from the curb, a 6 foot sidewalk, and a 10

foot building setback, which places the building 24 feet from the road. ( 3- 21).   Vanguard

Crossing, on Coral Reef and Sunset Point Way, proposes an 8 foot landscape buffer, a 5 foot
sidewalk, and a 17 foot building setback, which places the building 30 feet from the curb.

Required parking within the project is located along the internal roadway as parallel parking, on
secondary private streets, in alley accessible garages, or in surface parking lots located on the
rear side of the residential buildings consistent with the guidelines of the TMISAP (3- 26 thru 3-
27). Along Vanguard and Sunset Point Way, parking is placed behind the residences and is
screened from view from these roads ( 3- 27).

Gateway elements and welcoming landscape plantings are proposed for the major project entries
on Vanguard Way to establish a strong image for the community and to provide a unique identity
and sense of place for the development ( 3- 35).

Pedestrian circulation is a strong and important element of the design ofVanguard Crossing and
consistent with the TMISAP ( 3- 27 thru 3- 28) there is a highly defined connectivity system
between the public way,  the housing units,  and the site amenities and common areas.

Additionally, although not required by the Meridian Pathway Master Plan, the project design
includes a meandering pathway thru the site providing connectivity between the public streets at
the northwest corner of the site and to Vanguard Way to the south. These meandering connector
pathways will create easy connections to the various site amenities within Vanguard Crossing
creating a strong sense of community, as they pass through varying plant communities to signify
the transition from residential to shared space ( 3- 25 thru 3- 26). These plant communities will
bring strong representation of native and adaptive Idaho landscapes and reinforce the character
of the architecture and site layout ( 3- 25 thm 3- 26).
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COMPLIANCE WITH COMPREHENSIVE PLAN GOALS

The rezone of the Site to R- 15 and the DA modification carrying out the rezone fulfill the City' s
planning goals and objectives outlined in the TMISAP and the Comprehensive Plan. The
majority of the Site is designated as Medium High Density Residential on the FLUM. 2 The R- 15
zoning designation is supported by the TMISAP' s zoning compatibility matrix (2- 4) and by the
Comprehensive Plan ( 3- 10). In areas designated as Medium High Density Residential both the
Comprehensive Plan( 3- 10) and the TMISAP ( 3- 6) provide that densities should range from 8 to
15 units per acre. The R- 15 zoning designation in this case supports the project' s 13. 63 units per
acre, which is squarely in the range called for by the Comprehensive Plan and the TMISAP. The
R- 15 zoning also allows for quality, walkable, compact development, which the TMISAP
recognizes is needed in the City and can result in higher property values ( 5- 4).

Like the rezone of the Site to R- 15, Vanguard Crossing also carries out the City' s Comprehensive
Plan goals as follows:

Section Comprehensive Plan Goal and Project Compliance

2. 01. 01 Encourage diverse housing options suitable for various income levels,
household sizes, and lifestyle preferences.
Vanguard Crossing will include a mix of 1- bedroom and 2- bedroom in a
traditional apartment setting and 1- bedroom, 2- bedroom, and 3- bedroom
units in a townhome-style multifamily setting, providing diversity with the
project and also diversity from nearby single- family detached residences.
Vanguard Crossing will offer a variety of amenities to cater to different
recreational hobbies of residents and to foster a strong sense of community.

2. 01. 01E Encourage the development of high quality, dense residential and mixed-
use areas near, in, and around Downtown, near employment, large shopping
centers, public open spaces and parks, and along major transportation
corridors, as shown on the Future Land Use Map.
This project provides high quality, dense residential units that complement
and provide a transition between the commercial and employment areas to
the south and the single family residential to the north. This area is slated
to be developed with a mix of employment and retail uses that will benefit
from the addition ofhigher density residential homes.

2. 02. 01A With new subdivision plats, require the design and construction of pathways
connections, easy pedestrian and bicycle access to parks, safe routes to
schools and the incorporation of usable open s ace with quality amenities.

2 "

Future Land Use designations are not parcel specific.  An adjacent, abutting designation, when
appropriate and approved as part of a public hearing with a land development application, may be used. A
designation may not be used however, across planned or existing collector or arterial roadways, must not
be used on a parcel not directly abutting the designation, and may not apply to more than 50% of the land

being developed." Comprehensive Plan at 3- 9.
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Vanguard Crossing is a connected community with pathways that connect
the residential development to the north with the more intensive commercial

and retail uses to the south.  The project includes 0.62 miles ofpathways
and sidewalks,  and quality amenities including public art,  benches

strategicallyplaced along the pathways, a pickle ball court, two swimming
pools, three children play areas, and two dogparks.

2. 02. 01D Require pedestrian access in all new development to link subdivisions
together and promote neighborhood connectivity.
The meandering pathway that bisects the development provides a
connection between the single family residences to the north and the more
intensive uses to the south and east, and provides a walkable and bikeable
connection between Vanguard and Coral Reef.

2. 09. 03B Promote Ten Mile, Downtown, and The Village as centers of activity and
growth.
Vanguard Crossing sits squarely within the TMISAP and provides much
needed housing in the area to support the proposed businesses andjobs in
this area. The development provides housing that is within walking distance
to the commercial development that will occur within the nextfew years.

3. 03. 00 Direct and prioritize development in strategic areas and in accordance with
corridor and special area plans.

Vanguard Crossing exemplifies the vision and goals of the TMISAP by
providing a well-designed, interconnected living space where people can
live, work, and raise a family adjacent to proposed retail and commercial
spaces.

3. 06. 02B Encourage and support mixed-use areas that provide the benefits of being
able to live, shop, dine, play, and work in close proximity, thereby reducing
vehicle trips, and enhancing overall livability and sustainability.
This multifamily project helps create a mixed-use environment by
complementing the surrounding commercial and retail uses. Within walking
distance from the Site,  are planned and developed commercial and
employment centers. Vanguard Crossing residents can shop, dine,play and
work in close proximity and reduce vehicle trips in the area. This project
will increase the overall livability and sustainability of the surrounding
area by providing much needed residential housing that will help nearby
businesses thrive and will create a permanent customer base.

3. 07. 01 A Require all new development to create a site design compatible with

surrounding uses through buffering, screening, transitional densities, and
other best site design practices.
Multifamily residential provides an appropriate transition between the
retail/ commercial/ employment uses to the south, the TN-C zoned property
to the east, and the single-family residences to the north. The Site integrates
higher density apartment buildings along Vanguard and provides town-
home style residences along the north adjacent to the single-family homes.
Over 900 trees screen this project from surrounding developments, and the
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pathway bisecting Vanguard Crossingprovides much needed accessfor the
single-family residences to the north to walk to the proposed retail and
commercial developments to the south and the potential community center
to the east.  The buildings are set back over 60 feet from the property
boundaries,providing an event greater buffer between the more intense use
and the single-family residences to the north.

3. 07. 01E Where feasible, encourage large transmission and pipeline utility corridors
to function as transitional buffers, parkland, pathways, and gathering paces
within and adjacent to their right of way.
Vanguard Crossing takes full advantage of the pipeline easement bisecting
the property by using it as the primary pathway meandering through the
development.  It provides residents and other community members an
opportunity to enjoy native flowers and plants while either walking the
property or sitting in one of the conversation nodes scattered along the
pathway.

4. 04. 02B Preserve existing public rights- of-way and other easements for future
pathways and accessways,  particularly along powerline and utility
corridors, railway corridors, and waterway or irrigation corridors.
The pathway preserves the pipeline corridor while providing residents an
opportunity to gather outside in a community setting andprovides a direct
route to many of the other amenities located on the project, including the
club house and one ofthe two swimming pools.

4. 04. 01 B Provide options for passive recreational opportunities not typically supplied
by parks and facilities, such as jogging, walking, and bicycling.
Vanguard Crossing will include active and passive recreational spaces,
with a . 62 miles o pathways or walking andjogging.

5. 01. 02G Require attractive landscaping and pedestrian friendly design within new
developments. Promote the increase of permeable areas through sound site
design and use of materials that limit stormwater runoff.

The project exceeds the City Code requirement for qualified open space
with 24% open space. Pathways will provide a pedestrianfriendly design
within the site and connectivity to surrounding properties.

5. 03. 01 B Encourage the integration ofpublic art as an integrated component with new
development.

Public art will be included along the multi-use pathway in the center of the
project. This public art will take the form of some pieces of sculpture that
will create points of interest along the pathways and speak to the nexus of
the re ion' s heritage and its future.

6. 01. 01H Require pedestrian access connectors in all new development to link
subdivision together and to promote neighborhood connectivity as part of a
community pathway system.

With approximately  . 62 miles of pathways and sidewalks,  including
sidewalks on all sides of the development abutting public roads and the
pathway bisecting the property, Vanguard Crossing provides a necessary
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connectivity between current andfuture developments and uses on all sides
of the property.

COMPLIANCE WITH ZONING CRITERIA

Vanguard Crossing complies with City' s rezone criteria in UDC Section 11- 5B- 3:

1. The map amendment complies with the applicable provisions of the Comprehensive
Plan, including the TMISAP, as described above. The majority of the Site is designated High
Density Residential on the FLUM. Within this designation, R- 15 zoning is supported by the
TMISAP and the Comprehensive Plan.

2.       Vanguard Crossing complies with the regulations outlined for the proposed district,
specifically the purpose statement. The UDC explains that the purpose of the residential
districts is to provide for a range of housing opportunities consistent with the Comprehensive
Plan. UDC Section 11- 2A- 1. Multi-family development is a conditionally approved use within
this zone, and Vanguard Crossing meets the dimensional standards and density( at 13. 63
units/acre) for the R- 15 district. Vanguard Crossing includes a mix of three- story apartment
buildings and 1, 2, and 3- bedroom flats and townhome- style multi- family homes, providing a
range of housing opportunities. Vanguard Crossing is requesting alternative compliance for the
setbacks for the residential buildings located on Sunset Point Way and Coral Reef as these
streets and buildings were designed to closely conform to the design goals of the TMISAP.

3.       Vanguard Crossing is not materially detrimental to the public health, safety and welfare.
Rather, as discussed above, Vanguard Crossing supports the public health, safety and welfare
by providing much- needed housing within this area of Meridian and a nice transition between
the single- family residences to the north and the more intensive industrial and commercial uses
to the south along I-84.

4.       Vanguard Crossing does not result in an adverse impact upon the delivery of services by
a political subdivision providing public services with the city including, but not limited to,
school districts.  Sewer and water are available to the Site. The Site is served by Chaparral
Elementary School, Compass Public Charter School, Meridian Middle School, and Meridian
High School.

COMPLIANCE WITH CUP CRITERIA

Vanguard Crossing complies with the CUP criteria in UDC Section 11- 5B- 6:

1.  The Site is large enough to accommodate the proposed use. The project design meets all
dimensional standards and development regulations in the R- 15 zone. Vanguard Crossing meets



November 17, 2021

Page 15

all setback, buffering, height and dimensional standards required by the UDC. The on- site
parking, open space and number of amenities exceed the City' s standards.

2.    Vanguard Crossing will be harmonious with the TMISAP and is in accord with the
requirements of the UDC. Specifically, and as discussed in detail above, the project will further
the Comprehensive Plan' s goal of providing diverse housing and neighborhood types ( 2. 01. 00),
with a neighborhood that has ample open space and generous amenities ( 2. 02. 00), all as depicted

on the Future Land Use Map.  The project meets the Comprehensive Plan' s goals for promoting
mixed-use living by adding needed residences into an area that has extensive non-residential uses
approved and/ or developed.

3.    The design, construction, operation and maintenance of Vanguard Crossing will be
compatible with other uses in the general neighborhood and with the existing or intended
character of the general vicinity. The project will not adversely change the essential character of
the area, which is largely being developed and approved with employment, commercial and retail
uses and in general conformance with the TMISAP. The multi- family residential use creates a
nice transition of higher-density residential between low-density, single- family homes to the
north, the higher intensity employment and commercial uses to the south, and the traditional
neighborhood center( TN- C) zoned property to the east.

4.   The multi-family residential use will not adversely affect other property in the vicinity
and, rather, enhances properties in the area by providing much-needed housing within the
TMISAP area and a well-thought out pathway connecting the residential properties to the north
with the commercial and retail properties to the south and the neighborhood center property to
the east( 2. 02. 01D).

5.   Vanguard Crossing is adequately served by essential public facilities and services such
as highways,  streets,  schools, parks, police and fire protection,  drainage structures, refuse
disposal, water and sewer. The Site has frontage on Vanguard, and utilities are already adjacent
to the Site.

6.  The project will not create excessive additional costs for public facilities and services and
will not be detrimental to the economic welfare of the community. Rather, Vanguard Crossing
serves to stimulate the economic welfare of the community by providing much needed housing
adjacent to planned commercial areas.

7.  As a residential use, Vanguard Crossing will not involve activities or processes, materials,
equipment and conditions of operation that will be detrimental to any persons, property or the
general welfare by reason of excessive production of traffic, noise, smoke, fumes, glare or odors.

8.   The Site does not have any natural, scenic or historic feature considered to be of major
importance, and the project will not result in the loss of any natural, scenic or historic features.
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CUP GENERAL CONDITION OF APPROVAL

We are asking for a change to a General Condition of Approval so that we may apply for
building permits prior to recordation of the final plat. Meridian' s standard language provides:

Street signs are to be in place, sanitary sewer and water system shall be approved
and activated, road base approved by the Ada County Highway District and the
Final Plat for this subdivision shall be recorded, prior to applying for building
permits.

We request the following language:

Prior to applying for building permits, the following minimum items shall be
completed: street signs are to be in place, the installation of sanitary sewer and
water systems ( with the water system being fully activated), a compacted road
base capable of supporting an 80, 000 lb. fire truck shall be approved by design
engineer, with written confirmation of such approval submitted to the Meridian

Building Department.

CONCLUSION

Thank you for your consideration of this CUP application for the Vanguard Crossing apartments.
The proposed development is generally consistent with the proposed R- 15 zoning, the City' s
TMISAP, the Comprehensive Plan, and applicable criteria in City Code. We are excited to bring
this quality residential community to a great site in Meridian.

Sincerely,

Deborah Nelson

on behalfof
LDK Ventures
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November 17, 2021

City of Meridian
Planning Division
33. E. Broadway Ave.
Suite 102

Meridian, Idaho 83642

RE:     UPDATED Vanguard Crossing Narrative

Dear Planning Staff, Planning and Zoning Commissioners, Mayor and Council Members:

LDK Ventures, in coordination with Meridian 118, is pleased to present Vanguard Crossing, a
first-class and distinctly Meridian residential apartment community nestled just north of I-84 and
in between S Black Cat Road, W Franklin Road and S Ten Mile Road. The 40.33- acre project
site( the" Site") is located at 1085 S Ten Mile Road, Meridian, ID 83642 and includes Parcel No.

S1215244200.

INTRODUCTION

Vanguard Crossing is the northwest part of a larger 115- acre mixed use development, Project
Vanguard, which also includes the southern 74 acre Vanguard Village, described in a separate

narrative.  Applications for the overall Project Vanguard include a rezone,  development

agreement modification, preliminary plat, and a conditional use permits. This narrative focuses
on LDK Ventures' proposed development of Vanguard Crossing, in support of the request to
rezone the 40- acre Site from R-40, M-C, and C- C to R- 15', a conditional use permit application

1 As discussed in the separate narrative for Vanguard Village, we are requesting that the boundaries of the
zoning districts be adjusted, but the overall mix of zoning districts will remain the same except that R- 15
will replace R-40.
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for multi- family residential use on the Site, and a request for alternative compliance for site
design.

Vanguard Crossing will provide needed residences to support and complement the planned
commercial and employment uses in the vicinity, which are all part of the Ten Mile Interchange
Specific Area Plan(" TMISAP"). Multi- family residential provides a nice transition between the
single- family residential homes to our north and the industrial and commercial uses planned to
the south along I-84. Residents will enjoy pedestrian access to shopping and employment
opportunities nearby.
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We have aligned internal driveways and pathways to provide connectivity and integration to
surrounding properties. The building arrangement and site design create an attractive, urban-
feeling landscape consistent with the concept plans in the TMISAP cut sheets. The proposed
multi-family residential use is also consistent with the Comprehensive Plan, compatible with
surrounding uses, and adequately served by existing utilities and services.
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SITE PLAN

Vanguard Crossing proposes 552 multi- family residences for a density of 13. 63 units per acre.
The Site includes a mix of three- story apartment buildings and 1, 2, and 3- bedroom flats and
townhome-style multi- family homes, all of which are easily walkable on the multipurpose path
meandering throughout the Site.

a

The site plan includes 1054 internal parking spaces for a parking ratio of 1. 90. The provided
parking is six spaces more than the 1048 parking spaces required by the UDC, plus the project
will provide an additional 94 off-site on- street public parking spaces for guests, providing the
project close to 100 spaces over the UDC requirement.

RESIDENCES

Vanguard Crossing will include a mix of 1, 2 and 3- bedroom units, ranging from 758 square feet
to 1693 square feet.
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Three-story apartment buildings are proposed along Vanguard Way and the western boundary of
the site. These 1 and 2- bedroom units include contemporary architectural design and private
balconies or patios and offer a more economical housing option within this highly-amenitized
community. Parking is provided in surface lots behind the buildings and along the western
boundary of the property and is not visible from the street. The location of these buildings is
informed by the future adjacency of commercial and employment uses along Vanguard.
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The balance of the project will consist of 1, 2 and 3- bedroom flats and townhome- style multi-
family homes arranged in two-story buildings of4 to 8 units. These lower density structures offer
more of a " single- family home" experience with direct access to private 1 or 2 car garages,
dedicated front doors at the ground floor, and private patios. These residential buildings are
situated throughout the project up to the project' s northern boundary shared with the current
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Baraya single family home subdivision, providing a nice transition to the more intense mixed
uses planned south of the site.

Example of" Building 6" elevations:
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The interiors of the units will have a high- end modern finish with stainless steel appliances, tiled

backsplashes, kitchen islands and other finishes consistent with a luxury residential product. The
larger size of the flats and townhome units will allow for more flexible space in the units for

residents to work remotely from home.

The total numbers of each style of building is attached as Exhibit A.

OPEN SPACE AND AMENITIES

Vanguard Crossing will include approximately 9. 64 acres ( or 24%) of qualified open space,
which exceeds City Code requirements.
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The development will be landscaped with native and adapted plants and will showcase plants
found within the Treasure Valley region. Vanguard Crossing proposes 928 trees in total and
includes 158 trees proposed along the streets, which exceeds the number required by the UDC.

Open space is integrated throughout Vanguard Crossing. Internal pathways and sidewalks are
linked throughout the Site, including a meandering pathway bisecting the Site from the northwest
to the southeast, and connecting sidewalks and pathways abutting each of the buildings.

NW AMENITY SPINE NOT TO SCALEQ CENTRAL AMENITY SPINE NOT TO SCALED

There is one large, central open space area and multiple other areas scattered throughout the Site.

These open space areas provide access to outdoor, grassy space for residents to recreate, gather
and relax.  The pathway amenity bisecting the property contains more than 119,000 square feet
of open grassy space, supports a range of uses, is highly visible and is easily accessible to all
residents.

Vanguard Crossing will provide at least fourteen ( 14) qualified amenities, representing each of
the three categories listed in UDC 11- 4- 3- 27(D):

A.  Quality of Life Amenities:
1.   Clubhouse. The project' s clubhouse includes a large community swimming pool, hot tub,

cabanas, outdoor BBQ and kitchen, fire pits, lawn game area, various interior and exterior
lounge areas, mail room, and package delivery room. The Clubhouse will also have a
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creative co- working space with a conference room, small private huddle rooms, and a
co-working lounge to accommodate those residents who desire to work remotely.

2.  Fitness facility. The fitness facilities are located in the clubhouse. These facilities will
include a cardio and weight room, a spin and yoga room, and a covered outdoor workout
area.

3.  Public art. The project will include artistic features and wayfinding through the central
open space spine. This public art will create points of interest along the pathways and
speak to the nexus of the region' s heritage and its future.

4.  Dog park with waste station. The project includes two dog parks with waste stations.

B.  Open Space Amenities:

1.  Picnic area including tables, benches, landscaping and a structurefor shade. The project
includes picnic areas with shade.   One is located next to the clubhouse, a second is

adjacent to the second swimming pool, and a third picnic area is located by the children' s
play structure in the southern quadrant of the development.

C.  Recreation Amenities:

1.  Pool. The project includes two swimming pools. One is located adjacent to the central
clubhouse; the other is located close to the northern edge of the development near the

townhome- style residences.

2.   Walking Trails.  A meandering,  paved 1600 linear foot,  trail bisects the property,
providing residents an area to walk, run and sit, as well as smaller secondary paths to
explore the native and adaptive landscape.

3.   Children' s Play Structures:  The project will include 2 areas with children' s play
structures throughout the community.

4.  Sports Courts. A pickle ball court is located near the clubhouse.

D. Additional Amenities:

1.  Outdoor kitchen and dining area.
2.  Fire pit and outdoor lounge area.
3.  Second Residential Amenity Cluster. This area includes the second swimming pool along

with a picnic shelter and second fire pit and BBQ lounge.
4.   Third residential Amenity Cluster. The area includes a children' s play area and a BBQ

lounge.

Extensive amenities available to all residents of the community are provided in a centralized
location at the corner of the two major internal roadways. The clubhouse will serve as a

community center for the residents providing opportunities for gathering, meeting or using the
remote work spaces,  fitness center,  outdoor barbeques,  indoor and outdoor lounges with

fireplaces and extensive outdoor open recreation spaces for organized fitness activities or general
recreation.
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COMPATIBILITY WITH SURROUNDING USES

Vanguard Crossing is compatible with other uses in the general neighborhood and with the
existing or intended character of the general vicinity. The project will not adversely change the
essential character of the area and provides a crucial buffer between the single family residences
to the north of the development and the proposed commercial, industrial, and employment zones
and uses to the south and east of the development.

Residents of Vanguard Crossing and other surrounding neighbors can safely walk through the
development to retail and employment uses. The pathway network provides social gathering
nodes and seating in a park- like setting with benches for seating scattered throughout.

The residential buildings adjacent to Vanguard Way are set back 60 feet from the street, and
screened from Vanguard Way with a sidewalk and other landscaping features. The residences
along Sunset Point Way are likewise buffered from the road with trees and sidewalks. These
landscape buffers will provide attractive screening in addition to many mature trees on the
property. There is a 7 foot landscape buffer on the north boundary that also helps screen the
single family residences from this development, and a similar 5 foot landscape buffer on the
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western edge of the project.

SERVICES

Sewer and water are available at the Site.

The Site is served by the Chaparral Elementary School, Meridian Middle School, and Meridian
High School, and is less than one mile from Compass Public Charter School. The development

will have an estimated 56 school- aged children.

Neither Meridian Fire nor Meridian Police had concerns with the site plan in our pre- application
meetings.

TRANSPORTATION

Access to the Site is planned via Vanguard Way to Ten Mile Road, and via Coral Reef and Sunset
Point Way to Franklin Road.

A traffic impact study (" TIS") was completed on Project Vanguard and has been accepted by
AHCD.

COMPLIANCE WITH TMISAP GOALS

Vanguard Crossing has been designed to exemplify the vision and goals of the Ten Mile
Interchange Specific Area Plan ( TMISAP). It will be a place with character and vibrancy — a

place where people can live together in a thoughtfully conceived and amenity rich environment.

The core basis for the design of Vanguard Crossing is to adapt the public space principles of the
TMISAP into the circulation and common area spaces of a multi- family housing community.
The project design includes two major internal roadways, one running north-south between
Vanguard Way and Coral ReefDrive and a second major roadway that will run east-west through
the project site, adjacent to the clubhouse and then turn south to provide a second connection and
access point to Vanguard Way. Both of these primary internal circulation elements are proposed
consistent with the design principals promoted by the Specific Plan" Street Oriented Design" ( 3-

33).

Residential buildings will be placed with front doors entering from the public or primary private
streets. Porches and/or covered patios located on the street facing side of the residential buildings
and landscaping will serve to define the break between public and private space as well as to
promote a pleasant,  safe and efficient experience for pedestrians, bicycles and motorized
vehicles.

The internal primary private streets will include parallel parking, attached sidewalks with street
trees and landscape buffers. Beyond the proposed primary internal roadways, the design of
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Vanguard Crossing maintains the " Streetscape" design principles of the TMISAP ( 3- 25) and
more specifically of Traditional Neighborhood Design ( TND) ( 3- 36 and 3- 37) by placing
buildings along the public and private roadways. Structures are placed with minimum setbacks
to create a strong urban edge while still providing for entrances, private patio areas and generous
landscape buffers at the interface with the street.

Please note that we are requesting alternative compliance for setbacks for the residential
buildings located on Sunset Point Way and Coral Reef. The streetscapes and setbacks are
designed in large compliance with the TMISAP, and do not meet the street setbacks for an R- 15

district. They do, however, meet the ten( 10) foot minimum setback required in the Multifamily
Development specific use standards. UDC §  11- 4- 3- 27. B. 1.   Alternative compliance to the

Structure and Site Design Standards is permitted if" strict adherence to such standards would
create inconsistency in the design objectives of the proposed development." UDC § 11- 3A- 19.

The TMISAP recommends the streetscape designs set forth Street Section C for collector roads.

Street Section C depicts an 8 foot landscape buffer from the curb, a 6 foot sidewalk, and a 10

foot building setback, which places the building 24 feet from the road. ( 3- 21).   Vanguard

Crossing, on Coral Reef and Sunset Point Way, proposes an 8 foot landscape buffer, a 5 foot
sidewalk, and a 17 foot building setback, which places the building 30 feet from the curb.

Required parking within the project is located along the internal roadway as parallel parking, on
secondary private streets, in alley accessible garages, or in surface parking lots located on the
rear side of the residential buildings consistent with the guidelines of the TMISAP (3- 26 thru 3-
27). Along Vanguard and Sunset Point Way, parking is placed behind the residences and is
screened from view from these roads ( 3- 27).

Gateway elements and welcoming landscape plantings are proposed for the major project entries
on Vanguard Way to establish a strong image for the community and to provide a unique identity
and sense of place for the development ( 3- 35).

Pedestrian circulation is a strong and important element of the design ofVanguard Crossing and
consistent with the TMISAP ( 3- 27 thru 3- 28) there is a highly defined connectivity system
between the public way,  the housing units,  and the site amenities and common areas.

Additionally, although not required by the Meridian Pathway Master Plan, the project design
includes a meandering pathway thru the site providing connectivity between the public streets at
the northwest corner of the site and to Vanguard Way to the south. These meandering connector
pathways will create easy connections to the various site amenities within Vanguard Crossing
creating a strong sense of community, as they pass through varying plant communities to signify
the transition from residential to shared space ( 3- 25 thru 3- 26). These plant communities will
bring strong representation of native and adaptive Idaho landscapes and reinforce the character
of the architecture and site layout ( 3- 25 thm 3- 26).
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COMPLIANCE WITH COMPREHENSIVE PLAN GOALS

The rezone of the Site to R- 15 and the DA modification carrying out the rezone fulfill the City' s
planning goals and objectives outlined in the TMISAP and the Comprehensive Plan. The
majority of the Site is designated as Medium High Density Residential on the FLUM. 2 The R- 15
zoning designation is supported by the TMISAP' s zoning compatibility matrix (2- 4) and by the
Comprehensive Plan ( 3- 10). In areas designated as Medium High Density Residential both the
Comprehensive Plan( 3- 10) and the TMISAP ( 3- 6) provide that densities should range from 8 to
15 units per acre. The R- 15 zoning designation in this case supports the project' s 13. 63 units per
acre, which is squarely in the range called for by the Comprehensive Plan and the TMISAP. The
R- 15 zoning also allows for quality, walkable, compact development, which the TMISAP
recognizes is needed in the City and can result in higher property values ( 5- 4).

Like the rezone of the Site to R- 15, Vanguard Crossing also carries out the City' s Comprehensive
Plan goals as follows:

Section Comprehensive Plan Goal and Project Compliance

2. 01. 01 Encourage diverse housing options suitable for various income levels,
household sizes, and lifestyle preferences.
Vanguard Crossing will include a mix of 1- bedroom and 2- bedroom in a
traditional apartment setting and 1- bedroom, 2- bedroom, and 3- bedroom
units in a townhome-style multifamily setting, providing diversity with the
project and also diversity from nearby single- family detached residences.
Vanguard Crossing will offer a variety of amenities to cater to different
recreational hobbies of residents and to foster a strong sense of community.

2. 01. 01E Encourage the development of high quality, dense residential and mixed-
use areas near, in, and around Downtown, near employment, large shopping
centers, public open spaces and parks, and along major transportation
corridors, as shown on the Future Land Use Map.
This project provides high quality, dense residential units that complement
and provide a transition between the commercial and employment areas to
the south and the single family residential to the north. This area is slated
to be developed with a mix of employment and retail uses that will benefit
from the addition ofhigher density residential homes.

2. 02. 01A With new subdivision plats, require the design and construction of pathways
connections, easy pedestrian and bicycle access to parks, safe routes to
schools and the incorporation of usable open s ace with quality amenities.

2 "

Future Land Use designations are not parcel specific.  An adjacent, abutting designation, when
appropriate and approved as part of a public hearing with a land development application, may be used. A
designation may not be used however, across planned or existing collector or arterial roadways, must not
be used on a parcel not directly abutting the designation, and may not apply to more than 50% of the land

being developed." Comprehensive Plan at 3- 9.
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Vanguard Crossing is a connected community with pathways that connect
the residential development to the north with the more intensive commercial

and retail uses to the south.  The project includes 0.62 miles ofpathways
and sidewalks,  and quality amenities including public art,  benches

strategicallyplaced along the pathways, a pickle ball court, two swimming
pools, three children play areas, and two dogparks.

2. 02. 01D Require pedestrian access in all new development to link subdivisions
together and promote neighborhood connectivity.
The meandering pathway that bisects the development provides a
connection between the single family residences to the north and the more
intensive uses to the south and east, and provides a walkable and bikeable
connection between Vanguard and Coral Reef.

2. 09. 03B Promote Ten Mile, Downtown, and The Village as centers of activity and
growth.
Vanguard Crossing sits squarely within the TMISAP and provides much
needed housing in the area to support the proposed businesses andjobs in
this area. The development provides housing that is within walking distance
to the commercial development that will occur within the nextfew years.

3. 03. 00 Direct and prioritize development in strategic areas and in accordance with
corridor and special area plans.

Vanguard Crossing exemplifies the vision and goals of the TMISAP by
providing a well-designed, interconnected living space where people can
live, work, and raise a family adjacent to proposed retail and commercial
spaces.

3. 06. 02B Encourage and support mixed-use areas that provide the benefits of being
able to live, shop, dine, play, and work in close proximity, thereby reducing
vehicle trips, and enhancing overall livability and sustainability.
This multifamily project helps create a mixed-use environment by
complementing the surrounding commercial and retail uses. Within walking
distance from the Site,  are planned and developed commercial and
employment centers. Vanguard Crossing residents can shop, dine,play and
work in close proximity and reduce vehicle trips in the area. This project
will increase the overall livability and sustainability of the surrounding
area by providing much needed residential housing that will help nearby
businesses thrive and will create a permanent customer base.

3. 07. 01 A Require all new development to create a site design compatible with

surrounding uses through buffering, screening, transitional densities, and
other best site design practices.
Multifamily residential provides an appropriate transition between the
retail/ commercial/ employment uses to the south, the TN-C zoned property
to the east, and the single-family residences to the north. The Site integrates
higher density apartment buildings along Vanguard and provides town-
home style residences along the north adjacent to the single-family homes.
Over 900 trees screen this project from surrounding developments, and the
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pathway bisecting Vanguard Crossingprovides much needed accessfor the
single-family residences to the north to walk to the proposed retail and
commercial developments to the south and the potential community center
to the east.  The buildings are set back over 60 feet from the property
boundaries,providing an event greater buffer between the more intense use
and the single-family residences to the north.

3. 07. 01E Where feasible, encourage large transmission and pipeline utility corridors
to function as transitional buffers, parkland, pathways, and gathering paces
within and adjacent to their right of way.
Vanguard Crossing takes full advantage of the pipeline easement bisecting
the property by using it as the primary pathway meandering through the
development.  It provides residents and other community members an
opportunity to enjoy native flowers and plants while either walking the
property or sitting in one of the conversation nodes scattered along the
pathway.

4. 04. 02B Preserve existing public rights- of-way and other easements for future
pathways and accessways,  particularly along powerline and utility
corridors, railway corridors, and waterway or irrigation corridors.
The pathway preserves the pipeline corridor while providing residents an
opportunity to gather outside in a community setting andprovides a direct
route to many of the other amenities located on the project, including the
club house and one ofthe two swimming pools.

4. 04. 01 B Provide options for passive recreational opportunities not typically supplied
by parks and facilities, such as jogging, walking, and bicycling.
Vanguard Crossing will include active and passive recreational spaces,
with a . 62 miles o pathways or walking andjogging.

5. 01. 02G Require attractive landscaping and pedestrian friendly design within new
developments. Promote the increase of permeable areas through sound site
design and use of materials that limit stormwater runoff.

The project exceeds the City Code requirement for qualified open space
with 24% open space. Pathways will provide a pedestrianfriendly design
within the site and connectivity to surrounding properties.

5. 03. 01 B Encourage the integration ofpublic art as an integrated component with new
development.

Public art will be included along the multi-use pathway in the center of the
project. This public art will take the form of some pieces of sculpture that
will create points of interest along the pathways and speak to the nexus of
the re ion' s heritage and its future.

6. 01. 01H Require pedestrian access connectors in all new development to link
subdivision together and to promote neighborhood connectivity as part of a
community pathway system.

With approximately  . 62 miles of pathways and sidewalks,  including
sidewalks on all sides of the development abutting public roads and the
pathway bisecting the property, Vanguard Crossing provides a necessary
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connectivity between current andfuture developments and uses on all sides
of the property.

COMPLIANCE WITH ZONING CRITERIA

Vanguard Crossing complies with City' s rezone criteria in UDC Section 11- 5B- 3:

1. The map amendment complies with the applicable provisions of the Comprehensive
Plan, including the TMISAP, as described above. The majority of the Site is designated High
Density Residential on the FLUM. Within this designation, R- 15 zoning is supported by the
TMISAP and the Comprehensive Plan.

2.       Vanguard Crossing complies with the regulations outlined for the proposed district,
specifically the purpose statement. The UDC explains that the purpose of the residential
districts is to provide for a range of housing opportunities consistent with the Comprehensive
Plan. UDC Section 11- 2A- 1. Multi-family development is a conditionally approved use within
this zone, and Vanguard Crossing meets the dimensional standards and density( at 13. 63
units/acre) for the R- 15 district. Vanguard Crossing includes a mix of three- story apartment
buildings and 1, 2, and 3- bedroom flats and townhome- style multi- family homes, providing a
range of housing opportunities. Vanguard Crossing is requesting alternative compliance for the
setbacks for the residential buildings located on Sunset Point Way and Coral Reef as these
streets and buildings were designed to closely conform to the design goals of the TMISAP.

3.       Vanguard Crossing is not materially detrimental to the public health, safety and welfare.
Rather, as discussed above, Vanguard Crossing supports the public health, safety and welfare
by providing much- needed housing within this area of Meridian and a nice transition between
the single- family residences to the north and the more intensive industrial and commercial uses
to the south along I-84.

4.       Vanguard Crossing does not result in an adverse impact upon the delivery of services by
a political subdivision providing public services with the city including, but not limited to,
school districts.  Sewer and water are available to the Site. The Site is served by Chaparral
Elementary School, Compass Public Charter School, Meridian Middle School, and Meridian
High School.

COMPLIANCE WITH CUP CRITERIA

Vanguard Crossing complies with the CUP criteria in UDC Section 11- 5B- 6:

1.  The Site is large enough to accommodate the proposed use. The project design meets all
dimensional standards and development regulations in the R- 15 zone. Vanguard Crossing meets
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all setback, buffering, height and dimensional standards required by the UDC. The on- site
parking, open space and number of amenities exceed the City' s standards.

2.    Vanguard Crossing will be harmonious with the TMISAP and is in accord with the
requirements of the UDC. Specifically, and as discussed in detail above, the project will further
the Comprehensive Plan' s goal of providing diverse housing and neighborhood types ( 2. 01. 00),
with a neighborhood that has ample open space and generous amenities ( 2. 02. 00), all as depicted

on the Future Land Use Map.  The project meets the Comprehensive Plan' s goals for promoting
mixed-use living by adding needed residences into an area that has extensive non-residential uses
approved and/ or developed.

3.    The design, construction, operation and maintenance of Vanguard Crossing will be
compatible with other uses in the general neighborhood and with the existing or intended
character of the general vicinity. The project will not adversely change the essential character of
the area, which is largely being developed and approved with employment, commercial and retail
uses and in general conformance with the TMISAP. The multi- family residential use creates a
nice transition of higher-density residential between low-density, single- family homes to the
north, the higher intensity employment and commercial uses to the south, and the traditional
neighborhood center( TN- C) zoned property to the east.

4.   The multi-family residential use will not adversely affect other property in the vicinity
and, rather, enhances properties in the area by providing much-needed housing within the
TMISAP area and a well-thought out pathway connecting the residential properties to the north
with the commercial and retail properties to the south and the neighborhood center property to
the east( 2. 02. 01D).

5.   Vanguard Crossing is adequately served by essential public facilities and services such
as highways,  streets,  schools, parks, police and fire protection,  drainage structures, refuse
disposal, water and sewer. The Site has frontage on Vanguard, and utilities are already adjacent
to the Site.

6.  The project will not create excessive additional costs for public facilities and services and
will not be detrimental to the economic welfare of the community. Rather, Vanguard Crossing
serves to stimulate the economic welfare of the community by providing much needed housing
adjacent to planned commercial areas.

7.  As a residential use, Vanguard Crossing will not involve activities or processes, materials,
equipment and conditions of operation that will be detrimental to any persons, property or the
general welfare by reason of excessive production of traffic, noise, smoke, fumes, glare or odors.

8.   The Site does not have any natural, scenic or historic feature considered to be of major
importance, and the project will not result in the loss of any natural, scenic or historic features.
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CUP GENERAL CONDITION OF APPROVAL

We are asking for a change to a General Condition of Approval so that we may apply for
building permits prior to recordation of the final plat. Meridian' s standard language provides:

Street signs are to be in place, sanitary sewer and water system shall be approved
and activated, road base approved by the Ada County Highway District and the
Final Plat for this subdivision shall be recorded, prior to applying for building
permits.

We request the following language:

Prior to applying for building permits, the following minimum items shall be
completed: street signs are to be in place, the installation of sanitary sewer and
water systems ( with the water system being fully activated), a compacted road
base capable of supporting an 80, 000 lb. fire truck shall be approved by design
engineer, with written confirmation of such approval submitted to the Meridian

Building Department.

CONCLUSION

Thank you for your consideration of this CUP application for the Vanguard Crossing apartments.
The proposed development is generally consistent with the proposed R- 15 zoning, the City' s
TMISAP, the Comprehensive Plan, and applicable criteria in City Code. We are excited to bring
this quality residential community to a great site in Meridian.

Sincerely,

Deborah Nelson

on behalfof
LDK Ventures



November 17, 2021

Page 17

EXHIBIT A

rH, k
1HY1 1F. x1 I

iH'       
LH= e ' RI

P1Y E

PHASING LEGENDS
1-- a IH. T:   —. 1 I

PHASE I rz

T_-'  
T,,.  DI• T L t'.  nI. 7 a nluL

1

r   " H,- 3 1- s4 TH

aa.       T- 3s Tit

Hna Tom

PH AS L' 2
I„  

T• Iu:     T.,.,

ICUSE T- 115 141r3

IH     T. 4-

IAA

lII. 3
A

T- xl ;- 
T 1` 5

T4t3
rHPS rH.. r,

SUILrDINO TYPE L 0ENN: Wy_
IH. d

A 1H- 5

GA GARDEN APARTMENTS 910TAi re H.o H= a

n1u.

CLUBHOUSE CLUBHOUSE 1 TOTAL Hn` R

AME AMEN111ES BUILDING 2 TOTAL

T14y3 TOWN HCIMIE BUI ING 03 B TOTAL

TH# 4 TOWN 400AE BUILa1t4G# 4 11 TOTAL

TH# 5 TOWN ROME BUILDING# 5 13 T0TAL

TH# 6 TOWN 110+ AE BUILDING 44 95 TOTAL

TH* 7 T0WN lf0AAE 9U 01114Ca 47 G1d 70TAG

PROJECT DATA FOR VANGUARD CROSSING

BUILDINGS AND UNITTYPES UNIT SQUARE FOOTAGE PRIVATEOPEN SPACE GARDEN APARTMENTS TH- BUILDING# 3 TH- BUILDING##  TH- BUILDING 95 TH- BUILDING US TH- BUILDING# 7 TOTAL

TOTAL# OF BUILDINGS OVERALL 9 18 11 13 5 4 60

TOTAL# OF UNITS PER BUILDING 24 6 8 8 4 4 552

PHASEI-# OF BUILDINGS 9 12 6 13 4 0 A#

UNITTYPE- I RED- FLAT 7585F 90 SF 12 0 0 0 0 0 VIA

UNITTYPE- 2 BED- FLAT 1055 SF 80 SF 12 0 0 0 0 0 108

UNIT TYPE- A UNIT- TH FLAT 868 SF 84 SF 0 2 2 2 0 2 fit

UNIT TYPE- BUNIT- TH FIAT 1192 SF 91 SF 0 2 2 2 0 2 62

UNIT TYPE- C UNIT- TH 2STORY 1693 SF 84 SF 0 2 0 4 4 0 92

UNIT TYP E- DUNIT- TH FIAT A50 SF 102SF 0 0 2 0 0 0 12

UNIT TYPE- E UNIT- TH FLAT 1345 SF 91 SF 0 0 2 0 0 0 12

dues nutirrLude rsles

CLUB HOUSE- 1STORY 9368 SF

11 AMENITY BUILDI NG- 1STORY 1800 SF

TOTAL 456

PHASE II-# OF BUILDINGS 0 6 S 0 1 4 16

UNIT TYPE- A UNIT- TH FIAT 868 SF 845F 0 2 2 2 0 2 M

UNIT TYPE- BUNIT- TH FIAT 1198 SF 91 SF 0 2 2 2 0 2 30

UNIT TYPE- C UNIT- TH 2STORY 1693 SF 84 SF 0 2 0 4 4 0 16

UNIT TYPE- DUNIT- TH FIAT 950 SF 1025F 0 0 2 0 0 0 10

U NIT TYPE- E UNIT- TH FIAT 1345 SF 91 SF 0 0 2 0 0 0 10

de gores

11 AMEN ITY BUILD NG- 1STORY 1800 SF

TOTAL 96

ALL APARTMENTSARE 33TOAY

ALL M ORTOHPL NOMESALE2 STORY



Additional Narrative in Support of the Prefimin#a flat

Meridians subdivision regulations have been developed to encourage orderly growth and
development served by essential public services. The flat, presently agricultural ground that
makes up Project Vanguard (the" Property") was annexed into the City and zoned in 2009. In
order to annex and zone the Property, the City was required to, and did, make the following
findings:

1.  The map amendment complies with the applicable provisions of the comprehensive
plan;

The map amendment complies with the regulations outlined for the proposed district,
specifically the purpose statement;

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

4.  The map amendment shall not result in an adverse impact upon the delivery of services
by any political subdivision providing public services within the city including, but not
limited to, school districts; and

5.  The annexation( as applicable) is in the best interest of city. 1

As outlined further in the Narratives submitted with the Project Vanguard Applications, the

zones continue to be in accord with the Ten Mile Interchange Specific Area Plan (" TMISAP") as

well as the 2019 Comprehensive Plan.

As outlined on the Preliminary Plat Application, the subdivision standards for each of the
applicable zones will be met with the exception that alternative compliance has been requested

for setbacks for the residential buildings located on Sunset Point Way and Coral Reef. On
collector streets, the R- 15 district requires 20 feet between the back of the sidewalk and the

living area of a building; proposed setbacks are 14 feet from the back of the sidewalk to the
building. These streetscapes and setbacks were designed in large compliance with the TMISAP
and exceed the ten foot minimum setback required in the Multifamily Development specific use
standards. 2

Justification for the alternative compliance requested is found in the " Narrative in Support of

Alternative Compliance" submitted to the City.

The facts contained in the Project Vanguard Applications, including the Preliminary Plat
Application, the analysis contained in the Applications' Narratives, and the analysis done by

See, UDC § 11- 513- 3. F

2 See, UDC§ 11- 4- 3- 27. B. 1,

Additional Narrative in Support of Preliminary Plat Application- 1



the City when the City annexed and zoned this Property in 2009, underscore the ability of the
City to make the following findings to enable approval of the Preliminary Plat:

A.  The plat is in conformance with the comprehensive plan and is consistent with this
Unified Development Code;

B.  Public services are available or can be made available and are adequate to accommodate

the proposed development;
C.  The plat is in conformance with scheduled public improvements in accord with the city' s

capital improvement program;
D.  There is public financial capability of supporting services for the proposed development;
E.  The development will not be detrimental to the public health, safety or general welfare. 3

A copy of the Preliminary Plat submitted with the Application is attached on the following
pages.

3 See, UDC§ 11- 613- 6. Please note that the required findings include a finding that the Preliminary
Plat preserves significant natural, scenic or historic features. There are no significant natural, scenic or
historic features on the Property.

Additional Narrative in Support of Preliminary Plat Application- 2
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Additional Narrative in Support of the Prefimin#a flat

Meridians subdivision regulations have been developed to encourage orderly growth and
development served by essential public services. The flat, presently agricultural ground that
makes up Project Vanguard (the" Property") was annexed into the City and zoned in 2009. In
order to annex and zone the Property, the City was required to, and did, make the following
findings:

1.  The map amendment complies with the applicable provisions of the comprehensive
plan;

The map amendment complies with the regulations outlined for the proposed district,
specifically the purpose statement;

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

4.  The map amendment shall not result in an adverse impact upon the delivery of services
by any political subdivision providing public services within the city including, but not
limited to, school districts; and

5.  The annexation( as applicable) is in the best interest of city. 1

As outlined further in the Narratives submitted with the Project Vanguard Applications, the

zones continue to be in accord with the Ten Mile Interchange Specific Area Plan (" TMISAP") as

well as the 2019 Comprehensive Plan.

As outlined on the Preliminary Plat Application, the subdivision standards for each of the
applicable zones will be met with the exception that alternative compliance has been requested

for setbacks for the residential buildings located on Sunset Point Way and Coral Reef. On
collector streets, the R- 15 district requires 20 feet between the back of the sidewalk and the

living area of a building; proposed setbacks are 14 feet from the back of the sidewalk to the
building. These streetscapes and setbacks were designed in large compliance with the TMISAP
and exceed the ten foot minimum setback required in the Multifamily Development specific use
standards. 2

Justification for the alternative compliance requested is found in the " Narrative in Support of

Alternative Compliance" submitted to the City.

The facts contained in the Project Vanguard Applications, including the Preliminary Plat
Application, the analysis contained in the Applications' Narratives, and the analysis done by

See, UDC § 11- 513- 3. F

2 See, UDC§ 11- 4- 3- 27. B. 1,

Additional Narrative in Support of Preliminary Plat Application- 1



the City when the City annexed and zoned this Property in 2009, underscore the ability of the
City to make the following findings to enable approval of the Preliminary Plat:

A.  The plat is in conformance with the comprehensive plan and is consistent with this
Unified Development Code;

B.  Public services are available or can be made available and are adequate to accommodate

the proposed development;
C.  The plat is in conformance with scheduled public improvements in accord with the city' s

capital improvement program;
D.  There is public financial capability of supporting services for the proposed development;
E.  The development will not be detrimental to the public health, safety or general welfare. 3

A copy of the Preliminary Plat submitted with the Application is attached on the following
pages.

3 See, UDC§ 11- 613- 6. Please note that the required findings include a finding that the Preliminary
Plat preserves significant natural, scenic or historic features. There are no significant natural, scenic or
historic features on the Property.

Additional Narrative in Support of Preliminary Plat Application- 2
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Additional Narrative in Support of Rezone Application

Project Vanguard is the updated 2021 name for the 115- acre project reviewed and approved by
the City in 2009 as" Meridian Crossing' or the" Property." The 2009 request for annexation and

rezone was approved by the City as being in accord with the guidance of the then-applicable
Comprehensive Plan' and the Ten Mile Interchange Specific Area Plan (" TMISAP").

The Property is located within four general land use classifications identified on the TMISAP
Land Use Map: Mixed Use Commercial; Mixed Employment; High Density Employment; and
Medium High Density Residential. The zones approved by the City in 2009 reflect the TMISAP
planning guidance for: C- C ( Community Business); M-E ( Mixed Employment); H-E ( High
Density Employment); and R-40 (High-Density Residential). Note that the R- 40 zone was

approved in 2009 but only with the caveat that the R-40 zone would be developed with medium
high-density residential in keeping with the density promoted by the TMISAP. 2

The zones proposed today remain the same as previously approved by the City, with the
exception that the R-40 zone is being revised to R-15 for the northern 40 acres known as
Vanguard Commons", which R- 15 zone reflects the medium high-density residential

promoted by the City in 2009 and in the TMISAP. The zoning boundaries proposed in 2021,
however, are much less fragmented than those approved in 2009 and, as described below, flow

with the street and pathway systems.

The goal of the TMISAP is " to promote more organic and holistic development patterns, to mix
uses more than to obey lines on a map." 3 As the TMISAP states:

The lines in this Land Use Map, then, are flexible. These lines should adjust and
evolve to create a place that is truly an integrated whole—mixing uses both vertically
and horizontally... While proposed land uses are mapped to specific locations, the
land use recommendations presented in the Land Use Map are still relatively broad,
and the exact shape of many of the land use areas is somewhat conceptual. The Land
Use Map recommends the general locations for specific types of land uses, and
illustrates how these uses are related to each other geographically. 4

The flexibility promoted by the TMISAP supports today' s modification of the 2009 zone
boundaries. The revised zoning boundaries reflect the connectivity promoted by the TMISAP,
and the open space and connectivity between zones offered with the greenway along the

1
In 2009, the applicable Comprehensive Plan was adopted by the City in 2002( Resolution No. 02- 382). Today, the
applicable Comprehensive Plan is the Plan adopted by the City in 2019( Resolution No. 19- 2179). As described
in the Narrative submitted with the Project Vanguard Applications, Project Vanguard continues to be in accord

with, and guided by, the Comprehensive Plan as well as the TMISAP.

2 See, 2009 Development Agreement, Exhibit B, p. 11.

3 TMISAP, p. 3- 15.

4 Id.

Additional Narrative- Rezone Application- Project Vanguard- 1



Williams Pipeline easement that runs diagonally through Project Vanguard. The revised zoning
boundaries include:

R- 15 ( Medium High-Density Residential; 40. 33 acres) in the north of Project Vanguard
i.e., Vanguard Commons);

M-E ( Mixed Employment; 29.07 acres) in the west of Vanguard Village and along I-84;
H-E ( High Density Employment; 28.60 acres) in the south of Vanguard Village along I-
84; and

C-C ( Community Business District; 17.27 acres) along Vanguard Way at the entrance to
Project Vanguard. 5

Overview of the Concept Plan in Relation to the Proposed Zoning

The dynamic vision of the TMISAP-- integrating land use and transportation planning to
position this area of the City for business, recreation, and a great place to live-- was reflected in

the 2009 concept plan for Meridian Crossing. That concept plan was approved as being
consistent with the vision and intent of the Comprehensive Plan as anticipated by the TMISAP,
yet the City also recognized that the 2009 concept plan might change as properties in the
surrounding Ten Mile area developed and street alignments were refined.6

In the 12 years since annexation of the Property, the City has seen a great deal of mixed-use
development in the TMISAP area, especially east of S. Ten Mile Road. Streets have been built
and realigned and, most importantly, for Project Vanguard, Vanguard Way has been identified
and public right-of-way obtained) as the main collector road for development west of S. Ten

Mile Road. The concept plan presented today, in 2021, reflects the development pattern
advanced with the location of Vanguard Way as well as the guidance of the most recent( 2019)
Comprehensive Plan and the TMISAP.  Please refer to the Narrative submitted with the

Applications for a thorough review of Project Vanguard compliance with the 2019

Comprehensive Plan.

The TMISAP promotes a roadway network designed as a multimodal transportation system for
all transportation users. The TMISAP was established to ensure connectivity within the
planning area as well as to adjoining development, while controlling access onto arterial roads.
The Project Vanguard concept site plan and zoning boundaries mirror the roadway network
established in the TMISAP, which roadway network also reflects the 2012 annexation of
property immediately east of Project Vanguard.?

5 The legal description for each zone has been provided with the applications. Note that the applications in
connection with Project Vanguard also include an application for a Development Agreement Modification to

reflect the revised zoning boundaries.

6 City of Meridian Findings of Fact Conclusions of Law and Decision Order, dated December 22, 2009( the" 2009
Findings"); see p. 6- 7.

7 In 2012, the City annexed the properties east of the Property, which properties lie between Project Vanguard and
S. Ten Mile Road. That annexation occurred only after the City, Ada County Highway District(" ACHD") and

the Idaho Transportation Department(" ITD") determined how best to consolidate access points along S. Ten
Mile Road. ACHD and ITD entered into a cooperative agreement, the purpose of which is to fund the

Additional Narrative- Rezone Application- Project Vanguard- 2
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The City' s analysis in 2009 found that the annexation of the Property and the proposed zones
met the rezone criteria found in the City' s Unified Development Code (" UDC"). 8 The City
made the finding in 2009 that the annexation of the Property was in the best interest of the City
Finding 5 below). With the factual information provided to the City, the City can again reach

the conclusions of law found in Findings 1 - 4 for revising the zoning boundaries:

1.   The map amendment complies with the applicable provisions of the comprehensive
plan;

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

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

4.   The map amendment shall not result in an adverse impact upon the delivery of services
by any political subdivision providing public services within the city including, but not
limited to, school districts; and

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

Community Business District( C-Q:

The purpose of the C- C district is to provide larger scale and broader mix of retail, office, and
service uses, and it is most appropriate in areas with good access to arterial and non-residential
collector streets. Approximately 48 acres are currently designated C- C; we are requesting 17.44
acres be designated as such. The C- C area provides the entrance into Vanguard Village and will
include a vertically integrated residential project. More information on this zone and its
proposed uses can be found in the Narrative, pages 8- 10, and in Tab 2 of the Narrative.

Mixed Employment( M-E):

The purpose of the M- E district is allow for offices, medical centers, research and development
facilities, and light industrial uses with ancillary support services. This zoning district should
also be located with access to arterial or collector roads. We have smoothed out the borders of

this district so that it more closely tracks the gas easement and our proposed road system.
Currently, 25 acres are designed M-E; we are requesting 29 acres be zoned M-E. More
information on this zone can be found in the Narrative, page 11, and in Tab 2 of the Narrative.

High Density Employment( H-E):

The zoning district provides for larger employment centers, including corporate headquarters,
office complexes, research and development facilities and complementary services such as

8 UDC§ 11- 5B- 3. F

Additional Narrative- Rezone Application- Project Vanguard- 6



conference centers and hospitality use with limited retail. This zone is most appropriate in close
proximity to Federal and State highway interchanges and major arterials. As depicted on the
proposed zoning boundary map, above, this zone will remain adjacent to the Interstate with
convenient access onto Ten Mile and the interstate. Approximately 27 acres are currently zoned
H-E; we are requesting 28. 8 acres of H-E zoning. More information on this zone can be found in
the Narrative, pages 12-13, and in Tab 2 of the Narrative.

Medium High Density Residential (R-15):

The purpose of the residential district is to provide for a range of housing opportunities
consistent with the Meridian Comprehensive Plan. R-15 zoning allows for a more intensive
residential use, and multi-family developments are permitted with a conditional use permit.
The R-15 zoning designation reflects the underlying TMISAP land use designation and the
intensity approved in the 2009 Development Agreement. The R- 15 zoning complies with the
Comprehensive Plan and the TMISAP. The proposed development, Vanguard Commons,
complies with the regulations for the R- 15 district except where we have requested alternative

compliance. Services are available to the property, and the zone is not materially detrimental to
the public health, safety and welfare. There were originally 16.83 acres designated R-40; we are
requesting 40 acres designated R- 15. More information on this zoning designation can be found
in the CUP Narrative.

Additional Narrative- Rezone Application- Project Vanguard- 7



Additional Narrative in Support of Rezone Application

Project Vanguard is the updated 2021 name for the 115- acre project reviewed and approved by
the City in 2009 as" Meridian Crossing' or the" Property." The 2009 request for annexation and

rezone was approved by the City as being in accord with the guidance of the then-applicable
Comprehensive Plan' and the Ten Mile Interchange Specific Area Plan (" TMISAP").

The Property is located within four general land use classifications identified on the TMISAP
Land Use Map: Mixed Use Commercial; Mixed Employment; High Density Employment; and
Medium High Density Residential. The zones approved by the City in 2009 reflect the TMISAP
planning guidance for: C- C ( Community Business); M-E ( Mixed Employment); H-E ( High
Density Employment); and R-40 (High-Density Residential). Note that the R- 40 zone was

approved in 2009 but only with the caveat that the R-40 zone would be developed with medium
high-density residential in keeping with the density promoted by the TMISAP. 2

The zones proposed today remain the same as previously approved by the City, with the
exception that the R-40 zone is being revised to R-15 for the northern 40 acres known as
Vanguard Commons", which R- 15 zone reflects the medium high-density residential

promoted by the City in 2009 and in the TMISAP. The zoning boundaries proposed in 2021,
however, are much less fragmented than those approved in 2009 and, as described below, flow

with the street and pathway systems.

The goal of the TMISAP is " to promote more organic and holistic development patterns, to mix
uses more than to obey lines on a map." 3 As the TMISAP states:

The lines in this Land Use Map, then, are flexible. These lines should adjust and
evolve to create a place that is truly an integrated whole—mixing uses both vertically
and horizontally... While proposed land uses are mapped to specific locations, the
land use recommendations presented in the Land Use Map are still relatively broad,
and the exact shape of many of the land use areas is somewhat conceptual. The Land
Use Map recommends the general locations for specific types of land uses, and
illustrates how these uses are related to each other geographically. 4

The flexibility promoted by the TMISAP supports today' s modification of the 2009 zone
boundaries. The revised zoning boundaries reflect the connectivity promoted by the TMISAP,
and the open space and connectivity between zones offered with the greenway along the

1
In 2009, the applicable Comprehensive Plan was adopted by the City in 2002( Resolution No. 02- 382). Today, the
applicable Comprehensive Plan is the Plan adopted by the City in 2019( Resolution No. 19- 2179). As described
in the Narrative submitted with the Project Vanguard Applications, Project Vanguard continues to be in accord

with, and guided by, the Comprehensive Plan as well as the TMISAP.

2 See, 2009 Development Agreement, Exhibit B, p. 11.

3 TMISAP, p. 3- 15.

4 Id.

Additional Narrative- Rezone Application- Project Vanguard- 1



Williams Pipeline easement that runs diagonally through Project Vanguard. The revised zoning
boundaries include:

R- 15 ( Medium High-Density Residential; 40. 33 acres) in the north of Project Vanguard
i.e., Vanguard Commons);

M-E ( Mixed Employment; 29.07 acres) in the west of Vanguard Village and along I-84;
H-E ( High Density Employment; 28.60 acres) in the south of Vanguard Village along I-
84; and

C-C ( Community Business District; 17.27 acres) along Vanguard Way at the entrance to
Project Vanguard. 5

Overview of the Concept Plan in Relation to the Proposed Zoning

The dynamic vision of the TMISAP-- integrating land use and transportation planning to
position this area of the City for business, recreation, and a great place to live-- was reflected in

the 2009 concept plan for Meridian Crossing. That concept plan was approved as being
consistent with the vision and intent of the Comprehensive Plan as anticipated by the TMISAP,
yet the City also recognized that the 2009 concept plan might change as properties in the
surrounding Ten Mile area developed and street alignments were refined.6

In the 12 years since annexation of the Property, the City has seen a great deal of mixed-use
development in the TMISAP area, especially east of S. Ten Mile Road. Streets have been built
and realigned and, most importantly, for Project Vanguard, Vanguard Way has been identified
and public right-of-way obtained) as the main collector road for development west of S. Ten

Mile Road. The concept plan presented today, in 2021, reflects the development pattern
advanced with the location of Vanguard Way as well as the guidance of the most recent( 2019)
Comprehensive Plan and the TMISAP.  Please refer to the Narrative submitted with the

Applications for a thorough review of Project Vanguard compliance with the 2019

Comprehensive Plan.

The TMISAP promotes a roadway network designed as a multimodal transportation system for
all transportation users. The TMISAP was established to ensure connectivity within the
planning area as well as to adjoining development, while controlling access onto arterial roads.
The Project Vanguard concept site plan and zoning boundaries mirror the roadway network
established in the TMISAP, which roadway network also reflects the 2012 annexation of
property immediately east of Project Vanguard.?

5 The legal description for each zone has been provided with the applications. Note that the applications in
connection with Project Vanguard also include an application for a Development Agreement Modification to

reflect the revised zoning boundaries.

6 City of Meridian Findings of Fact Conclusions of Law and Decision Order, dated December 22, 2009( the" 2009
Findings"); see p. 6- 7.

7 In 2012, the City annexed the properties east of the Property, which properties lie between Project Vanguard and
S. Ten Mile Road. That annexation occurred only after the City, Ada County Highway District(" ACHD") and

the Idaho Transportation Department(" ITD") determined how best to consolidate access points along S. Ten
Mile Road. ACHD and ITD entered into a cooperative agreement, the purpose of which is to fund the
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The City' s analysis in 2009 found that the annexation of the Property and the proposed zones
met the rezone criteria found in the City' s Unified Development Code (" UDC"). 8 The City
made the finding in 2009 that the annexation of the Property was in the best interest of the City
Finding 5 below). With the factual information provided to the City, the City can again reach

the conclusions of law found in Findings 1 - 4 for revising the zoning boundaries:

1.   The map amendment complies with the applicable provisions of the comprehensive
plan;

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

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

4.   The map amendment shall not result in an adverse impact upon the delivery of services
by any political subdivision providing public services within the city including, but not
limited to, school districts; and

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

Community Business District( C-Q:

The purpose of the C- C district is to provide larger scale and broader mix of retail, office, and
service uses, and it is most appropriate in areas with good access to arterial and non-residential
collector streets. Approximately 48 acres are currently designated C- C; we are requesting 17.44
acres be designated as such. The C- C area provides the entrance into Vanguard Village and will
include a vertically integrated residential project. More information on this zone and its
proposed uses can be found in the Narrative, pages 8- 10, and in Tab 2 of the Narrative.

Mixed Employment( M-E):

The purpose of the M- E district is allow for offices, medical centers, research and development
facilities, and light industrial uses with ancillary support services. This zoning district should
also be located with access to arterial or collector roads. We have smoothed out the borders of

this district so that it more closely tracks the gas easement and our proposed road system.
Currently, 25 acres are designed M-E; we are requesting 29 acres be zoned M-E. More
information on this zone can be found in the Narrative, page 11, and in Tab 2 of the Narrative.

High Density Employment( H-E):

The zoning district provides for larger employment centers, including corporate headquarters,
office complexes, research and development facilities and complementary services such as

8 UDC§ 11- 5B- 3. F
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conference centers and hospitality use with limited retail. This zone is most appropriate in close
proximity to Federal and State highway interchanges and major arterials. As depicted on the
proposed zoning boundary map, above, this zone will remain adjacent to the Interstate with
convenient access onto Ten Mile and the interstate. Approximately 27 acres are currently zoned
H-E; we are requesting 28. 8 acres of H-E zoning. More information on this zone can be found in
the Narrative, pages 12-13, and in Tab 2 of the Narrative.

Medium High Density Residential (R-15):

The purpose of the residential district is to provide for a range of housing opportunities
consistent with the Meridian Comprehensive Plan. R-15 zoning allows for a more intensive
residential use, and multi-family developments are permitted with a conditional use permit.
The R-15 zoning designation reflects the underlying TMISAP land use designation and the
intensity approved in the 2009 Development Agreement. The R- 15 zoning complies with the
Comprehensive Plan and the TMISAP. The proposed development, Vanguard Commons,
complies with the regulations for the R- 15 district except where we have requested alternative

compliance. Services are available to the property, and the zone is not materially detrimental to
the public health, safety and welfare. There were originally 16.83 acres designated R-40; we are
requesting 40 acres designated R- 15. More information on this zoning designation can be found
in the CUP Narrative.
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TAB1

PROJECT VANGUARD
CONTACT INFORMATION: APPLICANTS AND CONSULTANTS

PROPERTYOWNER,  
DEVELOPER
ANDAPPLICANT
SOUTH74ACRES): Meridian118, LLC, aNevadalimitedliabilitycompany

3005W. HorizonRidgeParkway
Suite141
Henderson, NV89052
702-436-3133

JamesZeiter, Manager
jzeiter@insightinvestmentpartners.com

AiraleaNewman, ProjectManager
702-524-5681
ANewman@insightinvestmentpartners. com

DEVELOPER AND
APPLICANT
NORTH40ACRES): LDKVentures, LLC

3140PeacekeeperWay
McClellan, CA95652
916-965-7100

DentonKelley, ManagingPrincipal
dkelley@ldkcapital.com

TreyGundlach, VicePresidentofDevelopment
TGundlach@mcclellanpark.com

SrinivasaNookala, P.E.  
SNookala@ldkventures.com
208-369-6620

ENGINEERS: T-OEngineers
2471TitaniumPlace
Meridian, ID 83642
208-323-2288

JohnCarpenter, P.E.  
jcarpenter@to-engineers.com

BillWhite, TransportationEngineer
bwhite@to-engineers.com
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MERIDIAN118
ARCHITECT:       AdamGarcia, ProjectManager

CushingTerrell
800W. MainStreet, #800
Boise, ID83702
208-577-5660
adamgarcia@cushingterrell.com

MERIDIAN118
LANDSCAPE
ARCHITECT: T-OEngineers

2471TitaniumPlace
Meridian, ID 83642
208-323-2288

JaimeSnyder, LandscapeArchitect
208-323-2288ext. 128
208- 867-6597
jsnyder@to-engineers.com

LDKLANDSCAPE
ARCHITECT:  TimSlazinik

GGLO
1301FirstAvenue, Suite301
Seattle, WA98101
206-902-5424
TSlazinik@GGLO.com

MERIDIAN118
LEGAL:    SantoroWhitmire

AndyGlendon
10100W. CharlestonBlvd. #250
LasVegas, NV89135
702-948-8771
aglendon@santoronevada.com

ButlerSpink, LLP
JoAnnC. Butler
967E. ParkcenterBlvd. #313
Boise, ID 83706
208-388-1082
jbutler@butlerspink.com

LDKLEGAL:  GivensPursleyLLLP
DeborahE. Nelson
601WBannock St.  
Boise, ID83702
208-388-1215
den@givenspursley.com
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TAB2

PROJECT VANGUARD
Summary Zoning Analysis – Vanguard Village

Approximately 74Acres within Project Vanguard)  
WithanEmphasis on

1Vertically Integrated Residential Development intheC-CDistrict

Unified Development Code – Chapters 2Band3A, B, C, D, andG

Standard Commentary

UDC Chapter 2B:  

Thepurposeofthecommercialdistricts \[including C-C, M-EandH-E\] isto EachofthedistrictsinProjectVanguardprovidedifferentsizedandscaled
providefortheemployment, retailandserviceneedsofthecommunity in structurestoaccommodateamixofallowedemployment, commercialand
accordancewiththeMeridianComprehensive Plan.  residentialuses.  Thepurposestatement inUDC § 11-2B-1notesthatthe

districtswillhaveproximitytostreetsandhighways.   

Forexample, theH-EzoneinProjectVanguardisproposedtobelocatedin
closeproximitytoFederalandStatehighwayinterchangesandmajor
arterials, whichispromotedbytheTenMileInterchangeSpecificAreaPlan.  

ProjectVanguardwillhelpprovideaplannedandnecessaryconnection
betweenS. TenMileandBlackCatRoads.  VanguardWayisproposedto
connecttoS. TenMileRoadandextendtothewesterlyboundaryofProject
Vanguard.  

Table11-2B-2oftheUDClistsprincipalpermitted, accessory, and Noted.    
conditionalorprohibiteduseswithineachcommercial district.  

Table11-2B-3setsoutthedimensional standardsforallcommercial VanguardVillagewillmeetandexceedthedimensional standardsfortheC- 
districts.   C, M-EandH-Ezoningdistricts.  

UDC Chapter 3:  

UDC-3Aprovidesstandardregulationsforthelocation, design, and DevelopmentofalllandusesinVanguardVillagewillmeetorexceedthe
developmentoflandusesandsupplements theregulationsfordevelopment minimumstandardsfordevelopment providedinUDC-3A.   
intheC-C, M-EandH-Edistricts.   

1 AsprovidedfurtherintheNarrative, theresidentialprojectproposed intheC-Czoneisavertically integratedresidentialprojectthatisanalloweduseintheC- 
Czone.  Meridian118hasproposedavertically integratedresidentialprojectthatwillalso - - eventhoughnotrequired - - meetthestringentrequirements of
UDC § 11-4-3-27formultifamilydevelopments.  Seepages3 - 7below.  
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UDC-3Brequiresalandscapeplanforalldevelopment otherthatsinglefamily Acomprehensive landscapeplanandnarrativehasbeenprovidedwiththe
dwellings. ProjectVanguardpreliminaryplatapplicationpackageincompliancewiththe

regulationsofUDCChapter3B.    

ThelandscapeplanforallofProjectVanguardhasbeendesignedtoimprove
thequalityofcommunity livingbyenhancingtheaestheticquality, economic
viability, andenvironmental healthofthisareaoftheCity.  Thegoalofthe
ProjectVanguard landscapeplanistoensureresidentsandemployeesare
abletolive, work, shop, andrecreateinpleasant, healthy, andattractive
surroundings.  

UDC-3Cprovidestheoff-streetparkingandloadingrequirements forall Theoff-streetparkingisdesignedtomeettheUDCrequirements, including
development.   stallanddriveaisledimensions,  typeandnumberofparkingspaces, location

relativetostructures, landscapebuffers, andparkinglotdesign.    

AtableofparkingcountsforVanguardVillageisprovidedonSheetL5.00
MaterialsandSiteCirculationPlan) withtheapplications.  

UDC-3D – SignRequirements Theapplicantisnotproposingasignpackagewiththeseapplications butwill
prepare (forseparatereview) asignpackageforallofProjectVanguard.  The
signpackagewillallowgoodvisibilityforthepublicandtheneedsof
businessesminimizing distractions tomotoristsandpedestrians, andnot
detractfromtheoverallvisualqualityofthisareaoftheCity.  Theapplicant
hashadpreliminarydiscussionswithstaffinconnectionwithasignpackage
forthisareaoftheCityincludingtheareaidentifiedintheUDCastheI-84/Ten
MileInterchange.    

UDC-3G  -- ThecommonopenspaceandsiteamenitiesprovidedintheUDC Asprovidedfurtherinthelandscapenarrative, thelandscapedesignisdefined
areintendedtoimprovethelivabilityofresidentialneighborhoods, buffer bypedestrianconnectivityandampleopenspacetocreateaninviting, lively
streetedges, andprotectnaturalamenities.   andengagedmulti-usedevelopment. Acomprehensive off-roadnetworkof

detachedsidewalks, pathways, andpedestrianplazasaredesignedto
encouragenon-motorizedmovement throughoutProjectVanguard. This
interconnected, walkablenetworkalsoconnectsProjectVanguardtothe
greatercommunity.   

Throughitscore, VanguardVillageisanchoredwithanorth-south
multipurpose trailsystem, leadingdiagonallyfromthefarnorthofProject
Vanguard’sR-15 residentialareaallthewaytothesouthernendofthe
ProjectandconnectingtoaproposedadditionalportionoftheMeridianLoop
PathwayalongI-84.  ThisadditionwillhelptheCityofMeridianmovetowards
enhancingtheirpathwaysystemandpromotemorehealthyrecreation
opportunities tothewholecommunity.    
ThenorthernendofthepathwayconnectsintotheexistingBaraya
Subdivision, makingthemultiuseamenitiesandbusinessesofProject
Vanguardaccessibletoneighborsandresidentsbeyondourboundaries.  
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Generousopenspacethroughthecentral75-footWilliamsPipelinegas
easementprovidespassiverecreationopportunitiesandadditional spacefor
communityplazas, gatherings, andotherpossible “popup” amenities - - allof
whichwillprovideVanguardVillagewithvibrancyandenhancetheaesthetics
andqualityoflifeforitsresidentsandemployment-basedusers.  

Theprimarydesignfeaturesthatarebeingutilizedtomakethisdevelopmenta
positiveadditiontotheCityofMeridiananditsTenMileSpecificAreainclude:  

Additionalmixed-useemploymentcenter
Plentifulopenandgreenspace
Grandentryplazaandcommunitygatheringspace
Comprehensive networkofoff-roadpedestrianpathways
Detachedsidewalksalongstreetsforsafeandserenepedestrian
experience
AnadditiontoMeridian’sPathwaySystemattheMeridianLoop
Pathway
Generouslysizedandhighlyplantedlandscapebuffers
Centralcoreopenspace
Vertically integrated residentialcomponentwithsignificantamenity
packageforitsresidents
VehicularandpedestrianconnectiontoTenMileRoad
On-siteparkingadjacenttoVanguardWay

Unified Development Code § 11-4-3-27. - Multi-family development (Specific UseStandards)    

Specific UseStandard Commentary

B.  SiteDesign

1.  Buildingsshallprovideaminimumsetbackoften (10) feetunlessagreater Allbuildingswillmeettheminimumsetbackandotherbulkstandardsof
setbackisotherwise requiredbythistitleand/ortitle10ofthisCode \[i.e., MeridianCityCode, Title11.  
BuildingCode\]. Buildingsetbacksshalltakeintoaccountwindows, entrances,  
porchesandpatios, andhowtheyimpactadjacentproperties.  

2.  Allon-siteserviceareas, outdoorstorageareas, wastestorage, disposal Theon-siteserviceareaswillbelocatedsoasnottobevisiblefromapublic
facilities, andtransformerandutilityvaultsshallbelocatedinanareanot streetorscreenedfromview.  Screeningdesignwillbeaddressedin
visiblefromapublicstreet, orshallbefullyscreenedfromviewfromapublic connectionwithsubsequentdesignreviewapplications.  On-siteamenitiesare
street. notedonthelandscapeplans.    

Note: theapplicantisnotdevelopingoutdoorstorageareas.    
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Specific UseStandard Commentary

3.  Aminimumofeighty (80) squarefeetofprivate, usableopenspaceshallbe Atotalof14,160squarefeet (177unitsx80squarefeet) ofprivate, usable
providedforeachunit. Thisrequirementcanbesatisfiedthroughporches, openspaceis tobeprovidedwiththevertically integratedresidential
patios, decks, and/orenclosedyards. Landscaping, entrywayandother development.  
accesswaysshallnotcounttowardthisrequirement. Incircumstanceswhere
strictadherencetosuchstandardwouldcreateinconsistency withthepurpose Almostdoublethisamountisprovidedwitha28,000squarefeetcentral, open
statementsofthissection, theDirectormayconsideranalternativedesign airplazalocatedattheheartofthevertically integratedresidential building.   
proposalthroughthealternativecompliance provisionsassetforthinsection
11-5B-5ofthistitle.   

4.  Forthepurposesofthissection, vehicularcirculationareas, parkingareas, Noted.  
andprivateusableopenspaceshallnotbeconsideredcommonopenspace.   

5.  Norecreationalvehicles, snowmobiles, boatsorotherpersonalrecreation Theapplicantisnotdevelopingoutdoorstorageareas.  Suchpersonal
vehiclesshallbestoredonthesiteunlessprovidedforinaseparate, recreationalvehicleswillnotbeallowedtobestoredonsite.  
designatedandscreenedarea.   

6.  Theparkingshallmeettherequirements setforthinchapter3, "regulations Therequiredparkingforthevertically integratedresidential development is:   
applyingtoalldistricts", ofthistitle.   

Retail:   40.0

1BRUnit (115units): 115.0

2BRUnits (62units):   62.0

GuestParking:   21.7

Total 238.7

Theactualparkingprovidedwiththevertically integratedresidentialbuilding is
364 spaces, including8ADAparkingspaces.  15bikeparkingspacesare
alsoprovided.   

Parkingspaceshavebeendesignedforstandardvehiclesizesandthestall
anddriveaisledimensions requiredinUDCTable11-3C-5.  Parkinglotshave
beendesignedinaccordwithUDC § 11-3B-8.     

Perimeterparkinglotlandscapingbuffershavebeenincludedandnooff-street
parkingspacesarelocatedinanylandscapebuffer.  Interiorparkinglot
plantershavebeenprovidedinaccordancewithUDC § 11-3B-8-C-2.  The
parkinglotislandshavebeencarefullydesignedtobecomeapartofthe
overallpedestrianconnectivity routes. Throughmaterialchanges, pedestrian
corridors” delineatewalkableroutesthroughtheparkinglots, notonlyguiding
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Specific UseStandard Commentary

userstotheirlocationbutalsosignalingvehiculartraffictoslowandwatchfor
pedestrians.  

7.  Developments withtwenty (20) unitsormoreshallprovidethefollowing: ThelandscapeplansonSheetL6.04depictthelocationoftheseitems.   
a.   Apropertymanagement office.   
b.   Amaintenance storagearea.   
c.    Acentralmailboxlocation, includingprovisions forparcelmail, that

providesafepedestrianand/orvehicularaccess.  
d.   Adirectoryandmapofthedevelopmentatanentranceorconvenient

locationforthoseenteringthedevelopment.  

C.  Common Open Space Design Requirements

1.  Aminimumareaofoutdoorcommonopenspaceshallbeprovidedas All177unitsrangebetween500and1,200squarefeet.  Ifthiswasa
follows: multifamily development, therequiredcommonopenspaceisatotalof44,250
a.    Onehundredfifty (150) squarefeetforeachunitcontainingfivehundred squarefeet (177unitsx250squarefeet).  

500) orlesssquarefeetoflivingarea.     
b.  Twohundredfifty (250) squarefeetforeachunitcontainingmorethanfive Inadditiontothe28,000squarefeetcentral, openairplazalocatedatthe

hundred (500) squarefeetanduptoonethousandtwohundred (1,200) heartofthevertically integratedresidential building, thebuildingisimmediately
squarefeetoflivingarea.  adjacenttotheexpansivetrailandfitnessareaalongtheWilliamsPipeline (a

c.    Threehundredfifty (350) squarefeetforeachunitcontainingmorethan totalof101,695squarefeet), whichleadsdirectlytothe 10-footmajorsection
onethousandtwohundred (1,200) squarefeetoflivingarea.  oftheMeridianLoopPathwayontheSouthboundaryofProjectVanguard

alongI-84.  

2.  Commonopenspaceshallbenotlessthanfourhundred (400) squarefeet Asnotedabove, thecommonopenspaceexceedstheseareaanddimension
inarea, andshallhaveaminimumlengthandwidthdimensionoftwenty (20) requirements.    
feet.  

3.  Inphaseddevelopments, commonopenspaceshallbeprovidedineach Noted.  
phaseofthedevelopment consistentwiththerequirements forthesizeand
numberofdwellingunits.  

4.  Unlessotherwiseapprovedthroughtheconditionaluseprocess, common Withregardtothevertically integratedresidentialdevelopment, thecommon
openspaceareasshallnotbeadjacent tocollectororarterialstreetsunless openspaceisnotadjacenttoacollectororarterialstreets.    
separatedfromthestreetbyabermorconstructed barrieratleastfour (4) feet
inheight, withbreaksinthebermorbarriertoallowforpedestrianaccess.  

D. Sitedevelopment amenities.  

1.  Allmultifamilydevelopments shallprovideforqualityoflife, openspaceand 1. VanguardVillageprovidesatotalof8qualifiedamenities (underlinedfor
recreationamenitiestomeettheparticularneedsoftheresidentsasfollows: emphasisbelow) fortheuseofresidentsinthevertically integrated
a.  Qualityoflife.  
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Specific UseStandard Commentary

1)  Clubhouse.   residentialdevelopment.  Theseamenitiesrepresenteachofthe
2)  Fitnessfacilities. categories listedinUDC §11-4-3-27(D).  
3)  Enclosedbikestorage.    
4)  Publicartsuchasastatue.  AmenityCourtyard

o A28,000squarefootcentral, openairplazaislocatedatthe
b.  Openspace.  heartofthevertically integratedresidential building.   
1)  Opengrassyareaofatleastfifty (50) feetbyonehundred (100) feetin o Severalamenitiesareplannedforresidentswithinthisarea:  

size.  A. Quality ofLifeCategory
2)  Communitygarden.  1.  Clubhouse withgamespaceforpooltable, shuffle
3)  Pondsorwaterfeatures.  board, cardtables, tv/loungearea, andgaming
4)  Plaza.  console.  

2. Wellness/FitnessStudiothatincludesweightand
c.  Recreation.  cardioequipment.  
1)  Pool.  3. BarbqueStationsandbartopsforoutdoorcooking
2)  Walkingtrails.  anddining.  
3)  Children'splaystructures.  B. Open Space Category
4)  Sportscourts.  4. OutdoorLounge/ Plaza

C. Recreation Category
5. PoolandSpa

CentralGreenway – BetweenVanguardWayandVanguardTrail
o 47,305squarefeetofcommonopenspaceisprovidedwithin

thissectionoftheGreenway.   
o Severalamenitiesareplannedtobenefittheresidentsinthis

area:  
A. Quality ofLifeCategory

6.   Fitnessstations
B. Open Space Category

7. 50x100openlawnarea
C. Recreation Category

8. Multiusetrailsystem

2. CentralGreenway – BetweenVanguardTrailandsouthernpropertyline
101,695squarefeetofcommonopenisprovidedwithinthissectionof
theCentralGreenway. Walkableconnectionsandflexspacearethe
maindesignelementsofthisarea. Withatrailsystemlinkingamixof
pedestrianplazasandopenlawnspacethroughthespace, this
greenwayismeanttobeavibrantspineofactivityfortheadjacent
workers.   

2.  Thenumberofamenitiesshalldependonthesizeofmultifamily Thevertically integratedresidential development isnestledintheheartof
developmentasfollows: VanguardVillagesurroundedbythequalifiedandotheramenities listed
a.   Formultifamilydevelopments withlessthantwenty (20) units, two (2) herein.    

amenitiesshallbeprovidedfromtwo (2) separatecategories.  
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Specific UseStandard Commentary

b.   Formultifamilydevelopment betweentwenty (20) andseventy-five (75)  
units, three (3) amenitiesshallbeprovided, withone (1) fromeach
category.  

c.   Formultifamilydevelopment withseventy-five (75) unitsormore, four (4)  
amenitiesshallbeprovided, withatleastone (1) fromeachcategory.  

d.   Formultifamilydevelopments withmorethanonehundred (100) units, the
decision-makingbodyshallrequireadditionalamenitiescommensurate to
thesizeoftheproposeddevelopment.  

3.  Thedecision-makingbodyshallbeauthorizedtoconsiderother Noted.  
improvements inadditiontothoseprovidedunderthissubsection (D), provided
thattheseimprovements provideasimilarlevelofamenity.  

E.  Landscaping Requirements

1.  Development shallmeettheminimumlandscaping requirements inaccord Wehaveprovidedaseparatedocumententitled “PreliminaryPlatPermit
withchapter3, "regulationsapplyingtoalldistricts", ofthistitle. ApplicationLandscapeNarrativeElements”, whichdocumentcontains

calculations foralloftheVanguardVillagelandscapecomponents to
demonstrate compliance withtherequirementsofUDC § 11-3B.  

2.  Allstreetfacingelevationsshallhavelandscaping alongtheirfoundation. ThelandscapebuffersalongallstreetsinVanguardVillagehavebeen
Thefoundation landscapingshallmeetthefollowingminimumstandards: designedandplantedtoenhancetheoverallqualityofVanguardVillage’s
a.   Thelandscapedareashallbeatleastthree (3) feetwide. pedestrianexperience. ThebuffersareplantedtomeetorexceedUDC §11- 
b.   Foreverythree (3) linearfeetoffoundation, anevergreenshrubhavinga 3B-7.    

minimummatureheightoftwenty-four (24) inchesshallbeplanted.   
c.   Groundcoverplantsshallbeplantedintheremainderofthelandscaped AlongVanguardWay, whichisthestreetthevertically integratedresidential

area. development faces, therewillbea25’  landscapebufferisthatincludesan8’  
planterstripanddetached10’ sidewalk.   Evergreenshrubsandgroundcover
willbeplantedasrequired.   

F.  Maintenance andownership responsibilities.   

Allmultifamilydevelopments shallrecordlegallybindingdocuments thatstate Theapplicantwillmaintain, orcausetobemaintainedthroughamanagement
themaintenanceandownershipresponsibilities forthemanagementofthe company, thevertically integratedresidentialstructure, parking, common
development, including, butnotlimitedto, structures, parking, commonareas, areas, andotherdevelopment features.    
andotherdevelopment features.   
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