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KUNA PLANNING AND ZONING COMMISSION 
Agenda for March 28, 2017 

Kuna City Hall    Council Chambers    751 W. 4th St.    Kuna, Idaho 
 
 
 
 
 
 
 

1. CALL TO ORDER AND ROLL CALL 
Chairman Lee Young 
Vice Chairman Dana Hennis 
Commissioner Cathy Gealy 
Commissioner Ron Herther 
Commissioner Stephen Damron 

 
2. CONSENT AGENDA 
a) Planning and Zoning Commission meeting minutes for March 14, 2017. 
b) 16-04-S (Subdivision) – TNT Subdivision; A request from Jaylen Walker, from AllTerra Consulting, 

representing Greg Bullock for preliminary plat approval for a new residential subdivision. Applicant 
proposes a 10 lot, 13 multi-family buildings for a total of 52 units, with the existing home remaining 
on site over approximately 4.76 acres already zoned R-12 in Kuna City. -Findings of Fact and 
Conclusions of Law 

c) 17-01-CPMA (Comp Plan Map Amendment) - Applicant, Teco One, LLC requests approval to amend 
the Kuna Comprehensive Plan Map (Comp Plan Map) designation for the subject property (5.9 +/- 
acres) from Medium Density Residential to Commercial (C-1).  The subject site is currently zoned RUT 
(Rural Urban Transition) in Ada County. No annexation or development applications accompany this 
request. The site is located at the northwest corner (NWC) of Deer Flat Road and Ten Mile Road. -
Findings of Fact and Conclusions of Law 

 
3. PUBLIC HEARING 
a) 16-03-S (Subdivision), 16-06-AN (Annexation) and 16-13-DR (Design Review): J-U-B Engineers 

representing Coleman Homes, LLC: Applicant requests to annex approximately 111.18 acres into Kuna 
City with an R-6 residential zoning designation and subdivide the property into 342 single family 
residential lots and 33 common lots for the proposed Winfield Springs Subdivision. The site is located 
northwest of the intersection of Deer Flat and Meridian Roads at 1925 N. Meridian Road, Kuna, Idaho.  

 
4. COMMISSION DISCUSSION AND REPORTS 

 
5. ADJOURNMENT 
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PZ COMMISSION MEMBER PRESENT CITY STAFF PRESENT: PRESENT 
Chairman Lee Young X Wendy Howell, Planning Director X 
Commissioner Dana Hennis X Troy Behunin, Senior Planner X 
Commissioner Cathy Gealy   Absent Trevor Kesner, Planner II X 
Commissioner Ron Herther X   
Commissioner Stephen Damron X   

              
  
6:00 pm – COMMISSION MEETING & PUBLIC HEARING 
 
Call to Order and Roll Call 
 
Chairman Young called the meeting to order at 6:00 pm. 
 

1. CONSENT AGENDA 
a. Planning and Zoning Commission meeting minutes for March 14, 2017. 
b. 16-04-S (Subdivision) – TNT Subdivision; A request from Jaylen Walker, from AllTerra Consulting, 

representing Greg Bullock for preliminary plat approval for a new residential subdivision. Applicant 
proposes a 10 lot, 13 multi-family buildings for a total of 52 units, with the existing home remaining on 
site over approximately 4.76 acres already zoned R-12 in Kuna City. -Findings of Fact and  

c. 17-01-CPMA (Comp Plan Map Amendment) - Applicant, Teco One, LLC requests approval to amend the 
Kuna Comprehensive Plan Map (Comp Plan Map) designation for the subject property (5.9 +/- acres) 
from Medium Density Residential to Commercial (C-1).  The subject site is currently zoned RUT (Rural 
Urban Transition) in Ada County. No annexation or development applications accompany this request. 
The site is located at the northwest corner (NWC) of Deer Flat Road and Ten Mile Road. 

 
Commissioner Herther motions to approve the consent agenda; Commissioner Hennis Seconds, all aye and 
motion carried 3-0. 
 

2. NEW BUSINESS 
a. 17-02-DRC (Design Review) – Keith Clow/Lock-N-Roll Storage; Applicant seeks Design Review approval for 

a storage facility office building, commercial storage buildings, parking lot and landscaping. The site has no 
assigned address and is located on the east side of N. Meridian Road, south of E. Meadowview Road and 
north of E. Kuna Road, Kuna, Idaho. 

 
Trevor Kesner: For the record, Trevor Kesner, Kuna City Planner. My address is 751 W. 4th Street, Kuna. The 
application before you tonight is a Design Review for a commercial self-storage facility on Highway 69. The site 
has no assigned addressed, but it is located on the east side of Highway 69, north of Kuna Road and south of 
E. Meadow View Road. The site is approximately 8.74 acres. The applicant has received approval to rezone the 
property to a C-2 zoning designation and he has also been granted a Special Use Permit for the storage facility 
and he has submitted all of the required documents for a Design Review application. The applicant has 
indicated he is working or has already received approval of the civil plans from the City Engineer and staff 
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would recommend approval based upon the Design Review application materials submitted. I will stand for 
any questions you have for me.  
The Commission had no questions. C/Young:  Is there anything that the applicant would like to add? Please 
state your name and address for the record. Adam Lyman: I am from ABCO Engineers. My address is 2101 
Delta Drive, Nampa, Idaho. I am the project engineer so we have been working with the City to get the waterline 
service to the property. We’ve been working with the City Engineer to get the grading and drainage plan 
approved, and that was yesterday. This morning we got the drawings back. So we have been working on getting 
those resubmitted so I just wanted to say that I think we’ve met all of the City’s requirements at this point and 
we recommend approval as well. Any questions for me? 
C/Young: What type of fencing are you proposing? I didn’t see anything in the landscape plan. Adam Lyman: 
It’s going to be wrought iron fence around the whole perimeter. C/Young: And the retention swale that is on 
the north side of the property; all of the runoff is going to be kept on site? Adam Lyman: Yes, we will retain all 
of the storm water on site. C/Young: And then the colors for the office building itself; do they match the colors 
that will be on the storage buildings will be? Keith Clow: 1085 Glenway Avenue, Fruitland, Idaho. The colors 
wouldn’t be exactly matching but very close to it. C/Young: Is there an intention for a trash enclosure for the 
office building itself? Or is that for smaller receptacles? Keith Clow: Yes sir. It’s a smaller receptacle but it would 
be behind that opening in the back where the doorway is there. C/Hennis: One question I have is … for the 
area that is undeveloped at this point, where you are looking to do, I guess office space? There is kind of a big 
gap in that area on your landscape plan -as far as what is planned for that area. If you expand upon that area 
or build a new office building, are you going to come back through the Design Review? Is that your 
understanding with the City? Keith Clow: Yes. When I build the other office buildings. C/Hennis: Ok. Because 
there may be some additional landscaping requirements with that. Keith Clow: Yes. C/Hennis: I don’t have 
anything further. Thank you. C/Young: Ok, so onto our discussion. As far as the structure itself, the rooflines 
are -it’s not monolithic in any way. They varied colors and materials on the office; I don’t have any issue with 
that. C/Herther:  You had mentioned the trash. They are not putting a dumpster there, but it seems to me with 
all the people coming and going with all the empty boxes, shouldn’t there be something there? C/Young: Is 
there an intention for the trash for the facility itself or is it specific to the office building? 
Keith Clow: Basically, when they rent a unit, what they haul in, they need to haul out. If not, we will have an 
auction and auction it off. And any trash that was left, they would take. The trash is really just for stuff from 
the office. C/Herther: When they’re unloading, or offloading it seems there will be things left over that will 
need to be disposed of.  Keith Clow: They will have to take that out. It’s really our rule and we are stringent on 
that; what you haul in, you need to haul out. C/Damron: Looking at the elevation on this, it appears to be a 
sheet drain that is going to the north as opposed to a system. Where is the overflow for that and the drain off?  
C/Hennis: I think it’s their intention is a retention pond along that north side. C/Damron: Is there a pond on 
there? Because I know there is a ditch. C/Young: I think it’s about 800 feet long.  C/Damron: I am thinking of 
the snow we had this year. If it melted fast and there is asphalt, you’ve got a sheet drain there and you are 
looking at ice dams and overflows; and when they plow it, they will plow it right into that drain. If it fills up 
then that water has nowhere to go. C/Young: I guess I am assuming that the engineering on site has been such 
that they have accommodated for that. C/Damron: We want to make sure of that because it could be a 
problem. C/Hennis: It does look like it has a deep ditch on it though. Adam Lyman: Yes, we have designed it 
for City of Kuna standards for a 100-year storm so it’s deep basin full of drain rock up to the edge of where it’s 
going to be pavement, and then there is a valley of rock, that if there were anything bigger than a 100 year 
storm, honestly, the water would go to the west and there is an irrigation drain that we are preserving on the 
west along the Highway. Then it could go into that culvert and then goes out as drainage into the field to the 
north. C/Damron: Ok, so that drainage will just stay there until it leeches in? Adam Lyman: Yes sir. C/Damron: 
Does your snow removal go to the same place? Adam Lyman: I don’t really know because Keith (owner) would 
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manage it. If you push snow onto the top of that rock, then the water could still seep down into the rock. I 
mean it’s 4 feet deep so…   
C/Damron: I’m looking at a snow year like this year; they have no place to put it, so in a situation like that, you 
have no place to put it. That is why I am concerned because if you get an overload of snow and then it gets hot 
and melts, you are going to have backflow come back onto your property and it’s going to have to drain 
somewhere. Adam Lyman: Well at the drain on the west end of the swale, that is the lowest point where the 
entrance is, so it would run off of the entrance and go into that drain where it wouldn’t flood the neighbor’s 
property.  
C/Young: Thank you. I think the only other thing that we might look at is the portion of the parcel that is just 
south of the office building; until that develops, have them put some sort of a planting strip along this fence 
line to give it some presence until that develops. Then we could look at whatever landscaping would be 
required with that until it develops. But it is right along that fence line… that stretch there. C/Hennis: Yeah, 
because it’s kind of blank. C/Young: Other than that, the building elevation looks good. Good variation. I do 
have one last thing and I will defer back to the applicant; there is a sign listed on site plan, but I don’t see any 
signage within the Design Review package. Is that a separate submittal for a different date?   
Keith Clow: We had a sign planned but we have to go back through with a complete Design Review for that I 
guess. So, we will have to apply for that, yes.  
C/Young: Ok, thank you. So, if there is nothing further, I will stand for a motion. 
 

Commissioner Hennis motioned to approve 17-02-DRC (Design Review) for Keith Clow and the Lock-
N-Roll Storage; with the conditions as outlined in the staff report, and the additional condition that 
at the time of development of the southern portion of the office buildings, that separate Design 
Review come before this body with regard to landscaping, and until then, work with City staff to put 
about five (5) feet landscape strip in front of the storage units along the fence line until the rest of 
the site is developed; Commissioner Herther Seconds, all aye and motion carried 3-0. 

 
a) 16-19-DR (Design Review) – TNT Subdivision; AllTerra Consulting, representing Greg Bullock requesting 

design review approval for a new residential subdivision (see associated Public Hearing item 4.a).  
 
Scott Stanfield: Good evening. Scott Stanfield. My address is 2964 Stewart Road, Kuna, Idaho. I am here 
representing the project before you. If you remember, we brought this before you and the Council I believe 
about two years ago, for a comp plan amendment, an annexation and a zone change which were all 
successful endeavors. At that point, I was part of the project, but now I have had to bow out because of 
health reasons, but I am still on board to help see this through. Even though I am not part of the project, I can 
stand for any questions you have tonight. I’ve looked over the documents that the staff has prepared and as 
usual, Troy has done a fine job of getting everything together. We have looked over his comments and 
everything makes sense. We have no concerns or problems with his conditions. We feel the same about Mr. 
Law’s (City Engineer); we understand he is retiring soon. We don’t have anything against his comments 
either. ACHD’s comments make sense and we are ok with those as well. No surprises with Boise Project 
Board of Control’s comments. I think the only comments that we would like to address was the roundabout 
in the middle and conflicts with emergency vehicles and the trash trucks. It was designed in excess of typical 
emergency vehicle turnarounds. That is basically a large cul-de-sac in the middle. The radius is larger than the 
minimum radius for a truck to turn around in there. The outside radius or the tail end of the parking stalls 
there; that radius is slightly larger than the outer radius of a truck turning around. So, a big rig can easily turn 
around in that full circle. As far as conflicts with the parking stalls; it is no different than a linear affect, where 
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we have stalls right next to them so whether you are round or linear, you still have the same conditions, 
when you are backing out, you have to watch when you are backing out, so it’s really no different than any 
other application -it’s just round. We would really like to keep that; we think it sets this apart from 
everything. We’ve done a good job of laying that out with the geometry which exceeds the standards for 
turnarounds. The parking is good, I think the more parking we have, the better. The landscape island in the 
middle just adds another element to it so when you pull up to the entry way, you don’t just see a massive sea 
of asphalt and if that still bothers you, you could just say to continue to work that out with staff; maybe we 
can work with Troy to show him the standards -we’d be amenable to that. As far as the trash enclosures go, I 
notice there is one thing missing on the ends of all three of those legs; that is where the trash enclosures will 
go. And that is a good place to put it because you can use it as a backup with those end stalls, the trash trucks 
can back up with those forks -or, I don’t remember how the trash trucks work out here but the stalls on the 
ends of those rows will easily accommodate that. Short of that, I am sure you have questions, so I will stand 
for those.  
C/Damron: On that turnaround circle, what is the footage between …a truck access versus a parked vehicle 
for clearance? Scott Stanfield: Maybe five feet on an outer wheel versus the end of that stripe. Four or five. 
C/Damron: Ok. Just a concern on that parking -if somebody double parked and ran in really quick and an 
emergency vehicle comes through, it is bound. Scott Stanfield: Right and that is similar to other parking 
situations where if someone double parks, they’re not going to be able to get by. C/Damron: Exactly, so I just 
have concerns with -because there is always an issue like that which comes up where somebody pulls in with 
a trailer and thinks ‘yeah, it’s wide enough and I can sit in there with my little 5 or 6-foot trailer and they are 
stuck out there and now garbage trucks and emergency trucks can’t get through. Scott Stanfield: Well, we 
are probably going to push to keep it but if you don’t want it there, I’m not going to let it hold up the project, 
but we can put no parking signs up -we just don’t want to over-sign it because then it would look ugly. The 
roundabout in town here, I am so disappointed at all the signs that ACHD put up there -it’s just terrible.  
Jay Walker: 849 W. State Street, Eagle, Idaho is my office. So, one other way to control that is through the 
CC&R’s and in this case, it would be a management company. With the management company’s oversight, 
they could ensure that doesn’t happen. We will make that part of the rules and regulations.  
C/Damron: Well, I don’t know if we can do this, but you could actually paint a circular stripe on those with a 
sign that says you can’t park past this point -that might make it easier. Scott Stanfield: I see what you’re 
saying; that might work. C/Damron: Right, so then firetrucks and everybody else knows that is where you 
turn. Jay Walker: Ok, yeah. So, any suggestions you have to be able to allow that landscaping feature to 
remain; we will accept that.  
C/Young: Ok. So, I want to go back to the trash enclosures. What are they going to be constructed out of?  
Scott Stanfield: We have yet to get into the Design Review of the buildings and that will be addressed with 
the actual design of the buildings, but typically they are cinder block; the way I have seen them. Sometimes 
they are stucco and sometimes they are chain link, but we don’t like the chain link ones. I don’t even think 
Kuna allows chain link with slats.  
C/Hennis: No, we don’t. 
Scott Stanfield: Or vinyl, but with vinyl, the trash guys tend to beat those up. 
C/Young: Yes, they will tear it apart pretty quick.  
C/Hennis: Yeah, cinder block is used for a reason so we understand that. 
Scott Stanfield: Right, so to answer your question Chairman Young is we want to match the style of the 
buildings at the end of the day. 
C/Young. Ok. So, on the west side of the property, where the access is being provided for the existing house 
on site. Has the fire department looked at that access and are they ok with that approach for that from their 
side? Because that seems like an awful tough spot for a firetruck to access.  
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Scott Stanfield: We have stretched that …that is our maximum from where our approach starts, that is the 
maximum length that a truck …or I believe that is 150 feet. So, we are right there, but that can be accessed 
probably even from Deer Flat. But we can talk to the fire department about that. 
C/Young: I am just concerned with the width of that. It looks like it’s not wide… 
Scott Stanfield: Right, so we can make it… it probably ought to be 20 feet wide but that’s something we can 
look at for you… I mean a guy with a truck and trailer coming home on his own … but yeah, we can 
accommodate that. We’ve got plenty of room. It would probably be easier for that homeowner too.  
C/Young: I guess I want to ask about goes back to concerns of the homeowners to the north and to the west 
when you were here before. At that time, there were discussions of keeping the new structures closer into 
the proposed parking here and giving more separation between those and the people to the north and to the 
west. I just didn’t see anything that was dashed or outlined for the proposed locations for those. Is that still 
the intent at this point?  
Scott Stanfield: The intent is to maintain as much room as we can. We don’t know what that set number is 
but we want to pull those as close to the walks as we can. Not only is it ideal for the neighbors, but it’s ideal 
for the tenants because they won’t have to walk around -because these will pinwheel so the accesses will be 
spread around where the doors are, so you don’t want to have the last guy over here walk too far from his 
parking spot. So, by virtue of the design element itself, those will be pulled as close to the sidewalk as we can. 
At our neighborhood meeting, we had this process and only one individual showed up and it was the 
gentleman to the north. His tone kind of changed. I think he is looking at other things and we encouraged 
him to come here tonight if he had any issues and I don’t think he is here. But we will continue to work with 
him. He has changed his mind on some things that we have offered through planning and zoning and so we 
are going to continue to work with him.  
C/Young; Ok, and as far as any amenities for the complex itself; I know at one point you had some in here 
and there were concerns from the neighbors that came out but there was some discussion about needing to 
provide something for the people that are going to live here. Have there been any discussions with anybody… 
Scott Stanfield: Yes, Chairman, that was actually talked about with the gentleman to the north. He said ‘I 
don’t want the problems that come with that in my back yard. The noise, the lights, the hours of the noise 
and people throwing stuff over the fence. He preferred those elements to be absent, but he was the only one 
that was really involved in that discussion so we are on the fence. We want to keep the neighbors happy, but 
we also want to keep you folks happy so we kind of followed his lead and kept those features off of there. I 
think a half of a basketball court and a gazebo back there when we were talking to planning and zoning. In 
fact, after the hearing, he approached me in the parking lot and stated he was pretty concerned about those 
so we kind of backed away from it. 
C/Young: Ok. And what is the fencing type around the perimeter of the property.  
Scott Stanfield: That again involved concerns with the neighbor to the north. He had some concerns with 
that too. We were in discussions with him at the neighborhood meeting we had. But with the berm and the 
fence, or the fence with a berm, how do you deal with that? Do you put the berm with the fence and then 
when kids throw stuff over or they can see in your back yard… so we kind of talked to him and said ‘think 
about it’ and when we get to the Design Review for the buildings architecture on site, then we need your 
input because the City will need to know at the hearing. But you are right; we don’t want to be forced to put 
something up that ruins what he was expecting. So, right now, I think we are contemplating a solid vinyl 
fence that was 6 foot along there, but he was concerned with the berm, because with the berm on the 
property line with the fence, that doesn’t work. He was concerned that placing dirt for the berm would 
impact him. I guess to answer your question; 6-foot vinyl. And that is fine, but I wanted to let you know that 
we have been working with him. 
C/Hennis: But that is your intention at this point even though discussions are ongoing?  
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Scott Stanfield: Right.  
C/Young: Ok, anything else? 
C/Hennis: No, I think you’ve touched on everything. 
Scott Stanfield: Ok, well I will be here if anything pops up. 
C/Young: Thank you. And now we’ll have staff come forward. And we are just doing the Design Review at this 
point because you have them split between the two?  
Troy Behunin: They are split out, but one kind of bled into the other. But we can do this however the 
Commission wants to. If you would like me to just comment on the landscaping, and then we can officially go 
into the public hearing portion? 
C/Young: Ok, let’s do that. That way we can keep the public hearing separate.  
Troy Behunin: Ok, so for the record; Troy Behunin, Planner III with the City of Kuna; 751 W. 4th Street, Kuna, 
Idaho. The Design Review; 16-19-DR -Design Review for TNT Estates subdivision is presented by Jay Walker of 
AllTerra Consultants and Scott Stanfield and Greg Bullock and the Troost Family Living Trust. The landscape 
plan -hopefully you’ve had a chance to review it, complies with Kuna City Code. They have even added the 
notes that staff is adamant about when it comes to planting shrubs and trees. They have also added trees 
and shrubs from the first round; this is the second iteration, but it does follow code for the landscape buffer 
out front and from what I have reviewed seems to fit on the inside as well. I will stand for any questions you 
have for the Design Review portion.  
C/Young: Ok. Thoughts?  
C/Hennis: I think it looks good, I think overall this is going to be a different presentation of multi-family 
housing that we kind of need in the City. So, I like the presentation. I have seen a lot of structures like this 
and that center island works pretty well in my opinion as far as the perimeters of keeping these guys out of 
the roadway -you can’t do that very well anywhere really. But I like it. I think it will be a good addition.  
C/Young: I will stand for a motion if there are no other comments.  

 
Commissioner Hennis motioned to approve Case No. 16-19-DR (Design Review) for TNT Subdivision 
with the conditions as outlined in the staff report and the additional conditions that  
-the applicant work with the City to ensure a 20-foot-wide access to the existing residential home and, 
-to investigate a method of marking a line around the end of the stalls around the circular portion to 
help direct parking limitations; Commissioner Herther Seconds, all aye and motion carried 3-0. 

 
3. PUBLIC HEARING 

a. 16-04-S (Subdivision) – TNT Subdivision; A request from Jaylen Walker, from AllTerra Consulting, 
representing Greg Bullock for preliminary plat approval for a new residential subdivision. Applicant 
proposes a 10 lot, 13 multi-family buildings for a total of 52 units, with the existing home remaining 
on site over approximately 4.76 acres already zoned R-12 in Kuna City.  

 
C/Young: Ok, so this is where we kind of blend together the two cases. I guess I will ask if there is anything 
more that the applicant would like to add in regards to this other piece of the project? 
Scott Stanfield: Chairman, I apologize. I just kind of lumped them together, but no, nothing to add.  
C/Young: Ok, is there anything that staff would like to add regarding the subdivision application? Troy 
Behunin: Chairman, once again, Troy Behunin with Kuna Planning and Zoning Department. The only thing 
I would add is all of the noticing procedures for 16-04-S have been followed. Letters were sent to land 
owners within 300 feet and the site was posted -in fact it was posted for the original meeting which was 
tabled but they went back out and changed it and added tonight’s date to it. It was published in the Kuna 
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Melba News and they held their neighborhood meeting according to noticing procedures. They have 
submitted everything staff has asked for. Staff did have some concerns about the existing house and that 
future right-of-way. ACHD has responded with a couple of mitigating that and the timing of development 
because as the house sits now, I believe it encroaches about 5 or 6 feet into where the sidewalk, curb and 
gutter will actually be. Through discussions with the Planning Director and the City Engineer, it was 
decided that we needed to require that with this subdivision and as I said, ACHD responded with a method 
for a license agreement and terms for a trust fund for those future improvements. When ACHD does 
require those, then at that time. Hopefully you’ve read the ACHD staff report. Some other concerns that 
staff had were also listed in the staff analysis in section F. One was the access to that existing home…it’s 
just not going to work coming off Deer Flat any longer. Not with this project going forward. Staff is 
comfortable with the 20-foot requirement for access, but we would add that the material be an all-
weather surface so that emergency vehicles can access it no matter what. Planning staff and the City 
Engineer were both concerned with the private septic and well systems that are in place and their timing 
for those connections and the location of those septic system and the well in relation to the proposed 
buildings. There are standards in place from Central District Health Department and other authorities that 
dictate that you cannot place homes or other structures within certain distances of those systems. Staff 
and the City Engineer would like to where those are truly located on a map and demonstrate the 
dimensions so that we can verify that everything is going to be ok. The other concern we had was that 
roundabout. It sounds like there has been something …or a solution has been reached to maintain those 
turning radii for EMS and J&M Sanitation. I believe that signs would definitely help and adding those 
requirements for parking. Staff is just concerned about potential pedestrian and vehicular conflicts so that 
may be the solution with the previous condition. Other than that, I will stand for any questions you have.  
C/Damron: If they found that the septic system was in that range, and the well was in that range, would 
the homeowner be required to connect to the city services and remove that leech field and septic system 
-would that be a requirement of the developer?  
Troy Behunin: I am not sure who is going to pay for that. I believe the developer would need to negotiate 
that with the landowner if there is a landowner. But right now, it is all owned by the same family so I 
believe the developer is responsible for that because that existing house is actually a rental. And in the 
City Engineer’s comments, and staff agrees; septic tanks and private wells have a distance requirement. 
And because of that, this development is actually going to bring those services right in front of the 
property or extend it to a couple hundred feet or less from the property so the timing is going to dictate 
the connection to City services. 
C/Damron: So, it could be a mandatory requirement from the City that they hook up to City services and 
get rid of the well and septic system? 
Troy Behunin: Yes. And that is the recommendation from City staff and the City Engineer.  
C/Young: Thank you Troy. Ok, we will go ahead and open the public hearing at 6:44 PM and I have listed 
here I think everyone who spoke, but I do have here a Greg Bullock. Is there anything you would like to 
add? Please come forward and state your name and address for the record. 
Jay Walker: 849 E. State Street in Eagle, Idaho. To clarify, we appreciate the staff; especially Troy and 
Wendy in their work assisting us with this application process and the development of preliminary plans. 
We are aware of the well and septic issue and commit that upon failure of one or the other, that those 
would then require a connection to services. And those services and stubs that Troy stated will be in 
proximity where that could easily be done. There is currently a lease in place with that rental agreement, 
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but to cause them the inconvenience of shutting off the water and septic down for a couple of days with 
that timing. We would ask that you and staff consider that. I did talk to Gordon (City Engineer) about this. 
At the time when that begins to fail, then we would certainly have those stubs available, but for now to 
leave those in place until a new application or the requirement for dedication is done by ACHD. Thank you 
and I will stand for any questions. 
C/Hennis: I do have one question: in regards to that, have you located the leech field and the tank and 
the well and are they outside of Central District Health’s distance requirements.  
Jay Walker: Troy did not have that available because we did not have that available at the time of 
application. But yes, now we do have that now and it does appear to meet those requirements.  
C/Young: Ok, so we will enter that as an exhibit into the record as Exhibit 1, title septic and well 
locations.  
Jay Walker: Richard Grey with Compass Land Surveying actually went out and located those and 
pinpointed their location with the help of the owner. Originally, they were covered in snow as you are 
aware we had a harsh winter so now we have that. Troy did request that. 
Troy Behunin: Staff would point out that the well location on exhibit 1 -we don’t not see a correlation 
with the proposed lot lines, but it appears that the well is very close to a proposed building. So, staff would 
ask the applicant how close that well would be. 
C/Hennis: It looks like it is going to be right along the property line of that parcel and then we’ve got that 
building that moves in. I think that is something that we watch for in Design Review for those buildings to 
make sure it complies. But also at a further time we could ask that they locate that.  
 
Commissioner discussion 
 
C/Damron: Do we know the square footage of that leech field?  
C/Hennis: It looks to be 300 or 400 square feet.  
Scott Stanfield: I would like to add something. I am not experienced with a house that age, the records 
that you find, if you find them at the Health District don’t match what is in the real world, so when we 
start excavating for the pressure irrigation and other facilities, we are going to find a leech field. Chances 
are…I mean it could be a fifty-gallon drum with a bunch of holes in it. I mean that is what most homes do. 
It’s going to be a trial and error when we put the utilities in and it’s going to dictate at the end of the day 
what we do with the sewer. That house has been around a long time so we don’t know if it meets any 
current codes. 
C/Hennis: Ok, thank you. 
C/Young: Ok, is there anyone else here that would like to testify that has not signed in? Seeing none, I will 
close the public hearing at 6:50 PM. That brings us to our discussion and I can kind of see both sides with 
the developer and these leech fields but I can also see the side of … no matter what, when that leech field 
fails, the people in that house are going to be without sewer and water for a couple of days. Whether it 
happens 3 years from now or otherwise, when that fails, and it gets dug up everything that just got filled 
and things look pretty and brand new… or we do it all at once and just connect it. I almost feel the same 
as the City Engineer to just make it a condition that it happens now and just get it done. Make it a 
condition. 
C/Damron: It may be an inconvenience for a little bit, but if they start digging and they hit that, then it’s 
going to get shut down anyway. So, you might as well just plan for the residents to say ‘we are going to 
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put the connections in’ at this point ‘your water is going to be off for a couple of days’ in the best interest 
of the developer, the City and those residents for safety. And they can just remove that as they are digging 
it. 
C/Young: I think that it’s in the best interest to take the City Engineer’s recommendations -to me anyway. 
C/Damron: Also, to take precautions with that well, that we either pull that pipe so no contamination gets 
into the aquifer as they are digging. 
C/Hennis: Or just fill it. 
C/Damron: Seal it. Blast it. Fill it. Whatever, just close it up.  
C/Hennis: Yeah, otherwise, I am not seeing any other questions I have on this.  
C/Young: No. I agree with the staff report as far as signage and adding the directional on those lines and 
the surfacing, but other than that, I think what they have done will work well. It will be a great asset to 
the City. 

 
Commissioner Hennis motioned to recommend approval of Case No. 16-04-S (Subdivision) for TNT 
Subdivision to the City Council with the conditions as stated in the staff report and an additional 
condition with the twenty foot access that is from the project to the existing residence, to use an 
all-weather surface of some sort, and work with the City staff on that; and a recommendation that 
the applicant, during the utility phase to hook up that existing house to City services; and lastly, 
that some traffic markers are added to that roundabout circle to help direct parking and have that 
addressed in the CC&R’s to not park within the EMS corridor; Commissioner Herther Seconds, all 
aye and motion carried 3-0. 
 

b. 17-01-CPMA (Comp Plan Map Amendment) - Applicant, Teco One, LLC requests approval to amend the 
Kuna Comprehensive Plan Map (Comp Plan Map) designation for the subject property (5.9 +/- acres) 
from Medium Density Residential to Commercial (C-1).  The subject site is currently zoned RUT (Rural 
Urban Transition) in Ada County. No annexation or development applications accompany this request. 
The site is located at the northwest corner (NWC) of Deer Flat Road and Ten Mile Road. 

 
Trevor Kesner: Commissioners, again for the record; Trevor Kesner, Planner II with the City of Kuna. My 
address is 751 W. 4th Street, Kuna, Idaho. The application before you tonight is for a comprehensive plan map 
amendment for the site that is located on the northwest corner of Deer Flat and Ten Mile Roads. This parcel 
is not actually annexed into the City. It is a county parcel, so it has a completely different zone that is not a 
City zoning designation at this point. As you’ll notice in the staff report on page 5 of 8 in the comprehensive 
plan future land use map -the parcel is designated as medium density residential and as you know to the 
north and to the west is Crimson Point Villas multi-family project which is zoned commercial and is 
appropriate for multi-family. As you know, Crimson Point subdivision is building out and we’ve got the multi-
family going up rather quickly as well, so the City would support this map change because as those build out, 
those residents there are going to need some potential neighborhood services, so a future commercial use 
would be an opportunity to put some commercial uses along that Ten Mile corridor. So, as I stated, it has not 
been annexed yet; there are not development applications proposed here. The applicant/owners are simply 
preparing the comprehensive map, so when they do annex in, or should they sell it and someone wants to 
annex in and develop the site, they can immediately have a commercial zone without the need for a rezone. 
The parcel is just under 6 acres and it is zoned Rural Urban Transition (RUT) and that’s pretty much it. I will 
stand for any questions you have for me. 
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C/Young: Thank you. And if the applicant has anything to add, please come forward. 
Tuck Ewing: Chairman, Commissioners, for the record, Tuck Ewing representing Teco One, LLC at 1500 N. El 
Dorado, Boise, Idaho. We are the owners of the property and we’ll keep this short; we conquer with all of 
staff’s comments and recommendations in the staff report. Again, we believe that site is bested suited for a 
commercial application, just due to the fact that the surrounding properties warrant it. That corner certainly 
warrants it. I think it will be a better fit for the City so again; we are not requesting anything other than a 
comp plan amendment. No annexation, no plans. I know that ACHD got into a lot of comments that don’t 
really pertain to the comp plan amendment, and whether we agree with those or not, we will deal with that 
at a later date and I will stand for your questions. 
 
C/Young: Anyone have any questions? None? Ok, then we will open the public testimony at 7:00 PM, and 
seeing no one has signed in, I will just ask if there is anyone that would like to testify that has not signed in? 
Seeing none, I will go ahead and close the public testimony at 7:01 PM. That brings us to our discussion. 
C/Herther: As far as a commercial spot, that was just made for commercial. 
C/Hennis: I think so too. It’s appropriate.  
C/Young: I agree. You’ve got the facility to the south and the transition from commercial to the higher 
density and then the neighborhood is just perfect. It just all works for me so I don’t have any issues.  
 

Commissioner Hennis motions to recommend approval of Case No. 017-01-CPMA, a 
comprehensive plan map amendment for Teco One, LLC with the conditions as stated in the staff 
report; Commissioner Herther Seconds, all aye and motion carried 3-0. 

 
4. COMMISSION DISCUSSION 

 
Wendy Howell, Planning Director informed the Commission that she is in the process of negotiating the 
budget for the comprehensive plan rewrite and wanted to inform the Commissioners that their assistance 
would be needed with that process per City code.  
 
C/Hennis asked what that task entailed. 
 
Wendy Howell stated that Commissioners would be part of the advisory committee which probably will 
meet once a month throughout to support the community outreach process but the timeline is still being 
negotiated with the chosen consultant. 
 
Wendy Howell also informed the Commissioners that she is in the process of interviewing for two new 
staff in the Planning and Zoning Department but discussed the challenges for finding candidates that were 
a good fit for the positions.  
 

5. ADJOURNMENT 
 

Commissioner Hennis motions to adjourn at 7:12 PM; Commissioner Damron Seconds, all aye and 
motion carried 3-0. 
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________________________________ 
Lee Young, Chairman 

Kuna Planning and Zoning Commission 
 
ATTEST: 
 
 
__________________________________ 
Wendy I. Howell, Planning and Zoning Director  
Kuna Planning and Zoning Department 
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A. Process and Noticing: 

1. Kuna City Code 1‐14‐3 (KCC), Title 1, Chapter 14, Section 3, states that preliminary plat’s for subdivisions 
are designated as public hearings, with the City Council as the decision making body, and Commission 
as the decision making body for design review. This land use application was given proper public notice 
and followed the requirements set forth in Idaho Code, Chapter 65 Local Planning Act.  
 
a. Notifications 

i. Neighborhood Meeting    October 14, 2016 (one person attended) 
ii. Agency Comment Request    January 26, 2017 
iii. 300’ Property Owners     February 15,  2017 
iv. Kuna, Melba Newspaper    February 8, 2017 
v. Site Posted      February 17, 2017 

 

B. Applicants Request: 
1. Request: 

On behalf of  Troost  Family  Living  Trust,  Jaylen Walker with AllTerra Consulting  (applicant),  requests 
approval for a preliminary plat over approximately 4.70 acres of land, currently zoned R‐12 (High Density 
Residential). The applicant proposes to subdivide the parcel into nine buildable lots and one common lot. 
in preparations for a multi‐family project. The site is located near the northeast corner (NEC) of Deer Flat 
Road and School Avenue. 
 

C. Aerial Map:  
  
 

   
 
 

  
                                      ©Copyrighted 
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D. Site History:  
Recently, this site was annexed  into Kuna and has been used historically  for small agricultural purposes and a 
rental property for many years. The site is surrounded by both City and County platted subdivisions. 
 

E. General Projects Facts:  
1. Comprehensive Plan Map: The Future Land Use Map (Comp Plan Map) is intended to serve as a guide for 

the decision making body for the City. This map indicates a land use designation and it is not the actual zoning. 
The Comp Plan Map designation for this site was amended July 5, 2016, to High Density Residential. 

 
2. Surrounding Land Uses:           

North  RUT  Rural Urban Transition – Ada County

South  R‐6  Medium Density Residential – Kuna City

East  R‐6  Medium Density Residential – Kuna City

West  RUT  Rural Urban Transition – Ada County

 
3. Parcel Sizes, Current Zoning, Parcel Number(s): 

 Parcel Size: 4.70 acres (approximately) 

 Zoning: R‐12, (high Density Residential) – Kuna city 

 Parcel #: S1314438920 
 

4. Services: 
  Sanitary Sewer– City of Kuna 
  Potable Water – City of Kuna 
  Irrigation District – Boise‐Kuna Irrigation District 
  Pressurized Irrigation – City of Kuna (KMID) 
  Fire Protection – Kuna Rural Fire District 
  Police Protection – Kuna Police (Ada County Sheriff’s office) 
  Sanitation Services – J&M Sanitation 

 
5. Existing Structures, Vegetation and Natural Features:  

There are several structures on site, including a home, a large accessory building, trailers, and old sheds. The 
remaining site has vegetation that is generally associated with an open field. 
 

6.   Transportation / Connectivity:  
The site is near the north east corner (NEC) of Deer Flat Road and School Avenue. Ingress / Egress is proposed 
to and from Deer Flat Road. 

 
7. Environmental Issues:  

Staff is not aware of any environmental issues, health or safety conflicts. The site’s topography is generally 
flat. 

 
8. Agency Responses:  

The  following  agencies  returned  comments:  City  Engineer  (Gordon  Law,  P.E.)  Exhibit  B‐1,  ACHD  (Stacey 
Yarrington) Exhibit B‐2, Boise Project Board of Control (BPBC ‐ Bob Carter) Exhibit B‐3, Central Dist. Health 
Dept.  (CDHD  ‐  Lori Badigian0, Exhibit B‐4, COMPASS Planning Association  (Carl Miller) Exhibit B‐5,  J & M 
Sanitation (Chad Gordon) Exhibit B‐6, and the Kuna School District (Brenda Saxton) Exhibit B‐7. The responding 
agency comments are included with this case file and are included with this report. 
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F. Staff Analysis: 
  These lands were annexed into Kuna city limits in July of 2016 (16‐01‐AN), with an accompanying Comp Plan 

Map amendment (16‐01‐CPM), from Medium Density to High Density Residential. The site is surrounded by 
Kuna  City  limits  with  platted  City  and  County  subdivisions.  This  parcel  should  be  considered  an  infill 
development. The parcel is adjacent to a minor arterial (Deer Flat Road) and all public utilities are near this 
site. 

 
  The applicant seeks preliminary plat approval in order to develop the property into a multi‐family housing 

project. Applicant proposes 11 total  lots,  including 10 buildable  lots to place up to 13 four‐plex buildings, 
yielding up to 52 total units. Three lots will be developed with two, four‐plex buildings.  

 
  There is an existing house on site that encroaches on the future Rights‐of‐Way (ROW) along Deer Flat Road. 

The applicant requests that the house is allowed to remain in place. Staff has read the comments from the 
City Engineer and ACHD, and agrees with the opinions expressed in those reports. Those reports are included 
with this staff memo and it is encouraged that the Commission read those reports. Staff is concerned about 
continuing direct access  to Deer Flat  for  the existing home and would  recommend providing an  internal 
access. The existing home relies on a septic and well system at this time. Staff recommends the existing home 
be conditioned to connect to the City sewer and potable water systems when these and all city utilities are 
within a distance of 300’ as stated  in the Engineers report. Staff recommends that a plan be provided to 
show where  the existing private  septic and well  systems are  located on  the  site. Staff  recommends  the 
applicant be conditioned to provide a way for the ROW along the Deer Flat frontage be accounted for. ACHD 
has made recommendations concerning the ROW, the encroachment of the house, and the dedication of 
future ROW, and  staff would agree with  their assessment and  solution. Staff also  recommends  that  the 
applicant work with KFD and  J & M Sanitation  to ensure proper maneuverability  for EMS and sanitation 
needs to and through the site; in particular, the round‐a‐bout in the center of the project. Staff is concerned 
about traffic flow and driver‐conflict and now looks to the applicant to demonstrate how the parking in the 
round‐a‐bout will not cause traffic or pedestrian conflict or worse. 

 
  Staff has reviewed the proposed landscape plan and finds it is in substantial conformance with the Landscape 

code for Kuna. During the annexation and Comp Plan Map Amendment process for this parcel last year, the 
Commission conditioned enhanced landscaping should be placed on the east and north sides of the project 
to minimize noise and other impacts to neighbors. Staff recommends additional trees and possibly berms to 
help offset the impacts to neighbors agreed to during the annexation process. 

 
  Staff has determined this application complies with Title 5 of the Kuna City Code; Idaho Statute §50‐222; and 

the Kuna Comprehensive Plan; and forwards a recommendation of approval for Case No. 16‐04‐S, subject to 
the recommended conditions of approval listed in Section ‘N’ of this report. 

 
G. Applicable Standards: 

1. City of Kuna Zoning Ordinance  Title 5, Chapter 13 

2. City of Kuna Comprehensive Plan, adopted September 1, 2009 

3. City of Kuna Design Review Code Title 5, Chapter 4 

4. City of Kuna Landscape Code Title 5, Chapter 17. 

5. Idaho Code, Title 67, Chapter 65‐ the Local Land Use Planning Act. 
 

H. Proposed Procedural Background: 
On March  14,  2017, Commission  considered  the project,  including  the  application,  agency  comments,  staff’s 
report, application exhibits and public testimony presented or given. 
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I. Findings of Fact for Commissions Consideration: 
Based on the record contained in Case No. 16‐04‐S, including the exhibits, staff’s report, testimony at the 
public hearing, and Commission discussion,  the Planning and Zoning Commission of Kuna,  Idaho, hereby 
recommends approval of the proposed Findings of Fact and Conclusions of Law, and conditions of approval 
for Case No. 16‐04‐S, Subdivision. 

 
  The Commission concludes  that the Application complies with  the City of Kuna’s Zoning  regulations  (Title 
  5) of KCC and/or the Subdivision regulations outlined in title 6 of KCC. 
 

1. In making a decision regarding the Subdivision application, the Council is to consider Idaho Code §67‐6535 
  (2), which states the following: 

The approval or denial of any application required or authorized pursuant to this chapter shall 
be in writing and accompanied by a reasoned statement that explains the criteria and standards 
considered relevant, states the relevant contested facts relied upon, and explains the rationale 
for  the  decision  based  on  the  applicable  provisions  of  the  comprehensive  plan,  relevant 
ordinance and statutory provisions, pertinent constitutional principles and factual information 
contained in the record. 

 
In addition, Idaho Code §67‐6535(2)(a), provides that:   

Failure to identify the nature of compliance or noncompliance with express approval standards 
or  failure  to  explain  compliance  or  noncompliance with  relevant  decision  criteria  shall  be 
grounds for invalidation of an approved permit or site‐specific authorization, or denial of same, 
on appeal. 

 

2. The Commission has the authority to recommend approval or denial for Case No. 16‐04‐S. On March 14, 
  2017, Kuna’s Commission voted to recommend approval of Case No. 16‐04‐S. 
 
Comment: On March 14, 2017, Commission will voted to recommend approval of applications 16‐04‐S. 
 

3. The public notice requirements were met and the public hearing was conducted within the guidelines of 
  applicable Idaho Code and City Ordinances to hold a public hearing on March 14, 2017, with the Commission. 
 

4. The  Kuna  Commission  accepts  the  facts  as  outlined  in  the  staff  report,  the  public  testimony  and  the 
  supporting evidence list presented. 
 
  Comment: The Commission held a public hearing on the subject application on March 14, 2017, to hear from 
  the City staff, the applicant and to accept public testimony.  The decision by the Commission is based on 
  the application, staff report and public testimony, both oral and written. 
 
5. Based on the evidence contained in Case No’s 16‐04‐S, this proposal appears to generally comply with the 
  Comprehensive Plan and Comp Plan Map as amended. 
 
  Comment: The Comp Plan has listed numerous goals for providing multi‐family housing in Kuna. The Comp Plan 
  Map now designates this property as High Density. As this is a proposed residential use the project 
  generally follows the goals of the Comp Plan and the Comp Plan Map.  
 

6. The public notice requirements were met and the public hearing was conducted within the guidelines of 
  applicable Idaho Code and City Ordinances. 
 
  Comment: As noted in the process and noticing sections, notice requirements were met to hold a public 
  hearing on March 14, 2017. 
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J. Factual Summary: 
This site is located near the north east corner (NEC) of Deer Flat Road and School Avenue. Applicant proposes a 
preliminary  plat  for  approximately  4.7  acres  into  City  limits  with  an  R‐12  zone.  Applicant  proposes  and  a 
Comprehensive Plan Map amendment for the site, from Medium Density to High Density Residential. 
 
The site will take access from existing Deer Flat Road. 
 
‐ An exhibit was hand delivered at the Commission hearing demonstrating the location of the existing well and 

septic tank that will be removed with development (Exhibit F‐1). 
 

K. Comprehensive Plan Analysis:      
The Kuna Commission accepts the Comprehensive Plan components as described below: 
 
The designation from Medium Density to High Density on the Comp Plan Map for this parcel was amended in July 
of 2016 (16‐01‐CPM). The updated map was not available at time of this public hearing. The proposed preliminary 
plat for the site is consistent with the following Comprehensive Plan components: 
 
Community Vision Statement: 
Residents hoped  for  the  creation of business  and  light  commercial use  centers within neighborhoods.  These 
centers  would  include  restaurants,  gas  stations,  churches,  multi‐family  use  facilities,  and  other  mixed‐use 
developments. Citizens anticipated the manufacturing area moving south and eastward between the Union Pacific 
Railroad Line and Kuna Mora Road (Page 21). 
 
Housing: 
Residents envisioned higher densities  in the City’s core to  include opportunities for mixed residential and  light 
commercial activity. They expressed interest in a mix of residential type dwellings applications; including single‐ 
family, multi‐family, apartments and condominiums. They were receptive to a greater mix of lot sizes and house 
prices to appeal to a variety of people. A goal expressed by many was the preservation of  large  lots and rural 
cluster development in appropriate balance with a complement of other types of residential development (Page 
21). 
 
Comment: The proposal follows the community vision and housing goals as stated and adopted. 
Private Property Rights Goals and Objectives ‐ Section 2 ‐ Summary: 
Ensure the City land use policies, restrictions, conditions and fees do not violate private property rights and ensure 
that land use actions, decisions, and regulations do not effectively eliminate all economic value of the subject 
property. Ensure that City land use actions, decisions, and regulations do not prevent a private property owner 
from  taking advantage of a  fundamental property  right and staff shall evaluate with guidance  from  the City’s 
attorney; the Idaho Attorney General’s six criterion established to determine the potential for property taking. 
             
Comment: Utilizing the Idaho Attorney Generals criteria, and a review by the City Attorney, the proposed project 
does not constitute a “takings” and the economic value is intact. 
 
Economic Development Goals and Objectives ‐ Section 5 ‐ Summary:         
Ensure an adequate supply of housing for all income levels and facilitate pedestrian connections, both visually and 
physically, to enhance pedestrian movement (Pg. 42 – 1.5 and Pg. 43 – 3.1). 
 
Comment: The proposed application complies with these elements of the comprehensive plan by providing a non‐
standard housing type meeting this goal. 
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Land Use Goals and Objectives ‐ Section 6 ‐ Summary: 
Adopt a future land use plan and map that includes natural and developed open spaces, while providing a variety 
of housing densities and  types  to accommodate various  lifestyles, ages and economic groups. Protect existing 
neighborhoods  and  ensure  new  development  is  sustainable  and  keeps  Kuna  desirable.  Develop  cohesive 
neighborhoods with character and quality while incorporating a variety of densities and styles (Pg. 64 – 3.1 & Goal 
3 and Pg. 65 – 4.3). 
 
Neighborhood Core Concept: 
The character of residential housing surrounding and within the core of a Neighbor Center is that of a close‐knit, 
mixed‐density community. The Neighborhood District provides close access to community services located within 
the core. The highest density housing should be  located near the core service areas  (schools, churches, parks, 
neighborhood  commercial).  Housing  types may  include multi‐family  dwellings,  duplexes,  town  houses,  row 
homes, and single‐family residences (Page 81). 
 
Medium Density Residential: 
This designation describes areas where residential development densities generally range from four to seven units 
per acre. These areas will be made up of single‐family homes, but may include townhomes, row houses duplexes 
and other types of multi‐family  land uses. Areas  featuring these densities are generally  located within the City 
Center and around Neighborhood Centers (Page 88). 
 
Neighborhood District: 
The Neighborhood District can be  characterized as  residential housing within  the  core of a  close‐knit, mixed‐
density community. The Neighborhood District provides close access to the community services located within the 
core.  The  highest  density  housing  should  be  located  near  the  core  service  areas  (schools,  churches,  parks, 
neighborhood  commercial).  Housing  types may  include multi‐family  dwellings,  duplexes,  town  houses,  row 
homes, and single‐family residences (Page 93). 
 
Comment: The proposal complies with the land use plan as adopted by Kuna, by incorporating the following; non‐
typical housing densities and types  in or near a neighborhood core while promoting  in‐fill methodologies and a 
quality housing project. 

 
Housing Goals and Objectives ‐ Section 12 ‐ Summary: 
Encourage developers to provide high‐quality development with a variety of  lot sizes, dwelling types, densities 
and price points to meet the needs of current and future population while creating safe and aesthetically‐pleasing 
neighborhoods. Ensure housing is available throughout the community for all income levels and those with special 
needs. Encourage logical and orderly residential development while discouraging developers from developing land 
divisions greater than one half acre because large lot subdivisions increase municipal costs, require public subsidy 
and create sprawl (Pg. 155 – 1.2, Pg. 163 12.4 and Pg. 165 – 2.1). 
 
Encourage mixed‐use development that  includes town centers, single‐family, multi‐family, accessory units, and 
other types of residential development. – Policy 1.1.2, Section 12, Housing (Page 155). 
 
Comment: Applicant proposes high density residential which will contribute to availability of varied types and home 
sizes in a logical and orderly manner with an infill style of development. 
Community Design Goals and Objectives ‐ Section 13 ‐ Summary: 
Strengthen  Kuna’s  Image  through  good  community  and  urban  design  principles  that  create  self‐sufficient 
neighborhoods. Foster good community design concepts that incorporate landscape features to serve as buffers 
between incompatible uses while reducing scale and creates a sense of place. 
 
Neighborhoods: 
Kuna’s updated Plan is an advocate for the development of self‐sufficient neighborhoods. These neighborhoods 
are intended to be connected by transit and other non‐motorized methods of transportation. Each neighborhood 
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will have a center, a core and an edge. The Neighborhood Center will be the core of the neighborhoods churches, 
schools,  and  public  facilities.  The  neighborhood  centers  will  feature  denser  developments  and multi‐family 
residential development (Page 179). 
 
Existing Residential Subdivisions: 
Residential  placement  is  intended  to  increase  social  interactions  at  various  times  of  the  day. Multi‐family 
residential uses should be located closer to the neighborhood cores and be interspersed with mixed‐uses (Page 
178). 
 
Neighborhoods: 
Kuna’s updated Plan is an advocate for the development of self‐sufficient neighborhoods. These neighborhoods 
are intended to be connected by transit and other non‐motorized methods of transportation. Each neighborhood 
will have a center, a core and an edge. The Neighborhood Center will be the core of the neighborhoods churches, 
schools,  and  public  facilities.  The  neighborhood  centers  will  feature  denser  developments  and multi‐family 
residential development (Page 179). 
 
Comment: This application promotes sound community and urban design principles. 

 

L. Kuna City Code Analysis:  
1. This request appears to be consistent and in compliance with all Kuna City Code (KCC). 
 

Comment: The proposed project meets the land use and area standards in Chapter 3, Title 5 of the Kuna 
City Code (KCC).  Staff also finds that the proposed project meets all applicable requirements of Title 6 of 
the KCC   

 

2. The site is physically suitable for a subdivision. 
 

Comment: The 4.7 acre (approximate) project includes a request for a subdivision in an R‐12 zone. The site 
appears to be compatible with the proposal. 
 

3. The subdivision use is not likely to cause substantial environmental damage or avoidable injury to wildlife or 
their habitat. 

 
Comment: The land to be subdivided is not used as wildlife habitat.  Roads, driveways, family units and 
open spaces are planned for construction according the City requirements and best practices and will 
therefore not cause environmental damage or loss of habitat.  

 

4. The Subdivision proposal is not likely to cause adverse public health problems. 
 
  Comment: The proposed Subdivision for the property requires a zoning designation per Kuna Code 5‐13‐9. 
  The  high  density  land  use  application  requires  connection  to  public  sewer  and  potable water  systems, 
  therefore eliminating the occurrence of adverse public health problems. 
 
5. The application appears  to avoid detriment  to  the present and potential surrounding uses;  to  the health, 

  safety,  and  general welfare  of  the  public  taking  into  account  the  physical  features  of  the  site,  public 
  facilities and existing adjacent uses. 
 
Comment: The Commission did consider the location of the property and adjacent uses.  The subject 
property is surrounded by existing City and Ada County subdivisions and will be connected to the Kuna City 
central sewer and potable and pressure irrigation water systems.  The current adjacent uses are both small 
farms and residential uses and an minor arterial road. 
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6. The existing and proposed street and utility services in proximity to the site are suitable and adequate for 
  residential purposes. 
 
  Comment: Correspondence from ACHD and Kuna Public Works confirms that the streets and utility services 
  are suitable and adequate for the residential project. 

 

M. Conclusions of Law:  
1. Based on the evidence contained in Case No’s 16‐04‐S and 16‐19‐DRC, Commission finds Case No’s 16‐04‐S 

and 16‐19‐DRC generally comply with Kuna City Code. 
2. Based on the evidence contained in Case No’s 16‐04‐S and 16‐19‐DRC, Commission finds Case No’s 16‐04‐S 

and 16‐19‐DRC are generally consistent with Kuna’s Comprehensive Plan.  
3. The public notice requirements have been met and the neighborhood meeting was conducted within the 

guidelines of applicable Idaho Code and City Ordinances. 
 

N. Recommendation of the Commission to City Council: 
16‐04‐Sub, Note: This proposed motion is to recommend approval, conditional approval, or denial for this request 
to City Council. If the Commission wishes to approve or deny specific parts of the requests as detailed in this report, 
those changes must be specified. 
 
16‐19‐DRC:‐Design Review Note: The proposed motion  is  to approve or deny  the design  review  request.  If  the 
Planning and Zoning Commission wishes to approve or deny specific parts of the requests as detailed in the report, 
those changes must be specified. 
 
On March 14, 2017,  the Commission voted  to  recommend approval  for  case No. 16‐04‐S, based on  the  facts 
outlined  in staff’s  report,  the public  testimony, and Commission discussion during  the public hearing with  the 
Planning and Zoning Commission of Kuna, Idaho.  The Commission hereby recommends to City Council, approval 
for Case No. 16‐04‐S and hereby approves Case No.16‐19‐DRC, a subdivision preliminary plat and landscape plan 
request from Greg Bullock and Jay Walker (AllTerra Consulting), with the following conditions of approval: 
 
‐ Applicants shall follow all conditions stated in the staff memo. 
‐ Applicant shall add a red stripe around the inner and outer radii of the round‐a‐bout to indicate a “No Parking, 

Standing or Blocking” zone. 
‐ Applicant shall add traffic/safety markers in the parking lot for pedestrian crossings, for users of the parking 

lot, especially for the round‐a‐bout, and add language to the CC&R’s for their implementation. 
‐ Work with Staff to provide an all‐weather 20’ wide access from existing home to the new parking lot of the 

development – and remove direct access to Deer Flat Road for the existing home. 
‐ Applicant shall connect the existing home to the city’s sewer and water systems at time of development of 

the proposed TNT Estates subdivision. 
 

1. The applicant and/or owner  shall obtain written approval on  letterhead or may be written/stamped on 
  the approved plans of the construction plans from the agencies noted below. All submittals are required 
  to  include  the  lighting,  landscaping,  drainage,  and  development  plans.  All  site  improvements  are 
  prohibited prior to approval of the following agencies: 

a. The City Engineer shall approve the sewer hook‐ups. 
b. The  City  Engineer  shall  approve  the  drainage  and  grading  plans.  Central  District  Health 

Department recommends the plan be designed and constructed in conformance with standards 
contained  in,  “Catalog  for  Best Management  Practices  for  Idaho  Cities  and  Counties”.   No 
construction,  grading,  filling,  clearing  or  excavation  of  any  kind  shall  be  initiated  until  the 
applicant has received approval of the drainage plan.  

c. The Kuna Fire District shall approve fire flow requirements and/or building plans. Installation of 
fire protection facilities as required by Kuna Fire District is required. 
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d. The  Boise‐Kuna  Irrigation  District  shall  approval  any modifications  to  the  existing  irrigation 
system. 

e. Approval from Ada County Highway District (ACHD) shall be obtained and Impact Fees must be 
paid prior to issuance of any building permit(s). 

2. All public rights‐of‐way shall be dedicated and constructed to standards of the City, Ada County Highway 
District and  Idaho Transportation Department. No public street construction may commence without the 
approval and permit from Ada County Highway District and/or Idaho Transportation Department. 

2.1– At time of development and as necessary, dedicate right‐of‐way in sufficient amounts to follow 
City and ACHD standards and widths. 

3. Installation of service facilities shall comply with the requirements of the public utility or irrigation district 
providing the services. All utilities shall be installed underground, see KCC 6‐4‐2‐W. 

4. Compliance  with  Idaho  Code,  Section  §31‐3805  pertaining  to  irrigation  waters  is  required. 
Irrigation/drainage  waters  shall  not  be  impeded  by  any  construction  on  site.  Compliance  with  the 
requirements of the Boise Project Board of Control is required. 

5. When required, submit a petition to the City (as necessary, confirmed with the City engineer) consenting to 
the pooling of  irrigation surface water rights for delivery purposes and requesting to annex the  irrigation 
surface water rights appurtenant to the property over to the Kuna Municipal Pressure Irrigation system of 
the City (KMID). 

6. All street  lighting within and for the site shall be LED  lighting and must comply with Kuna City Code and 
established Dark Skies practices. 

7. Parking within the site shall comply with Kuna City Code. (Unless specifically approved otherwise). 

8. Fencing within and around the site shall comply with Kuna City Code (Unless specifically approved otherwise 
and permitted). Perimeter fencing (and permit) is required prior to requesting final plat signatures from Kuna 
City Clerk and Engineer. 

9. All signage within/for the project shall comply with Kuna City Code. 

10. All  required  landscaping  shall be permanently maintained  in  a healthy  growing  condition.  The property 
owner shall remove and replace unhealthy or dead plant material within 3 days or as the planting season 
permits as required to meet the standards of these requirements. Maintenance and planting within public 
rights‐of‐way shall be with approval from the public entities owning the property. 

11. The land owner/applicant/developer, and any future assigns having an interest in the subject property, shall 
fully comply with all conditions of development as approved by the City Council, or seek amending them 
through public hearing processes. 

12. Applicant shall follow staff, City engineers and other agency recommended requirements as applicable. 

13. Developer/owner/applicant shall comply with all local, state and federal laws. 
 

 
DATED this  28th, day of March, 2017, 
 

___________________________ 
Lee Young, Chairman 

Kuna Planning and Zoning Commission 
ATTEST: 
 
 

__________________________________ 
Troy Behunin, Planner III 
Kuna Planning and Zoning Department 
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City of Kuna 
 

Findings of Fact and Conclusions of Law 
 
    
 
 

To:   Planning and Zoning Commission 
 
File Numbers: 17-01-CPMA (Comp Plan Map 

Amendment) 
  
Location:  NWC of Ten Mile & Deer Flat  
   Roads, Kuna, Idaho 
 
Planner:  Trevor Kesner, Planner II 
 
Hearing date:  March 14, 2017 
Findings:  March 28, 2017 
 
Applicant:  Tuck Ewing,  
   Teco One, LLC 
   1500 N. El Dorado 
   Boise, ID, 83704 
   208.863.1696 
   Tuck.ewing@ewingcompany.com 
   
Table of Contents:

A. Process and Noticing    
B. Applicant Request 
C. Aerial map 
D. Site History 
E. General Project Facts 
F. Staff Analysis 
G. Applicable Standards 
H. Procedural Background 
I. Findings of Fact for Commission 

Consideration 

J. Factual Summary 
K. Comprehensive Plan Analysis 
L. Kuna City Code Analysis 
M. Conclusions of Law 
N. Recommended Conditions of Approval 

to Council.

A. Process and Noticing: 
1. Kuna City Code 1-14-3 (KCC), states that Comprehensive Plan Map Modifications are designated as a 

public hearing, with the Commission as the recommending body and the City Council as the decision-
making body. This land use application was given proper public notice and followed the requirements 
set forth in Idaho Code, Chapter 65 Local Land Use Planning Act.  
 

a. Notifications 
i. Neighborhood Meeting  February 8, 2017 (no attendees) 
ii. Agency Comment Request  February 17, 2017 
iii. 300’ Property Owners   February 22, 2017 
iv. Kuna, Melba Newspaper  February 22, 2017 
v. Site Posted   March 3, 2017 

 
 
 

  

           P.O. Box 13 
Phone: (208) 922-5274 

Fax: (208) 922-5989 
www.Kunacity.id.gov 

 

mailto:Tuck.ewing@ewingcompany.com
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B. Applicants Request: 
1. Request: 

The applicant, Teco One, LLC requests to amend the Kuna Comprehensive Plan Map (Comp Plan Map) 
designation for the subject property (5.9 +/- acres) from Medium Density Residential to Commercial (C-
1).  The subject site is currently zoned RUT (Rural Urban Transition) in Ada County. No annexation or 
development applications accompany this request. The site is located at the northwest corner (NWC) of 
Deer Flat Road and Ten Mile Road. 
 

C. Aerial Map:  
  
 

   
 
 

  
                              ©Copyrighted 

D. Site History:  
This site is a County parcel historically used for agricultural purposes and has been vacant for many years. The site 
is surrounded by City platted subdivisions. 
 

E. General Projects Facts:  
1. Comprehensive Plan Map: The Future Land Use Map (Comp Plan Map) is intended to serve as a guide for 

the decision making body for the City. This map indicates a land use designation but is not the actual zoning. 
The Comp Plan Map currently identifies this site as Medium Density Residential. 
 

2. Surrounding Land Uses:      
North C-1 Neighborhood Business District – Kuna City 
South C-1 Neighborhood Business District – Kuna City 
East R-6 Medium-Low Density Residential – Kuna City 
West C-1 Neighborhood Business District – Kuna City 
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3. Parcel Sizes, Current Zoning, Parcel Number(s): 
• Parcel Size: 5.9 acres (approximately) 
• Zoning:  Rural-Urban Transition – Ada County (RUT). 
• Parcel #: S1315449280 

 
4. Services: 

 Sanitary Sewer– City of Kuna 
 Potable Water – City of Kuna 
 Irrigation District – Boise-Kuna Irrigation District 
 Pressurized Irrigation – City of Kuna (KMID) 
 Fire Protection – Kuna Rural Fire District 
 Police Protection – Kuna Police (Ada County Sheriff’s office) 
 Sanitation Services – J&M Sanitation 

 
5. Existing Structures, Vegetation and Natural Features:  

There are no structures on site, and the parcel has uncultivated vegetation that is generally associated with 
an open field. The site’s topography is generally flat with 0-2% slope. 
 

6.  Transportation / Connectivity:  
The site is located on northwest corner (NWC) of Deer Flat Road and Ten Mile Road. No Ingress / Egress is 
proposed to the site from Deer Flat or Ten Mile Roads. There are private street connections to the subject 
site within the Crimson Point multi-family development. 

 
7. Environmental Issues:  

Staff is not aware of any environmental issues, health or safety conflicts associated with this land use 
application.  

 
8. Agency Responses:  

The following agencies returned comments and are included as exhibits with this case file:  
City Engineer (Gordon Law, P.E.) – Exhibit C-2   
COMPASS Development Checklist (Carl Miller) – Exhibit C-3 
Boise Project Board of Control (Bob Carter) -  Exhibit C-4  
Idaho Transportation Department (Ken Couch) – Exhibit C-5 
Nampa & Meridian Irrigation District (Greg Curtis) – Exhibit C-6 
Central District Health Department – Exhibit C-7 
Ada County Highway District – Exhibit C-8 
Idaho Department of Environmental Quality (Aaron Scheff) – Exhibit C-9 
 

F. Staff Analysis: 
 This Comp Plan Map Amendment application involves a County parcel that is surrounded by Kuna City limits 

and platted City subdivisions. The parcel is adjacent to a minor arterial (Deer Flat Road) and a major arterial 
(Ten Mile Road).  All public utilities are accessible to the subject site. 

 
 The applicant seeks a Comp Plan Map Amendment for this parcel in anticipation of potential future 

commercial development. No annexation or development is currently proposed on the site.  
 
 Staff is aware this request differs from the Comp Plan Map designation. If approved, this map amendment 

would avoid the need for a rezone application upon annexation.  
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 Staff has determined this application complies with Title 5 of the Kuna City Code; Idaho Statute §50-222; and 
forwards a recommendation of approval for Case No. 17-01-CPM, subject to the recommended conditions 
of approval listed in Section ‘N’ of this report. 

 
G. Applicable Standards: 

1. City of Kuna Zoning Ordinance No. 230 
2. City of Kuna Comprehensive Plan 
3. Idaho Code, Title 67, Chapter 65, Local Land Use Planning Act 

 
H. Proposed Procedural Background: 

On March 14, 2017, the Commission considered the application, agency comments, staff’s report, application 
exhibits and public testimony presented or given. 
 

I. Findings of Fact: 
1. 17-01-CPM: Based on the record contained in Case No. 17-01-CPMA, including the exhibits, staff’s report 

 and the public testimony at the public hearing, the City Council of Kuna, Idaho, hereby 
 approves/conditionally approves/denies the Findings of Fact and Conclusions of Law, and conditions of 
 approval for Case No. 7-01-CPMA; a Comp Plan Map Amendment for Teco One, LLC. 

 
2. The Kuna Commission accepts the facts as outlined in the staff report, the public testimony and the 

 supporting evidence list presented. 
 
  Comment: The Kuna Commission held a public hearing on the subject application on March 14, 2017, to 

 hear from City staff and the applicant and to accept public testimony.  The decision by the Commission 
 is based on the application, staff report and public testimony, both oral and written. 
 
3. Based on the evidence contained in Case No. 17-01-CPMA, this proposal appears to generally comply with 

 the Comprehensive Plan and Comp Plan Map. 
 
  Comment: The Comp Plan Map designates this property as future Medium Density residential. As the 

 surrounding lands to the north, south and east are currently zoned as commercial uses (C-1), staff views the 
 request to amend the Comp Plan to a commercial future use generally follows the goals of the Comp Plan 
 and the Comp Plan Map.  
 
4. The Kuna Commission has the authority to recommend approval or denial for this application. 
 
  Comment: On March 14, 2017, Kuna’s Planning and Zoning Commission will vote to recommend approval, 

 conditional approval or denial of Case No. 17-01-CPM. 
 
5. The public notice requirements were met and the public hearing was conducted within the guidelines of 

 applicable Idaho Code and City Ordinances. 
 
  Comment: As noted in the process and noticing section, notice requirements were met to hold a public 

 hearing on March 14, 2017. 
 

J. Factual Summary: 
This site is located at the north-west corner (NWC) of Deer Flat Road and Ten Mile Road. Applicant proposes and 
a Comprehensive Plan Map amendment for the site, from Medium Density Residential to Commercial. 

  
K. Comprehensive Plan Analysis:    

The Kuna Commission accepts the Comprehensive Plan components as described below: 
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The Comprehensive Plan Future Land Use Map indicates a Medium Density Residential Use. 
 

 
 
As development surrounding the site has occurred, a future commercial use is likely to more compatible with the 
commercial uses to the south, and the higher density residential uses abutting the site to the west. City staff would 
also support the proposed Comprehensive Plan Land Use Map Amendment to a Commercial zone for the site, as 
it is generally consistent with the following Comprehensive Plan components: 
 
Community Vision Statement: 
Residents hoped for the creation of business and light commercial use centers within neighborhoods. These 
centers would include restaurants, gas stations, churches, multi-family use facilities, and other mixed-use 
developments (Page 21). 
 
Comment: The proposal follows the community vision and commercial use goals as stated and adopted. 
 
Private Property Rights Goals and Objectives - Section 2 - Summary: 
Ensure the City land use policies, restrictions, conditions and fees do not violate private property rights and ensure 
that land use actions, decisions, and regulations do not effectively eliminate all economic value of the subject 
property. Ensure that City land use actions, decisions, and regulations do not prevent a private property owner 
from taking advantage of a fundamental property right and staff shall evaluate with guidance from the City’s 
attorney; the Idaho Attorney General’s six criterion established to determine the potential for property taking. 
           
Comment: Utilizing the Idaho Attorney Generals criteria, and a review by the City Attorney, the proposed project 
does not constitute a “takings” and the economic value is intact. 
 
Land Use Goals and Objectives - Section 6 - Summary: 
Adopt a future land use plan and map that includes natural and developed open spaces, while providing a variety 
of housing densities and types to accommodate various lifestyles, ages and economic groups. Protect existing 
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neighborhoods and ensure new development is sustainable and keeps Kuna desirable. Develop cohesive 
neighborhoods with character and quality while incorporating a variety of densities and styles. 
 
Neighborhood Core Concept: 
The character of residential housing surrounding and within the core of a Neighborhood Center is that of a close-
knit, mixed-density community. The Neighborhood District provides close access to community services located 
within the core (Page 81). 
 
Neighborhood District: 
The Neighborhood District can be characterized as residential housing within the core of a close-knit, mixed-
density community. The Neighborhood District provides close access to the community services located within the 
core. The highest density housing should be located near the core service areas (schools, churches, parks, 
neighborhood commercial). Housing types may include multi-family dwellings, duplexes, town houses, row 
homes, and single-family residences (Page 93). 
 
Comment: The proposal generally complies with the land use plan as adopted by Kuna, by locating commercial 
uses near non-typical housing densities and types in or near a neighborhood core while promoting in-fill 
methodologies. 
 
Neighborhoods: 
Kuna’s Comp Plan is an advocate for the development of self-sufficient neighborhoods. These neighborhoods are 
intended to be connected by transit and other non-motorized methods of transportation. Each neighborhood will 
have a center, a core and an edge. The Neighborhood Center will be the core of the neighborhoods churches, 
schools, and public facilities. The neighborhood centers will feature denser developments and multi-family 
residential development. 
 
Comment: This application promotes sound community and urban design principles. 

 
L. Kuna City Code Analysis:  

1. This request appears to be consistent and in compliance with Kuna City Code (KCC). 
 

Comment: The proposed future zoning designation meets the land use and area standards in Chapter 13, 
Title 5 of the Kuna City Code (KCC).  

 
2. The site is physically suitable for a future commercial development. 
 

Comment: The 5.9-acre (approximate) parcel requests a future land use designation for a Commercial 
zone. The site appears to be compatible with the requested amendment. 
 

3. The Comprehensive Plan Map Amendment is not likely to cause substantial environmental damage or 
avoidable injury to wildlife or their habitat. 

 
Comment: The subject site is not used as wildlife habitat and will therefore not cause environmental 
damage or loss of habitat.  

 
4. The Comp Plan Map Amendment application is not likely to cause adverse public health problems. 
 
 Comment: The Comp Plan Map amendment for the property requires a future zoning designation per Kuna 
 Code 5-13-9. The commercial land use designation requires connection to public sewer and potable water 
 systems, therefore eliminating the occurrence of adverse public health problems.  
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5. The application appears to avoid detriment to the present and potential surrounding uses; to the health, 
 safety, and general welfare of the public taking into account the physical features of the site, public 
 facilities and existing adjacent uses. 
 
Comment: The Comprehensive Plan Map amendment considers the location of the property and adjacent 
uses.  The subject property is surrounded by existing City and Ada County subdivisions and will be connected 
to the Kuna City central sewer and potable and pressure irrigation water systems.  The current adjacent 
uses are both small commercial and residential uses and is located adjacent to minor and major arterial 
roadways. 

 
6. The existing and proposed street and utility services in proximity to the site are suitable and adequate for 
 Commercial purposes. 
 
 Comment: Correspondence from Kuna City Engineer confirms that the streets and utility services are 
 suitable and adequate for a future commercial zone and use. 

 
M. Conclusions of Law:  

1. Based on the evidence contained in Case No. 17-01-CPMA, the Commission finds Case No. 17-01-CPMA 
generally comply with Kuna City Code. 

2. Based on the evidence contained in Case No. 17-01-CPMA, the Commission finds Case No. 17-01-CPMA is 
generally consistent with Kuna’s Comprehensive Plan.  

3. The public notice requirements have been met and the neighborhood meeting was conducted within the 
guidelines of applicable Idaho Code and City Ordinances. 
 

N. Conditions of Approval: 
17-01-CPM; Note: This motion is to recommend approval of this request to City Council. If the Commission wishes 
to recommend approval or denial of specific parts of the request as detailed in this report, those changes must be 
specified. 
 
On March 14, 2017, the Planning and Zoning Commission voted to recommend approval for Case No 17-01-CPM, 
based on the facts outlined in staff’s report and the public testimony during the public hearing.  
 
The Commission hereby recommends approval for Case No 17-01-CPM, a Comp Plan Map Amendment request 
from Tuck Ewing representing Teco One, LLC, with the following conditions of approval to Council: 
 

1. All public rights-of-way shall be dedicated and constructed to standards of the City, Ada County Highway 
District and Idaho Transportation Department. No public street construction may commence without the 
approval and permit from Ada County Highway District and/or Idaho Transportation Department. 

2.1– At time of development and as necessary, dedicate right-of-way in sufficient amounts to follow 
City and ACHD standards and widths. 

2. Installation of future service facilities shall comply with the requirements of the public utility or irrigation 
district providing the services. All future utilities shall be installed underground, see KCC 6-4-2-W. 

3. When required, submit a petition to the City (as necessary, confirmed with the City engineer) consenting to 
the pooling of irrigation surface water rights for delivery purposes and requesting to annex the irrigation 
surface water rights appurtenant to the property over to the Kuna Municipal Pressure Irrigation system of 
the City (KMID). 

4. All street lighting within and for the site shall be LED lighting and must comply with Kuna City Code and 
established Dark Skies practices. 

5. Fencing within and around the site shall comply with Kuna City Code (Unless specifically approved otherwise 
and permitted).  

6. All signage within/for the project shall comply with Kuna City Code. 
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7. The land owner/applicant/developer, and any future assigns having an interest in the subject property, shall 
fully comply with all conditions of development as approved by the City Council, or seek amending them 
through public hearing processes. 

8. Applicant shall follow staff, City engineers and other agency recommended requirements as applicable. 
9. Developer/owner/applicant shall comply with all local, state and federal laws. 
 

 
DATED this  ___, day of __________, 2017 

 
 
 
 

______________________________ 
Lee Young, Chairman 

Kuna Planning and Zoning Commission 
ATTEST: 
 
__________________________________ 
Wendy I. Howell, PCED 
Kuna Planning and Zoning Director 
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City of Kuna 
 

Planning & Zoning Staff Memo 
 
       
 
 

To:   Planning and Zoning Commission  
 
Case Number(s): 16-03-S (Subdivision), 16-06-AN 

(Annexation) and 16-13-DR (Design 
Review): 
Winfield Springs Subdivision 

 
Location:  North of Deer Flat Road, east of N. 

 Kay Avenue and west of Meridian 
 Road/Highway 69, 

Kuna, Idaho 83634 
 
Planner:   Trevor Kesner, Planner II 
 
Hearing Date:  March 28, 2017 
 
Applicant:  Coleman Homes 
   3103 W. Sheryl Dr. 
   Meridian, ID 83642 
   Thomas@mycolemanhome.com 
 
Engineer/ 
Representative:  J-U-B Engineers, Scott Wonders 
   250 S. Beechwood Ave., Ste. 201 
   Boise, ID 83709 
   208.323.9336 
   swonders@jub.com 
 
Table of Contents: 

A. Course Proceedings 
B. Applicant Request 
C. Site History 
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E. Staff Analysis 
F. Applicable Standards 
G. Procedural Background 

H. Factual Summary 
I. Proposed Comprehensive Plan Analysis 
J. Proposed Planning and Zoning 

Conclusions of Law 
K. Proposed Findings of Fact 
L. Proposed Conditions of Approval 

 
A. Course of Proceedings 

1. Kuna City Code (KCC), Title 1, Chapter 14, Section 3, states that design reviews are designated as public 
meetings, with the Planning and Zoning Commission (acting as the Design Review Board) as the decision-
making body; and annexations and subdivisions are designated as public hearings, with the Planning and 
Zoning Commission as the recommending body, and City Council as the decision-making body. These land 
use applications were given proper public notice and have followed the requirements set forth in Idaho 
Code, Chapter 65, Local Land Use Planning Act (LLUPA). 
 
 
 
 

 

           P.O. Box 13 
Phone: (208) 922-5274 
Fax:     (208) 922-5989 

Kunacity.id.gov 
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a. Notifications 
i. Neighborhood Meeting  August 2, 2016 
ii. Agencies    September 22, 2016 (Original Concept) 

February 27, 2017 (Final Design) 
iii. 300’ Property Owners    March 2, 2017 
iv. Kuna, Melba Newspaper  March 8, 2017 
v. Site Posted    March 17, 2017 

 
B. Applicant Request: 

1. Applicant requests to annex approximately 111.18 acres into Kuna City with an R-6 residential zoning 
designation and subdivide the property into 342 single family residential lots and 33 common lots for the 
proposed Winfield Springs Subdivision. A Design Review application for common area landscaping 
accompanies this request. The site is located northwest of the intersection of Deer Flat and Meridian Roads 
at 1925 N. Meridian Road, Kuna, Idaho.  

2. Site Location Map: 
     

 
              ©COPYRIGHTED 

C. History: The approximately 111.18-acre subject site was split from the original parcel of approximately 152.17 
acres in Ada County and is contiguous to Kuna City limits on the north and west portions of the parcel. 
The remaining lands (approximately 41.66 acres) from the lot split which front Highway 69/Meridian Road are 
not part of this annexation request. This property has historically been used for agricultural purposes.  

 
D. General Projects Facts: 

1. Comprehensive Plan Designation: The City of Kuna’s Future Land Use Map identifies the 111.18-acre 
subject parcel as Medium Density Residential. Staff views this land use request to be consistent with the 
approved Future Land Use Map. 
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2. Kuna Comprehensive Plan Future Land Use Map: 
The Kuna Comprehensive Plan Future Land Use Map shown below in conjunction with the map legend 
indicates that the subject site is designated as Medium Density Residential. The applicant’s request is 
consistent with the Future Land Use Map designation. 
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3. Kuna Recreation and Pathways Master Plan Map: 
The Kuna Recreation and Master Pathways Plan map identifies a future trail adjacent to the Kuna Canal 
waterway as it flows through the subject site. The applicants submitted, proposed landscape plan 
accommodates this trail designation along the Kuna Canal. 

 
4. Surrounding Existing Land Uses and Zoning Designations:      

North R-6/ 
RR 

Medium Density Residential – City of Kuna/ 
Rural Residential – Ada County 

South RR/ 
C-1 

Rural Urban Transitional – Ada County/ 
Neighborhood Business District (commercial) – City of Kuna 

East RUT Rural Urban Transitional – Ada County 
West RUT/ 

R-6 
Rural Urban Transitional – Ada County/ 
Medium Density Residential – City of Kuna  

 
5. Parcel Sizes, Current Zoning, Parcel Numbers: 

• Approx. 111.18 total acres 
• RUT (Rural Urban Transitional) – Ada County  
• Parcel # S1313449115 (Original Parcel) 

  
6. Services: 

 Sanitary Sewer– City of Kuna 
 Potable Water – City of Kuna 
 Irrigation District – Boise-Kuna Irrigation District 
 Pressurized Irrigation – City of Kuna (KMID) 
 Fire Protection – Kuna Rural Fire District 
 Police Protection – Kuna City Police (Ada County Sheriff’s office) 
 Sanitation Services – J&M Sanitation 
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7. Existing Structures, Vegetation and Natural Features: Currently there no structures on the subject site. This 

site slopes just slightly from the southwest to the north, but is otherwise generally flat. The Kuna Canal 
Lateral flows through the center of the subject parcel. On-site vegetation consists of agricultural crops which 
have historically been harvested annually. 
 

8. Transportation / Connectivity: The applicant proposes to construct North Kay Avenue as a half street 
section from East Deer Flat Road to East Ardell Road; and extend East Ardell Road as a half street section 
from North Kay Avenue eastward to the project’s eastern boundary, and extend the pavement to Highway 
69 as an access road. The applicant has proposed to permit an access along Highway 69 at the alignment of 
East Ardell Road with Idaho Transportation Department (ITD). ITD and Ada County Highway District (ACHD) 
have accepted the applicant’s revised Traffic Impact Study (TIS). 

 
ITD will require the applicant to install southbound right turn lanes on State Highway 69/Meridian Road. at 
both West Ardell and Deer Flat Roads. ITD recommends timing the installation of said southbound right turn 
lanes be coordinated with ACHD, as trips in the Highway 69 corridor increase with development. 
 
ACHD recommends a 36-foot wide street section for the extension of Kay Avenue and Ardell Roads, with 
vertical curb, gutter, 12-feet of additional pavement and a 3-foot wide gravel shoulder. Applicant proposes a 
borrow ditch on the unimproved sides of Kay Avenue and Ardell Roads; and either 7-foot wide attached 
concrete sidewalks, or 8-foot wide parkway strips with detached minimum 5-foot wide concrete sidewalk 
abutting the project site. Internal streets are proposed as a 51-foot street width (back-of-curb to back-of-
curb) with 8-foot wide parkway strips and detached 5-foot wide concrete sidewalks; except for North 
Windmill Avenue (primary subdivision entrance) off Deer Flat Road, which will utilize a 66-foot street width 
and include centerline landscape islands.   
 
The applicant proposes seven access points to the site:  

• Two (2) access streets on the west side of the project along North Kay Avenue extension (proposed 
East Thorndale Street and East Wabash Street);  

• Two (2) access streets on the north side of the project (proposed North Whig Avenue and North 
Woodfield Avenue) along East Ardell Street extension;  

• One (1) access on the south side of the project, from East Deer Flat Road (proposed North Windmill 
Way) to align with the future roadway constructed behind the Ridley’s development.  

• Two (2) stub streets on the east side of the project (proposed East Wabash Street and East Fort Erie 
Street), which are intended to be future points of access to the remaining lands that are not a part 
of these requests.  

 
There are multiple pedestrian and bicycle pathway connections throughout the development to support 
alternative transportation choices for residents, and create a more walkable and pedestrian friendly 
neighborhood environment. 

 
9. Environmental Issues: Staff is not aware of any environmental issues, health or safety conflicts. Idaho 

Department of Environmental Quality (DEQ) has provided recommendation surface and groundwater 
protection practices and requirements for development of the site. 
 

10. Agency Responses: The following responding agency comments are included as exhibits with this case file: 
• Kuna City Engineer (Gordon Law, P.E.) – Exhibit B-1 
• Central District Health Department (CDHD) – Exhibit B-2 
• Community Planning Association of Southwest Idaho (COMPASS) – Exhibit B-3 
• Boise Project Board of Control – Exhibit B-4 
• Idaho Transportation Department (ITD) – Exhibit B-5 
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• Ada County Highway District (ACHD) – Exhibit B-6 
• Idaho Department of Environmental Quality – Exhibit B-7 

 
E. Staff Analysis: 

Applicant requests approval to annex approximately 111.18 acres with a current county zoning designation of 
Rural-Urban Transition (RUT) into Kuna City limits with an R-6 (Medium-Low Density Residential) zoning 
designation; and subdivide the subject property to create a 343-single family residential building lot subdivision 
(Winfield Springs). The applicant also proposes to develop 33 additional lots into common lots for the use by 
residents. The common lots will comprise 12.6% of the site, or approximately 14 acres, respectively. The 
common lots will be developed as open space (lawn), a playground, a community clubhouse and a swimming 
pool facility. Applicant also proposes a multi-use pathway/greenway that runs through the project adjacent the 
Kuna Canal. A Homeowners Association (HOA) will be established for the care and maintenance for all common 
lots.  
 
The applicant seeks an R-6 (Medium Density Residential) zone for the subdivision as a whole. Applicant is 
proposing ten (10) phases of development which will be driven by the consumer market. A design review 
application for the common area landscaping and buffers accompanies the applicant’s annexation and 
preliminary subdivision plat request.  
 
Public services will be extended by the developer to the property from the existing facilities north and south of 
the project. The project anticipates a new potable water supply and distribution well site to serve this 
development. 
 
Staff has determined these applications comply with Title 5 of the Kuna City Code; Idaho Statute §50-222; and 
the Kuna Comprehensive Plan; and forwards Case No.’s 16-03-S, 16-06-AN and 16-13-DR, to the Commission 
with recommended conditions of approval. 
 

F. Applicable Standards: 
1. Kuna City Code Chapter 6 – Chapter 1-6; Subdivision Regulations, 
2. Kuna City Code Title 5 – Chapter 1-17;  Zoning Regulations, 
3. City of Kuna Comprehensive Plan and Future Land Use Map, 
4. Idaho Code, Title 67, Chapter 65, Local Land Use Planning Act. 

 
G.  Procedural Background: 

The Commission will hold a Public Hearing on March 28, 2017, to consider Cases No.’s 16-03-S, 16-06-AN and 
16-13-DR, including the submitted application documents, agency comments, staffs report, application exhibits 
and public testimony presented at the hearing. 

 
H.  Factual Summary: 

This site is located near the northwest corner (NWC) of the intersection of West Deer Flat and North Meridian 
Roads. Applicant proposes to annex approximately 111.18 acres into the City of Kuna as an R-6 (medium density 
residential) zoning designation. Applicant has submitted a preliminary plat to subdivide the parcel into 348 
 lots (347 buildable; 33 common). 

 
I.   Proposed Comprehensive Plan Analysis:    

The comprehensive plan is a living document, intended for use as a guide to governmental bodies. The plan is 
not law that must be strictly adhered to in the most stringent sense; it is to be used by public officials to assist 
their decision making for the City. The Kuna Planning and Zoning Commission accepts the Comprehensive Plan 
components as described: 
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Goals, Policies and Objectives from the Kuna Comprehensive Plan: 
 

Private Property Rights Goals and Objectives - Section 2 - Summary: 
Ensure the City land use policies, restrictions, conditions and fees do not violate private property rights and 
ensure that land use actions, decisions, and regulations do not effectively eliminate all economic value of the 
subject property. Ensure that City land use actions, decisions, and regulations do not prevent a private property 
owner from taking advantage of a fundamental property right and evaluate with guidance from the City attorney 
and the Idaho Attorney General’s six criterion established to determine the potential for property takings. 
 
Comment: Utilizing the Idaho Attorney Generals criteria, and a review by the City Attorney, the proposed project 
does not constitute a “takings” and the economic value is intact. 
 
Economic Development Goals and Objectives - Section 5 - Summary: 
Ensure an adequate supply of housing for all income levels and facilitate pedestrian connections, both visually 
and physically, to enhance pedestrian movement. 
 
Comment: The proposed application complies with the comprehensive plan by providing a mix of lot sizes, 
pathways and greenways to meet this goal. 
 
Land Use Goals and Objectives - Section 6 - Summary: 
Adopt a future land use plan and map that includes natural and developed open spaces, while providing a 
variety of housing densities and types to accommodate various lifestyles, ages and economic groups. Protect 
existing neighborhoods and ensure new development is sustainable and keeps Kuna desirable. Develop cohesive 
neighborhoods with character and quality while incorporating a variety of densities and styles. 
 
Comment: The project complies with the land use plan as adopted by the City by incorporating the following; 
open spaces and utilization of the Kuna Canal corridor for the future pathway, varied housing densities and types 
and promotes desirable, cohesive community character and a quality neighborhood. 
 
Natural Resources Goals and Objectives - Section 7 - Summary: 
Retain natural resources that contribute to Kuna’s quality of life while developing a green grid of trails for bikes 
throughout the City for recreation and alternative transportation needs. 
 
Comment: The proposed application provides pathways through the development as well as a trail along the 
Kuna Canal for recreation and alternate transportation modes. 
 
Public Services, Facilities and Utilities Goals and Objectives - Section 8 -Summary: 
Provide adequate services, facilities, and utilities for all City residents and annex contiguous properties that 
request City services. Ensure that development within Kuna connects into the City’s sanitary sewer and potable 
water systems and continue expansion of the City’s sewer systems as resources allow. 
 
Comment: Kuna has adequate services for this development and the authority to annex the requested lands into 
the City. This application will expand the City’s sanitary sewer system, potable water and adds to the pressure 
irrigation mainline in an orderly fashion. 
 
Transportation Goals and Objectives - Section 9 - Summary: 
Work with ACHD, COMPASS, and ITD to promote and encourage bicycling and walking as transportation modes. 
Develop a transportation strategy and identify future transit corridors while requiring developers to preserve 
rights- of-way, to improve mobility on major routes while balancing land use planning with transportation needs. 
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Comment: Applicant provided a Traffic Impact Study. ACHD has provided comments and a staff report and the 
City engineer has provided a staff report. The project meets with the transportation goals of the City by extending 
public rights-of-way on North Kay Avenue and East Ardell Roads to create additional transportation connections. 
 
Recreation Goals and Objectives - Section 10 - Summary: 
Ensure a City wide system of parks, trails and recreational opportunities for a variety of year-round outdoor 
activities balancing active and passive open spaces with easy access for users. Encourage the development of 
community and neighborhood-centered recreational facilities including gathering places connected by trails, 
walkways, bikeways and horse paths. 
 
Comment: Applicant’s proposed subdivision incorporates trails along the Kuna Canal, open spaces, a playground, 
a pool facility for residents among other gathering places for the community (clubhouse), meeting the goals of 
the City. 
 
Housing Goals and Objectives - Section 12 - Summary: 
Encourage developers to provide high-quality development with a variety of lot sizes, dwelling types, densities 
and price points to meet the needs of current and future population while creating safe and aesthetically-
pleasing neighborhoods. Ensure housing is available throughout the community for all income levels and those 
with special needs. Encourage logical and orderly residential development while discouraging developers from 
developing land divisions greater than one half acre because large lot subdivisions increase municipal costs, 
require public subsidy and create sprawl. 
 
Comment: Applicant has proposed 348 single family lots which will contribute to high-quality lots of varied sizes 
to be developed in a logical and orderly manner. The development adds trails and open space throughout, 
creating a pleasant neighborhood environment. 
 
Community Design Goals and Objectives - Section 13 - Summary: 
Strengthen Kuna’s Image through good community and urban design principles that create self-sufficient 
neighborhoods. Foster good community design concepts that incorporate landscape features to serve as buffers 
between incompatible uses while reducing scale and create a sense of place. 
 
Comment: The application incorporates sound community design and landscape features to buffer incompatible 
uses to create a sense of place for the community to foster neighborhood interactions and activities.  
 

J.    Proposed Planning and Zoning Commission Conclusions of Law:  
Based on the evidence contained in Case No’s 16-03-S, 16-06-AN and 16-13-DR, the Kuna Planning and Zoning 
Commission finds Case No’s 16-03-S, 16-06-AN and 16-13-DR comply with Kuna City Code and the Kuna 
Comprehensive Plan.  
 
5. This request appears to be consistent and in compliance with Kuna City Code (KCC). 
 

Comment: The proposed project meets the land use and area standards in Chapter 3, Title 5 of the KCC.  
Staff also finds that the proposed project meets all applicable requirements of Title 6 of the KCC.   

 
6. The site is physically suitable for a subdivision. 
 

Comment: The 111.18 acre subdivision is large enough to include a mix of lot sizes, a community clubhouse 
and pool facility, a playground, open spaces, pathways and a trail along the Kuna Canal. 
 

7. The annexation and subdivision uses are not likely to cause substantial environmental damage or avoidable 
 injury to wildlife or their habitat. 
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Comment: The land to be annexed is currently used as farmland and is not used as wildlife habitat.  Roads, 
homes and open spaces are planned for construction according the City requirements and best practices. 
Staff is not aware of any environmental damage or loss of habitat associated with the proposed 
development.  

 
8. The annexation application is not likely to cause adverse public health problems. 
 
 Comment: The annexation of the property requires a zoning designation per Kuna Code 5-13-9. The 
 medium density zoning designation requires connection to public sewer and water, therefore eliminating 
 the occurrence of adverse public health problems.  
 

9. The application appears to avoid detriment to the present and potential surrounding uses; to the health, 
 safety, and general welfare of the public taking into account the physical features of the site, public 
 facilities and existing adjacent uses. 
 
Comment: The annexation, rezone and design of the subdivision did consider the location of the property 
adjacent to the Kuna Canal, arterial and collector roadways (North Kay Avenue, East Deer Flat and East 
Ardell Roads) and the system (Highway 69/Meridian Road).  The subject property can be connected to the 
City’s public sewer, water and pressure irrigation facilities.  The adjacent uses are public, commercial and 
agriculture as proposed in the Kuna Comprehensive Plan Future Land Use Map.  

 
10. The existing and proposed street and utility services in proximity to the site are suitable and adequate for 

residential purposes. 
 

Comment: Correspondence from ACHD and Kuna Public Works confirms that the proposed streets and 
utility services are suitable and adequate for the residential project.  A traffic impact study (TIS) prepared by 
Thompson Engineers was submitted with the application and accepted by ACHD and ITD.  ACHD confirms 
that the proposed streets within and adjacent to the subdivision are adequate for the proposed 
development. With the addition of a southbound right-hand turn lane off Highway 69/Meridian Road onto 
Deer Flat Road and West Ardell Road, as recommended by Idaho Transportation Department (ITD), the 
roadways in proximity to the project are adequate for the traffic that will be generated by the proposed 
development.  

 
K. Proposed Findings of Fact:  

1. This request appears to be consistent and in compliance with Kuna City Code (KCC).  
2. The use appears to meet the general objectives of Kuna’s Comprehensive Plan. 
3. The site is physically suitable for a subdivision. 
4. The annexation and subdivision uses are not likely to cause substantial environmental damage or avoidable 
 injury to wildlife or their habitat. 

5. The annexation application is not likely to cause adverse public health problems. 
6. The application appears to avoid detriment to the present and potential surrounding uses; to the health, 
 safety, and general welfare of the public taking into account the physical features of the site, public 
 facilities and existing adjacent uses. 

7. The existing and proposed street and utility services in proximity to the site are suitable and adequate for 
 residential purposes. 

8. The Kuna Planning and Zoning Commission accepts the facts as outlined in the staff report, public 
 testimony and the supporting evidence list as presented. 

9. Based on the evidence contained in Case No’s 16-03-S, 16-06-AN and 16-13-DR, this proposal appears to 
 comply with the Comprehensive Plan and the Kuna Comprehensive Future Land Use Map (FLU). 
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10. The Planning and Zoning Commission has the authority to recommend approval, conditional approval or 
 denial for these applications. 

11. The public notice requirements were met and the public hearing was conducted within the guidelines of 
applicable Idaho Code and City Ordinances. 

 
L. Proposed Decision by the Commission: 

Note: 16-03-S (Subdivision) and 16-06-AN (Annexation): The proposed motion is to recommend approval, 
conditional approval, or denial for these requests to City Council. If the Commission wishes to approve or deny 
specific parts of the requests as detailed in this report, those changes must be specified. 
 
Note: 16-13-DR (Design Review): The proposed motion is to approve or deny the design review request. If the 
Planning and Zoning Commission wishes to approve or deny specific parts of the requests as detailed in the 
report, those changes must be specified. 
 
Based on the facts outlined in staff’s report and public testimony during the public hearing the Planning and 
Zoning Commission of Kuna, Idaho, hereby recommends (approval/conditional approval/denial) of Case No’s 16-
03-S and 16-06-AN; annexation and preliminary plat and hereby (approves/conditionally approves/denies) 16-13-
DR; Design Review (with or without) the following conditions of approval: 
 
1. The applicant and/or owner shall obtain written approval on letterhead or may be written/stamped on the 
 approved plans of the construction plans from the agencies noted below. All submittals are required to 
 include the lighting, landscaping, drainage, and development plans. All site improvements are prohibited 
 prior to approval of the following agencies: 

a. The City Engineer shall approve the sewer hook-ups. 
b. The City Engineer shall approve the drainage and grading plans. Central District Health 

Department recommends the plan be designed and constructed in conformance with 
standards contained in, “Catalog for Best Management Practices for Idaho Cities and 
Counties”.  No construction, grading, filling, clearing or excavation of any kind shall be initiated 
until the applicant has received approval of the drainage plan.  

c. The Kuna Fire District shall approve fire flow requirements and/or building plans. Installation of 
fire protection facilities as required by Kuna Fire District is required. 

d. The Boise Project and Board of Control shall approval any modifications to the existing 
irrigation system. 

e. Approval from Ada County Highway District shall be obtained and Impact Fees must be paid 
prior to issuance of any building permit. 

A stub street (with utility stubs) shall be extended from the project south of the Kuna Canal to the property 
east of the project. All public rights-of-way shall be dedicated and constructed to standards of the City, Ada 
County Highway District, and Idaho Transportation Department. No public street construction may be 
commenced without the approval and permit from Ada County Highway District and Idaho Transportation 
Department. 

2.1– Dedicate right-of-way in sufficient amounts to follow Kuna City and ACHD standards and 
widths. 

2. Installation of utility service facilities shall comply with the requirements of the public utility or irrigation 
district providing the services. All utilities shall be installed underground, see KCC 6-4-2-W. 

3. Compliance with Idaho Code, Section §31-3805 pertaining to irrigation waters is required. 
Irrigation/drainage waters shall not be impeded by any construction on site. Compliance with the 
requirements of the Boise Project Board of Control is required. 

4. Street lighting shall use LED lights, with spacing and wattages meeting KCC 5-4-6; applicant shall coordinate 
a street light plan for P&Z approval in concert with the prepared construction drawings for the project. 

5. Parking within the site shall comply with KCC 5-9-3. A separate Design Review application is required for 
the community clubhouse and parking lot. 
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6. Fencing within and around the site shall comply with KCC standards. 
7. A sign permit is required prior to any subdivision entrance sign construction and shall comply with KCC 5-

10-4. Monument signs will require a separate design review. 
8. All required landscaping shall be permanently maintained in a healthy growing condition. The property 

owner shall remove and replace unhealthy or dead plant material within three days or as the planting 
season permits as required to meet KCC 5-17-7 standards. Maintenance and planting within public rights-
of-way shall be approved from the public entities owning the property. 

9. Submit a petition to the City (if necessary and confirmed with the City engineer) consenting to the pooling 
of irrigation surface water rights for delivery purposes and requesting to annex the irrigation surface water 
rights appurtenant to the property to the Kuna Municipal Pressure Irrigation system of the City (KMID) 
prior to requesting final plat signature from the City Engineer.  

10. The developer shall provide adequate land for a well site and pump station within the project boundaries. 
The developer shall construct the pump station and reservoir; and provide three (3) phase power and a 
drain line for blow-off and over-flows consistent with City policy. The location of the pump station and 
reservoir shall be approved by the City Engineer.  

11. The land owner/applicant/developer and any future assigns having an interest in the subject property, shall 
fully comply with all conditions of development as approved by the Commission and/or Council, or seek 
amending them through public hearing processes. 

12. The applicant’s proposed preliminary plat (dated 02/02/17) and landscape plan (dated 09/16/2017) shall 
be considered binding site plans, or as modified and approved through the public hearing process. 

13. Applicant shall follow staff, city engineer and other agency recommended requirements as applicable. 
14. Compliance with all local, state and federal laws is required. 
 
 

 DATED: This ____ day of __________________, 2017. 
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EXECUTIVE SUMMARY 

Introduction 

Thompson Engineers, Inc. has been retained to prepare a traffic impact study for the 
proposed Winfield Springs Subdivision in Kuna, Idaho. The project is located on Deer 
Flat Road and Kay Avenue, west of Meridian Road.  The purpose of this study is to 
evaluate the potential traffic impacts resulting from the project and make 
recommendations for mitigation of the impacts.   The study is prepared in accordance 
with the requirements of the Ada County Highway District. 

Proposed Development 

The project is a residential development of approximately 342 single family dwelling 
units.  The preliminary plat was not finalized at the time of this report.  A preliminary site 
plan is shown in Figure 2.  The site is expected to access the transportation system via 

Deer Flat Road and an extension of Ardell Road. 

Study Area 

The area of influence is anticipated to be Ada County, Idaho, including the City of Kuna.  
The primary impacts will be along Deer Flat Road, Kay Avenue, and Meridian Road.  
The study area will include the intersections of: 

 Deer Flat Road and Kay Avenue 

 Hubbard Road and Meridian Road 

 Deer Flat Road and Meridian Road 
 Ardell Road and Meridian Road 

Conclusions 

 Below are the findings of this report:  

 Based on the trip generation methods recommended in the Trip Generation Manual, 
the site will generate 3256 trips per day, of which 257 trips will occur during the 
AM peak hour and 343 trips will occur during the PM peak hour.  

 The site will access the transportation system via Deer Flat Road, and an extension 

of Ardell Road to Meridian Road. 

 The intersection of Meridian Road and Hubbard Road will operate at LOS F under 
background and total traffic conditions in the build out year.  The critical peak hour 
is in the PM peak hour. A signal is programmed for construction prior to the build 
out year.  With a signal, the intersection will operate at LOS B under total traffic 
conditions. 

 The intersection of Meridian Road and Deer Flat Road will operate at LOS D under 
total traffic conditions in the build out year. The critical peak hour is in the PM peak 
hour.  

 The intersection of Deer Flat Road and Kay Avenue will operate at LOS E under 
background and total traffic conditions. The critical peak hour is in the PM peak 
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hour and the critical movement is the northbound left turn movement.  This project 
does not add traffic to that movement. This intersection will meet warrants for a 
signal under background and total traffic conditions.  If Deer Flat Road is widened 
to five lanes, the intersection will operate at an acceptable level of service. 

 The intersection of Deer Flat Road and the site entrance will operate at acceptable 
levels of service under total traffic conditions in the build out year. The critical peak 
hour is in the PM peak hour. 

 The intersection of Ardell Road and Meridian Road will operate at an acceptable 

level of service under total traffic conditions in the build out year.  The critical peak 

hour is the AM peak hour. 

 Deer Flat Road is operating above the maximum recommended volume for LOS D 
under existing traffic conditions.  Widening this segment to five lanes will provide 
additional capacity and will improve the LOS of the segment to LOS D or better.  
Widening this segment to five lanes will also improve the operation of the 
intersection of Deer Flat and Kay Avenue.  This project is included in the ACHD 20 
year capital improvement plan. 

 Ardell Road will be extended to Meridian Road by this development and to 

developments to the west and north by future developments. When this extension is 
complete, it will provide an additional connection to the transportation system.  This 
connection will lessen traffic on Deer Flat Road and especially the southbound right 
turn movement at Deer Flat Road and Meridian Road 

 Kay Avenue will be extended from Deer Flat Road to Hubbard Road by this and 
future developments. When this extension is complete, it will provide an alternative 
connection to the transportation system.  This will provide access to the new signal 
at Hubbard Road and Meridian Road and lessen the traffic volume at Deer Flat Road 
and Meridian Road. 
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INTRODUCTION 

Thompson Engineers, Inc. has been retained to prepare a traffic impact study for the 
proposed Winfield Springs Subdivision in Kuna, Idaho. The project is located on Deer 
Flat Road and Kay Avenue, west of Meridian Road, approximately as shown in Figure 1.  
The purpose of this study is to evaluate the potential traffic impacts resulting from the 
project and make recommendations for mitigation of those impacts.   In particular, the 
scope of the study includes the following: 

 
 Trip generation of the proposed development 
 Trip distribution and traffic assignment of the site generated traffic 
 The capacity of the transportation system to support the development 
 Intersection treatment of the site access points 

 

Figure 1 - Project Location 

 
 

This report was revised to reflect a proposed extension of Ardell Road to Meridian Road 

as an alternate connection to the transportation.  The connection to Kay Avenue will also 

be eliminated due to alignment and right-of-way problems. 
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PROPOSED DEVELOPMENT 
The project is a residential development of approximately 342 single family dwelling 
units.  The preliminary plat was not finalized at the time of this report.  A preliminary site 
plan is shown in Figure 2.  The site is expected to access the transportation system via 
Deer Flat Road and an extension of Ardell Road that will connect to Meridian Road. 

Figure 2 - Preliminary Site Plan 

  
 

Deer Flat Road 

Meridian 
Road 

Ardell Road 
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STUDY AREA CONDITIONS 

Study Area 

The area of influence is anticipated to be Ada County, Idaho, including the City of Kuna.  
The primary impacts will be along Deer Flat Road, Ardell Road, and Meridian Road.  
The study area will include the intersection of Deer Flat Road and Kay Avenue, Hubbard 

Road and Meridian Road, and Deer Flat Road and Meridian Road, and Ardell Road and 

Meridian Road as determined by a model run of the COMPASS transportation model. 

Land Use 
The site is within the Kuna City Limit and is currently used for agricultural purposes.  
Existing zoning is for residential use.   

STUDY PERIOD 

Build Out Year 
The Build out Year for this project is assumed to be 2020 to correspond with COMPASS 
data and other development.  Actual build out of the site will depend on market 
conditions and project implementation. 

Horizon Year 
2030 was selected as the horizon year, in accordance with the requirements of the Ada 
County Highway District. 

EXISTING CONDITIONS 

Road System 

Deer Flat Road is classified as a minor arterial road by ACHD. In the vicinity of this 
project, it has one through lane in each direction, a center left turn lane, and narrow 
shoulders. Lanes are approximately 12 feet wide. It does not have curb and gutter on 
either side of the roadway.  There is a posted speed of 45 MPH in front of the project.   
 
Kay Avenue does not exist north of Deer Flat Road and adjacent to the project.  Since it 
is located on the mid section line, the City of Kuna will require it to be a collector road.  
South of Deer Flat Road, Kay Avenue has two lanes with curb gutter and sidewalk on the 
west side of the road. 
 
Meridian Road is classified as an arterial road and is designated at State Highway 69 by 
the Idaho Transportation Department. In the vicinity of this project, it has two through 
lanes in each direction, a center left turn lane, and wide shoulders.  Lanes are 
approximately 12 feet wide. It does not have curb and gutter on either side of the 
roadway. There is a posted speed of 55 MPH in the vicinity of the project.   
 
Ardell Road is a proposed collector road that will be built to ACHD standards. 
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Traffic Volumes 

AM and PM Traffic counts were obtained at the intersections in the study area the week 
of August 23, 2016.  Existing AM Peak Hour traffic volumes are shown in Figure 3.  
Existing PM Peak Hour traffic volumes are shown in Figure 4.   

Figure 3 - Existing AM Peak Hour Conditions 
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Figure 4 - Existing PM Peak Hour Conditions 

 
 

Daily Traffic 

Daily counts on were obtained by L2 Data Collection on January 12, 2016.   

Table 1 - Daily Traffic 

Roadway Segment Location Daily 

Volume 

Direction Peak 

Hour 

Count Date 

Deer Flat Road E. of Kay Ave 11021 EB AM 587 8/23/16 
   WB PM 819 8/23/16 
Kay Avenue N. of Deer Flat 0 Not yet constructed 
Ardell Road W. of Meridian 0 Not yet constructed 
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System Improvements 
ACHD has a plan to install a traffic signal at Hubbard Road and Meridian Road in 
cooperation with ITD.  This signal is proposed for construction in 2021 of the current five 
year plan. 
 
In the ACHD 20 year plan, Deer Flat Road is proposed for construction to five lanes, bike 
lanes, curb, gutter, and sidewalk. It is planned for the 2027-2031 planning period. It is 
currently unfunded. 
 

In the ACHD 20 year plan, the intersection of Meridian Road and Deer Flat Road is 

proposed for reconstruction to five lanes on all approaches. It is planned for the 2026-

2030 planning period. It is currently unfunded. 
 
Kay Avenue and Ardell Road are planned mid mile collector roads that will be 
constructed by developers as development occurs.  This project will construct a portion of 
both of these roads and will extend Ardell Road to Meridian Road. 

Accident Analysis 
Accident data for the intersection of Deer Flat Road and Kay Avenue for the years 2010 
through 2014 was obtained from the LHATC.  The full report is included in the appendix 
of this report. The accidents can be summarized as follows: 

Table 2 – Deer Flat Road and Kay Avenue 2010-2014 

Fatal Accidents 0 
Injury Accidents 2 
Property Damage Accidents 4 
Total Accidents 6 
Single Vehicle Accidents 1 
Multi Vehicle Accidents 5 

 
Contributing factors varied considerably, and no roadway conditions were described as 
contributing factors.   
 
Traffic data for the intersection was obtained from the Ada County Highway District 
website.  Copies of this data are included in the appendix of this report.  Daily traffic was 
assumed to be evenly split in each direction.  The average daily traffic was multiplied by 
365 to get the annual traffic, multiplied by three to get a three year total, adjusted for a 
growth factor, and divided by 1,000,000 to determine the number of million vehicles 
entering the intersection.   

Table 3 - Intersection Traffic Data 

Roadway Direction ADT  

Deer Flat Road WB 5784  
 EB 5237  
Kay Ave NB 3209  
 SB 0  
Daily Vehicles Entering 14,230  
Million vehicles entering per year (MVE) 5.194  
Five Year MVE 25.67  
2% Reduction for growth 23.52 MVE 
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With 6 accidents in a five year period, this will average 0.26 accidents per MVE.  This 
intersection is a multi lane intersection and an undivided road without access control.  
This type of roadway is defined as a Type 27 roadway in the ITD Safety Evaluation 
Manual.  The average accident rate for this type of intersection in an urban setting is 0.37 
accidents per million vehicles entering.  This accident rate is below the statewide 
average.   
 
Accident data for the intersection of Deer Flat Road and Meridian Road for the years 
2010 through 2014 was obtained from the LHATC.  The full report is included in the 
appendix of this report. The accidents can be summarized as follows: 

Table 4 – Deer Flat Road and Meridian 2010-2014 

Fatal Accidents 0 
Injury Accidents 2 
Property Damage Accidents 7 
Total Accidents 9 
Single Vehicle Accidents 0 
Multi Vehicle Accidents 9 

 
Contributing factors varied considerably, and no roadway conditions were described as 
contributing factors.  The most common harmful event was rear end, which is common 
for a signalized intersection. 
 
Traffic data for the intersection was obtained from the Ada County Highway District 
website.  Copies of this data are included in the appendix of this report.  Daily traffic was 
assumed to be evenly split in each direction.  The average daily traffic was multiplied by 
365 to get the annual traffic, multiplied by three to get a three year total, adjusted for a 
growth factor, and divided by 1,000,000 to determine the number of million vehicles 
entering the intersection.   

Table 5 - Intersection Traffic Data 

Roadway Direction ADT  

Deer Flat Road 
5 year 2 way total 

ADT 55,100  
   

Meridian Road 
5 year 2 way total 

AADT 64,550  
   

Five Year MVE 46.67  
 
With 9 accidents in a five year period, this will average 0.21 accidents per MVE.  This 
intersection is a multi lane intersection and an undivided road with partial access control.  
This type of roadway is defined as a Type 33 roadway in the ITD Safety Evaluation 
Manual.  The average accident rate for this type of intersection in an urban setting is 0.58 
accidents per million vehicles entering.  This accident rate is below the statewide 
average.   
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PROJECTED TRAFFIC 

Background Traffic 
Future traffic is obtained by expanding the existing traffic volumes by a growth factor.     
A growth factor of 2.5% per year is used.  Background AM Peak Hour traffic for the 
build out year is shown in Figure 5.  Background PM Peak Hour traffic for the build out 
year is shown in Figure 6.   

Off Site Traffic 
There are three other developments in the area that will add traffic to the system. The 
Merlin Subdivision is located south of this project. It has been approved but is not under 
construction at this time.  The Profile Point project is approved and the commercial 
portion is partially constructed.  Ashton Estates is in the approval process. Traffic from 
these developments is added to the expanded traffic.  Other developments are included in 
the growth factor. 

Figure 5 - Build Out Year AM Peak Hour Background Traffic 
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Figure 6 - Build Out Year PM Peak Hour Background Traffic 

 
 
 
 
 
 

Trip Generation 
 

In the absence of site-specific data, site trip generation is estimated using the procedures 
recommended in the latest edition of the Trip Generation Manual (9th edition), published 
by the Institute of Transportation Engineers.  Site trip generation is obtained by applying 
the average trip generation rates obtained from the Manual for each category of land use 
within the development.  Table 6 shows the trip generation of the site.  Pass by rates are 
estimated from data published by the Institute of Transportation Engineers. 
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Table 6 - Trip Generation 

 

Trip Distribution 
In order to determine impacts, the trips generated by the site must be distributed to 
destinations throughout Ada County and assigned to the transportation system.  The 
distribution for this development is based on information obtained from COMPASS.  Site 
traffic distribution for the development is shown in Figure 7.  

Table 5A - Summary of Trip Generation

Average Weekday Driveway Volumes

Rate Total

210
Single Family 

Dwellings
342 DU 9.52 3256

Total

Table 5C - Summary of Trip Generation

Average Weekday AM Peak Hour Driveway Volumes

Enter Exit

Rate Total Total Rate Total Total Total

210
Single Family 

Dwellings
342 DU 0.19 65 65 0.56 192 192 257

Total 65 65 192 192 257

Table 5B - Summary of Trip Generation

Average Weekday PM Peak Hour Driveway Volumes

Enter Exit

Rate Total Total Rate Total Total Total

210
Single Family 

Dwellings
342 DU 0.75 257 257 0.25 86 86 343

Total 257 257 86 86 343

ITE 

Code
Land Use No. Units

Enter Exit

ITE 

Code
Land Use No. Units

Enter Exit

3256

3256

3256

Total
ITE 

Code
Land Use No. Units

24 hr 2-Way
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Figure 7 - Trip Distribution 

 
 

Site Traffic 

Site traffic is distributed at the study intersection in accordance with the distribution from 
Figure 7. Figure 8 shows the distribution of site generated traffic for AM peak hour 
traffic conditions. Figure 9 shows the distribution of site generated traffic for PM peak 
hour conditions.   
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Figure 8 - AM Peak Hour Site Traffic 

 



Traffic Impact Study 
Winfield Springs, Kuna, Idaho 

 

C:\Users\dan\Documents\TEI\projects\16-31 Winfield Springs\documents\WS TIS 2-15-17.docx Page 15  

Figure 9 - PM Peak Hour Site Traffic 
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 Total Traffic 
 

The site traffic is then added to the background traffic as determined above.  Figure 10 

shows the total traffic at each intersection for AM peak hour conditions.  Figure 11 
shows the total traffic at each intersection for PM peak hour traffic conditions for the 
build out year of 2020.  

 

Figure 10 - Build Out Year Total AM Peak Hour Traffic 
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Figure 11 - Build Out Year Total PM Peak Hour Traffic 
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TRAFFIC ANALYSIS 

Capacity Analysis and Level of Service 

Capacity analysis was performed using the Highway Capacity Software (HCS2010), 
based on the 2010 edition of the Highway Capacity Manual.  Level of service for stop 
controlled intersections is based on the average delay of vehicles traveling through the 
intersection.  Table 7 shows the AM peak hour intersection.  Table 8 shows the PM peak 
intersection.  Copies of the calculations are included in the appendix of this report.   

Table 7 - AM Peak Hour Intersection Summary 

 
 

 

LOS Summary

Delay 

s/v v/c LOS

Delay 

s/v v/c LOS

Delay 

s/v v/c LOS

Delay 

s/v v/c LOS

Meridian/Hubbard 27.3 D 58.7 F 78.2 F 15.8 B

NB Approach 8.4 0.02 A 9.1 0.02 A 9.3 9.30 A 14.2 0.61 B

SB Approach 10.0 0.00 B 11.3 0.00 B 12.1 12.10 B 10.8 0.43 B

EB Approach 27.0 D 58.7 F 78.2 F 37.2 D

Left 29.9 0.57 D 67.9 0.83 F 90.3 0.92 F 37.4 0.57 D

Thru/Right 18.6 0.20 C 33.9 0.37 D 45.6 0.45 E 36.5 0.24 D

WB Approach 27.3 D 48.3 E 50.9 F 45.6 D

Left 22.6 0.00 C 31.5 0.01 D 39.0 0.06 E 45.1 0.04 D

Thru/Right 28.1 0.04 D 51.1 0.07 F 64.9 0.09 F 46.1 0.09 D

Deer Flat/Kay 31.0 D 23.2 C 27.7 D

NB Approach 31.0 0.74 D 23.2 0.62 C 27.7 0.67 D

WB Approach 9.1 0.11 A 9.0 0.11 A 9.1 0.11 A

Deer Flat Entrance 13.9 B

SB Approach 17.4 0.13 C

EB Approach 8.3 0.12 A

Meridian/Ardell 26.1 D

NB Approach 9.1 0.00 A

EB Approach 26.1 0.37 D

Meridian/Deer Flat 28.4 0.63 C 29.8 0.74 C 31.4 0.78 C

EB Approach 44.7 D 25.8 C 26.1 C

Left 49.3 0.88 D 27.6 0.85 C 28.4 0.87 C

Thru/Right 29.0 0.17 C 21.0 0.32 C 19.9 0.32 B

WB Approach 46.9 D 40.0 D 40.0 D

Left 52.8 0.61 D 34.3 0.14 C 34.1 0.14 C

Thru/Right 46.0 0.83 D 41.6 0.75 D 41.5 0.76 D

NB Approach 19.3 B 29.9 C 31.8 C

Left 55.1 0.79 E 44.7 0.78 D 44.4 0.78 D

Through 13.5 0.16 B 27.9 0.60 C 30.0 0.63 C

Right 13.5 0.16 B 28.0 0.60 C 30.1 0.63 C

SB Approach 23.2 C 31.3 C 34.4 C

Left 59.0 0.45 E 47.5 0.67 D 47.5 0.67 D

Through 21.1 0.64 C 29.9 0.57 C 33.1 0.62 C

Right 22.8 0.61 C 30.7 0.57 C 34.1 0.63 C

Mitigated

2016

AM Peak Hour 

Conditions

Existing Background Total

Build Out
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Table 8 - PM Peak Hour Intersection Analysis Summary 

 
 

Intersection Analysis 

The intersection of Hubbard Road and Meridian Road will operate at a poor level of 
service under existing conditions and in both the background traffic and build out traffic 
conditions. However, when the proposed signal is installed, the intersection will operate 
at an acceptable level of service and will have significant available capacity.  In the PM 
peak hour, the intersection will go from a very poor LOS F to LOS B.  It is likely that a 
significant amount of traffic will divert from other intersections and utilize this 
intersection when it becomes signalized. This may change the level of service of the 
signal operation. 

LOS Summary

Delay 

s/v v/c LOS

Delay 

s/v v/c LOS

Delay 

s/v v/c LOS

Delay 

s/v v/c LOS

Meridian/Hubbard 52.1 F 136.4 F 271.3 F 15.3 B

NB Approach 12.5 0.07 B 16.0 0.14 C 18.1 0.18 C 9.3 0.79 A

SB Approach 8.5 0.00 A 9.3 0.00 A 9.1 0.01 A 15.5 0.76 B

EB Approach 49.9 E 136.4 F 271.3 F 44.1 D

Left 19.9 0.03 C 179.2 1.00 F 364.2 1.44 E 43.6 0.43 D

Thru/Right 59.0 0.26 F 35.1 0.24 E 47.7 0.34 F 45.2 0.36 D

WB Approach 52.1 F 123.7 F 195.9 F 45.3 D

Left 61.2 0.61 F 33.1 0.15 D 50.8 0.36 F 43.9 0.18 D

Thru/Right 21.2 0.11 C 207.1 0.66 F 432.2 1.08 F 47.0 0.31 D

Deer Flat/Kay 30.9 D 35.0 D 38.9 E

NB Approach 30.9 0.62 D 38.0 0.67 D 38.9 0.65 E

WB Approach 8.9 0.18 A 8.9 0.18 A 9.2 0.00 A

Deer Flat Entrance 19.9 C

SB Approach 22.0 0.13 C

EB Approach 10.8 0.12 B

Meridian/Ardell 28.2 D

NB Approach 12.2 0.00 A

EB Approach 28.2 0.17 D

Meridian/Deer Flat 28.4 0.66 C 35.2 0.74 D 40.0 0.78 D

EB Approach 44.7 D 40.6 D 49.6 D

Left 49.3 0.88 D 45.3 0.83 D 58.2 0.90 E

Thru/Right 29.0 0.17 C 30.3 0.30 C 29.9 0.30 C

WB Approach 46.9 D 42.0 D 41.7 D

Left 52.8 0.61 D 33.2 0.15 C 32.7 0.15 D

Thru/Right 46.0 0.83 D 43.8 0.86 D 43.5 0.86 D

NB Approach 19.3 B 24.3 C 25.1 C

Left 55.1 0.79 E 49.6 0.78 D 48.7 0.80 D

Through 13.5 0.16 B 20.1 0.37 C 20.5 0.37 B

Right 13.5 0.16 B 20.1 0.37 C 20.6 0.37 B

SB Approach 23.2 C 37.8 D 44.2 D

Left 59.0 0.45 E 49.8 0.78 D 49.8 0.78 E

Through 21.1 0.64 C 35.7 0.85 D 41.9 0.89 D

Right 22.8 0.61 C 38.4 0.86 D 46.0 0.91 D

Mitigated

Build Out2016

PM Peak Hour 

Conditions

Existing Background Total
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The intersection of Deer Flat Road and Kay Avenue will operate at LOS E in the PM 
peak hour under build out traffic conditions.  This is primarily due to the northbound left 
turn movement.  If Deer Flat is widened to five lanes, it will operate at LOS D. 
 
The intersection of Deer Flat Road and Meridian Road will function at LOS D without 
any improvements to the intersection under build out traffic conditions.   
 
The intersection of Ardell Road and Meridian Road will operate at LOS D in the PM 

peak hour conditions. 

Roadway Analysis 

Roadway segments are analyzed under horizon year peak hour traffic in accordance with 
Table 2 of the ACHD Development Policy Manual.  The results are shown in Table 9. 

Table 9 - Roadway Segment Analysis 
Roadway Segment Location Direction Peak 

Hour 

Build Out 

Year 

Traffic 

Site 

Traffic 

Off 

Site 

Traffic 

Total 

Traffic 

Deer Flat Road E. of Kay Ave 
EB AM 650 40 0 690 
WB PM 905 50 0 955 

Ardell Road W. of Meridian 
WB PM 0 135 0 135 

EB AM 0 100 0 100 

 
Deer Flat Road is classified as a minor arterial roadway and has a continuous left turn 
lane. The minimum level of service required by ACHD policy is LOS D with a maximum 
directional hourly volume of 720 vehicles per hour.  Deer Flat Road is currently 
operating at LOS E, and is expected to operate at LOS F under background traffic 
conditions in the PM peak hour.  With the addition of site traffic, Deer Flat Road will 
operate above the threshold for LOS E.  When Deer Flat Road is widened to five lanes, 
the roadway segment will operate at LOS D or better. 
 
Ardell Road is classified as collector roadway. It will be constructed with two lanes at 

this time.  With two lanes, it will be expected to operate at LOS D or better with a 

maximum directional hourly volume of 425 vehicles per hour.  Ardell Road is anticipated 

to operate below that threshold. 

Site Access 
The developer is proposing access from one location on Deer Flat Road, and the 
extension of Ardell Road to Meridian Road.  The access on to Deer Flat is approximately 
850 feet from a planned connection on the south side of Deer Flat Road and 900 feet 
from Kay Avenue.  This will be a collector road. This access is in conformance with 
ACHD policy 
 
The proposed accesses on to Ardell will be in conformance with ACHD policy.  Ardell is 

a proposed public road located on the ½ section line.  It is in conformance with ITD 

access policy 
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Site Circulation 
The site plan provides good internal circulation, several access points to the subdivision, 
and cross connection to other development.  None of the internal roadways that show 
front on housing should exceed 1,000 vpd.   
 

Figure 12 - Internal Daily Traffic Volumes 
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Turn Lanes 

Deer Flat Road and Meridian Road currently have center left turn lanes. No analysis is 
required for this improvement.  Right turn lanes on Deer Flat Road are analyzed using the 
guidelines in the ACHD Development Policy Manual. Right turn lanes on Meridian Road 
are analyzed using the guidelines in the ITD Traffic Manual. 

Table 10 - Right Turn Lane Data 
       

 

Roadway  Intersection   
Through 
Traffic 

Right 
Turns 

Critical 
Movement 

 
Deer Flat Road Entrance AM Peak 392 20   

 
    PM Peak 885 50 X 

 
Meridian Road Ardell Road AM Peak 672 25   

   
PM Peak 1398 135 X 

 
Meridian Road  Deer Flat Road AM Peak 362 275 

 

   
PM Peak 724 585 X 

 
 

Figure 13 - Right Turn Lane Guidelines for Two Lane Road 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Deer Flat 
Entrance 
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Figure 14 - Right Turn Lane Guidelines for Four Lane Roadways 

 
 
 

A right turn lane is warranted at the entrances to the site on Deer Flat Road.  A right turn 

lane is warranted on Meridian Road and Ardell Road.   A turn lane is warranted on 

Meridian Road at Deer Flat Road. This turn lane is warranted under existing conditions. 

This project will increase the volume of this movement by 4.3%. 

Signal Warrant Analysis 

The intersection of Kay Avenue and Deer Flat Road will operate at LOS E in the PM 
peak hour under total traffic conditions. Existing peak hour counts are available for all 
approaches to the intersection.  Existing 8th highest hour and 4th highest hour is available 
on Deer Flat Road from the 24 hour roadway count.  The 8th highest hour and 4th highest 
hour on Kay Avenue is not available, and is estimated as a percentage of the peak hour, 
using the Deer Flat Road data.  Background year traffic is estimated using the growth 
factor assumed in this report.   
 
The intersection of Kay Avenue and Deer Flat Road will operate at LOS E in the PM 
peak hour under total traffic conditions. Existing peak hour counts are available for all 
approaches to the intersection.  Existing 8th highest hour and 4th highest hour is available 
on Deer Flat Road from the 24 hour roadway count.  The 8th highest hour and 4th highest 
hour on Kay Avenue is not available, and is estimated as a percentage of the peak hour, 

Entrance 

Ardell 

Meridian 
Ardell 

Meridian 
Deer Flat 
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using the Deer Flat Road data.  Background year traffic is estimated using the growth 
factor assumed in this report.   
 
Based on these assumptions, an analysis is done on the three traffic related signal 
warrants in the Manual on Uniform Traffic Control Devices: Warrant 1 – 8th Highest 
Hour Warrant, Warrant 2 – 4th Highest Hour Warrant, and Warrant 3 – Peak Hour 
Warrant.  The calculations are included in the appendix.  The results are summarized 
below: 

Table 11- Signal Warrant Analysis Summary for Deer Flat and Kay Avenue 

Deer Flat Rd. 

and Kay Ave 

Warrant 1 

Cond A 

Warrant 1 

Cond B 

Warrant 1 

A+B 

Warrant 2 Warrant 3 

2016 Existing 

Traffic 
No No No No No 

2021 

Background 

Traffic 

No No No Yes Yes 

2021 Total 

Traffic 
No No Yes Yes Yes 

 
Based on the above analysis, the intersection will meet warrants 2 and 3 under 
background traffic conditions and total traffic conditions.  Only the larger of the two 
minor approach volumes is considered in the analysis.  In this case, the larger volume is 
on the south approach.  This project only adds 2.8% of the traffic to that approach and 
8.9% of the traffic to the total intersection. 
 
With the high school at on the southwest corner of the intersection, warrant 5 for a school 
crossing may be met.  At this time, there are no destinations on the north side of Deer Flat 
Road, so there are very few pedestrian crossings. 
 
When Deer Flat is widened to five lanes, the intersection will function at an acceptable 
level of service.  Since this improvement is under consideration, a signal would normally 
not be considered an acceptable improvement. 

Table 12 - Signal Warrant Analysis Summary for Meridian and Ardell 

Meridian Road 

and Ardell Road 

Warrant 1 

Cond A 

Warrant 1 

Cond B 

Warrant 1 

A+B 

Warrant 2 Warrant 3 

2021 Total 

Traffic 
No No No No No 

 
A signal is not warranted at the intersection of Ardell Road and Meridian Road due to 
traffic from this subdivision.   

DISCUSSIONS 

Roadway Improvements 

Required Due to Existing Traffic Conditions 

The intersection of Meridian Road and Hubbard Road is operating at LOS F under 
existing conditions in the PM peak hour.  Improvements to the intersection will be 
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required to improve the operation of the intersection.  A signal is planned for this 
intersection in the ACHD 5 year plan.  
 
The intersection of Deer Flat Road and Kay Avenue functions at an acceptable level of 
service under existing traffic conditions.  No improvements are required. 
 
The intersection of Meridian Road and Deer Flat Road functions at an acceptable level of 
service under existing traffic conditions but queue for the eastbound left turn movement 
exceeds the available storage lane.  A right turn lane is warranted on southbound 
Meridian Road. 
 
The segment of Deer Flat Road west of Meridian Road is operating above capacity under 
existing conditions.  Additional lanes are required to improve this condition.  The ACHD 
20 year plan includes widening of this segment in the 2027-2031 planning period. 
 
Required Due to Background Traffic Conditions 

The intersection of Meridian Road and Hubbard Road will operate at LOS F under 
background traffic conditions in the PM peak hour.  The signal should be constructed by 
the build out year.  If the signal is constructed, the intersection will operate at LOS B or 
better. 
 
The intersection of Deer Flat Road and Kay Avenue will function at LOS D under 
background traffic conditions and existing lane configurations.   
 
The intersection of Meridian Road and Deer Flat Road will function at LOS D under 
background traffic conditions.  The eastbound left turn queue is still a problem and a right 
turn lane is still warranted. 
 
The segment of Deer Flat Road west of Meridian Road will continue to operate above 
capacity under background conditions.  Additional lanes are required to improve this 
condition.   
 
Required Due to Total Traffic Conditions 

The intersection of Meridian Road and Hubbard Road will operate at LOS F under total 
traffic conditions in the PM peak hour.  The signal should be constructed by the build out 
year.  If the signal is constructed, the intersection will operate at LOS B. 
 
The intersection of Deer Flat Road and Kay Avenue will function at LOS E under total 
traffic conditions and existing lane configurations.  The critical movement is the 
northbound left turn movement.  This project does not add traffic to this movement. This 
intersection will meet a warrant for a signal.  Widening Deer Flat Road to five lanes will 
also improve the operation of the intersection 
 
The intersection of Meridian Road and Deer Flat Road will function at LOS D under total 
traffic conditions.  No improvements are necessary to improve the capacity of this 

intersection. The eastbound left turn lane queue will exceed the available storage, but 

due to the low through volume, this should not impact the level of service of the through 

movement.  A southbound right turn lane is still warranted. 
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The segment of Deer Flat Road west of Meridian Road will continue to operate above 
capacity under background conditions.  Additional lanes are required to improve this 
condition.   

System Improvements 

There are several proposed improvements to the transportation system that will have an 
impact on travel patterns in the area.  These improvements will likely have a positive 
effect on the operation of the intersections in this study. 
 
The intersection of Hubbard Road and Meridian Road is programmed for construction of 
a signal at the intersection.  This will improve the level of service of the intersection and 
will provide significantly more capacity for the minor approaches to the intersection.  The 
eastbound approach in particular would benefit.  This may result in traffic diverting from 
Deer Flat Road and easing congestion for the eastbound left turn movement on Deer Flat 
Road at the intersection with Meridian Road. 
 
Deer Flat Road is programmed to be widened to five lanes.  This will most likely require 
some modifications to the signal at the intersection with Meridian Road.  This additional 
capacity will allow the segment of Deer Flat Road to function at an acceptable level of 
service and will improve the level of service of the intersection of Kay Avenue and Deer 
Flat Road. 
 
Kay Avenue is planned to be extended from Deer Flat Road to Hubbard Road.  This 
project will construct a portion of that road.  Future development will complete this 
connection.  This will provide an alternative access to the transportation system and will 
certainly allow traffic from this development to avoid Deer Flat Road and access the 
signal at Hubbard Road. 
 
Ardell Road is planned to be extended from the existing terminus to Meridian Road.  This 
project will construct a portion of that road and connect to Meridian Road.  Future 
development will complete this connection to the west. The completion of Ardell Road 

may relieve the southbound right turn movement at the intersection of Meridian Road 

and Deer Flat Road.  

On-site Traffic 

The internal roadway system of the proposed development will allow for good site 
circulation. None of the roadways will exceed a daily volume of 1,000 vpd except for 
roads that connect to the transportation system directly.  These roads do not have front on 
housing. 

CONCLUSIONS 
This study identifies transportation impacts associated with the proposed Winfield 
Springs Subdivision in Kuna, Idaho. The project is a residential development.  Below are 
the findings of this report:  

 This project is a proposed residential development of 342 single family dwellings. 
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 Based on the trip generation methods recommended in the Trip Generation Manual, 
the site will generate 3256 trips per day, of which 257 trips will occur during the 
AM peak hour and 343 trips will occur during the PM peak hour.  

 The site will access the transportation system via Deer Flat Road, and extension of 
Ardell Road to Meridian Road 

 The intersection of Meridian Road and Hubbard Road will operate at LOS F under 
background and total traffic conditions in the build out year.  The critical peak hour 
is in the PM peak hour. A signal is programmed for construction prior to the build 
out year.  With a signal, the intersection will operate at LOS B under total traffic 
conditions. 

 The intersection of Meridian Road and Deer Flat Road will operate at LOS D under 
total traffic conditions in the build out year. The critical peak hour is in the PM peak 
hour.  

 The intersection of Deer Flat Road and Kay Avenue will operate at LOS E under 
background and total traffic conditions. The critical peak hour is in the PM peak 
hour and the critical movement is the northbound left turn movement.  This project 
does not add traffic to that movement. This intersection will meet warrants for a 
signal under background and total traffic conditions.  If Deer Flat Road is widened 
to five lanes, the intersection will operate at an acceptable level of service. 

 The intersection of Deer Flat Road and the site entrance will operate at acceptable 
levels of service under total traffic conditions in the build out year. The critical peak 
hour is in the PM peak hour. 

 The intersection of Ardell Road and Meridian Road will operate at an acceptable 
level of service under total traffic conditions in the build out year.  The critical peak 
hour is the AM peak hour. 

 Deer Flat Road is operating above the maximum recommended volume for LOS D 
under existing traffic conditions.  Widening this segment to five lanes will provide 
additional capacity and will improve the LOS of the segment to LOS D or better.  
Widening this segment to five lanes will also improve the operation of the 
intersection of Deer Flat and Kay Avenue.  This project is included in the ACHD 20 
year capital improvement plan. 

 Ardell Road will be extended to Meridian Road by this and future developments. 
When this extension is complete, it will provide an additional connection to the 
transportation system.  This connection will lessen traffic on Deer Flat Road and 
especially the southbound right turn movement at Deer Flat Road and Meridian 
Road 

 Kay Avenue will be extended from Deer Flat Road to Hubbard Road by this and 
future developments. When this extension is complete, it will provide an alternative 
connection to the transportation system.  This will provide access to the new signal 
at Hubbard Road and Meridian Road and lessen the traffic volume at Deer Flat Road 
and Meridian Road. 
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APPENDIX 
 Scope of Work 

Traffic Counts 
Accident Data 

ACHD Improvements 
Capacity Calculations 

Signal Warrant Analysis 
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CJM LIMITED LIABILITY LP 
621  WASHINGTON ST S 
TWIN FALLS, ID 83301-0000 
 

 SANDSTONE FARMS LLC 
1888 E RODEO LN 
KUNA, ID 83634-0000 
 

 ROWLAND MICHAEL R & WENDY K 
713 E SIENNA CREEK ST 
KUNA, ID 83634-0000 
 

NIELSON BREANNA M & ROBERT W 
700 E RIDGESTONE DR 
KUNA, ID 83634-0000 
 

 TANNHEIMER DEWAYNE P & CHRISTINE  
713 E RIDGESTONE DR 
KUNA, ID 83634-0000 
 

 SEID WILLIAM E & TERRIE D 
1720 N RAPID CREEK LN 
KUNA, ID 83634-0000 
 

GIDNEY CHARLES R & MARY J 
704 E SIENNA CREEK ST 
KUNA, ID 83634-0000 
 

 FIMIAN LIVING TRUST, TRUSTEE 
535 E SABLE RIDGE DR 
KUNA, ID 83634-0000 
 

 HESS JERRY M 
519 E KARCHER RD 
NAMPA, ID 83687-0000 
 

TRUE TERRY L 
887 E TRUE LN 
KUNA, ID 83634-0000 
 

 SAGEWOOD DEVELOPMENT CORP 
1056  SHEARWATER LN 
EAGLE, ID 83616-0000 
 

 ADA COUNTY HIGHWAY DISTRICT 
3775 N ADAMS ST 
GARDEN CITY, ID 83714-6447 
 

ARMS JAMES R 
1099 1/2 E DEER FLAT RD 
KUNA, ID 83634-0000 
 

 ROBERTSON DARRELL L 
873 E DEER FLAT RD 
KUNA, ID 83634-0000 
 

 HUFF ROBERT & BETTY TRUST  
Attn: TRUSTEE 
2400 N MERIDIAN RD 
KUNA, ID 83634-0000 
 

HERSEY RICHARD S & LOUISE E 
2202 N MERIDIAN RD 
KUNA, ID 83634-0000 
 

 BENNETT PROPERTIES LP 
1853 N BELLO SARA WAY 
EAGLE, ID 83616-0000 
 

 BALL STEVEN LESLIE & CHRISTI HELENE 
1934 N RAPID CREEK LN 
KUNA, ID 83634-0000 
 

SEBURN JAMES & TRINA 
1880 N RAPID CREEK LN 
KUNA, ID 83634-0000 
 

 MARGARET M HILL FAMILY LP 
1556 E LOCUST VIEW LN 
MERIDIAN, ID 83642-0000 
 

 CONRAD & BISCHOFF INC 
PO BOX 52271 
IDAHO FALLS, ID 83405-2271 
 

DAY ROBERT S & DOROTHY E TRUST, 
Attn: TRUSTEE 
2096 N MERIDIAN RD 
KUNA, ID 83634-0000 
 

 MILLS KIM RENEE 
1698 E LAZY DB LN 
KUNA, ID 83634-0000 
 

 WALKER CORTLAND EWALKER SUSAN E 
1300 S HEIDI PL 
MERIDIAN, ID 83642-2457 
 

KUNA JOINT SCHOOL DIST #3 
711 E PORTER RD 
KUNA, ID 83634-0000 
 

 SMITH RAYMONDSMITH MARCIA 
2284 N MERIDIAN RD 
KUNA, ID 83634-0000 
 

 KOLO LLC 
PO BOX 412 
KUNA, ID 83634-0000 
 

QUINN JENNIFER D &  RYAN J 
737 E SIENNA CREEK ST 
KUNA, ID 83634-0000 
 

 BERRY JAYME J & ALESA J 
755 E SIENNA CREEK ST 
KUNA, ID 83634-0000 
 

 KENNEDY ALLEN J &  LINDA J 
1886 N RIDGECREEK AVE 
KUNA, ID 83634-0000 
 



LEE JACK & RITA FAMILY TRUST, 
Attn:TRUSTEE 
4357 S TINKER AVE 
BOISE, ID 83709-0000 
 

 JONES THOMAS & TONI 
PO BOX 231 
KUNA, ID 83634-0231 
 

 BENNETT DON C & ZELLA B           
CREDIT SHELTER TRUST 
1853 N BELLO SARA WAY 
EAGLE, ID 83616-0000 
 

RICK MORINO 
855 W. HUBBARD RD. 
MERIDIAN, ID 83642 

 BRAD WATERS 
192 W HUBBARD RD 
KUNA, ID 83634 

  

     

     

     

     

     

     

     

     









 
CITY OF KUNA 

PLANNING & ZONING DEPARTMENT 
PO Box 13 • 763 W Avalon St • Kuna, Idaho • 83634  

Phone (208) 922-5274 • Fax: (208) 922-5989 
www.kunacity.id.gov 

 
Dear Property Owner: 
 
NOTICE IS HEREBY GIVEN that the Kuna Planning and Zoning 
Commission is scheduled to hold a public hearing on March 28, 2017 
beginning at 6:00 pm or as soon after as it may be heard for the 
following case: 
 
A request from J-U-B Engineers representing property owner 
Coleman Homes, LLC, to annex approximately 111.18 acres into 
Kuna City limits with an R-6 residential zoning designation; and 
subdivide the property into 342 single family residential lots and 33 
common lots, for the proposed Winfield Springs Subdivision. A Design 
Review application for common area landscaping accompanies this 
request.  
 
The site is located approximately 950’ northwest of the intersection of 
Deer Flat and Meridian Roads, Kuna, Idaho.  
Assessor’s Parcel Number S1313428000 (Refer to vicinity map 
shown).  
 
The hearing will be held at 6:00 pm in Council Chambers at Kuna City 
Hall located at 751 W. 4th Street, Kuna, Idaho. 
 
All documents concerning public hearing items may be viewed at 
Kuna City Hall. Office hours are 8:00 am to 5:00 pm, Monday through 
Friday, except holidays. If you have questions or would like additional 
information, please contact the Planning and Zoning Division at (208) 
922-5274. 
 
You are invited to provide oral or written comments to the 
Commission for the hearing. Please note that all testimony made to 
the Commission during the public hearing will be restricted to three (3) 
minutes per person. Written comments may be submitted to the 
appropriate governing body at least seven (7) days prior to the 
hearing. These comments will be forwarded to the Planning and 
Zoning Commission to be entered into the public record.   
 

In all future correspondence concerning this case, please refer to the case 
name:  16-03-S, 16-06-AN and 16-13-DR (Winfield Springs Subdivision) 
 

Mailed: March 02, 2017 
 
 
 

 









AFFIDAVIT OF SIGN POSTING 

STATE OF Idaho ) 
) ss: 

County of Ada ) 

I, _________________________ _ 
being first duly sworn upon oath, depose and say: 

In accordance with the City of Kuna public hearing process listed in KCC 5-1A-8, 
I personally posted or attest that the subject property was properly posted on,
                                               which is at least ten (10) days prior to the scheduled 
public hearing for 

I have submitted photograph(s) of the posting to the City, concurrent with this 
affidavit. The sjgn(s) will be removed no later than three (3) days after the public 
hearing. 

Dated this __ day of _______ , 201 _. 

Signature ______________ _ 

On this day of , 201_ before me, 
the undersigned, a I\Jotary Public in and for said State, personally appeared 

known or identified to me�-------------------
to be the Company, Corporation or Entity that executed the foregoing instrument 
or the person who executed the foregoing instrument on behalf of said Company, 
Corporation or Entity, and acknowledged to me that such Company, Corporation 
or Entity executed the same. 

IN WITNESS WHEREOF, I have hereto set my hand and affixed my 
official seal the day anQ..¥�ar in this certificate written. 
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