
Kuna City Codes, Comprehensive Plan, and Maps are available on the City web site: 
http://www.kunacity.id.gov 

 

KUNA PLANNING AND ZONING COMMISSION 
Agenda for April 11, 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 28, 2017. 

 
3. PUBLIC HEARING 
a) 17-02-SUP (Special Use Permit) - A request from Heather Branch to operate an in-home beauty salon 

located at 488 South Whim Avenue, Kuna, ID (APN #R7100120440). 
b) 16-07-AN (Annexation) – Robert Law: Applicant requests approval to annex an approximately 0.91+/-  

acre parcel located at 3815 W. Columbia Road into the City of Kuna with an R-2 residential  zoning 
designation. 

c) 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.  

d) 16-13-AN (Annexation), 16-04-CPM (Comp Plan Map Amendment)- Troy Todd, Indian Creek Sports 
Annexation: Applicant requests a Comprehensive Plan Map Amendment, from High Density 
Residential to a Commercial designation and approval for annexation of approximately 5.4 acres into 
Kuna City with a C-1 (Neighborhood Commercial) zone.  

e) 17-03-ZC (Rezone) and 17-01-S (Subdivision) - Caspian Subdivision: Applicant requests a zone change 
from Public to R-6 (Medium Density Residential) and preliminary plat approval to create a subdivision 
with 497 buildable Lots, and 68 common lots, over approximately 131.75 acres with an approximate 
gross density of 3.77 DUA. One parcel (S1235347050), is currently going through the annexation 
process, and has selected the R-6 zone.  
-Staff requests this item be tabled to a date certain to be determined; pending a final ACHD staff 
report. 

 
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 Absent 
Commissioner Dana Hennis X Troy Behunin, Senior Planner X 
Commissioner Cathy Gealy   X 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. CONSIDERATION TO AMEND THE AGENDA 
a) Staff requests that the Commission amend the agenda to add Case No.’s 16-13-AN (Annexation) and 16-

04-CPM (Comprehensive Plan Map Amendment) to the Public Hearing; and subsequently also add Case 
No’s 17-03-ZC (Zone Change) and 17-01-S (Subdivision) to the Public Hearing. 
 
Commissioner Gealy motions to amend the March 28, 2017 Planning and Zoning Agenda to add case No.’s 
16-13-AN (Annexation) and 16-04-CPM (Comprehensive Plan Map Amendment) to the Public Hearing 
items; Commissioner Damron Seconds, all aye and motion carried 4-0. 
 

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 
 
Commissioner Hennis motions to approve the consent agenda; Commissioner Damron Seconds, all aye and 
motion carried 4-0. 
 

3. PUBLIC HEARING 
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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.  

Staff requested this item be tabled until April 11, 2017 –  to correct a noticing infraction and 
 also so that the final ACHD staff report can be included with the packet for the Commissioners 
 consideration. 

 
Commissioner Hennis motions to table Case No.’s 16-03-S (Subdivision), 16-06-AN (Annexation) and 16-
13-DR (Design Review) to the April 11, 2017 Planning and Zoning Commission meeting; Commissioner 
Gealy Seconds, all aye and motion carried 4-0. 

 
b) 16-13-AN, 16-04-CPM - Troy Todd, Indian Creek Sports Annexation: Applicant requests a Comprehensive 

Plan Map Amendment, from High Density Residential to a Commercial designation and approval for 
annexation of approximately 5.4 acres into Kuna City with a C-1 (Neighborhood Commercial) zone.  
 Staff requests this item to be tabled until April 11, 2017 –  to correct a noticing infraction. 
 
Commissioner Gealy motions to table Case No.’s 16-13-S (Annexation) and 16-04-CPM (Comprehensive 
Plan Map Amendment) to the April 11, 2017 Planning and Zoning Commission meeting; Commissioner 
Herther Seconds, all aye and motion carried 4-0. 
 

c) 17-03-ZC, 17-01-S- Caspian Subdivision: Applicant requests a zone change from Public to R-6 (Medium 
Density Residential) and preliminary plat approval to create a subdivision with 497 buildable Lots, and 68 
common lots, over approximately 131.75 acres with an approximate gross density of 3.77 DUA. One parcel 
(S1235347050), is currently going through the annexation process, and has selected the R-6 zone. 

Staff requests this item to be tabled until a date certain, so that the final ACHD staff report can 
be included with the packet for the Commissioners consideration. 

 
Commissioner Hennis motions to table Case No.’s 17-03-ZC (Zone Change) and 17-01-S (Subdivision) to the 
April 11, 2017 Planning and Zoning Commission meeting; Commissioner Damron Seconds, all aye and 
motion carried 4-0. 

 
 Boy Scout Leader, Lance Warnick; 7325 S. Wild Horse Way, Nampa, Idaho, addressed the Commission. Mr. 

Warnick asked if the Commissioners could explain or clarify the processes for tabling items and why the 
Commission motions and votes on those; so, that the Scouts in audience could better understand what just 
happened. 
 
C/Gealy thanked Mr. Warnick for bringing the Boy Scouts to the meeting. C/Young: Ultimately, the tabling of 

the three items that were on the agenda here are pending reports from Ada County Highway District. 
Since they focus on our roadway systems and have input on traffic patterns and sometimes they will 
commission some of these traffic studies that are part of what we consider a big piece of what we look at 
is there input on these; and if their report is not in our packet, it’s incomplete and it doesn’t give us a 
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complete picture of what we should be looking at when these items come before us. C/Hennis: Especially 
when some of these items are large subdivisions where people are concerned with how much traffic it 
might bring to their neighborhood or an adjoining neighborhoods or schools and school busses that are 
affected. A lot of this revolves around traffic studies. So, they’re very important as to what our information 
is as well as the neighbors to that property. And also, part of what we had to deal with on a couple of 
these cases was that there were a couple of noticing errors which means that a sign either had the wrong 
date or someone did not get the proper information in mail or the neighborhoods or whoever else. Why 
that is important is everyone must have their opportunity to review the information, review the impacts 
to their neighborhoods, their business or whatever and be able to give us their input as to whether they 
feel it is a negative or positive for our community. 

 
 An audience member asked about the possibility of the case on Deer Flat being tabled again without 

sending a notice. 
 
C/Young: In regards to the case you are speaking of; it has been a very long time that we have been waiting 

for Ada County Highway Districts response on this. Other agencies have all weighed in but we are waiting 
on them and we are kind of at their mercy. And if it is not complete, then we can’t really look at it or weigh 
in on it without that response packet. I am assuming it will be done by then, but I cannot guarantee that 
they will have their due diligence done that time. 

  
 The audience member is a neighbor to the property and is concerned about the amount of traffic that the 

project will generate. 
 
C/Gealy: Just so you understand we are not in the public hearing. 
 
 The audience member continued to voice his concerns. 
 
C/Young: And that is exactly why we wait, and we wait for this report to come in. And we won’t do it until it 

comes in and we have a full vetting of the traffic impact study and we have all of the information before 
we do a hearing. We do appreciate your input and we would be happy to hear it in the public hearing. But 
since we are not having a public hearing…   C/Damron: One of the hardest things about notifications is 
they [City staff] will wait, and if this report doesn’t come in until 3:00 or 4:00 O’clock on Tuesday, and we 
have the report and assess it and put it in our packet to look through it… they had no time to notify you. 
So, it is kind of difficult. I didn’t even have this agenda until I came in tonight. C/Young: I think April 5th is 
the date when Ada County Highway District is looking at it for their approval, and that is why the date of 
April 11th, 2017 was placed here. C/Hennis: And April 11th is the next scheduled Planning and Zoning 
Commission meeting. C/Young: We appreciate you being here and giving us your input. That is why it is 
important for us to be in a public hearing so you can voice your concerns on the public record. C/Gealy: 
Thank you for coming this evening. We hope to see you on the 11th.  

  
 COMMISSION REPORTS AND DISCUSSION 
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C/Hennis: I would like to bring up a couple of points that I think we need to consider as Planning and 
Zoning Commissioners. We’ve been brought a lot of subdivisions lately where … we are hearing of more 
and more of them that are about to come in. Just to put it out there; it seems like everything that is coming 
in as R-6 or R-12. We have always tried to design our City here …and we’ve had several citizens bring it up 
to us is that we are trying to create a varied housing market; like R-1 or R-12 or even up to R-20 if it is 
appropriate. It seems as though we have been pigeon-holed into these subdivisions lately that have a very 
common theme. I think as Commissioners, we need to think about how we want to direct this; because 
the first few …yeah, ok, it’s not a big deal. But we’re getting bigger ones and more of them now, and I 
have had people tell me lately that there is a nice housing market out there up to like $100,000 and then 
there is the $500,000 homes and above. But there is a lack of housing in the middle ground of $250,000 
to $300,000 with larger homes and maybe a half-acre to an acre lots. Some of this stuff is what citizens 
have brought to our attention during these public hearings and I think we want to think about how we 
can kind of direct the housing market in our city because the citizens are asking for it, our comp plan has 
tried to outline it and all this stuff. So, I think we need to be conscious of all of these R-6’s is common; 
extremely common. I think we want a little more diversity in our city for housing. Those are just my 
thoughts. Like I said, I have friends that have been looking for houses lately and they can’t find them in 
the market. They are looking for them, but they can’t find them anywhere out in the valley. I think it is 
something that would be sought after and it would also separate us from some of the other markets 
where they are just jamming as many houses in these as they can. Just something to think about.  
C/Damron: I think we need to be thinking too about our traffic patterns. I’m not in full trust of Ada County 
Highway District on how they are doing their traffic studies. I’m looking at some of these subdivisions that 
are coming in for us to approve and the plans to expand those roadways are like ten for fifteen years down 
the line and it is going to take them fifteen years to get it but in the interim, there are people in there and 
they are using those roadways. So, to me, we have to be really cognizant of those traffic patterns when 
we do approve those, what is the impact going to be before they expand those roads? And like the 
gentleman said -We have this one on Deer Flat and we’ve got the one down the road. So, the traffic is just 
going to increase dramatically as those go in. C/Hennis:  And even though these subdivisions with their 
build-out in ten years or twenty; that is pending the market. So, it could go faster or slower. I mean we 
don’t know, but still you have phase 1 and phase 2 … build out might be 7 but they might get half of it put 
in fairly quickly. C/Damron: I mean, if you look at two hundred homes going in, that’s four hundred cars 
or even more in that subdivision. So, I don’t know what we as Commissioners can do about their reports 
to help us… me alleviate my worries about the traffic. C/Hennis: Maybe we need to take a more active 
part in the timelines of their build-out phasing versus proposed enhancements of the traffic to make sure 
they coordinate a little bit more. We have always brushed it off to ACHD; we use their report and their 
findings and their guidelines. Maybe we just need to review that a little deeper in the packets. 
C/Gealy: I don’t think that ACHD is going to make plans for developing infrastructure until there is a need 
for it. But as these developments come in, they will take that into account and they will put it in their plan, 
but they can’t really start building roads until there are cars that will use them. Until the houses are already 
built and then there is a demand for it. Because they are a public entity, they cannot just build in 
anticipation of the growth that might occur; they will always be playing ‘catch up’, and so will we. It makes 
it very tricky. C/Young: Right. You’ve got a developer putting out millions of dollars for infrastructure -and 
then suddenly, if the market changes… they can’t build anything. They have to look at where the impact 
is, and the lights, and is it a twenty year build out or is it a five year build out? 
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C/Hennis: Well, and I think that is something that we need to look at; some of these that are built too far 
out or even …let’s just say Deer Flat and trying to deal with the traffic for five years while they do their 
build out is going to be a bear. But, yeah, there is only so much we can do.  
C/Damron: In the news, the County Commissioners are extremely despondent by the way the Ada County 
Highway District dealt with all the snow, and are now dealing with the road repairs. And listening to one 
of the Commissioners; their thought was to just abolish it [Ada County Highway District]. So, if they just 
abolish it, who picks that up? The cities do.  
C/Gealy: Exactly! C/Damron: So, we have got to be thinking, if they do abolish it, then that is something 
we are going to have to deal with. C/Hennis: That is a good point. I.T.D. (Idaho Transportation 
Department) also had some problems with their roads this year too.  
C/Gealy: As far as densities; I would like us to continue to look for transitions. I think there is a … clearly, 
there is a market for R-6 because that is what they build. But much of what we are seeing is actually more 
like R-3; but I would like us to be a little more sensitive to the people that are already here. And when you 
have a ten-acre lot with … what did they say?... either eight or ten neighbors with an R-6, that is … I think 
we can do better. So, if someone comes in and wants to do an R-6, they can do an R-6 in part of their 
development, depending on the size of it and maybe a part can be R-12, and then maybe another part 
can be R-1. We can have more diversity in the developments though.  
C/Damron: In the comp plan, it has the ‘city centers’ in certain areas and districts through the city. We 
are going to have to look at that, or as people look at the new comp plan, how do we designate that to 
where we can do the R-1’s on the outlying areas where people want to get away and live kind of out, and 
then bring those higher densities maybe closer to those city centers as opposed to all of that R-6 and R-9 
moving further and further out to where we have high density housing all the way up to Columbia and 
then start designating it out. That is too tight for the way that I think people want to live out here.  
C/Hennis: Yeah, and we have heard that voice from a lot of our citizens at public hearings too. 
C/Young: Any other thoughts?  
 

4. ADJOURNMENT 
 

Commissioner Hennis motions to adjourn at 7:12 PM; Commissioner Gealy Seconds, all aye and 
motion carried 4-0. 

 
 

 
________________________________ 

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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City of Kuna 
 

Staff Report 
 

 
 
 
 

To:   Kuna Planning and Zoning 
   Commission 
 
File Numbers: 17-02-SUP (Special Use 

Permit); In-Home Salon. 
  
Location:  488 S. Whim Ave. 
   Kuna, Idaho 83634 
 
Planner:  Trevor Kesner, Planner II 
 
Hearing date:  April 11, 2017 
 
Applicant:  Heather Branch 
   488 S. Whim Ave. 
   Kuna, ID  83634 
   (208) 571-7580 
   heatherbranch@gmail.com 
 
Table of Contents: 

A. Course Proceedings 
B. Applicants Request 
C. Aerial map 
D. History 
E. General Project Facts 
F. Staff Analysis 
G. Applicable Standards 
H. Comprehensive Plan Analysis 

I. Proposed Findings of Fact 
J. Proposed Conclusions of Law 
K. Proposed Decision by the Commission 

 
A. Course of Proceedings: 

1. Applicant is proposing an in-home salon business as described in 5-3-2 and 5-1-6-2 (Beauty Parlor; 
Definitions). Kuna City Code (KCC) requires obtaining a Special Use Permit (SUP) to operate an in-home 
beauty salon. Beauty Parlor is defined as: A facility, which offers personal service and hygienic treatment 
including massage, manicure, hair styling, facials and other day spa activities.  
 

2. In accordance with KCC Title 5, Chapters 1 and 3, this application seeks SUP approval for an In-Home 
Beauty Salon. 
 

a. Notifications 
i. Neighborhood Meeting  February 3, 2017 (Four Attendees) 
ii. Agencies    March 15, 2017 
iii. 300’ Notice to Property Owners  March 24, 2017 
iv. Kuna, Melba Newspaper  March 22, 2017 
v. Site Posted   March 31, 2017 

  

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

Fax: (208) 922-5989 
www.Kunacity.id.gov 
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B. Applicants Request: 
A Special Use Permit (SUP) request from Heather Branch to operate an in-home beauty salon located at 
488 South Whim Avenue, Kuna, ID (APN #R7100120440). 
 

C. Aerial Map:  

 
      

D. History:  
This site is within a developed subdivision (Silver Falls/Placerville) and is currently used as the primary residence 
of the applicant. 
 

E. General Projects Facts: 
1. Legal Description: A warranty deed was provided by the applicant with the submitted request documents. 

The legal description for the site is Lot 10 in Block 5 of Placerville Subdivision. 
  

2. Surrounding Land Uses:      
North R-6 Medium Density Residential District – Kuna City 
South R-6 Medium Density Residential District– Kuna City 
East R-6 Medium Density Residential District – Kuna City 
West R-6 Medium Density Residential District – Kuna City 

 
3. Parcel Sizes, Current Zoning, Parcel Numbers: 

• Parcel Size: 0.186 acres 
• Zoning:  Medium Density Residential District (R-6) 
• Parcel #: R7100120440 

 
4. Services: 

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

 
5. Existing Structures, Vegetation and Natural Features:  

There is currently a residential home on site with two (3) parking spaces with a dual car garage. The existing 
vegetation on site is true to type for plantings associated with a single-family home. 
 

6.  Transportation / Connectivity:  
The site has roadway frontage and one driveway access on South Whim Avenue. 
 

7. Environmental Issues:  
Staff is not aware of any environmental issues, health or safety conflicts associated with this application as 
the applicant is a licensed cosmetologist in the State of Idaho. This site’s topography is generally flat with a 0-
1% grade.  

 
8. Comprehensive Future Land Use Map:  

The Future Land Use Map (FLU) identifies this site as Low-Medium Density Residential.  Staff views this 
proposed special use request to be consistent with the surrounding zoning designations and uses as 
designated in the Comprehensive Plan Future Land Use Map.  

 
9. Agency Responses:  

The following agencies returned comments which are included as exhibits with this case file: 
• Nampa-Meridian Irrigation District (March 27, 2017)  – Exhibit C-1 
• Central District Health Department (March 22, 2017)  – Exhibit C-2 
• Ada County Highway District (March 28, 2017)  – Exhibit C-3 
• Kuna City Engineer (March 15, 2017)   – Exhibit C-4 
• Kuna Chief of Police (March 15, 2017)    – Exhibit C-5 
• Idaho Transportation Department (March 31, 2017)  - Exhibit C-6 

 
F. Staff Analysis: 

The applicant is proposing to open an in-home beauty salon business in the garage of the home, which provides 
services including cuts, colors and waxing. The applicant indicates that she will only service one client at any one 
time. The applicant also indicates that the business is intended to be part-time and clients will be utilizing driveway 
parking spaces for parking. The applicant is proposing to typically work evenings and weekends. The site is 
currently zoned Medium Residential (R-6) and an in-home salon land use requires a special use permit to establish 
a business use in this zone. 

 
Staff has determined that this application complies with Title 5 of Kuna City Code; Idaho Statute §50-222; and the 
Kuna Comprehensive Plan; and forwards a recommendation of approval for Case #17-02-SUP, subject to the 
recommended conditions of approval. 
 

G. Applicable Standards: 
1. Kuna City Code, Title 5, Zoning Regulations  
2. City of Kuna Comprehensive Plan 
3. Idaho Code, Title 67, Chapter 65, Local Land Use Planning Act 
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H. Comprehensive Plan Analysis:    

The Kuna Planning and Zoning Commission may accept the Comprehensive Plan components as described below: 
 
1. The proposed special use for the site is consistent with the following Comprehensive Plan components: 

 
2.0 – Property Rights 
Goal 1: Ensure that the City of Kuna land use policies, restrictions, conditions and fees do not violate 
private property rights. Establish an orderly, consistent review process for the City of Kuna to evaluate 
whether proposed actions may result in private property “takings”. 
 
Policy: As part of a land use action review, the staff shall evaluate with guidance from the City’s attorney; 
  The Idaho Attorney General’s six criteria established to determine the potential for property  
  taking. 
 
5.0 – Economic Development 
Goal 1:   Promote and support a diverse and sustainable economy that will allow more Kuna residents to 

work in their community. 
 
Policy: The City will develop a policy to provide incentives and/or assistance in order to competitively 

attract firms.  
 
Policy: Promote the expansion of home-based businesses in appropriately zoned areas. 
 
6.0 – Land Use 
Goal 2:  Encourage a balance of land uses to ensure that Kuna remains a desirable, stable, and self-sufficient 

community. 
 
Objective 2.2:   
 Plan for areas designed to accommodate a diverse range of businesses and commercial activity – 

within both the community-scale and neighborhood-scale centers – to strengthen the local 
economy and to provide more opportunities for social interaction. 

 
Policy:    Retail and residential land uses should be appropriately mixed and balanced with professional 

offices and service facilities to provide residents with a broader mix of services within walking 
distance from their homes. 

 
I. Findings of Fact:  

1. All required procedural items have been completed as shown in the staff report. 
2. The in-home salon generally complies with Kuna’s Comprehensive Plan. 
3. Public services are adequate to accommodate this site’s intended use. 
4. The site is zoned R-6 and is generally appropriate for an in-home salon by obtaining a special use permit. 
5. The site is physically suitable for the proposed special use. 
6. The use appears to be in compliance with all ordinances and laws of the City. 
7. The use does not appear to be detrimental to the present and potential surrounding uses; to the health, 

safety, and general welfare of the public, considering the physical features of the site, facilities and existing 
adjacent uses. 

8. The existing and proposed street and utility services in proximity to the site are suitable and adequate for   the 
proposed in-home salon purposes. 

9. The Kuna planning commission accepts the facts as outlined in the staff report, public testimony and the 
supporting evidence as presented. 
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10. The Planning and Zoning Commission of Kuna, Idaho, has the authority to approve, conditionally approve or 
deny the special use permit application.  

11. The neighborhood meeting was held on February 3, 2017 and the notification requirements were met. 
12. All notifications and the public hearing were conducted within the guidelines of applicable Idaho Code and 

City Ordinances. 
 

J. Conclusions of Law:  
1.   The in-home salon is consistent with Kuna City Code. 
2. The in-home salon meets the general objectives of Kuna’s Comprehensive Plan. 
3. The site is physically suitable for an in-home salon use. 
4. The in-home salon is not likely to cause substantial environmental damage or avoidable injury to  wildlife 
 or their habitat. 

5. The in-home salon is not likely to cause adverse public health problems. 
6. The in-home salon is in compliance with all other ordinances and laws of the City. 
7. The in-home salon is not detrimental to the present and potential surrounding uses; or, 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. 

8. The existing and proposed street and utility services in proximity to the site are suitable and adequate for 
 in-home salon purposes. 

9. Based on the evidence contained in Case #17-02-SUP, this proposal appears to comply with Title 5, Chapter 
 6 of Kuna City Code. 

10. Based on the evidence contained in Case #17-02-SUP, this proposal appears to comply with the Kuna 
 Comprehensive Plan and the Future Land Use Map. 

11. The Planning and Zoning Commission of Kuna, Idaho, has the  authority to approve, conditionally approve 
 or deny this SUP application.  

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

K. Decision by the Commission: 
Note: This motion is for approval, conditional approval or denial of this request. However, if the Planning and 
Zoning Commission wishes to approve or deny specific parts of the request as detailed in the report, those changes 
must be specified. 
 
Based on the facts outlined in staff’s report and public testimony as presented, the Planning and Zoning 
Commission of Kuna, Idaho, hereby (approves or denies) Case No. 13-10-SUP, a Special Use Permit request by 
Heather Branch for an In-Home Salon, (with or without) the following conditions of approval: 
 
1. The applicant shall obtain a building permit for required building modifications, remodeling, or additions to 

the existing structure, prior to construction (mechanical, plumbing or electrical modifications to the garage 
are considered modifications under this condition; and is required). 

2. The applicant shall obtain written approval of the construction plans from the agencies noted below. The 
approval may be either on agency letterhead referring to the approved special use or may be written or 
stamped upon a copy of the approved plans. All site improvements are prohibited prior to approval of these 
agencies and the issuance of a building permit: 

a.) The Kuna Fire District shall approve all fire requirements 
b.) The Kuna Building Official shall approve all building plans.  

3. Parking on site shall comply with Kuna City Code 5-5-4-K-3-g (Except as specifically approved otherwise). 
4. As requested by the applicant, the salon will be open on a part-time basis. 
5. Signs, banners, flags or other means to advertise, attract attention, or identify the site as a business are not 

allowed, in accordance with Kuna City Code 5-5-4 (K). 
6. In the event the use on this parcel is enlarged, expanded or altered in anyway, the applicant shall seek an 

amendment to the approvals of this special use permit through the public hearing process. 
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7. This special use permit is valid if the conditions of approval are adhered to continuously. In the event the 
conditions are not continuously followed; the special use permit approval may be revoked by the Planning 
and Zoning Commission. 

8. The special use permit is not transferable from one parcel of land to another. 
9. The applicant shall be required to obtain and maintain a business license in on file with the Kuna City Clerk 

as long as the in-home salon is operational. 
10. All local, state and federal laws shall be complied with.  

 
DATED this _____ day of _________, 2017 

 
 

_________________________ 
Lee Young, Chairman 

Kuna Planning and Zoning Commission 
ATTEST 
 
__________________________________  
Trevor Kesner, Planner II 
Kuna Planning and Zoning Department 

 













































 

Agency Transmittal 
March 15, 2017 
 
Notice is hereby given that the following action is under consideration by the City of Kuna: 
 
FILE NUMBER 
 

17-02-SUP (Special Use Permit) – Heather Branch - In Home 
Beauty Salon 

PROJECT 
DESCRIPTION 

Applicant is requesting approval for a Special Use Permit (SUP) 
to operate a salon in a residential home. The hours will be 
approximately from 10 A – 7 P, Monday through Saturdays. The 
salon will only have no more than 1 client on premise at any one 
time.  

SITE LOCATION 
 

488 S Whim Avenue, Kuna, Idaho 83634 
 

APPLICANT/ 
REPRESENTATIVE 
 

Heather Branch 
488 S. Whim Ave. 
Kuna, Idaho 83634 
208.571-7580 
heatherbranch3@gmail.com 
 

SCHEDULED 
HEARING DATE 

Tuesday, April 11, 2017 
6:00 p.m.  
 

KUNA STAFF 
CONTACT 
 

Trevor Kesner, Planner II 
tkesner@kunaid.gov 
Phone:  922-5274 
Fax:  922-5989 
 

We have enclosed information to assist you with your consideration and responses.  No 
response within 15 business days will indicate you have no objection or concerns with this 
proposed project.  We would appreciate any information you can supply us as to how this action 
would affect the services you provide.  The public hearing is at 6:00 p.m. or as soon thereafter as 
it may be heard located at Kuna City Hall 751 W. 4th Street, Kuna, ID 83634. 
 
 
 

 
City of Kuna 
Planning & Zoning Department 

City of Kuna 
751 W. 4th Street, 

Kuna, Idaho 83634 
Phone: (208) 922-5274 
Fax:     (208) 922-5989 

Kunacity.id.gov 
 

mailto:heatherbranch3@gmail.com
mailto:tkesner@kunaid.gov


















PRIMOWNER SECOWNER ADDCONCAT STATCONCAT
ARENT BRANDON ARENT STACEY 484 S ASH AVE KUNA, ID 83634-0000
GIAMPAPA JOHN GIAMPAPA MCKENZY A 1410 W KERF ST KUNA, ID 83634-0000
PLACERVILLE LAND LLC    PO BOX 690 MERIDIAN, ID 83680-0690
HATHAWAY ROBERT L HATHAWAY CONNIE L 488 S TAILINGS AVE KUNA, ID 83634-0000
VAN ORDEN BYRON VAN ORDEN LYNDSAY 435 S WHIM AVE KUNA, ID 83634-0000
GREEN JACKI LAUREEN GREEN RYAN JAMES 457 S WHIM AVE KUNA, ID 83634-0000
POULTON TYSON DAVID POULTON SYDNEY LIANN 531 S WHIM AVE KUNA, ID 83634-0000
LINK JOSEPH R  433 S ASH AVE KUNA, ID 83634-0000
HAUSDORF RUDOLF G  478 S ASH AVE KUNA, ID 83634-2240
WENDELL TERESA L  8077 N SUNDIAL WAY BOISE, ID 83714-0000
ELLIS LARRY D ELLIS EILEEN J 1273 W ARMAND ST KUNA, ID 83634-0000
PLACERVILLE LAND LLC    PO BOX 690 MERIDIAN, ID 83680-0690
SILVER FALLS HOA INC    PO BOX 690 MERIDIAN, ID 86368-0690
MUNOZ ELMER MUNOZ TATIANA KORENKOV 1467 W SCOOP ST KUNA, ID 83634-0000
KONDRATYUK IRINA KONDRATYUK RUSLAN 502 S TAILINGS AVE KUNA, ID 83634-0000
MATTHEWS WILLIAM MATTHEWS MEGAN 519 S WHIM AVE KUNA, ID 83634-0000
PLACERVILLE LAND LLC    PO BOX 690 MERIDIAN, ID 83680-0690
NICHOLSON THOMAS T    PO BOX 690 MERIDIAN, ID 83680-0690
PLACERVILLE LAND LLC    PO BOX 690 MERIDIAN, ID 83680-0690
ROSALES RONALD ROSALES CLARABELLE 1308 W PENELOPE ST KUNA, ID 83634-0000
GEORGE BART BOONE GEORGE LOUANN 1407 W PENELOPE ST KUNA, ID 83634-0000
ALDRICH KASEY JENSEN ALDRICH SHANNON MARIE 1365 W PENELOPE ST KUNA, ID 83634-0000
STUCKART DANIEL M  431 S ASH AVE KUNA, ID 83634-0000
NICHOLSON THOMAS T    PO BOX 690 MERIDIAN, ID 83680-0690
GARCIA ELADIO RODRIGUEZ  453 S ASH AVE KUNA, ID 83634-0000
WELLMAN JOEL C WELLMAN ROBIN L 16491  11TH AVE N NAMPA, ID 83687-0000
HARRIS JESSICA A  5132 W FRANKLIN RD MERIDIAN, ID 83642-0000
PROCSAL RICHARD A FAMILY TRUST PROCSAL RICHARD A TRUSTEE 1476 W KERF ST KUNA, ID 83634-0000
PIERCE RICKY J  446 S WHIM AVE KUNA, ID 83634-0000
BURGESS DWAYNE  488 S WHIM AVE KUNA, ID 83634-0000
SELECT DEVELOPMENT & CONTRACTING LLC 1364 W PENELOPE ST KUNA, ID 83634-0000
LITTLE CHARLES W LITTLE CHRISTINE 1320 W PENELOPE ST KUNA, ID 83634-0000
NEVILLE ERIC P NEVILLE JILLIAN D 546 S TAILINGS AVE KUNA, ID 83634-0000



HUSTON WADE HUSTON DUSTY 464 S TAILINGS AVE KUNA, ID 83634-0000
KRIMMER WALTER KRIMMER MEGAN 1429 W PENELOPE ST KUNA, ID 83634-0000
DOWNS JASON TIMOTHY DOWNS TARA ROSE 1343 W PENELOPE ST KUNA, ID 83634-0000
POPE MICHAEL POPE JANINE 1321 W PENELOPE ST KUNA, ID 83634-0000
SPURRIER JOSEPH SPURRIER COURTNEY 1236 W PENELOPE ST KUNA, ID 83634-0000
DANIELSON DOUGLAS  1327 W ARMAND ST KUNA, ID 83634-2255
BADESHEIM MAX V BADESHEIM JANET J 1311 W ARMAND ST KUNA, ID 83634-0000



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Suggestions For 
Testifying at the 
Public Hearing: 

 
 
Be informed . . .  
Review the proposal, the staff report, applicable 
provisions of the ordinance and comprehensive plan.   
 
Be on time . . . 
Although the item you are interested in may not be first 
on the agenda, you never know when it will be heard.  
The governing body has authority to adjust the 
schedule according to its discretion. Thus, anticipate 
attending from the beginning. 
 
Speak to the point . . .  
The governing body appreciates pertinent, well 
organized, and concise comments. Redundant 
testimony is prohibited and each individual is given 
three (3) minutes to comment. Long stories, abstract 
complaints, or generalities may not be the best use of 
time. Neighborhood groups are encouraged to 
organize testimony and have one (1) person speak on 
behalf of the group -- "opposition representative," like 
the applicant's representative, receives 10 minutes to 
make comments.  Applicant has five (5) minutes to 
rebut or discuss issues raised by any opposition. 
 
If you don’t wish to speak, write . . . 
At most hearings, previously submitted written 
testimony may be reviewed by the governing body 
before the meeting. It is unreasonable to submit 
extensive written comments or information at the 
hearing and expect them to be reviewed prior to a 
decision.  All documents or written comments should 
be submitted to the City of Kuna at least one (1) week 
prior to the hearing.  
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CITY OF KUNA 

PLANNING & ZONING DEPARTMENT 
PO Box 13 • 751 W. 4th 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 City of Kuna Planning and 
Zoning Commission is scheduled to hold a public hearing on April 11, 
2017 beginning at 6:00 pm on the following case: 
 
A request by Heather Branch to operate an In-Home Beauty Salon. 
 
The site is located at 488 S. Whim Ave., Kuna, Idaho 83634 (refer to 
adjacent map).  
 
The hearing will be held at 6:00 PM in the Council Chambers at the 
City Hall located at 751 W. 4th Street, Kuna, Idaho. 
 
All documents concerning public hearing items may be reviewed at 
Kuna City Hall, 751 W. 4th Street, Kuna, Idaho, 83634. 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 
at the hearing. Please note that all comments made to the Commission 
during the public hearing will be restricted to three (3) minutes per 
person. Prior to the hearing, 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.   
 
In all correspondence concerning this case, please refer to the case 
name:  17-02-SUP (Special Use Permit); Heather Branch In-Home 
Salon 
 
 
 
MAILED 03/24/17 
 

 
 
 
         

 
 
 
 
 

In-Home 
Salon Site 
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City of Kuna 
 

Staff Report 
 

 
 
 
 

To:   Planning and Zoning Commission 
 
Case Number(s): 16-07-AN (Annexation)  
Location:  3815 W. Columbia Rd 
   Meridian, ID 83642 
 
Planner:  Nancy Stauffer, Planning 
Technician 
 
Hearing Date:  April 11, 2017 
 
Owner:   Robert Law 
   3815 W. Columbia Road 
   Meridian, ID 83642 
 
Table of Contents: 

A. Course Proceedings 
B. Applicant Request 
C. Zoning and Property Range Maps 
D. History 
E. General Project Facts 
F. Staff Analysis 
G. Applicable Standards 
H. Comprehensive Plan Analysis 
I. Proposed Findings of Fact 
J. Proposed Conclusions of Law 
K. Proposed Decision by the Commission 

 
A. Course of Proceedings 

1. Kuna City Code (KCC), Title 1, Chapter 14, Section 3, states annexation is designated as a public 
hearing with the Planning and Zoning Commission as the recommending body and City Council as 
the decision-making body. This land use was given proper public notice and followed the 
requirements set forth in Idaho Code, Chapter 65, Local Land Use Planning Act (LLUPA). 
 

a. Notifications 
i. Neighborhood Meeting  October, 20 2016  
ii. Agencies Notified   January 6, 2017 
iii. 300’ Property Owners   March 20, 2017 
iv. Kuna, Melba Newspaper  March 15, 2017 
v. Site Posted   March 22, 2017 

 
B. Applicant Request: 

1. The applicant requests approval to annex an approximately 0.91 +/-  acre parcel located at 3815 W. 
Columbia Road into the City of Kuna with an R-2 residential zoning designation. 

  

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

Kunacity.id.gov 
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C. Zoning and Property Range Maps:  

D. History: The parcel is contiguous to City limits along the southern boundary, and is currently zoned RR 
(Rural-Residential) in Ada County. The owner’s residence and one accessory shop used for 
automotive/farm equipment repairs for approximately 34 years, is situated on the subject site.  
 

E. General Projects Facts: 
Comprehensive Plan Designation: The Future Land Use Map identifies this site as ‘Medium 
Density Residential’. Staff views this annexation request to be consistent with the approved 
Future Land Use Map. 

 
1. Surrounding Land Uses:      

North RR Rural Residential – Ada County 
South A Agriculture –  City of Kuna 
East RR Rural Residential – Ada County 
West RR Rural Residential – Ada County 

 
2. Parcel Sizes, Current Zoning, Parcel Numbers: 

• Approx. 0.91 +/- total acres 
• RR, Rural Residential (Ada County) 
• Parcel # - S1310120600 
 

 



 
Page 3 of 6 File No. 16-07-AN – Robert Law Annexation  
02/28/2017 

 

 
3. Services: 

 Sanitary Sewer – Private Septic  
 Potable Water – Private Domestic Well (future City of Kuna) 
 Irrigation District –Boise-Kuna Irrigation District 
 Future Pressurized Irrigation – City of Kuna (KMID) 
 Fire Protection – Kuna Fire District 
 Police Protection –Ada County Sheriff 
 Sanitation Services – Republic Sanitation Services 

 
4. Existing Structures, Vegetation and Natural Features: The subject site is currently used as the 

owner’s residence and home business. There are three structures on the site, the residence, a 24’ X 
30’ barn and a 24’ X 36’ accessory shop. All structures have been on the property for over 34 years. 
The site is surrounded by mature landscaping.  
 

5.  Transportation / Connectivity: The parcel does not have curb, gutter or sidewalks. The site is 
directly accessed from Columbia Road.  

 
6. Environmental Issues: The subject site lies within the designated ‘Nitrate Priority Area’ (NPA) for 

groundwater monitoring. Beyond the NPA, staff is not aware of any additional environmental issues, 
health or safety conflicts. The site’s topography is generally flat with a potential 0-3% slope in areas. 

 
7. Agency Responses: The following agencies returned comments which are included as exhibits with 

this case file:   
• Exhibit B-1: Central District Health Department (CDHD); 
• Exhibit B-2: Boise Project Board of Control; 
• Exhibit B-3: Idaho Transportation Department (ITD); 
• Exhibit B-4: Ada County Highway District (ACHD).  

 
F. Staff Analysis: 

The applicant requests to annex the 0.91 +/- acre parcel into Kuna City limits with an R-2 (Low 
Density) zoning designation. The applicant will continue to utilize the existing septic system and 
private domestic well until such time as City services are within 300’ feet of the subject site; at 
which time the property owner will be required to abandon the septic system and hook up to city 
services. If the existing septic system fails and City services are not within 300’ of the property, the 
applicant may repair the septic system.  
 

 Staff has determined this annexation application complies with Title 5 of the Kuna City Code; Idaho 
Statute §50-222; and forwards a recommendation of approval for Case # 16-07-AN, subject to the 
recommended conditions of approval. 

 
G. Applicable Standards: 

1. City of Kuna, Title 5 Zoning Ordinance: Annexations. 
2. City of Kuna Comprehensive Plan and Future Land Use Map. 
3. Idaho Code, Title 67, Chapter 65, Local Land Use Planning Act. 
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H. Comprehensive Plan Analysis:    
The Kuna City Council accepts the Comprehensive Plan components as described below. 
 
1. The proposed applications for this site are consistent with the following Comprehensive Plan 

components: 
 
GOALS AND POLICY – Property Rights 
Goal 1: Ensure that the City of Kuna land use policies, restrictions, conditions and fees do not 
violate private property rights. Establish an orderly, consistent review process for the City of Kuna 
to evaluate whether proposed actions may result in private property “takings”. 
 
Policy 1: As part of a land use action review, the 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. 

 
 GOALS AND POLICY – Land Use 

Goal 2:  Encourage a balance of land uses to ensure that Kuna remains a desirable, stable, and 
self-sufficient community. 

 
I. Proposed Findings of Fact:  

1. This request appears to be in compliance with all ordinances and laws of the City, including Kuna 
 City Code (KCC) Title 5 Zoning Regulations.  

2. The site is physically suitable for annexation. 
3. The annexation is not likely to cause substantial environmental damage or avoidable injury to 
 wildlife or their habitat.  

4. The annexation is not likely to cause 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.  
6. The existing street and utility services in proximity to the site appear to be adequate for the current 

use; however, any future site improvements as determined by the City Engineer and the Planning 
and Zoning Director, shall comply with the provisions set forth in Kuna City Code (KCC). 

7. The Commission accepts the facts as outlined in the staff report, any public testimony and 
 the supporting evidence as presented. 

8. Based on the evidence contained in Case No. 16-07-AN, this proposal complies with the 
 Comprehensive Plan and the Kuna Comprehensive Future Land Use Map. 

9. The Planning and Zoning Commission has the authority to recommend approval, conditional 
 approval or denial for the annexation application.  

 
J. Proposed Conclusions of Law:  

1. Based on the evidence contained in Case No 16-07-AN, the Kuna Planning & Zoning Commission 
finds Case No. 16-07-AN complies with Kuna City Code. 

2. Based on the evidence contained in Case No 16-07-AN, the Kuna Planning & Zoning Commission 
finds Case No. 16-07-AN is 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 State Code and Kuna City Ordinances. 
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K. Proposed Decision by the Planning & Zoning Commission: 
Note:  This motion is for approval/conditional approval/denial of this annexation request.  However, if 
the Commission wishes to approve or deny specific parts of the request as detailed in this report, they 
must be specified. 

 
Based on the facts outlined in staff’s report and any public testimony at the public hearing, the 
Commission of Kuna, Idaho, hereby recommends approval/conditional approval/denial of Case No. 16-
07-AN; a request for annexation from Robert Law, with the following conditions of approval: 
 

1. The subject parcel has its own private water and sewer systems and currently does not require City 
 services. City services are considered “unavailable” to the property. With additional development, 
 the parcel will require municipal sewer and water services.  The City recommends ultimate   
 connection to City facilities when services are “reasonably available”, or within 300 feet of the 
 subject parcel. Applicant will be required to abide by any relevant water or sewer reimbursement 
 policies and agreements and is subject to any relevant connection fees. 

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

a. Central District Health Department (CDHD). 
b. The Kuna Fire District shall approve all site development and building plans. 
c. The Boise-Kuna Irrigation District shall approval any modifications to the existing 

irrigation system. 
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. Any site improvements shall require the property owner to comply with the provisions set forth in 
Title 5 of Kuna City Code (KCC). 

5. At the time of any future development, submit a petition to the City (as 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 District (KMID). 

6. All city staff and any other agency recommended requirements shall be complied with. 
7. All federal, state and local laws and ordinances shall be complied with. 

 
 
DATED: This ______ day of _________________, 2017. 
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________________________________ 

  Lee Young, Chairman 
Kuna Planning and Zoning Commission 

ATTEST: 
__________________________________ 
Trevor Kesner, Planner II 
Kuna Planning and Zoning Department 







































































































 
January 6, 2017 
 
Notice is hereby given by the City of Kuna that the following action is under consideration for: 
 
FILE NUMBER 
 

16-07-AN (Annexation) by Robert Law 
 

PROJECT 
DESCRIPTION 

The applicant is requesting approvals for annexation of an 
approximately .91 acre +/- parcel into the City of Kuna with an  
‘A’ (Agriculture) zoning designation. 
 

SITE LOCATION 
 

3815 W. Columbia Rd 
 

Owner 
 

Robert Law 
3815 W. Columbia Rd 
Meridian, ID 83642 
 

Representative Robert Law 
 

SCHEDULED 
HEARING DATE 

Tuesday, February 21, 2017 
6:00 P.m.  
 

STAFF CONTACT 
 

Nancy Stauffer, Planner Technician 
nstauffer@kunaid.gov  
Phone:  639-5342 
Fax:  922.5989 
 

We have enclosed information to assist you with your consideration and responses.  The public 
hearing is at 6:00 p.m. or as soon as it may be heard located at Kuna City Hall 763 W. Avalon 
Kuna, ID 83634. No response within 15 business days will indicate you have no objection 
or concerns with this proposed action.  We would appreciate any information you can supply 
us as to how this action would affect the services your agency provides.   
 

 
Encl: Application and supplemental documentation 

 
City of Kuna 
Planning & Zoning Department 

City of Kuna 
P.O. Box 13 

Kuna, Idaho 83634 
Phone: (208) 922-5274 

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

 







 
 

 
 

 
CITY OF KUNA 

PLANNING & ZONING DEPARTMENT 
PO Box 13 • 751 W 4th 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 April 11, 
2017 beginning at 6:00 pm on the following case:  
16-07-AN (Annexation); an annexation request by Robert Law for 
an ‘R-2’ residential zoning designation. 

 
The site is located at 3815 West Columbia Road, Kuna, ID. (refer 
to adjacent map). 

 
The public hearing will be held in the K u n a  City Council 
Chambers at Kuna City Hall located at 751 West 4th Street, Kuna, 
Idaho. 

 
All documents concerning public hearing items may be reviewed at 
Kuna City Hall, 751 West 4th Street, Kuna, Idaho, 83634. 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 Department at 
(208) 922-5274. 

 

You are invited to provide oral or written comments to the 
Commission at the hearing. Please note that all comments made to 
the Commission during the public hearing will be restricted to 
three (3) minutes per person. Prior to the hearing, 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 Commission and read into the record. 

 
 
 
 
 
 
 
 
Please refer to the case name:  16-07-AN (Law Annexation) in 
all correspondence concerning this case 

 
 
Mailed 3/20/17 

 

http://www.kunacity.id.gov/


 
 

 
 

Suggestions for 
Testifying at the 
Public Hearing: 

 
Be informed . . . 
Review the proposal, the staff report, applicable 
provisions of the ordinance and comprehensive plan. 

 
Be on time . . . 
Although the item you are interested in may not be first 
on the agenda, you never know when it will be heard. 
The governing body has authority to adjust the 
schedule according to its discretion. Thus, anticipate 
attending from the beginning. 

 
Speak to the point . . . 
The governing body appreciates pertinent, well 
organized, and concise comments. Redundant 
testimony is prohibited and each individual is given 
three (3) minutes to comment. Long stories, abstract 
complaints, or generalities may not be the best use of 
time. Neighborhood groups are encouraged to 
organize testimony and have one (1) person speak on 
behalf of the group -- "opposition representative," like 
the applicant's representative, receives 10 minutes to 
make comments. Applicant has five (5) minutes to 
rebut or discuss issues raised by any opposition. 

 
If you don’t wish to speak, write . . . 
At most hearings, previously submitted written 
testimony may be reviewed by the governing body 
before the meeting. It is unreasonable to submit 
extensive written comments or information at the 
hearing and expect them to be reviewed prior to a 
decision. All documents or written comments should 
be submitted to the City of Kuna at least one (1) week 
prior to the hearing. 
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              P: P&Z\SHARED\CASES\Subs\ Winfield Springs 
 

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 
D. General Project Facts 
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). 
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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    TBD…… , 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 (Final Staff Report not included). 
• 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 09/16/17) 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 



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 9  

 
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 
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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 

 
 



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 17  

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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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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City of Kuna 
 

Planning & Zoning Staff Report 
 

 
     
 
 

 

To:      Planning and Zoning  
      Commission (P & Z) 
 

Case Numbers:  16‐04‐CPM (Comprehensive 
Plan Map Amend) and 

  16‐13‐AN (Annexation) 
  Indian Creek Sports 
 

Location:    Northwest Corner  
      (NWC) Meridian Road and 
      Mason Creek St. (alignment) 
      Kuna, Idaho 83634 
 

Planner:     Troy Behunin,    
      Planner III 
 

Hearing Date:    March 28, 2017 
Tabled until:    April 11, 2017 
     

Owner:      Indian Creek Sports                          
   Troy & Vicki Todd 
      6029 Sunrise Ave.                    
      Kuna, ID 83634                          
      208.922.4299           
   Troy@indiancreeksports.com             
  
 
Table of Contents: 

A. Process and Noticing       
B. Applicants Request 
C. Aerial map 
D. Site History 
E. General Project Facts 
F. Staff Analysis 
G. Applicable Standards 

H. Procedural Background 
I. Factual Summary 
J. Proposed Findings of Fact 
K. Proposed Comprehensive Plan Analysis 
L. Idaho Code Analysis 
M. Proposed Conclusions of Law 
N. Recommended Conditions of Approval 

 

A. Process and Noticing: 

1. Kuna City Code (KCC), Title 1, Chapter 14, Section 3, states that Comprehensive Plan Map Amendments and 
Annexations are designated as public hearings, with the P & Z Commission as the recommending body and 
City Council as the decision making body. These  land use applications were 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    June  22, 2016 (4 people attended) 
ii. Agency Comment Request    February  2, 2017 
iii. 315’ Property Owners Notice  March 17, 2017 

          P.O. Box 13 
Phone: (208) 922-5274 
Fax:     (208) 922-5989 
www.Kunacity.id.gov 
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iv. Kuna, Melba Newspaper    March 8, 2017 
v. Site Posted      March 31, 2017 

 

B. Applicant’s Request: 
The  applicant,  Troy  and Vicki  Todd, with  Indian  Creek  Sports,  request  approval  to  amend  the  Kuna 
Comprehensive Plan Map (CPM) designation for this site, from High Density Residential to a Commercial 
Zone over approximately 5.46 acres. The site is contiguous to Kuna City limits and the applicant requests 
approval  to annex  the  same parcel  into Kuna City  limits with  the  following  zone; C‐1  (Neighborhood 
Commercial). The subject property is located on the southwest corner (SWC) of Meridian Road and the 
Mason Creek Street alignment – west of Meridian Road, half way between Hubbard and Columbia Roads. 
 

C. Aerial Map:  

 
  
 

   
 
 

                                                                         ©Copyrighted 
D. Site History:  

This site is currently in Ada County, and has been vacant for many years. There is an accessory structure on site. It 
is proposed to remain at this time and the foundation may be used for a future new building. 
 

E. General Projects Facts:  
1. Comprehensive Plan Map: The Future Land Use Map (Comprehensive [Comp] Plan Map) is intended to serve 

as a guide for the decision making body for the City. This map indicates general future land uses, however, it 
is not the actual zone. The Comp Plan Map identifies this site as High Density Residential. 
 

2. Recreation and Pathways Map: The Recreation and Pathways Master Plan Map indicates a future trail along 
the west side of the Mason Creek canal on the west side of the site. It is the City’s goal to increase the number 
and  connectivity  to  trails and pathways  in Kuna.  It  is advantageous  for each parcel  to develop  trails and 
pathways along frontages of their canals and ditches to comply with the Recreation and Pathways Master 
Plan goals by either starting a pathway, or extending one at time of development. 
 



 
Page 3 of 9  File No.s 16-04-CPM and 16-13-AN  
3/17/17               P: P&Z\SHARED\CASES\Annex\ Indian Creek Sports, Troy Todd 
 

    

 

3. Surrounding Land Uses:           
North  RUT  Rural Residential – Ada County

South  PUD  Planned Unit Development – Kuna City

East  RR  Rural Residential & Agriculture – Ada County 

West  RR  Rural Residential – Ada County

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

 Parcel Size: 5.46 acres (approximately). 

 Zoning:  RUT; Rural Residential, (Ada County). 

 Parcel #: S1312142304 
 

5. Services: 
  Sanitary Sewer– City of Kuna (Connection is recommended when sewer is within 300’) 
  Potable Water – City of Kuna (Connection is recommended when potable water is within 300’) 
  Irrigation District – Boise‐Kuna Irrigation District 
  Pressurized Irrigation – City of Kuna (KMID) (Connection is recommended when PI lines are within 300’) 
  Fire Protection – Kuna Rural Fire District 
  Police Protection – Kuna Police (Ada County Sheriff’s office) 
  Sanitation Services – J&M Sanitation 

 
6. Existing Structures, Vegetation and Natural Features:  

The  land  is currently a vacant unused parcel. This site  is generally flat. The soils appear to be a Hydrologic 
Group ‘C’ and possibly ‘A’ for the site with a general slope of less than 2%. 
 

7.   Transportation / Connectivity:  
The  applicant  proposes  to  use  the  existing  access  from Meridian  Road  on  the  north  side  of  the  site 
temporarily. When adjacent future development occurs, applicant is aware that access will be limited to the 
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future mid‐mile alignment (Mason Creek St.) At this time, it has been deemed unnecessary by ACHD to require 
the construction of Mason Creek St. on the south half of the site and cross the Mason Creek ditch at this time. 
Staff agrees with ACHD. Staff notes  that  the Highway Overlay District  standards  state  that connection  to 
Meridian Road shall be at  the  full and/or mid‐mile alignment and shall be enforced as  the area develops 
further in the future. 
 

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

 
9. Agency Responses:  

The following agencies returned comments are included with this case file: 
‐ City Engineer (Gordon Law, P.E.) Exhibit B 1, 
‐ Ada County Highway District (Austin Miller) Exhibit B 2, 
‐ Boise Project Board of Control (Bob Carter) Exhibit B 3, 
‐ Central Dist. Health Dept. (Lori Badigian), Exhibit B 3, COMPASS (Carl Miller), Exhibit B,  
 

F. Staff Analysis: 
  This  project  requests  a  C‐1  commercial  zone  upon  annexation.  The  Comprehensive  Plan  Map  (CPM) 

designates this site as High Density Residential. The applicant proposed to introduce retail boats sales and 
repair services. This new commercial use is an appropriate designation for the CPM, as this site is located 
within the Overlay District, and adjacent to the Kuna Transportation Corridor. The property abuts Kuna City 
limits on the south (Previously known as the Napa Vineyards project 2008‐PUD). This project is adjacent to 
a principle arterial (Meridian Rd./Highway 69 and to the south, future mid‐mile Mason Creek St.). There are 
no public utilities within 300 feet of, or adjacent to this site. Applicant is aware that when City services are 
within 300’ of the property it will be necessary to connect to sewer, potable water lines as recommended in 
the City engineers report. Applicant intends to prepare the site for commercial retail use. It is anticipated 
this development will take up to 3 phases to complete. Applicant is aware that design review will be required 
for future proposed building(s), landscaping and its parking lot. 

 
  Staff has reviewed Kuna’s Comprehensive Plan (Comp Plan), which encourages commercial developments 

numerous times throughout the Comp Plan, and particularly within the Meridian Road corridor. The sections 
of the Comp Plan that address new commercial are included below, in Section K (Comp Plan analysis) of this 
report. As the area develops in the future, staff recommends the applicant be conditioned to remove the 
existing access and rely solely on future Mason Creek St. to the south and applicant shall participate in its 
construction. The City attempts  to balance new commercial uses within  the City. Staff  recommends  the 
applicant work with Kuna Rural  Fire District  (KRFD)  to  ensure proper  access  and  all  servicing  (including 
sprinkler needs) needs of the KRFD, throughout all phases of development. 

 
  Staff has determined this application complies with Title 5 and 6 of the Kuna City Code; Idaho Statute § 67‐

6511; and the Kuna Comprehensive Plan; and forwards a recommendation of approval for Case No’s 16‐04 
–CPM and 16‐13‐AN, subject to the conditions of approval by Kuna’s Commission and Council. 

 

G. Applicable Standards: 
1. City of Kuna Zoning Ordinance  Title 5, Chapter 13 

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

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

H. Procedural Background: 
On April 11, 2017, the Planning and Zoning Commission considered the applications, including agency comments, 
staff’s report, application exhibits and public testimony presented or given. 
 



 
Page 5 of 9  File No.s 16-04-CPM and 16-13-AN  
3/17/17               P: P&Z\SHARED\CASES\Annex\ Indian Creek Sports, Troy Todd 
 

 

I. Factual Summary: 
This site  is  located at the northwest corner of Meridian Road and Mason Creek St. alignment and covers 5.46 
(approx.) acres that are adjacent to City limits and currently zoned RR (Rural Residential – Ada County). Applicant 
requests  amending  the  Comp  Plan Map  designation  for  the  subject  site  from  High  Density  Residential  to 
Commercial;  and  to  annex  the  same  parcel  into  Kuna  City  with  the  following  zone;  C‐1  (Neighborhood 
Commercial). If approved, this project will take access from Meridian Road (principle arterial) in one place (existing 
access on the north side). Both roads are/will be classified roadways. 
 

J. Proposed Findings of Fact: 
Based upon the record contained in Case No’s 16‐04‐CPM and 16‐13‐AN, including the Comprehensive Plan, Kuna 
City Code, staff’s memorandums,  the exhibits, and  the  testimony during  the public hearing, Kuna Commission 
hereby recommends approval/denial of the Findings of Fact and Conclusions of Law, and conditions of approval 
for Case No’s 16‐04‐CPM and 16‐13‐AN, a request for a Comprehensive Plan Map amendment and annexation 
into Kuna City limits request by the applicant follows: 
 
The Commission concludes that the applications does/does not comply with the City of Kuna’s Zoning regulations 
(Title 5) of KCC. 
 

1. The  Kuna  Commission  accepts  the  facts  as  outlined  in  the  staff memo,  the  public  testimony  and  the 
  supporting evidence list presented. 
 
  Comment: The Kuna Commission held a public hearing on the subject applications on April 11, 2017, to hear 
  from 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. 
 
2. Based on the evidence contained in Case No’s 16‐04‐CPM and 16‐13‐AN, this proposal appears to generally 
  comply with the Comprehensive Plan and Comp Plan Map. 
 
  Comment: The Comp Plan has listed numerous goals for providing new commercial in Kuna. The Comp Plan 
  Map designates this property as High Density. Whereas this project proposes new commercial along 
  Meridian Road, which has been designated as a commercial corridor, and this project proposes new 
  commercial uses, and High Density typically requires commercial standards and is typically considered a 
  commercial use, the project generally follows the goals of the Comp Plan and the Comp Plan Map.  
 
3. The Kuna Commission has the authority to recommend approval or denial of these applications. 
 
  Comment: On April 11, 2017, Kuna’s Commission voted to recommend approval/denial of case No’s 16‐04‐CPM 
  and 16‐13‐AN. 
 

4. 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 April 11, 2017. 
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K. Commissions  Comprehensive  Plan 
Analysis: 
Commission  determines  the  proposed 
commercial  use  for  the  site  is/is  not 
consistent with  the  following Comp Plan 
components: 
 
New Commercial:  
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 13 ‐ 
CP).                                                                        
       
Comment:    The  Comp  Plan  and  the 
corresponding Future Land Use Map (with 
land  use  designations)  provides  for 
commercial  uses.  This  project  has 
proposed  new  commercial,  therefore  it 
generally conforms to the Comp Plan and the 
Future Land Use Map.   
                     
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           LEGEND 

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 General’s 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:               
Promote and support a diverse and sustainable economy that will allow more Kuna residents to work  in their 
community, and develop policies to provide incentives and assistance to attract companies. 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, Pg. 43 – 3.1 and Pg. 41 – 1 & 1.3 [CP]). 
 
Comment: The Comp Plan encourages a mix of commercial uses and calls for increasing pedestrian connections. 
This project adds to Kuna’s new commercial inventory and provides opportunities for possible extension of Mason 
Creek Street in the future. 
 
Land Use Goals and Objectives ‐ Section 6 ‐ Summary: 
Encourage and support mixed uses to accommodate a diverse range of business and commercial activity balanced 
with residential uses. Provide a broad mix of services within walking distances while strengthening the economy 
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and providing opportunity for social interactions. Encourage commercial development on transportation corridors. 
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. 63 – 
1.1, Pg. 64 – 2.1, 2.2.1, and 6.4.1 Def. Pg. 89 [CP]). 
 
Comment: This project adds a quality commercial opportunity to the City’s inventory. 
 
Transportation  ‐  Section  9: Encourage  developers  to  create mixed‐use  developments  that will  reduce  travel 
demand through trip capture. Increase Kuna’s employment opportunities as a means of reducing commuter trips 
(Page 119 – Obj. 3.2 Policy 1 and 2 [CP]). 
 
Comment: Applicant proposes a new  commercial development adding  to  employment opportunities and may 
reduce commuter trips, therefore, it complies with the comp plan goals and policies 
 
Community Design Goals and Objectives ‐ Section 13 ‐ Summary: 
Strengthen Kuna’s Image through good community and urban design principles that create mixed‐uses and 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 (Pg.167 – Goal 1 and Pg. 
168 – 1.2 and 2.1[CP]). 
 
Comment: Applicant proposes good community and urban design principles through creation of Mixed‐Uses and 
a quality development, adding possibly adding to the pedestrian pathway network and adding possibly in the future 
to  the  City’s  roadway  network  (Mason  Creek  St.)  complying  with  the  adopted Master  Street  Plan  of  Kuna 
(Functional Classified Road Map). This development should also incorporate landscape buffers creating a sense of 
place for citizens. Therefore, this project fosters sound community design concepts and complies with the Comp 
Plan goals and strengthens Kuna’s image. 

 

L. City Council’s Idaho State Code Analysis:  

 
1. IC §67‐6511 (2) C requires that the Commission analyze the proposed changes to zoning ordinances to ensure 

that they are not in conflict with the policies of the adopted comprehensive plan. If the request is found by 
the governing board to be in conflict with the adopted plan, or would result in demonstrable adverse impacts 
upon the delivery of services by any political subdivision providing public services, including school districts, 
within the planning jurisdiction. 
 

2. IC §67‐6513 provides that the City provide for mitigation of the effects of subdivision development on the 
ability of political subdivisions of the state, including school districts, to deliver services without compromising 
quality of service delivery to current residents or imposing substantial additional costs upon current residents 
to accommodate the proposed subdivision. 

 

3. Through discussions  and  comments  submitted  by public  service  providers,  the project would not  create 
demonstrable adverse  impact  to quality of emergency  service and/or delivery of  said  services, or  impose 
substantial additional costs to current residents. 

 

M. The Commission’s Conclusions of Law: 
The public notice requirements have been met and the neighborhood meeting was conducted within the 
guidelines of applicable Idaho Code and City Ordinances. 

 
1. The Commission feels the site is/is not physically suitable for commercial development as a commercial retail 

/ repair service, as proposed. 
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Comment: The 5.46 acre (approximate) project does/does not appear to be suitable for development as a 
commercial use, as proposed. 
 

2.  The commercial uses are not likely to cause substantial environmental damage or avoidable injury to wildlife 
or their habitat. 

 
Comment: The land to be developed commercially is not used as wildlife habitat.  Uses for the site are planned 
for construction according the City and ACHD requirements and best practices and will therefore not cause 
environmental damage or loss of habitat. 

 

3. The Comprehensive Plan Map (CPM) amendment and annexation applications are not likely to cause adverse 
public health problems. 

 
  Comment: The proposed commercial uses for the property would generally comply with the Comp Plan. The 
  project will be required to connect to public sewer and potable water systems when available and within 300’ 
  of the property, therefore eliminating the occurrence of adverse public health problems.  
 

4. 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: Through correspondence with public  service providers and application evaluation,  this project 
appears  to avoid detriment  to  surrounding uses.   Commission did  consider  the  commercial uses and  the 
location of the property with current adjacent uses.  

 

5. The existing and proposed street and utility services  in proximity to the site are suitable or adequate for 
commercial purposes. 

 
  Comment: Correspondence from ACHD and Kuna Public Works confirms that the streets and utility services 
  are suitable and adequate for the residential project. 
 

6. Based on the evidence contained in Case No’s 16‐04‐CPM and 16‐13‐AN, Commission finds Case No’s 16‐04‐
CPM and 16‐13‐AN do/do not adequately comply with Kuna City Code. 
 

7. Based on the evidence contained in Case No’s 16‐04‐CPM and 16‐13‐AN, Council finds Case No’s 16‐04‐CPM 
and 16‐13‐AN generally do/do not comply with Kuna’s zoning Code. 

 

N. Recommended Conditions of Approval: 
Based upon the Comp Plan, Kuna City Code, the record before the Commission, the applicant’s presentation and 
testimony at the April 11, 2017, and discussion at the public hearing, the Kuna Commission votes to recommend 
approval/denial  for Case No’s 16‐04‐CPM and 16‐13‐AN with  the  following  conditions of  approval at  time of 
development: 
 

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 
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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‐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– With 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 request to annex the irrigation surface 
water rights appurtenant to the property over to the Kuna Municipal Pressure Irrigation system of the City 
(KMID). 

6. Applicant shall apply for design review for all buildings, landscaping, and parking lot for the site. 

7. Street lights and parking lights for the site shall be LED lighting and must comply with Kuna City Code. 

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

9. 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. 

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

11. All 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. 

12. Applicant shall be conditioned to connect to City to Kuna Sewer and Potable Water, when the availability of 
those services are within 300’ of the property lines, as recommended by City Engineer. 

13. The land owner/applicant/developer, and/or 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. 

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

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

  DATED: This _____ day of _________, 2017. 
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1

Troy Behunin

From: Austin Miller <Amiller@achdidaho.org>
Sent: Thursday, February 09, 2017 4:06 PM
To: 'troy@indiancreeksports.com'
Cc: Troy Behunin
Subject: Indian Creek Sports ACHD Response

Hi Troy, 
I received your application for a comprehensive plan amendment and annexation into the City of Kuna (16‐04‐CPM & 
16‐13‐AN). As your property doesn’t abut an ACHD road, there are no site specific conditions of approval. 
 
Impact fees will be required prior to pulling a building permit for a new structure. For budgeting purposes, your site 
sounds like it would fall under out light industrial category. The rate would be $2,817 per 1,000 square feet. 
 
If you have any question, please let me know. 
 
Thank you, 
 

Austin Miller 
Ada County Highway District 
Planner I, Development Services 
3775 Adams Street, Garden City, ID 83714 
Phone:  (208) 387‐6335 
E‐mail:  Amiller@achdidaho.org 
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Communities in Motion 2040 Development Checklist 

The Community Planning Association of Southwest Idaho 
(COMPASS) is the metropolitan planning organization 
(MPO) for Ada and Canyon Counties. COMPASS has 
developed this checklist as a tool for local governments to 
evaluate whether land developments  are consistent with 
the goals of Communities in Motion 2040 (CIM 2040), the 
regional long-range transportation plan for Ada and 
Canyon Counties. CIM 2040 was developed through a 
collaborative approach with COMPASS member agencies 
and adopted by the COMPASS Board on July 21, 2014. 

This checklist is not intended to be prescriptive, but rather 
a guidance document based on CIM 2040 goals, 
objectives, and performance measures. A checklist user 
guide is available here; and more information about the 
CIM 2040 goals can be found here; and information on 
the CIM 2040 Vision can be found here.  

Name of Development: _______________________________________________________________ 

Summary:  ________________________________________________________________  
 _________________________________________________________________________  
 _________________________________________________________________________  
 _________________________________________________________________________  
 _________________________________________________________________________  

Land Use 
In which of the CIM 2040 Vision Areas is the proposed development? (Goal 2.1)? 

Downtown Employment Center Existing Neighborhood Foothills
 Future Neighborhood Mixed Use Prime Farmland Rural
Small Town Transit Oriented Development

Yes No N/A The proposal is within a CIM 2040 Major Activity Center. (Goal 2.3)

Neighborhood (Transportation Analysis Zone) Demographics  

Yes No N/A The number of jobs and/or households in this development is consistent with
jobs/households in the CIM 2040 Vision in this neighborhood. (Goal 2.1) 

Area (Adjacent Transportation Analysis Zone) Demographics  

Yes No N/A The number of jobs and/or households in this development is consistent with
jobs/households in the CIM 2040 Vision in this area. (Goal 2.1) 

(Page 1 of 2) 

More information on COMPASS and Communities 
in Motion 2040 can be found at: 

www.compassidaho.org 
Email: info@compassidaho.org 

Telephone: (208) 475-2239 

Indian Creek Sports

Amend the Comprehensive Plan from High Density Residential to Commercial southwest of the
intersection of Meridian Road and Columbia Road. The proposal exceeds the growth forecasted in the regional
transportation plan for this neighborhood. The proposal meets 6 CIM 2040 checklist items and does not meet 13
items.Consider a pathway along Mason Creek Feeder for future connections per the 2016 City of Kuna Regional
Pathway Map and restricting access to only Rocky Mountain Lane, not Highway 69 (Meridian Road).

26 19 26 32 29 19

55 162 55 175 1,013 905
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Communities in Motion 2040 Development Checklist 

Transportation 
Attached N/A  An Area of Influence Travel Demand Model Run is attached. 
Yes No N/A There are relevant projects in the current Regional Transportation 

Improvement Projects (TIP) within one mile of the development. 
Comments: _______________________________________________________________________  

Yes No N/A The proposal uses appropriate access management techniques as described 
in the COMPASS Access Management Toolkit. 

Comments: ________________________________________________  
Yes No N/A This proposal supports Valley Regional Transit’s 

Transit Amenities Development Guidelines  
Comments: ________________________________________________________________  

The Complete Streets Level of Service (LOS) scoring based on the proposed development will be 
provided on an separate worksheet (Goals 1.1, 1.2, 1.3, 1.4, 2.4): 

Attached N/A  Complete Streets LOS scorecard is attached. 
Yes No N/A The proposal maintains or improves current automobile LOS. 
Yes No N/A The proposal maintains or improves current bicycle LOS. 
Yes No N/A The proposal maintains or improves current pedestrian LOS. 
Yes No N/A The proposal maintains or improves current transit LOS. 

Yes No N/A The proposal is in an area with a Walkscore over 50. 

Housing
Yes No N/A The proposal adds compact housing over seven residential units per acre. 

(Goal 2.3) 
Yes No N/A The proposal is a mixed-use development or in a mixed-use area. (Goal 

3.1) 
Yes No N/A The proposal is in an area with lower transportation costs than the regional 

average of 26% of the median household income. (Goal 3.1) 
Yes No N/A The proposal improves the jobs-housing balance by providing housing in 

employment-rich areas. (Goal 3.1) 

Community Infrastructure 
Yes No N/A The proposal is infill development. (Goals 4.1, 4.2) 
Yes No N/A The proposal is within or adjacent to city limits. (Goals 4.1, 4.2) 
Yes No N/A The proposal is within a city area of impact. (Goals 4.1, 4.2) 

Health
Yes No N/A The proposal is within 1/4 mile of a transit stop. (Goal 5.1) 
Yes No N/A The proposal is within 1/4 mile of a public school. (Goal 5.1) 
Yes No N/A The proposal is within 1/4 mile of a grocery store. (Goal 5.1) 
Yes No N/A The proposal is within 1 mile of a park and ride location. (Goal 5.1) 

Economic Development  
Yes No N/A The proposal improves the jobs-housing balance by providing employment in 

housing-rich areas. (Goal 3.1) 
Yes No N/A The proposal provides grocery stores or other retail options for 

neighborhoods within 1/2 mile. (Goal 6.1) 

Open Space 
Yes No N/A The proposal is within a 1/4 mile of a public park. (Goal 7.1) 
Yes No N/A The proposal provides at least 1 acre of parks for every 35 housing units. 

(Goal 7.1) 
Farmland

Yes No N/A The proposal is outside “Prime Farmland” in the CIM 2040 Vision. (Goals 
4.1, 8.2) 

Yes No N/A The proposal is outside prime farmland. (Goal 8.2)
(Page 2 of 2) 

●

See attached
●

Limit access management to Highway 69 (Meridian Road) a Principal Arterial.
●

This location is not along a current or proposed transit service, nor in a demand response area.
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Transportation Improvement Projects (TIP) Comments 
 
In FY2021 ITD plans to resurface the pavement on SH-69 from the City of Kuna to 
the City of Meridian.  Also in FY2021 ITD plans to signalize the intersections of 
Hubbard Road and Lake Hazel Road along SH-69.  
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Highway 69 
(Meridian Road) 

Mode     Existing  With attached sidewalk and bicycle lane
Link LOS Link LOS 

 
Columbia Road to 

Hubbard Road

Transit F F 

Bike E C 

Ped  F D 

Highway Capacity Manual 2010 Methodologies 

With detached pathway 
Link LOS 

F 

B 

D 

Communities in Motion 2040 Complete Streets Scorecard 

The purpose of this checklist is to provide a tool for local governments to evaluate whether land developments 
are in accordance with the goals of Communities in Motion 2040 (CIM 2040). Complete Streets Level of Service 
(LOS) refers to the multimodal (automobile, bicycle, pedestrian, and transit) experience and grades a roadway 
(A-F) for each mode. COMPASS conducts Complete Streets Level of Service (CSLOS) analysis for developments 
on arterial roads. 

Walkscore:  0 Car-Dependent.   Walkscore is a walkability index that assigns a numerical 
walkability on a scale from 0 - 100 based on walking routes to destinations such as grocery stores, 
schools, parks, restaurants, and retail. Scores of 50 or higher are considered at least “Somewhat 
Walkable” while scores less than 50 are “Car-Dependent.” 
 

Additional Comments:  

Highway 69 (Meridian Road) is currently served by a Bicycle LOS of “E” and a Pedestrian LOS of 
“F.”  An attached sidewalk and bicycle lane would improve Pedestrian LOS from “E” to “C” and 
Bicycle LOS from “F” to “D.” A a separated or detached pathway would improve Pedestrian LOS to 
a “D.” The detached pathway would also improve Bicycle LOS to a “B.” 

 

More information on 
COMPASS and  

Communities in Motion 
2040 can be found at: 

www.compassidaho.org 
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