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KUNA PLANNING AND ZONING COMMISSION 
Agenda for July 13, 2017 (SPECIAL MEETING) 

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 Stephen Damron 
Commissioner John Laraway 

 
2. CONSENT AGENDA 

a) Planning and Zoning Commission Meeting Minutes for June 27, 2017 
 

b) 16-11-AN (Annexation) – Kolo, LLC (Logan Patten); Jay Walker with AllTerra Consulting – Findings 
of Fact and Conclusions of Law 

 
c) 17-04-SUP (Special Use Permit) – KJ’s Superstore – Findings of Fact and Conclusions of Law 

 
d) 17-03-SUP (Special Use Permit): BRS Architects representing Smoky Mountain Pizzaria Grill – 

Findings of Fact and Conclusions of Law 
 

3. PUBLIC HEARING 
a) 17-03-S (Subdivision), 17-03-ZC (Rezone) and 17-06-DR (Design Review) – Deserthawk No. 4 

Preliminary Plat: B&A Engineers representing Endurance Holdings, LLC requests preliminary plat, 
rezone and design review approval for an approximately 9.43-acre parcel within an existing 
agricultural (Ag) zone to a medium density residential (R6) designation, and subdivide the parcel 
into 34 residential building lots and seven (7) common lots. The site is located approximately 2500 
feet south of the intersection of West Avalon Street and South Ten Mile Road on the southeast 
corner (SEC) of South Ten Mile Road and West Sunbeam Street, and is addressed as 874 S. Ten 
Mile Rd., Kuna, Idaho.  
 

b) 17-04-ZC (Rezone) and 17-04-S (Subdivision) – Ashton Estates Preliminary Plat: Applicant, Kirsti 
Grabo with KM Engineering, requests approval for a zone change for approximately 19.86 acres 
to C-1, and 34.76 acres to R-6 Medium Density Residential. Applicant also proposes a preliminary 
plat for a residential and commercial subdivision. The subject site is located on the southeast 
corner (SEC) of Meridian and Deer Flat Roads.  
 

4. COMMISSION DISCUSSION AND REPORTS 
 

5. ADJOURNMENT 
 



CITY OF KUNA 
PLANNING & ZONING COMMISSION 

 
MEETING MINUTES  
Tuesday, June 27, 2017 

 

2017 Minutes 
P&Z Commission Meeting Minutes June 27, 2017 Page 1 of 15 

  
PZ COMMISSION MEMBER PRESENT CITY STAFF PRESENT: PRESENT 
Chairman Lee Young X Wendy Howell, Planning Director X 
Commissioner Dana Hennis X Troy Behunin, Senior Planner X 
Commissioner Cathy Gealy   Absent Trevor Kesner, Planner II X 
Commissioner Stephen Damron X Jace Hellman, Planner I X 
Commissioner John Laraway  Absent   

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

1. CONSENT AGENDA 
a) Planning and Zoning Commission meeting minutes for June 13, 2017. 
b) 16-04-S (Subdivision) and 16-19-DRC (Subdivision Design Review): Troost Family Living Trust, Jaylen 

Walker with AllTerra Consulting – Findings of Fact and Conclusions of Law. 
 
Commissioner Hennis motions to approve the consent agenda; Commissioner Damron Seconds, all aye and 
motion carried 3-0. 
 

2. NEW BUSINESS 
a) 17-12-DR (Design Review) – Ridley’s Family Center No. 2 (landscaping buffers): Applicant requests 

approval for new landscape buffering adjacent to Deer Flat Road and future Sailer Place ahead of the 
future Ridley’s Family Center No. 2, commercial subdivision. 
 
Chairman Lee Young recuses himself from this hearing 
 
Eric Anderson: Landscape architect for CSHQA. The project is essentially streetscapes along sailer place 
and Deer Flat Road. We have been working with Troy the city planner and other staff to make sure that 
all the requirements of street trees and shrubs are accounted for, and that’s essentially all of the project. 
C/Hennis: Thank you, do you have any questions? Okay Staff? Troy Behunin: good evening commissioners 
just for the record, Troy Behunin Planner 3, Kuna Planning and Zoning Department. I appreciate Eric 
Andersons efforts and all of his hard work with what we have been doing with this landscape Design 
Review. We do recognize that this putting the pony in front of the cart. Typically, the landscape buffering 
doesn’t take place or get installed until the final plat is approve and moving forward. The owner of the 
property would like to jump out in front of that and make it more presentable. Staff has been through 
numerous conversations with Jeff Ward and Eric Anderson and some of the other players on the applicant 
side in order to make sure that everything is being adhered to, and that the landscaping ordinance is being 
followed. We’ve actually done a very good job, and they have put a lot of effort, and a lot of man hours in 
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and they have come up with something that is really nice for the area and it will do exactly what the owner 
is thinking it will do. It will beautify the area while its under construction and it will start to say hello we 
are here, pay attention to us. They have done everything we have asked them to and provided numerous 
documents and renditions and we have gone back and forth and they have been really nice to work with. 
I have no concerns and I will stand for any questions that you might have for us. C/Hennis: Stephen do 
you have any? C/Damron: Not at this time. C/Hennis: I’ve got one question, in your staff analysis it 
remarked that gravel is not an acceptable ground cover in a C-1 zone, has that been resolved with the 
applicant? Troy Behunin: We resolved that, it can be used as a decorative item, meaning it can be used, 
but it just can’t be the dominate landscape feature. We don’t want to drive out there and see 50 Percent 
gravel and 10 percent trees, and the rest grass. C/Hennis: Okay, so something like a perma bark can be 
used? Troy Behunin: Yeah. C/Hennis: as long as you guys have worked it out, then that’s not relevant in 
the analysis. Troy Behunin: Not really, it was just put there as boiler plate reminder that gravel may be 
used, it just can’t be the dominate. C/Hennis: On their plans they have accounted for the required trees 
and shrubs and those accurate to the city’s requirements? Troy Behunin: They do exceed in some of the 
categories.  C/Hennis: Okay, I have no more questions thank you. I think it looks good. C/Damron: I like 
the idea of a buffer in there. I think it looks pretty good.  
 
Commissioner Damron motions to approve Case No. 17-12-DR for Ridley’s Family Center No. 2 (landscape 
buffers) with the conditions outlined in the staff report and testimony; Commissioner Hennis Seconds, all 
aye and motion carried 3-0. 
 

b) 17-11-DR (Design Review) – Patagonia Pool House: Taylor Merrill with Arbor Ridge, LLC seeks Design 
Review approval from the Planning and Zoning Commission (acting as Design Review Committee) for a 
pool and pool house, accompanying landscape, lighting and parking lot, within the Patagonia Subdivision 
(Future Lot 1 Block 5). 
 
Amanda Bidwell: neUdesign architecture the address is 725 E 2nd street in Meridian Idaho. So, what I have 
designed is one of the amenities for the Patagonia neighborhood. It is a pool facility and we worked closely 
with a local pool designer to do the pool area and I designed the building, it has a male and female 
restroom facility and then it has a pool equipment and storage room. On the outside of the building we 
looked at some the houses going up in the neighborhood and used similar materials and color pallets to 
make it match and then we also worked with troy and Jace to get landscaping figured out and the number 
of parking spots that are required. C/Young: Okay, are there any questions for the applicant at this time? 
C/Hennis: Just one question on the fence, you indicated rod iron fence, are there no actual gates for entry 
outside of through the pool house. Amanda Bidwell: So, there is the main entry through the pool house 
and there is a separate one off to the westside. C/Hennis: And that is going to be a self-closing gate? 
Amanda Bidwell: Yeah. C/Hennis: Okay, that’s all I can think of. C/Damron: What’s the depth of that pool? 
Amanda Bidwell: it ranges from 4 to 6 feet and then that bowl that comes off the top is a beach entry. 
C/Damron: So, it is ADA compliant, that beach entry? Amanda Bidwell: It is. C/Damron: it is. C/Young: 
Okay, any other questions? We will have staff come forward. 
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Jace Hellman: Chairman, commissioners for the record my name is Jace Hellman, Planner I for the City of 
Kuna 751 W 4th ST. The application before you tonight is seeking Design Review approval for a pool and 
pool house with accompanying landscape within the future phase 2 of the Patagonia subdivision. The site 
will eventually be Lot 1 Block 5. This project will include one pool, a pool deck, and a pool house with 
restrooms and storage facilities. Vehicle access to the site will be made available from East Hubbard Road 
during the future construction of Patagonia Subdivision phase 2. The Property as it sits now is vacant, 
within city limits, and currently zoned R-6. The site’s vegetation has been cleared and earth work for future 
development is underway. Staff has determined that the applicant has submitted all the necessary 
documents.  They have shown to be very willing to work with staff throughout this process as well. The 
application is in general conformance with the Kuna City Code Title 5, Chapter 4, (the Design Review 
Ordinance) and Title 5, Chapter 17, The Landscaping Ordinance. One last note, one of the renderings in 
your packet include a large sign that says Patagonia. The applicant and their representative and decided 
against placing the depicted sign on the building. In the future if they decide to add the sign, a separate 
design review will be needed. I believe I have included a rendering that shows the building without the 
sign. I will now stand for any questions. C/Young: Are there any questions for staff? C/Hennis: Not that I 
can think of right now. C/Young: Okay thank you. Now that brings up our discussion. C/Hennis: It seems 
pretty straight forward. C/Young: It does, the colors are conforming with what I have seen out there. The 
structures are not overbearing. The rooflines breakup, the materials vary. C/Damron: Well landscaped 
around the edges it looks like. C/Hennis: Photometrics even provided, it looks like we have good lighting. 
C/Young: are there any other thoughts that you can think of? C/Hennis: I can’t think of anything.  
 
Commissioner Hennis motions to approve Case No. 17-11-DR (Design Review) for Patagonia Pool House 
with the conditions outlined in the staff report and testimony; Commissioner Damron Seconds, all aye and 
motion carried 3-0. 
 
 

3. PUBLIC HEARING 
a) 17-03-SUP (Special Use Permit): BRS Architects representing Smoky Mountain Pizzeria Grill Requests 

Special Use Permit approval to operate a full-service bar within the newly proposed Smoky Mountain 
Pizzeria Grill restaurant to be located at 1011 N. Meridian Road, on Lot 2, Block 1, within the Ensign 
Commercial subdivision. 

 
Dan Todd: Hi I am Dan Todd, I am the president of Smoky Mountain Pizzeria grill restaurants. We will be 
located at 1011 N Meridian Road. I am here tonight requesting special use permit approval to operate a 
full-service bar within the newly propose restaurant at that address. C/Young: Okay, are there any 
questions for the applicant. C/Hennis: It looks pretty straight forward. Trevor Kesner: Chairman, 
Commissioners, as the applicant has stated, the application before you is for a special use permit to 
operate a full-service bar within the previously approved design review for the Smoky Mountain Pizza 
restaurant at the last meeting. The City of Kuna requires a special use permit to operate a full-service bar, 
as long as it is not within 300 ft. of place of worship or a school, which this not. I will stand for any questions 
you may have for this. C/Young: Okay. C/Damron: Do they already have their liquor license for that? 
Trevor Kesner: That I would have to defer to the applicant. I know they have them at other locations, I 
don’t know if that carries for the corporation? Dan Todd: Liquor licenses are issued individually, and we 
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need to go through this process first and then we can apply once a premise is established. Trevor Kesner: 
I would like to introduce one exhibit for this because it was a late arrival from Idaho Transportation 
Department. They had comments that arrived late. C/Young: let the record show that this is exhibit C8. 
C/Hennis: I have no other questions. C/Young: okay, Thank you. I will go ahead and open up the public 
testimony at 6:17 and I don’t see anybody signed up, is there anybody here that would like to sign up to 
testify. Okay, seeing none I will go ahead and close the public testimony at 6:18. That brings up our 
discussion. C/Hennis: It seems pretty straight forward, you can’t have a full-service restaurant without 
the bar. It is not in a neighborhood so. 

 
Commissioner Hennis motions to approve Case No. 17-03-SUP (Special Use Permit) for the Smoky 
Mountain Pizzeria with the conditions outlined in the staff report and testimony; Commissioner Damron 
Seconds, all aye and motion carried 3-0. 

 
b) 17-04-SUP (Special Use Permit) and 17-10-DR (Design Review) – KJ’s Superstore:  A Special Use Permit 

(SUP) and Design Review (DR) request from RADIX Construction Inc. to construct a new convenience store, 
fuel stations and car wash. The site is located at 1565 East Deer Flat Road, Kuna, ID 83634. 
 
Carlo Cante: I am with RADIX construction, we are the selected design builders. We represent Hansen and 
Hansen LLP. Our proposed project involves an approximate 2-acre site. At the southwest corner of the 
intersection of Deer Flat and Meridian Road. Our proposed project involves a convenience store that will 
be 5700 square feet, a car wash that will be approximately 5300 square feet and a fuel pump station to 
accommodate the convenience store. We have been working with Mr. Hellman in providing the required 
documents for the design review and at this point we are ready to proceed with construction documents 
and seek approval in honoring that. C/Young: any questions for the applicant at this point? C/Hennis: 
none that I can think of, the information is pretty much here. C/Damron: That concrete wall barrier that 
in the Ridley’s parking lot that on the north side, are you going to fence the top of that for safety concerns: 
Carlo Cante: I am not sure if we have that yet, since we are in the design development process, but we 
will look at that and see if there is a fence that will be going on it, but at the present time I do not believe 
we have one. C/Damron: Okay. C/Hennis: I don’t have any further questions. C/Young: None at this time? 
Okay, thank you. Then we will have Jace come forward.  
 
Jace Hellman: Chairman, commissioners for the record my name is Jace Hellman, Planner I for the City of 
Kuna 751 W 4th ST. The application before you is seeking a Special use Permit and Design Review Approval 
for KJs Superstore gas station located at 1565 E Deer Flat Road. Design Review approval is necessary for 
the proposed Convenience Store and Car Wash, and with the addition fuel sales, under Kuna City Code a 
Special Use Permit is required. The applicant has also provided us with the board of materials for your 
viewing. Access is proposed as a right-in/right-out only, curb return type driveway accessing Deer Flat 
Road from the site, located 348-feet west of State Highway 69. Full access to the site off Deer Flat Road 
would not meet ACHD or City Access Management standards and therefore, Per ACHD the applicant will 
be required to install a 6-inch concrete median in Deer Flat Road from State Highway 69/Meridian Road 
to the west. It should be constructed a minimum of 75-feet beyond the edge of the driveway, which would 
prevent westbound turning from the driveway approach location. Access will also be available from North 
Abstein Lane. All drainage will be retained on site through landscaping areas and catch basins with 
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seepage beds. These proposed seepage beds would be located under the asphalt driveway. I have 
provided for you tonight comments from both Idaho Transportation Department and Boise Project Board 
of Control who submitted comments after you received your packet. the applicant is aware of these 
submittals and agrees follow the requirements of put forth by these agencies. Staff has determined that 
the applicant has submitted all the necessary documents and all noticing requirements have been met. 
They have shown to be very willing to work with staff throughout this process as well. Staff finds that the 
proposed building, landscaping, parking and lighting are all in substantial conformance with Kuna City 
Code, specifically title 5 and forwards a recommendation of approval. One last note, signage is not a part 
of this design review. A separate design review for all signage on site will be required at a future date. I 
will now stand for any questions. C/Young: Okay, any questions for staff? C/Damron: Can you state to me 
again the reason we can’t have an egress or an ingress on Deer Flat Road. Jace Hellman: Yes, it is ACHD’s 
policy there within a certain amount feet from a full access, so right in right out is the only thing that 
would fit their access management standards and the six-inch median will act as a prohibitor. C/Damron: 
I noticed from ACHD, it seems that they didn’t consider traffic flow on Deer Flat during peak hours trying 
to get in and out of the one access, right there on Deer Flat Road. Looking at the site there is no way we 
can access through an easement to try and mitigate some of the traffic. C/Hennis: it is on the west side 
of the development, page 189, it shows us an access on the back side of here. Jace I am not sure if this is 
question for you or the applicant, the elevations show a darker red stucco, but the stucco shown on the 
board is a bright red, do you know which one it is actually? Jace Hellman: I would have to defer to the 
applicant for that. Carlo Cante: our design emphasis is to try and go with the elevations and the renderings 
that were submitted so the end result will be a darker red. C/Hennis: Okay perfect, thank you. C/Young: 
Okay, are there any other questions for staff. C/Hennis: I do not believe so.  C/Young: No? okay Thank 
you. Then I will go ahead and open the public testimony at 6:27 and seeing nobody signed up to testify, I 
will ask if there is anybody in attendance would like to sign up to testify?  Teresa Perry: this comment is 
actually not just for this project but for your other projects that are on tonight’s agenda as well. And that 
is, please take into consideration that you have four corners that are wanting to develop all at the same 
time, and you have us little land owners that enjoy our space that enjoy our space and we would just 
really appreciate some hardcore thinking before you approve everything. That is pretty much what I 
wanted to say, it is pretty hard for living in Kuna for so long. Your approving everything, I think that’s my 
frustration. C/Hennis and C/Young: Thank you. C/Young: Okay, then is there anybody else that did not, 
that would like to. Seeing none, if there is anything the applicant would like to say in rebuttal to that? We 
will go ahead and close the public testimony at 6:29. Then that leads to our discussion which is specific to 
this parcel, and specific to this application in an area that is already zoned C-1 for this project, its design 
review for this one, which is all that we can discuss at this point. As far as the design review and special 
use permit for the gas station there. That location really lends itself to a C-store. As the design review 
piece goes, I think they have done good job on the elevations. And again, as we talked about on the other 
project, the varying materials and some richer colors and so the layout and landscaping seem to be 
incompliance with what I’ve seen. C/Hennis: No, I agree, I think this is what this corner has been intended 
and design for, for the last few years. It’s going to be a good service for what they need in that location. 
C/Damron: there really is not much else we can do with it besides convenience for people coming in and 
out of town.  And the elevations look good. The building the facia on it looks like Ridley’s and the others 
in the area so it matches. C/Young: I have one last question for the applicant, as far as mechanical 
equipment, where is that being placed. Carlo Cante: our original application had split systems, but after 
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evaluating the budget and going through the design development we have agreed to go with some roof 
top units, so what we did is we extended the parapet so we could block the visual effects of those units. 
C/Young: Okay, so you did a line of sight and the parapet units will screen all of that? Okay thank you.  

 
Commissioner Hennis motions to approve Case No. 17-04-SUP (Special Use Permit) and 17-10-DR (Design 
Review) for KJs Superstore with the conditions outlined in the staff report and testimony; Commissioner 
Damron Seconds, all aye and motion carried 3-0. 
 

c) 17-03-S (Subdivision), 17-03-ZC (Rezone) and 17-06-DR (Design Review) – Deserthawk No. 4 Preliminary 
Plat: B&A Engineers representing Endurance Holdings, LLC requests preliminary plat, rezone and design 
review approval for an approximately 9.43-acre parcel within an existing agricultural (Ag) zone to a 
medium density residential (R6) designation, and subdivide the parcel into 34 residential building lots and 
seven (7) common lots. The site is located approximately 2500 feet south of the intersection of West 
Avalon Street and South Ten Mile Road on the southeast corner (SEC) of South Ten Mile Road and West 
Sunbeam Street, and is addressed as 874 S. Ten Mile Rd., Kuna, Idaho. -Staff is requesting this item be 
tabled to the July 13th, 2017 Special Planning & Zoning Commission hearing. 
 
Commissioner Damron motions that 17-03-S (Subdivision), 17-03-ZC (Rezone) and 17-06-DR (Design 
Review) for Deserthawk No. 4 Preliminary Plat be tabled until the July 13th meeting. Commissioner Hennis 
Seconds, all aye and motion carried 3-0. 
 

d) 17-04-ZC (Rezone) and 17-04-S (Subdivision) – Ashton Estates Preliminary Plat: Applicant, Kirsti Grabo 
with KM Engineering, requests approval for a zone change for approximately 19.86 acres to C-1, and 34.76 
acres to R-6 Medium Density Residential. Applicant also proposes a preliminary plat for a residential and 
commercial subdivision. The subject site is located on the southeast corner (SEC) of Meridian and Deer 
Flat Roads. -Staff is requesting this item be tabled to the July 13th, 2017 Special Planning & Zoning 
Commission hearing. 
 
Commissioner Hennis motions that 17-04-ZC (Rezone) and 17-04-S (Subdivision) for Ashton Estates be 
tabled until the July 13th meeting. Commissioner Damron Seconds, all aye and motion carried 3-0. 
 

e) 16-11-AN (Annexation) – Kolo, LLC (Logan Patten); Jay Walker with AllTerra Consulting, on behalf of Logan 
Patten with Kolo, LLC, request’s approval to annex approximately 11.41 acres into Kuna City limits with a 
C-1 zone (Neighborhood Commercial), is consistent with the Comprehensive Plan Map. The subject 
property is located on the north-east corner (NEC) of Meridian and Deer Flat Roads. 
 
Jay Walker: my name is Jay Walker I am at 849, East State street in Eagle Idaho. We appreciate all that 
staff has done, and the time and energy that they have expanded on this great projects behalf. I represent 
Kolo, LLC and the Honor, Logan Patton, and before you have your packet, and I have also created a 
presentation for the property it has some unique characteristics and by working with troy and staff we 
feel that we are coming in with an annexation, zoning included with that in C-1 that fits nice in Kuna’s 
plans. We seek annexation, 16-11-AN and proposed C-1 zoning approval for the approximate 10.21 acres 
located in the Kuna City Impact area. Both parcels, are to be annexed are both with the impact area and 
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C-1 zoning is consistent with Kuna’s comprehensive plan and future land use map. We meet the cities 
desires there that they have planned for and adopted. A lot of effort and energy has been expended by 
the owner and the team that he has assemble. We have a very comprehensive topo and boundary map, 
identifying everything and the characteristics that exist out on site. We are in the process as well as 
upgrading that topo to an alto survey to make sure we have all of the necessary easements. It is a unique 
property in that it has two major arterials on either side of it. It is somewhat of gateway to the City of 
Kuna. There are currently two older farm homes and some dilapidated out buildings and the owner is in 
the process of cleaning those up. This will significantly change the entry to appearance to Kuna’s district 
here. We have met and discussed in the Gordon law days before he left, a lot of the main utility 
characteristics of this property including sewer, water and pressurized irrigation. We have also taken some 
time briefly with Antonio and we will work with him in preparation for a preliminary plat presentation to 
you in the future. As you can see most of the utilities are stubbed just across the corner from our property 
near Ridley’s near the commercial development. We have worked extensively with Ashton Estates and 
Winfield on options of sharing that cost efficiently and collectively conveying those utility stubs to the 
property and we are excited to work with and work with staff and engineering to make sure that is done 
efficiently and cost effectively. We don’t want to bore cut 69 any more than we have to. Beyond the main 
utility coordination and studies that we have preliminarily done.  we conducted a phase one geotechnical 
study of the same property. We have also done a phase 1 environmental site assessment.  And rightfully 
stated in your report by troy there is nothing alarming that had been generated from those two reports. 
Everything that has been reported we can address and conform to code and standards that the city has 
requested. We have also, even though not necessary for the application before you, have conducted a 
transportation traffic impact study. Kittleson and John Ringert have assisted us in the process. We have 
had several follow up meetings with ITD and notes and follow up responses have come from them, in 
association with your packet today. We have also received a staff report from ACHD regarding access 
points and use and improvements along deer flat, most of which we are in agreement of and are 
continuing to work with them on access constraints and exact locations that will be presented to you in a 
near time on a preliminary plat application process. Utility meetings with adjacent developers as I’ve said 
have occurred and the owner has extensively worked with the irrigation district Boise project on small 
alternatives dealing the Kuna cannel, and whether to leave that open as an amenity to the development 
which we will seek the public’s input to see what they desire or tile it in an efficient way across the site. 
We have multiple layout that we are showing. These are all conceptual. Here is one of those with a large 
residential component in the northeast parcel, and on the hard corner over here in this area we would 
have retail commercial use of varying degrees, similar to what you’ve been presented with here tonight, 
by previous applications and SUPs. The next slide shows another variation of what we are considering as 
a layout with a little more office, commercial use. You may ask what does that office commercial entail, 
well there is daycares, and those operations that occur from the 9-5 typical work day, leaving evenings 
we are looking at sensitivity to maybe the residential folks and seeing if family dwelling unit located 
directly North, there is however a great buffer, that I will show you in some of our preliminary landscape 
layouts. We’ve got an access road that provides access for those residents that provides a large buffer and 
a transitioning effect to what we will present on the hard corner. Consideration there without holding 
anybody’s feet to the fire, we have coffee shops, restaurants. We have a C-store, a gas station with very 
agreeable access, especially to and from commuting traffic. Again, some higher density residential 
component to the west in a transitional phase. On the last layout, we considered maybe an anchor, maybe 
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a bigger box retail that has expressed some interest in the area and agreeable parking and parking lot 
islands and those types of applications agreeable to that with perimeter smaller retail commercial, and 
still the office retail transition from the single-family dwelling units to the North. Trying to be very 
sensitive. In this next slide is more of the green up concept. Not showing any access, we have had limited 
conversations. We did hold our neighborhood meeting, and those who were noticed, some showed up 
and we did have conversations mostly with them and making sure we transition very carefully with them 
closely and buffer through trees and landscape agreeable to other areas and typical to nice commercial 
areas that are agreeable to staff and to the residents of the community of Kuna. So, the development and 
design features on the next slide, the access features of circulation are very good for the development 
including emergency vehicles. This will account for improvements to Deer Flat and Meridian Road. Sewer 
and water and PI available west across Meridian Road. We are looking at efficient connection with 
neighbors. We have looked at cannel considerations, both open and tiles options. We will work carefully 
with Boise Project and Irrigation districts and the great open space to fit the development plan, working 
with the city for pathway. We will have a regional pathway connection, connectivity will be worked out 
with staff, we are agreeable with that, and look forward to sprucing that up and creating an amenity for 
the community. Our storm drain design will be a standard collection, conveyance and treatment on site, 
we will make sure we are agreeable to code and standard design criteria of the City of Kuna, surrounding 
area and ACHD. A new creation of business, commercial to meeting the growing city of Kuna’s needs. 
There was an expressed desire for that from community members. Street lighting and the parking lighting 
will be designed and nice in an upscale fashion for this area as well, and an accommodation for upscale 
care for any of the landscaping and pathway. So, in summary, this center has had a comprehensive review, 
we know a lot about the property and have extended effort in getting to know it. It will be a wonderful 
addition and amenity to the community it is located overlay district and adjacent to the Kuna, 
transportation and commercial corridor just as you have lined out in your comp plan and in your land use 
future. Adjacent to two adjacent arterials is mentioned. It lies within Kuna’s city limits and complies with 
Kuna’s Comp Plan and Future Land Use Plan. The C-1 Commercial zoning is compatible to adjacent, other 
commercial development and uses and desires of Kuna Residents for nearby services. It will clean out an 
older farm building and delipidated parcel for a nicer looking gateway into the City of Kuna. Compatible 
with surrounding uses and will transition and buffer the areas to the north and it’s going to be a new 
commercial use providing good tax bases for the city. With that I will stand for questions and work with 
staff. We would ask your approval of this annexation. C/Hennis: I cannot think of anything right now. It is 
just for the annexation. C/Young: That is what I was going to say, that this is strictly an annexation, nothing 
else proposed here is on the table. C/Hennis: but thank you for all of the information about what your 
intentions are with the property, that makes it a lot easier for to know what we will be looking at in the 
future. So, thank you for your diligent work. C/Young: okay thank you, we will have troy come on up. 
 
Troy Behunin: for the record, Troy Behunin, Planner 3, Kuna Planning and Zoning Department, 751 W 4th 
St. I also have a late entry from Idaho Transportation department, they sent this last Friday, and I was out 
of the office last Friday, and we are perplexed why this so tardy in reaching our office, but it is what it is. 
I stand before you tonight to let you know that the applicant representing Kolo, LLC, Jay Walker has 
worked with Staff, considerably over the last six months in order to get to the public hearing tonight. They 
held their neighborhood meeting and they’ve submitted everything that we had asked them to do. They 
have also submitted some sketch plans of their future plans that are in your packet, and hopefully you 
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have had a chance to review the packet, everything except of course the ITD report. All of the notifications 
have been properly held and posted, the site was posted, letters were sent out to landowners within the 
300-foot radius, in fact we extended that radius just a little bit, and we did run an ad in the paper in the 
public hearing section to advertise for tonight’s hearing. As the applicant did state this area is designated 
as a commercial corner according to the 2008-2009 comprehensive plan map. They are asking for 
something that is in complete concert with that map. Staff is pleased to hear that they are considering all 
options for the pathway that does cross through, diagonally through the site from southeast to northwest. 
We are excited to hear that they are contemplating a pathway as a part their plan. Staff has a raised 
eyebrow with the access because this is the overlay district, and that stretches one quarter mile east and 
west of the centerline on the highway. As they are proposing two different access points within the overlay 
district, both ACHD and ITD are going to have some sort of jurisdiction on this project. Staff would 
recommend that even though it may be temporary system, that they do get the access that they are 
proposing until the warrants for safety have been met, and ITD is worried about the connections and that 
ACHD might be concerned, or that City Council might be concerned and that at some point that those 
would be restricted to a right in, right out only. But again, that is something that a traffic impact study will 
indicate. They are the traffic experts and ACHD will give its consideration to that Traffic impact study as 
well as ITD. You will notice that on the Idaho Transportation Department comment letter, item number 
five, it does indicate that ITD will require a Traffic Impact Study. ACHD has not requested one, or not 
required one, ITD has. That will come with preliminary plat when we move forward at some point. 
Tonight’s hearing is just for the annexation. At some point the applicant will bring in a preliminary plat to 
divide up the land and create parcels, but that is a later time, and that is when the traffic impact study will 
be required. And as you heard from Jay, they are aware of that and they are in the middle of its 
preparation are nearing its completion. Other than that staff will just stand for any comments or questions 
you might have. It does follow our comprehensive plan and it is on the transportation corridor, and city 
council has stated many times that it is an entry corridor and is meant for business, which they are 
proposing. C/Damron: Troy, the road spacing they are stating here is does that post that signal will that 
be a 35 mile an hour zone? Is that what they are stating? Troy Behunin: you mean from comment number 
4? C/Damron: Yeah from comment number 4. Troy Behunin: that is an IDAPA rule, I couldn’t tell you. 
They are not saying it will be, but I think they are just doing that for design consideration. They are 
considering a reduction in speed limit. To move it north. Well before the Kuna Curve. This is tricky parcel, 
within the overlay district we like to have backage road within 600 feet because the overlay district code, 
strictly dictates that access is only given at the mid mile and the full mile and that those are both signalized. 
However due to the small nature of the project they do not have access to the mid mile in either direction. 
State law requires that each parcel be required at least some frontage allowance. You can’t be land locked. 
C/Hennis: Right but that’s a parcel stated, the residential requirements be far different than commercial 
requirement, so. Troy Behunin: there would certainly be stacking difference between the two, I am not a 
traffic engineer, but I do know they differ, I just do not know how much. The stacking distance required 
for Winfield springs which is directly west of this project is going to have a far different traffic impact study 
than the gas station that you heard just a few minutes ago and from this one. C/Young: Then again, the 
traffic impact study that hasn’t been done yet will give direction, as well as ACHD in the future, but what 
we are really looking at tonight is the annexation, and then as the process continues the traffic impact 
studies, the neighborhood meetings, the preliminary plat and the design reviews and the neighborhood 
input on everything all comes at a later date, this is just strictly for annexation, only. C/Hennis: that is 
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true, but one of the concerns I got is, what it is being annexed at zone wise. For instance, the entry that 
they have on their proposed layout roughly that leads onto meridian, does that comply with the 660 feet 
from the corner? Troy Behunin: It does not. C/Hennis: So, this cannel is going to create an issue, even 
within this 660-foot window, so ideally there really is no access there. Troy Behunin: Not at the policy 
stated requirement, no there is not. There is no way for this parcel to actually comply with the policy. 
C/Damron: Its land locked is what you’re saying? Troy Behunin: Yeah, unless other considerations are 
given and other mitigating factors are considered and implemented. C/Hennis: Right but by putting a 
different use in here…Troy Behunin: They wouldn’t meet even if it was residential…C/Hennis: No but 
you’re only anticipating one or two cars coming out of there…Troy Behunin: well if you’re talking about 
one house on each parcel, you’re still taking about ASHTO, ASHTO states 10 vehicle trips per home, per 
day. C/Hennis: Right but that’s still different than servicing retail establishments. Troy Behunin: Yeah you 
are right. C/Hennis: Okay. C/Damron: I think Deer Flat was due to be constructed in 2025, widened I think 
that’s what we figured out on this last one right here. Not until 2025. Troy Behunin: There is a lot of design 
considerations that have to be given lots of brain power because it can’t meet, there is no way for it to 
meet the policy standard. You can’t deny somebody a right to develop based on that, there has to be a 
way to mitigate those concerns, otherwise you are facing a takings. C/Hennis: Well right, but mitigating 
them to allow to put a house in versus one two three four five retail establishments is a different battle, I 
mean bending the rules is one thing, to allow somebody to access his parcel, it’s another to have him build 
a bunch of commercial buildings on it. Troy Behunin: and that’s what the traffic impact study is going to 
relay that information, and a preliminary plat, when it does come in, uses will probably be known more 
than what they are right now, and the configuration may be different then what we see tonight. C/Hennis: 
I’ve got nothing further. C/Young: Okay, anything further? Okay, Thank you Troy. Then we will go ahead 
and open the public testimony at 7:06 and I don’t see anybody signed up to testify, is there anybody who 
hasn’t signed up who would like to sign up? 
 
David Andris: I live at 1928 East Deer Flat Road; my property borders this property for large part of it. We 
had a neighborhood meeting, I am guessing it was over a year ago, we met with Mr. Patton and somebody 
else. There was a lot of opposition to the residential going in there because of how much they were going 
to put in there, and the traffic that was going to be on this road, and now you even make that a lot worse 
with the opposite side of the road you have 50 acres there that will be high-density homes. Deer Flat can’t 
happen that amount of volume. I have an entrance that is located right on the edge of my property, that 
borders that property. I would there would be some kind of width that I would have to have with my 
entrance. I don’t think they can put an entrance within so many feet of mine, I’m not sure but I wouldn’t 
think they would be able to. My first concern is that when you have neighborhood meeting, I would think 
that it would have to be within some period of time, relatively close to when you come to Planning and 
Zoning to present something. I am guessing this has been over a year since we meet with them. Like I said, 
in that meeting, we met with Mr. Patton, there was great opposition, a lot of people at the meeting, a lot 
of opposition to residential and multifamily type housing. Mr. Logan assured us that afterword’s that he 
was going to back away and not go down that route, so I am very disappointed tonight to see that is still 
in the plan. There may be a lot of older homes, older buildings on that property. We have lived in that 
house for over twenty years, my house isn’t depilated, it’s not old. But depending on what they do it could 
have a direct impact on the value of my home, and I do not want to see my home devalued based on what 
they don’t know what they are doing yet. There are problems with entrances, I guess I don’t see the 
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problem with the property being landlocked, its only landlocked, once they change the zoning. Once they 
change the zoning, that’s when all the entrances requirements change for the entrances into those 
properties. Right now, that property has access it has access to Meridian Road, it has access to Deer Flat 
Road. It is only changing the zoning that is changing those requirements. Based on what I’ve read and 
studied on it, so highly disappointed with the change of what’s gone on/ I’ve tried to contact Mr. Logan 
after the meeting that we had a couple times and he would not return my phone calls, even though he 
gave me his number and said call with any questions you might have. He was not willing and when Mr. 
Walker Stated he was looking forward to working with the neighbors, it is really hard to believe anything 
that we are hearing right now from them, I think I speak for the rest of the neighbors, who border this. 
They don’t have a plan of what they want to go in there. When we had the neighborhood meeting they 
had on multifamily, they had on a restaurant, they had on a coffee shop, they had on office buildings and 
a gas station and that’s all on ten acres. So, it seems to me that there needs to be some type of plan that 
goes in here. C/Young: Okay, well thank you. I am sorry there is a time frame, as you heard the timer. 
David Andris: Can I ask a question as far as later on will there be another meeting for the requirements 
as far as lighting, landscaping, all those other things, will there be another meeting after this for those 
requirements. C/Young: if this is approved, as an annexation and zone change, anything that goes in, a 
preliminary plat, there will be a neighborhood meeting for and when there is a design review, there will 
be different meetings where the public will have their opportunity to, in another public hearing like this 
as well, give their opinions and their concerns. David Andris: so, is there some kind of time frame between 
the neighborhood meeting, and when they come to present to planning and zoning? Troy Behunin: The 
applicant actually held the meeting on August 22nd so it wasn’t well over a year ago and the time frame is 
only from when they hold meeting to when they make application. It does not dictate that it has to held 
within a certain time before it gets to the meeting. David Andris: So, it’s been 11 months, it’s been such 
a long time that I can’t even remember exactly when it was. Thank you. C/Young: Okay Thank you. I will 
just ask one more time, is there anyone else who has not signed up that would like to testify? 
 
Deborah Dawn: 1920 East Lazy Deacon Lane, and I just more or less have a question, if because of the 
transportation issues and if you annex this property in tonight and there are transportation issues which 
deny the owner access and his plans for this. What happens to that annexed property? Does Kuna have 
oversight of that property or what impact of that property piece will occur. C/Young: I guess I don’t fully 
understand your question…If this property is annexed and this does not go through. Deborah Dawn: if 
the transportation does not allow the access needed to put this project forward, who has oversight of an 
annexed piece of property in the community. C/Young: the traffic impact studies that will be done, that 
are in process the input of the impact study from Ada County highway district, ITD all have stakes in what 
happens on their specific roads, in this case ITD and ACHD kind of meet there Deer Flat and Meridian. 
They will all have their input and what controls they would want on this parcel. If they determine this 
won’t work they might say we prefer that you have a right in right out access, they could say any merit of 
things , but without the traffic impact study, and without a specific plan, if you get passed the annexation 
and then the traffic impact study is done on a preliminary plat, a preliminary plat will show specifically 
what their intent for the property is, and then ITD and a traffic impact study and ACHD can comment on 
any specific one, but it is hard for an impact study to be done when there is not a specific this what we 
are going to do. It could be a number of this though. Deborah Dawn: So, will you not annex this portion 
of property into the city limits until you have that statement from the transportation department? 
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C/Young: That is up for discussion at this point.  After she signs in is there anybody else who would like 
to, then we can go ahead and sign in now so we don’t have to keep starting and stopping the process. 
Teresa Perry: 2151 East Deer Flat Road. Since traffic seems to be a very important part of this, I contacted 
ACHD about a month ago. Regarding the speed limit on Deer Flat road because it is actually crazy what 
Deer Flat Road has become that stretch to highway 69.  So, I have an idea, it probably won’t work, but I 
might as well voice it and that is, why can’t you let the traffic impact study be done before you annex this 
property in, to make a decision on whether or not what can be done on that property or Ashton Estates 
or whatever, to where all four of those corners can be  all unified together as one, where ACHD comes 
together, ITD comes together, all four corners come together and they say this is what is going to work. 
Why couldn’t something be done like that. I don’t know city government, I don’t know laws or anything 
like that. It is just my opinion and I would like an explanation on that. C/Young: Okay, Thank you. Okay, 
then I don’t see anybody else signed up to testify, ill please have the applicant come forward if there is 
anything you would like to add to your previous. Jay Walker: 849 East State Street, Eagle Idaho. I 
appreciate the public comment and I will clarify I was not at the public neighborhood meeting so I used 
we very loosely, it was not me at that point. I appreciate the concerns on the, and I will reiterate these 
are major arterials, these are not local streets. They have been designed accordingly and are in the CIPs 
in both ACHD and the STIP the state-wide transportation improvement plan for ITD to accommodate the 
use that the city has planned for in their comp plan the future land use map in the comp plan, and we will 
work hand in hand with ACHD and ITD to ensure that transportation is appropriately accommodated 
through our designs, that is part of the process. I understand the public’s view of maybe a traffic impact 
study being required, but at this point to expend the dollar and also not have the preliminary plat pinned 
down it would be quite Ludacris and maybe a black crystal ball to do a traffic impact study at this point 
and the precedence has been set and the process of the City is in place per code with the three other 
corners and some the developing corners that have set the precedence on this process and we will agree 
to follow the process and the precedence that have been set. As far as transportation speeds, and traffic 
speeds and queuing the addressing of the future 2025, or 30 or 2035, improvements to the intersections 
or those corridors, or segments of road on Deer Flat or Highway 69, and we are aware of those and the 
CIPs and so are the agencies, and they have stated their review letters and even though like Troy said, 
they came very late we still received those and we will react to them during the preliminary plat process 
and that application process fine tuning the draft, transportation impact study by kittleson, completed we 
will adjust that accordingly. They will line out the right of ways that need to be dedicated and those are 
all impact fee eligible, because they are CIT and Arterial within the infrastructure and the classification of 
their functional classification map. We will account for that and work closely to make sure there is no 
gridlock and no adverse as much as we can on one quarter of a full four corner intersection, we will do 
our part. Thank you for those comments as far as David’s other comments, I believe the quality in which 
we are planning this project, I don’t know if we will impact the value of his home. It seems like I would 
hope that it would appreciate his value and create something of an amenity and draw additional interest 
if he ever decided to sell. And residential density that has not been set. We have I think consistent with 
what Mr. Patton has told him, there is not nearly as much residential density and higher density residential 
that we are considering on this, we are still fine tuning that and we don’t have that nailed down yet. There 
will be a design review meeting, just like you expressed and a lot of that will be vetted in those proper 
meeting venues and I stand for any additional questions, thank you for your time, appreciate being here, 
really excited about this project, really excited about this corner it’s a great use for a good exposed corner 
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that you have identified in your comp plan land use. C/Young: Thank you, are there any other questions 
for the applicant. Okay thank you. With that ill close the public testimony at 7:23 which brings up our 
discussion for the annexation.  In direct response to Ms. Perry’s question on why the four corners don’t 
go together. As applications come in to the city, the four corners don’t come in at the same time. At this 
point they are coming in fairly closely and development doesn’t always happen that way and we can’t 
have development on one corner and say no we have to wait for plans from the other corners. It is also 
why there were traffic impact studies were done when the southwest corner was developed and the 
northwest corner when that comes in and the third on comes in the southeast corner, and now there will 
be a fourth impact study that will be done when this parcel comes up, it’s a requirement by the agencies. 
And as those develop and as each corner develops its impact is done and then now that the other three 
are done and now that the other three are done, this traffic study will take into account the three corners, 
that’s why they come in at different points to respond to your question. C/Hennis: Also, something to 
remember to. The reason we cannot do it this ahead of time, prior to a preliminary plat being filed is that 
they can’t estimate what a quote corner is good for, what it is used for, they have to respond to what the 
proposed use is and what has to be changed or alter in the traffic or the direction of flow or whatever has 
to accommodate for traffic mitigations. So, you have to know what is going in to estimate the amount of 
trips going in.  C/Hennis: quite frankly I have some real concerns about this site. According to what we 
just got from ITD today, I don’t see, granted we just got done with our conversation with Troy, I don’t see 
an access to prevent landlock but technically the street next to them doesn’t conform to that. They are at 
330 from the front face to meridian and they want roads at 660 feet. I can see for certain usage creating 
some variance for certain things, but I don’t want to create a variance and have 14 different buildings 
services through that variance. But again, unfortunately this particular thing in front of us is just regarding 
the annexation. So, we don’t know what they are doing yet, but I think it is going to create an issue on this 
property as we go. Whatever they are trying to do doesn’t conform to the ITD. C/Young: Which I guess if 
it goes through as a C1 then as those impact studies are done and ITD gives their recommendation and 
ACHD does we again have the ability in this room to approve or deny and preliminary plat when that 
comes through based on all of those studies that are going to be done inconjunction with neighborhood 
meetings and another neighborhood input at well. C/Damron: The quandary I am looking at they have 
access now, but it is a single-family dwelling, if we leave it as it is, you can sell it as an 11-acre parcel for a 
single-family home. With the existing accesses from Deer Flat and Meridian Road. If you zone it as an R-
6, no we are back to the same place we were. We are looking at highway access. So, it doesn’t matter 
what it is zoned as, we are still looking at problems with highway access. So, if we zone it, that is up to ITD 
to say this isn’t going to work or this is what we have to do. As a city planning board we have to look at 
that area and go what is that area in the comp plan designed for, you know it is design more or less for 
commercial use. It is not zoned yet, that is what we are here to do, but we are looking at if we zone it 
residential, everything comes up with the same problem. We have an access problem. One of the issues 
we are looking at it is we need to get it zoned we need to figure out what they want to do and then see 
what ITD has to say about it, any changes that need to be made. That will give us an idea if we have even 
the ability to put something through there. C/Hennis: here is another reason to. If we don’t annex this 
the county has less restrictive requirement than we do as a City. We can’t control what they do unless we 
annex this. At least with that we have some say with this. We have had that on a couple occasion were 
Ada county has done something different that we wouldn’t have done. C/Damron: Yeah and we are far 
enough out where they may look at that and say oh that way out in Kuna and that’s not going to affect 

file://kuna-chsrv/planning%20and%20zoning/PLANNING%20AND%20ZONING/SHARED/Agendas,%20Minutes,%20Packets%20&%20Recordings/MINUTES/2014%20P&Z%20Minutes


CITY OF KUNA 
PLANNING & ZONING COMMISSION 

 
MEETING MINUTES  
Tuesday, June 27, 2017 

 

2017 Minutes 
P&Z Commission Meeting Minutes June 27, 2017 Page 14 of 15 

us, and that does directly affect us and our growth plans. C/Hennis: I think that is a bigger worry. C/Young: 
As the comp plan goes it does, the location of the parcel with a C-1 zone does conform to the comp plan 
and everything going down that corridor. With all the reservations, there are with the traffic, it doesn’t 
matter what the development is, is always one of the biggest concerns that people have and rightfully so. 
C/Damron: It’s not a problem until is a problem for them. C/Young: my point is that I think that I am okay 
with a C-1 designation for this parcel, and our ability to vet the preliminary plat when it comes through 
with the input from all the agencies, with the traffic recommendations and see what some of those 
potential problems or abilities to rectify some of those problems are and you know as we have stated 
before we can always deny a preliminary plat if something does come through that doesn’t work. But to 
me it conforms with what the cities growth pattern is and annexation is only. Which is what we are looking 
at for today’s hearing. C/Hennis: I think we would be crazy not to at this point and not allow Ada County 
not to develop it. C/Damron: I think Dana is right, if we allow Ada County to develop it we don’t know 
what is going to happen then in that plat of land and it wouldn’t be under our control. C/Hennis: Yeah 
because they can go through and change it right now. 
 
Commissioner Hennis motions to approve 16-11-AN (Annexation) for Kolo, LLC (Logan Patten) and Jay 
Walker with AllTerra Consulting with the conditions outlined in the staff report and testimony; 
Commissioner Damron Seconds, all aye and motion carried 3-0. 
 
C/Young: Again, our motion was to approve the annexation, but as this process continues please know 
that your input is valued. Member of the Audience: It doesn’t feel that way at all. At all. C/Young: I can 
understand your... but your input is and we will see you in here again and when there is something that 
is preliminary plat, then your voices will be heard again. We do hear it, and a lot of times it does not feel 
that way, but we do honestly listen and take it into consideration. We do thank you for taking your time 
to come and be a part of these hearings, it is very important. We thank you for that. Thank you and that 
motion did carry. 

 
4. COMMISSION DISCUSSION AND REPORTS 

We have taken on three new subdivisions in the last two or three weeks. We have pre-app for at least one 
more. 

 
5. ADJOURNMENT 

 
Commissioner Gealy motions to adjourn; Commissioner Laraway Seconds, all aye and motion carried 3-0. 

 
 
 
 
 
 
 
 
 

file://kuna-chsrv/planning%20and%20zoning/PLANNING%20AND%20ZONING/SHARED/Agendas,%20Minutes,%20Packets%20&%20Recordings/MINUTES/2014%20P&Z%20Minutes


CITY OF KUNA 
PLANNING & ZONING COMMISSION 

 
MEETING MINUTES  
Tuesday, June 27, 2017 

 

2017 Minutes 
P&Z Commission Meeting Minutes June 27, 2017 Page 15 of 15 

 
 

________________________________ 
Lee Young, Chairman 

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

file://kuna-chsrv/planning%20and%20zoning/PLANNING%20AND%20ZONING/SHARED/Agendas,%20Minutes,%20Packets%20&%20Recordings/MINUTES/2014%20P&Z%20Minutes


 
Page 1 of 10  File No. 16-11-AN, P & Z Findings of Fact & Conclusion of Law  
7/3/17               P: P&Z\SHARED\CASES\Annex\ Kolo, LLC – Logan Patten 
 

City of Kuna 
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To:      Planning and Zoning 
      Commission 
 

Case Numbers:  16‐11‐AN (Annexation) 
  Kolo, LLC Property 
 

Location:    North east corner 
      (NEC) Meridian Road 
      and Deer Flat Road
      Kuna, Idaho 83634 
 

Planner:     Troy Behunin,  
      Planner III 
 

Hearing Date:    June 27, 2017 
Findings of Fact:   July 13, 2017 (Special 
      Meeting) 
     
Owner:      KOLO, LLC 
      Logan Patten 
      PO BOX 412 
      Kuna, ID 83634 
      208.880.9546 
      LOGAN@LIBINC.NET  
 
Engineer:     Jay Walker 
      AllTerra Consulting 
      849 E. State St., Ste. 104 
      Eagle, Idaho  83616 
      208.484.4479 
      jwalker@allterraconsulting.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. Findings of Fact 
K. Comprehensive Plan Analysis 
L. Idaho Code Analysis 
M. Conclusions of Law 
N. Commission Recommendation to 

Council. 
 

 

A. Process and Noticing: 

1. Kuna City Code (KCC), Title 1, Chapter 14, Section 3, states that Annexations are designated as public hearings, 
with the P & Z Commission as the recommending body and City Council as the decision making body. This 

          P.O. Box 13 
Phone: (208) 922-5274 
Fax:     (208) 922-5989 
www.Kunacity.id.gov 
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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    August  22, 2016 (13 people attended) 
ii. Agency Comment Request    May  1, 2017 
iii. 315’ Property Owners Notice  June 16, 2017 
iv. Kuna, Melba Newspaper    May 31, 2017 
v. Site Posted      June 15, 2017 

 

B. Applicant’s Request: 
Jay Walker with AllTerra Consulting, on behalf of Logan Patten with Kolo, LLC, request’s approval to annex 
approximately 11.41 acres into Kuna City limits with a C‐1 zone (Neighborhood Commercial), is consistent 
with the Comprehensive Plan Map. The subject property  is  located on the north east corner  (NEC) of 
Meridian and Deer Flat Roads. 
 

C. Aerial Map:  

 
  
 

   
 
 

                                                                         ©Copyrighted 
D. Site History:  

This site is currently in unincorporated Ada County, and includes two parcels. The site has two homes and multiple 
outbuildings that will all be removed at time of development. Several accessory structures (to be removed) are on 
site and a corral; items that are typically associated with agricultural purposes. 
 

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 Commercial uses. 
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2. Recreation and Pathways Map: The Recreation and Pathways Master Plan Map indicates a future trail along 
the west side of the Kuna Canal which generally travels through the middle of the site (from south east to 
northwest). It is the City’s goal to increase the number of and connectivity to trails and pathways in Kuna. It 
is advantageous for each parcel to develop trails or pathways along frontages of canals and ditches to comply 
with the Recreation and Pathways Master Plan goals, by either constructing/improving a pathway segment, 
or extending a pathway/trail at time of development. 

 
    
 

 
 

 
3. Surrounding Land Uses:           

North  RUT  Rural Urban Transition – Ada County

South  C‐1, R‐6  Neighborhood Commercial & Medium Density Residential – Kuna City

East  RUT  Rural Urban Transition – Ada County

West  RUT  Rural Urban Transition – Ada County

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

 Parcel Sizes: Parcel One = 5.89 acres (approximately), Parcel Two = 4.29 (approximately). 

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

 Parcel No.s: Parcel One = S1418336332, Parcel Two = S1418336401 
 

5. Services: 
  Sanitary Sewer– City of Kuna 
  Potable Water – City of Kuna 
  Irrigation District – Boise‐Kuna Irrigation District 
  Pressurized Irrigation – City of Kuna (KMID) 
  Fire Protection – Kuna Rural Fire District 
  Police Protection – Kuna Police (Ada County Sheriff’s office) 
  Sanitation Services – J & M Sanitation 
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6. Existing Structures, Vegetation and Natural Features:  
The land currently has two homes, multiple accessory buildings and a corral. This sites topography 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 two access points; the first point is on Meridian Road approximately 400’ north of the 
intersection,  and  the  second  access  is  proposed  on  Deer  Flat  Road,  approximately  350’  east  of  the 
intersection. Staff notes that the Highway Overlay District (District) standards state that access to Meridian 
Road and other points of access within the District shall be limited to the full and/or mid‐mile alignments, or 
at a distance greater than 600’ from centerline of Meridian Road. 
 

8. Environmental Issues:  
Staff is not aware of any environmental, health or safety conflicts, beyond the high nitrate priority rating for 
the area. 

 
9. Agency Responses:  

The following agencies returned comments which are included with this case file: 
‐ City Engineer (Antonio Conti, P.E.) Exhibit B 1 
‐ Ada County Highway District (Stacey Yarrington) Exhibit B 2 
‐ Boise Project Board of Control (Bob Carter) Exhibit B 3 
‐ Central Dist. Health Dept. (Lori Badigian), Exhibit B 4 
‐ COMPASS (Carl Miller), Exhibit B 5.  
‐ Dept. of Environmental Quality (Aaron Scheff), Exhibit B 6 

 
F. Staff Analysis: 
  This project requests annexation into Kuna City limits with a C‐1 commercial zone. The Comprehensive Plan 

Map (CPM) designates this site as Commercial. The applicant  is proposing new commercial uses. Because 
the site is located within the Overlay District, and adjacent to the Kuna Transportation/Commercial Corridor, 
staff views this request to be consistent with the Comp Plan and goals of the City Council. 

 
  The  property  is  contiguous  to  Kuna  City  limits  on  the  south  and  is  adjacent  to  two  principle  arterials, 

(Meridian Rd/Highway 69 on the west, and Deer Flat Road on the south). Public utilities will be reasonably 
available in less than a year. Applicant is aware that it will be necessary to connect to sewer, potable water 
and  pressure  irrigation  lines  at  time  of  development,  as  recommended  in  the  City  engineer’s memo. 
Applicant  intends to prepare the site for commercial uses. Applicant  is aware that a preliminary plat and 
design  review  will  be  required  for  all  future  proposed  buildings,  landscaping  (including  pathway 
development), signage and parking lots. 

 
  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.  The  applicant will  need  to  follow  this  annexation  approval with  a  preliminary  plat,  in  order  to 
subdivide the property for development. 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 
the development as well as coordinating access with Ada County Highway District & the ITD. 

 
  The Highway Overlay District (District) standards state that connection to Meridian Road and other points of 

access within the District shall be limited to the full and/or mid‐mile alignments, or at distances greater than 
600’ from centerline of Meridian Road. Since this project does not touch a full/mid‐mile road, Commission 
should consider allowing temporary entrances as proposed, with the condition that the City, ACHD or ITD 
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may enforce the Overlay District standards (or other policies / standards) as the area develops more in the 
future,  in  the  form of a  right‐in/right‐out  for both proposed entrances due  to  traffic volume and  safety 
concerns and/or needs. 

 
  Staff has determined  that  this application complies with Title 5 and Title 6 of  the Kuna City Code;  Idaho 

Statute § 67‐6511; and the Kuna Comprehensive Plan; and forwards a recommendation of approval for Case 
No. 16‐11‐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  June  27,  2017,  the  Commission  considered  the  applications,  including  agency  comments,  staff’s  report, 
application exhibits and public testimony presented or given. 
 

I. Factual Summary: 
This site is located at the north east corner of Meridian and Deer Flat Roads and is approximately 11.41 acres that 
are adjacent to City  limits and currently zoned RUT  (Rural Urban Transition – Ada County). Applicant requests 
annexation  into Kuna with a C‐1 (Neighborhood Commercial) zone.   This project proposes to take access from 
Meridian Road and Deer Flat Road, both roads are classified roadways. The site is designated as commercial on 
the Comprehensive Plan Map. 
 

J. Findings of Fact: 
Based upon the record contained in Case No’s 16‐11‐AN, including the Comprehensive Plan, Kuna City Code, staff’s 
report,  the  exhibits,  and  the  testimony  during  the  public  hearing,  Kuna’s  Commission  hereby  recommends 
approval of the Findings of Fact and Conclusions of Law, and conditions of approval for Case No. 16‐11‐AN to City 
Council, a request for annexation into Kuna City limits by the applicant as follows: 
 
The  Commission  concludes  that  the  applications  complies/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 Commission held a public hearing on the subject applications on June 27, 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. 16‐11‐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 the project generally follows the goals of the Comp Plan and the Comp Plan Map.  
 
3. The  Commission  has  the  authority  to  recommend  approval  /  conditional  approval  /  denial  of  these 
  applications. 
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  Comment: On June 27, 2017, Commission voted to recommend approval for case No. 16‐11‐AN. 
 

4. The public notice requirements were met and the public hearing was conducted within the guidelines of 
  applicable Idaho Code and City Codes and Ordinances. 
 
  Comment: As noted in the process and noticing sections, notice requirements were met to hold a public 
  hearing on June 27, 2017. 
 
 

K. Comprehensive Plan Analysis: 
Commission  determines  the 
proposed commercial use for the 
site  is  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 effectively eliminate all          LEGEND 
 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:               
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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  pedestrian  pathway 
connections with development of the site. 
 
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 
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 commercial and 
other quality developments, adding  to  the pedestrian pathway network and adding possibly  in  the  future, and 
widening Deer Flat Road, 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. Idaho State Code Analysis:  
1. IC §67‐6511 (2) C requires that the Council 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. 
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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. 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 physically  suitable  for commercial development as a commercial  retail  / 

service, as proposed. 
 

Comment: The 11.41 acre (approximate) project appears to be suitable for commercial development, 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 annexation application is 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,  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 commercial project. 
 

6. Based on  the evidence contained  in Case No. 16‐11‐AN, Commission  finds Case No. 16‐11‐AN adequately 
complies with Kuna City Code. 
 

7. Based  on  the  evidence  contained  in  Case No.  16‐11‐AN,  Commission  finds  Case No.  16‐11‐AN  generally 
complies with Kuna’s zoning Code. 
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N. Recommendation of the Commission to Council: 
On June 27, 2017, the Commission voted to recommend approval for Case No. 16‐11‐AN, based upon the Comp 
Plan, Kuna City Code, the record before the Commission, the applicant’s presentation and testimony at the June 
27, 2017, and discussion at the public hearing, the Kuna Commission hereby votes to recommend approval for 
Case No. 16‐11‐AN with the following conditions of approval at time of development: 
 

‐ Follow  staff  conditions and  recommended  conditions as outlined  in  the  staff  report and appropriate 
agency comments as discussed at the meeting. 

 

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‐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. 
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12. Applicant shall be conditioned to connect to City to Kuna Sewer and Potable Water, 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 13th day of July, 2017. 

 
___________________________ 

Lee Young, Chairman 
Kuna Planning and Zoning Commission 

ATTEST:_____________________________________ 
  Troy Behunin, Planner III, Kuna P & Z Department 
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City of Kuna 
 

Findings of Fact and Conclusions of Law 
 

 
 
 
 

To: Kuna Planning and Zoning 
Commission acting as the 
Design Review Committee  

 
File Numbers: 17-04-SUP (Special Use Permit) 

& 17-10-DR (Design Review); 
convenience store with fuel 
stations and car wash. 

  
Location:  1565 East Deer Flat Road 
   Kuna, Idaho 83634 
 
Planner:  Jace Hellman, Planner I 
 
Hearing date:  June 27, 2017 
Findings:  July 13, 2017 
 
Applicant:  RADIX – Ross Holloway 
   16 12th Ave S. Suite 102 
   Nampa, ID  83651 
   208.442.7106 
                 rossh@radixconstruction.com 
 
Owner:   Hansen & Hansen, LCP 
   2251 N Holmes Ave. 
   Idaho Falls, ID 83401  
 
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. Findings of Fact 
J. Conclusions of Law 
K. Decision by the Commission 

 
A. Course of Proceedings: 

1. Applicant is proposing a convenience store with fuel stations and a car wash as described in 5-3-2 and 5-
1-6-2 (Convenience Store, Car Wash and Fuel Sales; Definitions). Kuna City Code (KCC) requires obtaining 
a Special Use Permit (SUP) for fuel sales/stations and a Design Review for a convenience Store and car 
wash.  
 

2. In accordance with KCC Title 5, Chapters 1 and 3, this application seeks SUP and Design Review approval 
for a convenience store with fuel stations and a car wash  
 

a. Notifications 
i. Neighborhood Meeting  May 16, 2017 (Two Attendees) 

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

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

 

mailto:heatherbranch@gmail.com


 
Page 2 of 7 File No. 17-04-SUP (Special Use Permit) & 17-10-DR (Design Review)  
07/13/17 KJ’s Superstore              

ii. Agencies    May 23, 2017 
iii. 300’ Notice to Property Owners  June 1, 2017 
iv. Kuna, Melba Newspaper  June 7, 2017 
v. Site Posted   June 15, 2017 

 
B. Applicants Request: 

a Special Use Permit (SUP) and Design Review (DR) request from RADIX Construction Inc. to construct a new 
convenience store, fuel stations and car wash. The site is located at 1565 East Deer Flat Road, Kuna, ID 83634. 

 
C. Aerial Map:  

 

 
      

D. History:  
This site has been historically zoned Neighborhood Commercial District (C-1). 
 

E. General Projects Facts: 
1. Surrounding Land Uses:      

North RUT Rural Urban Transition – Ada County 
South C-1 Neighborhood Commercial District – Kuna City 
East C-1 Neighborhood Commercial District – Kuna City 
West C-1 Neighborhood Commercial District – Kuna City 

 
2. Parcel Sizes, Current Zoning, Parcel Numbers: 

• Parcel Size: 2.78 acres 
• Zoning:  Neighborhood Commercial District (C-1) 
• Parcel #: S1324110230 

 
 
 
 



 
Page 3 of 7 File No. 17-04-SUP (Special Use Permit) & 17-10-DR (Design Review)  
07/13/17 KJ’s Superstore              

 
3. Services: 

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

 
4. Existing Structures, Vegetation and Natural Features:  

The current site consists of a bare dirt lot. 
 

5.  Transportation / Connectivity:  
Access is proposed as a right-in/right-out only, curb return type driveway with a minimum 30-foot radii 
accessing Deer Flat Road from the site, located 348-feet west of SH-69/ Meridian Road. Access will also be 
available from North Abstein Lane. Full access to the site off Deer Flat Road would not meet ACHD or City 
Access Management standards and therefore the applicant is required to install a 6-inch concrete median in 
Deer Flat Road from State Highway 69/Meridian Road to the west, and should instruct a minimum of 75-feet 
beyond the edge of the driveway, which would prevent westbound turning from the driveway approach 
location. 
 

6. Environmental Issues:  
Apart from being in the nitrate priority area, staff is not aware of any environmental issues, health or safety 
conflicts at this time. This site’s topography is generally flat.  

 
7. Comprehensive Future Land Use Map:  

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

 
8. Agency Responses:  

The following agencies returned comments which are included as exhibits with this case file: 
• Department of Environmental Quality (June 5, 2017) – Exhibit B5  
• Kuna City Engineer (May 26, 2017) – Exhibit B7 
• Central District Health Department (June 6, 2017) – Exhibit B8 
• ACHD (June 22, 2017) – Exhibit B9 

 
F. Staff Analysis: 

The applicant is proposing to construct a new convenience store with fuel stations and carwash at the corner of 
North Meridian Road and East Deer Flat Road. The applicant indicates that the hours of operation will be from 
5am to 11pm, seven days a week. The site is currently zoned Neighborhood Commercial District (C-1). Under this 
zoning designation, a convenience store and car wash is outright permitted and only requires a design review. 
With the addition of fuel sales, a special use permit is required as well. 
 
Staff finds that the proposed commercial building for KJ’s Superstore is in general conformance with the Design 
Review Ordinance (Kuna City Code [KCC] Title 5, Chapter 4). 
 
Staff finds the proposed Landscaping to be in conformance with the KCC Title 5 Chapter 17, the Landscaping 
Ordinance.  
 



 
Page 4 of 7 File No. 17-04-SUP (Special Use Permit) & 17-10-DR (Design Review)  
07/13/17 KJ’s Superstore              

Staff finds the proposed lighting to be in compliance with the KCC Title 5 Chapter 9. 
 
The applicant has proposed 39 parking spaces, two of which will be designated handicapped parking. Staff finds 
the parking lot is in substantial conformance with KCC Title 5 Chapter 9. 
 
Applicant is subject to design review inspections and fees (post construction), for compliance verification of the 
building, parking lot, landscaping and signage, prior to the Certificate of Occupancy being issued. 
 
Based upon Deer Flat Road’s roadway classification as a minor arterial roadway and ACHD driveway location policy, 
and due to the location of the proposed driveway approach access, staff feels that the request from ACHD for a 
six-inch concrete median is necessary in order to create a right-in/right-out only driveway and prohibit westbound 
turning from the proposed driveway approach location on Deer Flat Road. 

 
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 #17-04-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 

 
H. Comprehensive Plan Analysis:    

The Kuna Planning and Zoning Commission may accept the Comprehensive Plan components as described below: 
 
1. The proposed Special Use Permit and Design Review applications for the site are 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.  
 
Goal 2: Expand Kuna’s shopping and entertainment opportunities. 
 
Objective 2.1:  

Assist in retaining or expanding sales opportunities in entertainment, sit-down restaurants, and 
neighborhood/convenience shopping categories. Encourage neighborhood and community-scale 
retail 

 
Objective 2.2: 
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 Promote the development of neighborhood retail centers throughout the City. 
 
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 convenience store with fuel stations and car wash generally complies with Kuna’s Comprehensive Plan. 
3. Public services are adequate to accommodate this site’s intended use. 
4. The site is zoned C-1 and is generally appropriate for fuel sales by obtaining a special use permit, as well as a 

convenience store and car wash. 
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 convenience store with fuel stations and car wash. 

9. The Kuna planning commission accepts the facts as outlined in the staff report, public testimony and the 
supporting evidence as presented. 

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 Design Review Committee of Kuna, Idaho, has the authority to approve, conditionally approve or deny 
the Design Review application. 

12. The neighborhood meeting was held on May 16, 2017, and the notification requirements were met. 
13. All notifications and the public hearing were conducted within the guidelines of applicable Idaho Code and 

City Ordinances. 
 

J. Conclusions of Law:  
1.   The convenience store with fuel stations and car wash is consistent with Kuna City Code. 
2. The convenience store with fuel stations and car wash meets the general objectives of Kuna’s 

Comprehensive Plan. 
3. The site is physically suitable for its proposed use. 
4. The convenience store with fuel stations and car wash is not likely to cause substantial environmental 

damage or avoidable injury to wildlife or their habitat. 
5. The convenience store with fuel stations and car wash is not likely to cause adverse public health problems. 
6. The convenience store with fuel stations and car wash is in compliance with all other ordinances and laws of 

the City. 
7. The convenience store with fuel stations and car wash 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 
 convenience store with fuel stations and car wash purposes. 
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9. Based on the evidence contained in Case #17-04-SUP & 17-10-DR, this proposal appears to comply with Title 
5, Chapters 4 and 6 of Kuna City Code. 

10. Based on the evidence contained in Case #17-04-SUP & 17-10-DR, 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 Design Review Committee of Kuna, Idaho, has the authority to approve, conditionally approve or deny 
the Design Review application. 

13. 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 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 Case No. 17-04-SUP, a Special Use Permit and 17-10-DR, a Design 
Review request by Radix Construction for a convenience store, carwash and fuel stations, with 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. 
2. In the event the uses or the building on this parcel are enlarged, expanded upon or altered in anyway (even 

for temporary purposes), the applicant shall seek an amendment to the approvals of this Special Use Permit 
through the public hearing process.  

3. 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 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 KMID 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).  
4. All public right-of-way shall be dedicated and constructed to standards of the City and Ada County Highway 

District. No public street construction may be commenced without the approval of the Ada County Highway 
District. Any work within the Ada County Highway District right-of-way requires a permit. For information 
regarding the requirements to obtain a permit, contact Ada County Highway District Development Services 
at (208) 387-6100. 

5. Applicant shall dedicate additional right-of-way to total 56-feet of right-of-way from centerline of Deer Flat 
Road abutting the site. Right-of-way dedication is impact fee eligible. (see exhibit B9) 

6. Applicant shall construct an 8-foot wide detached concrete sidewalk along deer flat road as proposed, 
located a minimum of 49 feet from the centerline, abutting the site. (see exhibit B9) 

7. Applicant shall close the existing driveway onto Deer Flat Road from the site with concrete sidewalk. (see 
exhibit B9) 
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8. Applicant shall construct a maximum 36-foot wide, right-in/right-out only, curb return type driveway with 
minimum 30-foot radii onto Deer Flat Road from the site, located 348-feet west of State Highway 69/ 
Meridian Road. (see exhibit B9) 

9. Applicant shall pave the driveway its entire width and at least 30-feet into the site beyond the edge of 
pavement of Deer Flat Road. (see exhibit B9) 

10. Applicant shall install a 6-inch concrete median in Deer Flat Road from State Highway 69/ Meridian Road and 
extending 75 feet west of the drive, but should not restrict the existing driveway. (see exhibit B9) 

11. Applicant shall pay all ACHD impact fees prior to issuance of a building permit from the City of Kuna. 
12. 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. 
13. 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. 
14. Compliance with the requirements of the Boise Project Board of Control and KMID is required. 
15. Lighting on site shall comply with KCC Title 5 Chapter 9. 
16. Landscaping on site shall comply with KCC Title 5 Chapter 17. 
17. All required landscaping shall be permanently maintained in a healthy growing condition. The property 

owner shall remove and replace any unhealthy or dead plant material immediately (within 3 days as weather 
permits) 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 and/or private 
entities owning the property. 

18. Plans pertaining to the food establishment shall be submitted to Central District Health Department for 
review. (see exhibit B8) 

19. Gasoline dispensing facilities in Ada and Canyon County shall be subject to the Stage 1 vapor collection 
requirements of IDAPA 58.01.01.592 through 598. (see exhibit B5) 

20. Under IDAPA 58.01.01.201 owner or operator of a facility shall be required to obtain an air quality permit to 
construct prior to the commencement of construction or modification of any facility that will be a source of 
air pollution in quantities about established levels. (see exhibit B5) 

21. Per DEQ request, applicant shall comply with ground water quality rules (IDAPA 58.01.11, which states that 
“No person shall cause or allow the release, spilling, leaking, emission, discharge, escape, leaching, or 
disposal of contaminant into the environment in a manner that causes a ground water quality standard to 
be exceeded, inures a beneficial use of ground water, or is not in accordance with a permit, consent order 
or applicable best management practice, best available method or best practical method.” (see exhibit B5) 

22. Parking on site shall comply with KCC 5-9 (Except as specifically approved otherwise). 
23. 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. 

24. A separate design review will be required for all signage. 
25. The special use permit is not transferable from one parcel of land to another. 
26. The applicant shall follow all staff and agency recommendations 
27. All local, state and federal laws shall be complied with.  

 
DATED this 13th day of July 

_________________________ 
Lee Young, Chairman 

Kuna Planning and Zoning Commission 
ATTEST: 
 
 
__________________________________  
Jace Hellman, Planner I 
Kuna Planning and Zoning Department 
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City of Kuna 
 

 
 
            Findings of Fact and Conclusions of Law 
 

 
To:   Planning and Zoning Commission 
 
Case Numbers:   17-03-SUP (Special Use Permit) –  
   Smoky Mountain Pizzaria Grill 
 
Location:  1011 South Meridian Road, Kuna, ID. 
   - South of Ridley’s Market – SWC of 
   Meridian & Deer Flat. 
 
Planner:   Trevor Kesner, Planner II 

 
Hearing Date:  June 27, 2017 
Findings:  July 13, 2017 
 
Applicant:  Dan Todd 
   Smoky Mountain Pizzaria 
   4098 E. 41st St. 
   Boise, ID 83714 
   dantodd@smkymt.com 
 
Representative:  Amanda Ryan 
   BRS Architects 
   1010 S. Allante Pl., Ste. 100  
   Boise, ID 83709 
   208.336.8370 
   amanda@brsarchitects.com   
 
Table of Contents: 

A. Course Proceedings 
B. Applicant Request 
C. Vicinity Maps 
D. History 

 
E. General Project Facts 
F. Staff Analysis 
G. Applicable Standards 
H. Decision by the Commission 

 
A. Course of Proceedings: 

1. According to KCC, Title 5, Chapter 1 (Zoning Provisions), and Chapter 3 (Zoning District Regulations), Section 
2; any restaurant with a bar requires a Special Use Permit (SUP) approval. As a public hearing item, the SUP 
requires formal public noticing actions. 
 

a. Notifications 
i. Neighborhood Meeting  May 16, 2017 (no attendees) 
ii. Agencies    May 19, 2017 
iii. 300’ Property Owners   May 31, 2017 
iv. Kuna, Melba Newspaper  May 31, 2017 
v. Site Posted    June 05., 2017 

 
2. In accordance with KCC, Title 5, Chapter 1 (Zoning Provisions), and Chapter 3 (Zoning District Regulations), 

Section 2; the applicant seeks SUP approval to operate a full-service bar within a new Smoky Mountain 
Pizzaria Grill restaurant in Kuna. 
 

  
  

  P.O. Box 13 
  Kuna, ID 83634 

Phone: (208) 922-5274 
Fax:     (208) 922-5989 
www.Kunacity.Id.gov 

 
 

mailto:dantodd@smkymt.com
mailto:amanda@brsarchitects.com
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B. Applicant Request: 
1. Applicant requests Special Use Permit approval from the Planning and Zoning Commission to operate a full-

service bar within the newly proposed Smoky Mountain Pizzaria Grill restaurant to be located at 1011 N. 
Meridian Road, on Lot 2, Block 1 within the Ensign Commercial subdivision. 
 

C. Aerial Map: 

 
                               

D. History: 
The subject property is in City limits and is currently zoned C-1 (Neighborhood Commercial District). This parcel 
has historically been farmed. 

 
E. General Project Facts: The subject parcel is south of the Ridley’s Family Subdivision No. 1 development, and east 

of the new Tractor Supply Company store – Kuna, Idaho. The new restaurant will be approximately 4,069 square 
feet in size and includes a patio area for outdoor dining. 
 
1. Comprehensive Plan Designation: The Comprehensive Plan Map (CPM) identifies this site as Mixed-Use 

General, and has a current commercial zoning designation of ‘C-1’.  Staff views this request to be consistent 
with the approved comprehensive plan future land use map. 
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                                 Legend 

 
 

2. Surrounding Land Uses:  
 

North C-1 Neighborhood Commercial – Kuna City 
South C-1 Neighborhood Commercial – Kuna City 
East RUT Rural Urban Transition – Ada County 
West C-1 Neighborhood Commercial – Kuna City 

 
3. Parcel Sizes, Current Zoning, Parcel Numbers: 

• Approximately 1.45 acres. 
• C-1, Neighborhood Commercial 
• Parcel No. R2404320020 

  
4. Services: 

 Sanitary Sewer– City of Kuna 
 Potable Water – City of Kuna 
 Irrigation District – Boise-Kuna Irrigation District 
 Pressurized Irrigation – City of Kuna (KMID) 
 Fire Protection – Kuna Fire District 
 Police Protection – Kuna City Police (Ada County Sheriff’s office) 
 Sanitation Services – J&M Sanitation 
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5. Existing Structures, Vegetation and Natural Features: The property is currently an unimproved 

commercial building pad and has no existing buildings or vegetation. 
 

6.  Transportation / Connectivity: The site is primarily accessed via the ingress/egress driveway provided 
internally to the Ensign commercial development; which takes access directly from the Highway 69/Meridian 
Road approach. The site has additional approved driveway access ingress/egress from East Profile Lane, 
south of McDonalds. The site abuts the existing sidewalk along Highway 69/Meridian Road. 
  

7. Environmental Issues: Staff is not aware of any environmental issues, health or safety conflicts. This site’s 
topography is generally flat. 
 

F. Staff Analysis: 
Applicant received Design Review approval for the newly proposed commercial building for Smoky Mountain 
Pizzaria restaurant on June 13, 2017. 
 
According to Kuna City Code, the sale of alcoholic beverages from the proposed full-service bar within the 
restaurant is allowed with Special Use Permit approvals and city licensure according to the provisions of 
KCC 3-1-1; provided that the establishment’s front door is more than 300 feet away from a school or place 
of worship according KCC 5-3-2-36. The front door of the newly proposed restaurant (as approved) will not 
be situated within 300 feet of any school or place of worship. 
  
Staff views the proposed Special Use to be generally consistent with the goals and vision of the overlay 
district and Kuna city. Staff forwards a recommendation of approval for 17-03-SUP to the Planning and 
Zoning Commission.  

 
G. Applicable Standards: 

1. City of Kuna Zoning Ordinance No. 230 and Ordinance No. 2016-28, § 3, 9-6-2016 
 

H. Proposed Decision by the Commission: 
Note: This proposed motion is for approval of this request. However, if the Planning and Zoning Commission 
wishes to approve or deny specific parts of these requests as detailed in the report, those changes must be 
specified. 
 
On June 27, 2017, the Planning and Zoning Commission voted to approve case No. 17-03-SUP, based on the facts 
outlined in staff’s report, the case file and testimony at the public hearing. The Planning and Zoning Commission 
of Kuna, Idaho, hereby approves Case No. 17-03-SUP, a Special Use Permit request by Amanda Ryan with BRS 
Architects on behalf of Dan Wood with Smoky Mountain Pizzaria Grill (with express permission from the current 
property owner, Emmett Partners, LLC), with the following conditions of approval: 
 
- Follow all conditions as outlined in the staff report. 
 
Conditions of Approval: 
1. In the event the uses or the building on this parcel are enlarged, expanded upon or altered in anyway (even 

for a temporary purpose), the applicant shall seek an amendment to the approvals of this SUP. 
2. The applicant shall obtain a liquor license from the state of Idaho and the City of Kuna in accordance with 

state and local laws. 
3. This SUP is valid if the conditions of approval are adhered to continuously. In the event the conditions are 

not continuously followed, this SUP may be revoked by the Planning and Zoning Commission. 
4. The applicant shall follow all staff and agency recommendations. 
5. The applicant shall fully comply with all federal, state and local laws. 
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DATED this 13th day of July 2017 
_________________________ 

Lee Young, Chairman 
Kuna Planning and Zoning Commission 

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

Planning & Zoning Staff Report 
 

 
 
 
 

 
To:   Kuna Planning and Zoning Commission  
 
Case Number:  17-03-S, 17-03-ZC, and  
   17-06-DR: Deserthawk  
   Subdivision No. 4 
 
Location:  Southeast corner (SEC) of 
   South Ten Mile Road and 
   West Sunbeam Street; 
   874 S. Ten Mile Rd.  
   Kuna, Idaho 
 
Planner:  Trevor Kesner, Planner II 
 
Hearing Date:  July 13, 2017  
   
Applicant:  Endurance Holdings, LLC 
   1977 E. Overland Rd. 
   Boise, ID 83705 
   208.343-3381 
   
Project Engineer:  David Crawford 
   B&A Engineers  
   5505 W. Franklin Rd. 
   Boise, Idaho 83705 
   208.343.5792 
   
Table of Contents: 

A. Course Proceedings 
B. General Facts, Staff Analysis 
C. Applicable Standards 
D. Comprehensive Plan Analysis 

E. Proposed Findings of Fact 
F. Proposed Conclusions of Law 
G. Proposed Decision by the 

Commission 
 

A. Course of Proceedings 
1. Proposing a Preliminary Plat and Rezoning lands for a residential subdivision are both designated in 

Kuna City Code (KCC), 1-14-3 as a public hearing matter, with the Planning and Zoning Commission as 
the recommending body, and City Council as the decision-making body; and a Design Review for 
subdivision common area landscaping is designated as a public meeting, with the Planning and Zoning 
Commission (acting as Design Review Committee) as the decision-making body. These land use 
requests provided proper public notice and followed the requirements set forth in Idaho Code, 
Chapter 65-Local Land Use Planning Act. 

a. Notifications 
i. Agencies    May 22, 2017 
ii. 300’ Property Owners   June 01, 2017 
iii. Kuna, Melba Newspaper  June 07, 2017 
iv. Site Posted    June 30, 2017  

 

P.O. Box 13 
Kuna, ID 83634 

Phone: (208) 922-5274 
Fax: (208) 922-5989 

 Kunacity.Id.gov 
 

mailto:dacrawford@baengineers.com
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2. In accordance with KCC Title 6 in Kuna City Code (KCC) this application seeks approval for Design 
Review and Rezone and Preliminary Plat (residential subdivision) recommendations to City Council for 
Deserthawk Subdivision No. 4. 
 

B. General Project Facts, Staff Analysis: 
1. Request: A preliminary plat, rezone and design review request from David Crawford with B&A 

Engineers, representing owners, Endurance Holdings, LLC to rezone an approximately 9.43-acre parcel 
within an existing agricultural (Ag) zone to a medium density residential (R6) designation, and 
subdivide the parcel into 34 residential building lots and seven (7) common lots. The subject site is 
located approximately 2500 feet south of the intersection of West Avalon Street and South Ten Mile 
Road on the southeast corner (SEC) of South Ten Mile Road and West Sunbeam Street, and is 
addressed as 874 S. Ten Mile Rd., Kuna, Idaho. 
 

2. The applicant has submitted all the necessary documents and materials for review and has held the 
appropriate neighborhood meeting (three attendees) and has posted the site in accordance with KCC 
5-1A-8 posting requirements. 
 

3. History: The subject site has historically been used as a residential home site with associated 
agricultural-related uses (pasture).   
 

4. Legal Description: A legal description was included with the application documents (deed). 
 

5. Comprehensive Plan Designation: The Comprehensive Plan Future Land Use map indicates the site 
has a designation of Medium Density Residential. In accordance with KCC 5-3-2, staff views this 
residential use request as compatible with the Comprehensive Plan. 
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6. Recreation and Pathways Map Designation: The Recreation and Pathways Master Plan Map indicates 

a future trail along South Ten Mile Road; however, there is no indication of a future trail to be 
situated on the subject site.  
 

 
 

 
6.1 Aerial Map:  
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6.2 Parcel Numbers:  APN: R5070501800 
 

6.3 Parcel Sizes and Current Zoning:  
Acres: 9.43 acres  
Zoning: R-6 
 

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

6.5 Existing Structures, Vegetation and Natural Features:  The subject site has a residential home, 
two accessory structures (detached shop and hay shelter), and numerous farm trucks and 
equipment. The site is generally flat. The existing vegetation consists of a tilled farm field with the 
exception of approximately 14 mature trees which are commonly associated with a residential 
home, clustered on the southeast side of the existing home along the S. Ten Mile Road frontage. 
The applicant asserts that the existing trees are unhealthy and/or are an undesirable species. The 
applicant proposes removal of the existing trees mitigated via the installation of common area 
landscaping. 
 

6.6 Transportation / Connectivity:  The subject site’s existing public roadway frontage is on South 
Ten Mile Road, which is currently two (2) travel lanes on approximately 25-feet of pavement 
within 50 feet right-of-way, and no curb, gutter or sidewalk abutting the site. Applicant proposes 
to improve South Ten Mile Road on the East side, abutting the site with a detached 5-foot 
meandering sidewalk adjacent to the right-of-way in the common area buffer strip. The West 
Sunbeam Street alignment abutting the northerly boundary of the site is currently unimproved 
right-of-way. Applicant has proposed to construct the section of South Ten Mile Road abutting 
the site as half of a 72-foot street section; however, Ada County Highway District and Planning 
and Zoning staff are recommending this section of South Ten Mile Road be constructed as a half 
of a 3-lane, 49-foot street section with 24.5-feet of pavement from centerline with curb, gutter 
and a minimum five (5)-foot detached sidewalk. 
 
ACHD has recommended the applicant construct the unimproved/unopened right-of-way for 
West Sunbeam Street as half of a 36-foot wide street section, with an additional 12-feet of 
pavement north of the centerline, with curb, gutter and a minimum five (5)-foot detached 
sidewalk or seven (7)-foot wide attached sidewalk.   
 

6.7  Public Services, Utilities and Facilities: The following agencies returned comments which are 
included as exhibits with this case file:  
• City Engineer     - Exhibit B.1 
• Department of Environmental Quality  - Exhibit B.2 
• Ada County Highway District   - Exhibit B.4 
• Central District Health Department  - Exhibit B.5 
• COMPASS (Development Checklist) - Exhibit B.6 
• Idaho Transportation Department  - Exhibit B.7 
• Kuna School District   - Exhibit B.8 
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• Nampa Meridian Irrigation District  - Exhibit B.9 
 

6.8  Surrounding Land Uses:  
 

 
 

 
 
 

 
 
 

C. Applicable Standards: 
1. City of Kuna Design Review Ordinance, 2011-08. 
2. City of Kuna Subdivision Ordinance No. 2010-15, Title 6 Subdivision Regulations. 
3. City of Kuna Zoning Ordinance Title 5, Chapter 13 
4. City of Kuna Landscape Ordinance No. 2006-100. 
5.  City of Kuna Comprehensive Plan. 
6. Idaho Code, Title 67, Chapter 65, Local Land Use Planning Act. 

 
D. Comprehensive Plan Analysis:    

The Planning and Zoning Commission may accept or reject the Comprehensive Plan components as 
described below: 
  
1. The proposed design review, rezone and subdivision is consistent with the following Comprehensive 

Plan components: 
 

GOALS AND POLICIES – 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, 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: Staff has evaluated the Idaho Attorney General’s six criteria established for the potential 
for property takings with the City’s attorney and has determined that the subject property’s economic 
viability remains 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 and sidewalk connectivity throughout and abutting the subdivision 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. 

Direction  Current Zoning and Jurisdiction 
North A/ 

R-4 
Agriculture – Kuna City/ 
Medium-Low Density Residential – Kuna City 

South R-6 Medium Density Residential – Kuna City 
East A/ 

RUT 
Agriculture – City of Kuna/ 
Rural Urban Transition – Ada County 

West R-6 Medium Density Residential – Kuna City 
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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 space (common lots) and varied housing choices and types to promote desirable, 
cohesive community character and a quality neighborhood that is generally cohesive with the existing 
residential land uses. 

 
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 to serve this development. This application will extend 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. 
 

Comment: ACHD has provided comments and a staff report and the City engineer has provided 
comments and recommendations. The project meets the transportation goals of the City by 
constructing sidewalks and roadways through the development and fronting the site on South Ten 
Mile Road to create additional pedestrian and roadway connections. 

 
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 34 single family building lots of varied sizes to be developed in a 
logical and orderly manner and provides for building lots that are much smaller than one half acre. 

 
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 elements and landscape features to 
buffer incompatible uses and collector roadway noise; and provides pedestrian sidewalks and street 
widths which creates a sense of place for this phase of Deserthawk, but is also incorporated with the 
entire Deserthawk community, which fosters neighborhood interactions and activities.  
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E. Findings of Fact:  
1. All required procedural items have been completed as detailed in this staff report. 
2. The proposed residential development generally complies with the goals and objectives set forth 

in Kuna’s Comprehensive Plan. 
3. The proposed residential development complies with the Kuna City Code. 
4. Public services are available and are adequate to accommodate this site’s development. 
5. The proposed residential preliminary plat will not be detrimental to the public’s health, safety 

and general welfare. 
6. The site is zoned R-6 and is appropriate for use as a residential subdivision after acquiring the 

proper approvals. 
7. The project description, staff analysis and proposed findings of fact are correct. 

 
F. Conclusions of Law:  

1. The design review, rezone and preliminary plat use is consistent with Kuna City Code. 
2. The design review, rezone and preliminary plat use meets the general objectives of Kuna’s 
 Comprehensive Plan. 

3. The site is physically suitable for a residential preliminary plat use. 
4. The proposed residential preliminary plat use is not likely to cause substantial environmental 
 damage or avoidable injury to wildlife or their habitat. 

5. The rezone and residential preliminary plat is not likely to cause adverse public health problems. 
6. The design review, rezone and residential preliminary plat is in compliance with all ordinances and 
 laws of the City. 

7. The design review, rezone and residential preliminary plat 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, 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 residential purposes. 

9. Based on evidence contained in Case No.’s 17-03-S, 17-03-ZC, and 17-06-DR, this proposal complies 
 with KCC Title 6. 

10. Based on the evidence contained in Case No.’s 17-03-S, 17-03-ZC, and 17-06-DR, this proposal 
 complies with Section 6.0 of the Comprehensive Plan and the Kuna Comprehensive Future Land Use 
 Map. 

11. The Planning and Zoning Commission of Kuna, Idaho, has the authority to recommend approval or 
 denial for this rezone and preliminary plat application. 

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

 
G. Proposed Decision by the Commission: 

17-03-S and 17-03-ZC: Subdivision and Rezone Note: This motion is to recommend approval for the 
subdivision and rezone request to City Council. However, if the Planning and Zoning Commission wishes to 
recommend approval or denial for specific parts of these requests as detailed in this report, those changes 
must be specified. 
 
74-06-DR: Design Review Note: This motion is to approve the design review request. However, if the 
Planning and Zoning Commission wishes to approve or deny specific parts of the request as detailed in this 
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 recommends approval/conditional approval/denial for Case No.’s 17-
03-S and 17-03-ZC, a subdivision and rezone request by B&A Engineers representing Endurance Holdings, 
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LLC to Kuna City Council; and hereby approves/conditionally approves/denies Case No. 17-09-DR, with the 
following conditions of approval: 
 

  1.  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 approval use or may be written or stamped 
upon a copy of the approved plan. All site improvements are prohibited prior to approval of these 
agencies. 
a.)  The City Engineer shall approve the sewer and water hook-ups. 
b.)  The Kuna Fire District shall approve all fire flow requirements and/or building plans.  
c.) The Boise-Kuna Irrigation District shall approve all proposed modifications to the existing irrigation 

system. 
d.) Approval from Ada County Highway District and impact Fees, if any shall be paid prior to building 

permit approval. 
e.) The City Engineer shall approve a surface drainage run-off plan, (if needed). As recommended by 

Central District Health Department, the plan should 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 a drainage design plan from the Kuna City Engineer. The drainage 
design plan shall include all proposed site grading. 

2. All public right-of-way shall be dedicated and constructed to standards of the City and Ada County 
Highway District. No public street construction may be commenced without the approval of the Ada 
County Highway District. Any work within the Ada County Highway District right-of-way requires a 
permit. For information regarding the requirements to obtain a permit, contact Ada County Highway 
District Development Services at 387-6100. 

  2.1 – Dedicate right-of-way in sufficient amounts which 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. 
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. 
5. Lighting within and abutting the site shall comply with Kuna City Code. 
7. Fencing within and around the site shall comply with Kuna City Code (except as specifically approved 

otherwise). 
8. Signage within the site shall comply with Kuna City Code. The applicant shall apply for a sign permit prior 

to subdivision signage construction. 
9. The applicant shall follow all the requirements for sanitary sewer, potable water, pressure irrigation 

system connections, and all other requirements of the City engineer, as outlined in the Engineers 
memorandum dated May 26, 2017. 

10. Submit a petition prior to applying for final plat for signature by the City, 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). 

11. Applicant’s submitted preliminary plat and landscape plan (date stamped 04/10/2017and 04/18/2017, 
respectively) shall be considered binding. 

12. All required landscaping shall be permanently maintained in a healthy growing condition. The property 
owner shall remove and replace any unhealthy or dead plant material immediately (within 3 days as 
weather permits or as the planting season permits), as required to meet the standards of these 
requirements. Maintenance and planting within public right-of-way shall be with approval from the 
public and/or private entities owning the property. 

13. The applicant shall comply with all conditions of approval listed in the Kuna staff report, and as approved 
by the Commission, and any other applicable agency comments or recommendations. 

14. Applicant shall comply with all local, state and federal laws. 
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 E. Pressure Regulator: Netafim Model PRV075HF35, 3/4", one per zones.

 F. Flushing Valve: Netafim Model TLFV-1, two per zone (each end).

 G. Filter: Netafim Model DF075-120, 3/4" filter; one per drip zone.

 H. Air Relief Valve:  Netafim Model TLAVRV,

2.5  MISCELLANEOUS

 A. Chemicals: primer and solvent glue as required by pipe manufacturer.

 B. Valve box - high impact plastic, green in color.

 C. Valve cover and frame - compatible with valve box with provision for locking.

 D. Drainage backfill - clean gravel or crushed stone, graded from 3" maximum to

   3/4" minimum.

PART 3 - EXECUTION

3.1  GENERAL

 A. Install system to provide for adequate protection against freeze damage.

 B. Install system in accordance with approved Contractor design drawings. All

   deviations from the plans must be approved, and clearly recorded on record drawing.

 C. Install system and components in strict accordance with manufacturer's

   recommendations.

 D. Install quick coupler(s) on main supply line, approximately equal spacing, at

   valve box locations or intervals of approximately 200 feet, whichever is greater.

   Locate adjacent to paved surfaces, at valve boxes where practical.

3.2  SURFACE CONDITIONS

 A. Examine the areas and conditions under which work will be performed.  Notify

   Contractor of conditions detrimental to timely and proper completion of Section

   work.  Do not proceed until unsatisfactory conditions are corrected.

 B. Locate all underground utilities and structures and notify Architect of any

   conflict with Section work.  Protect structures and utilities.  Repair or

   replace said structures or utilities damaged by this work at no cost to the Owner.

3.3  SLEEVING

 A. Sleeving installed by others. Coordinate with other trades.

3.4  TRENCHING AND BACKFILLING

 A. Trenching and backfilling shall be per applicable ISPWC Section.

 B. Cut trenches straight and without abrupt grade changes to allow the following

   minimum cover:

   1. Main Lines and Sleeving: 18 inches.

   2. PVC Laterals: 12 inches.

 C. Surround lines with 2 inches of clean rock-free material on all sides.

3.5  MISCELLANEOUS VALVES

 A. Install manual drain valves up stream.  Install devise at mainline tap in accordance

   with manufacturer requirements for complete operation.  Install backflow provision

   and connect to controller.

3.6  CIRCUIT VALVES

 A. Install in valve box, arranged for easy adjustment and removal.

   1. Provide union on downstream side.

   2. Adjust automatic control valves to provide flow rate of rated operating

     pressure required for each sprinkler circuit.

3.7  PIPE INSTALLATION

 A. Lay PVC pipe in accordance with standard and acceptable practice.  Thrust

   blocks to be used at points of intersection and change of direction in main line

   pipe as per manufacturer's recommended specifications. Install manual drains.

 B. PVC pipe joints, solvent welded except as indicated.  Cut pipe square, deburr,

   wipe from surface all saw chips, dust, dirt, moisture and any foreign matter

   which may contaminate the cemented joint.  Apply cleaner/primer and solvent

   cement, make joints in accordance with manufacturer's recommendations.  Use

   Teflon thread sealant (tape) at all threaded joints.

 C.Contractor shall size pipe according to schedule provided.  Flow velocities shall

   not exceed 5 feet/second in all cases.  Lateral lines shall be laid out and installed

   per zone to balance the pressure loss and provide minimum fluctuation in system

   operating pressures.

      Pipe Size     Pipe Section               Pipe Size     Pipe Section

        3/4"        0-9 GPM                  1 1/2"      26-34 GPM

         1"        10-17 GPM                   2"        35-50 GPM

       1 1/4"      18-25 GPM                 2 1/2"      51-80 GPM

 D. Techline Drip Line: Place in shallow furrow at finish grade, below layer of

   specified mulch.  Lay in uniform pattern in groundcover areas, or as per shrub

   pattern layout.  Coil 20 linear feet at each balled and burlapped tree around

   base and to allow for tree removal if required.  Flush all lines with full head of

   water prior to installation of flush valves at end of circuit runs.

 E. Flush Valves: Install flush valve at end of each drip line run.

3.8  SPRINKLER HEADS

 A. Flush circuit lines with full head of water prior to head installation.

   1. Install heads at level with mulch

   2. Locate part-circle shrubbery heads to maintain a minimum distance of six

     inches (6") from walls and four inches (4") from other boundaries unless

     otherwise indicated.  Keep overspray to a minimum.

3.9  CONTROL WIRE INSTALLATION

 A. Bury wires beside or below main line pipe in same trench.

 B. Bundle multiple wires together with tape at ten feet (10') maximum intervals.

 C. Provide 36 inch loop in wires at each valve where controls are connected and

    at 100' maximum intervals between.

 D. Make all electrical joints (splices) in boxes only.  Make electrical joints

   waterproof.  Scotch-Lock connectors, or approved.

3.10  AUTOMATIC CONTROLLER

 A. Install on site as approved. Verify location with Owner Representative.

 B. Install typewritten legend inside controller door.

3.11 TESTING

 A. Do not allow or cause any work of this Section to be covered up or enclosed

   until it has been inspected and tested.

 B. Pressure testing:

   1. Make necessary provision for thoroughly bleeding the line of air and debris.

   2. Before testing, cap all risers, and install all valves.

   3. Fill all main supply lines with water.  Pressurize to 100 psi.  Close air supply

      and test for leakage.  Test shall be approved if no greater than 5 psi loss

      occurs in 15 minutes.

   4. Fill all zone lines with water to static pressure.  Hold for 15 minutes.

      Inspect for leakage.

   5. Contractor shall provide all required testing equipment and personnel.  Test

      shall be performed in presence of Architect.  Contractor shall make notice

      of test (48) hours in advance.

   6. Provide required testing equipment and personnel.

   7. Repair leaks, and retest until acceptance by the Architect.

 C. Coverage inspection: upon completion of all systems, perform a coverage test

   to determine if coverage of water afforded all areas is complete, adequate and

   uniform.  Change heads, nozzles, orifices and/or adjustment as directed to

   provide uniform coverage.

 D. Final inspection:

   1. Clean, adjust, and balance all systems.  Verify that:

       a. Remote control valves are properly balanced;

       b. Heads are properly adjusted for radius and arc of coverage;

       c. The installed system is workable, clean and efficient.

 E. Winterization: Winterize system at the end of first season of system operation.

   Review procedures with Owner Representative.

END OF SECTION

SECTION 02810 - SPRINKLER IRRIGATION

PART 1 - GENERAL

1.1 CONDITIONS AND REQUIREMENTS:

 A. General and Supplementary Conditions, and Division 1 General Requirements.

1.2  SUMMARY

 A. Work included:

   1. Provide and install a complete and operating automatic irrigation system for

     all lawn and planting areas.

   2. Connect to main water supply at existing site stubout as provided.

   3. Sleeving under paved areas (by others)

   4. Obtain and pay for all permits and fees for the work of this section.

   5. Perform work on a design/construct basis, subject to the requirements of

     the Contract Documents, applicable codes, and good design practice.

   6. Winterization of system.

1.3  SUBMITTALS

 A. Within 30 days after Contractor's receipt of Owner's Notice to Proceed, submit:

   1. Manufacturer's printed product information and catalog cut sheets for all

     system components; five copies.

 B. Shop Drawings: Submit shop drawings for underground irrigation system including

     plan layout and details illustrating location and type of head, type and size

     of valve, piping circuits, circuit GPM, pipe size, controls, and accessories.

 C. Record Drawings: At completion of this work, submit to the Contractor:

   1. Record Drawings; reproducible and five prints.

   2. Operations and Maintenance information (2 copies), including:

      a. Information including descriptive details, parts list, specifications,

         maintenance schedules and procedures for system components.

      b. Operation, adjustment of system and components instructions.

      c. Winterization procedures.

      d. Schedule indicating required open valve time to produce given precipitation

         amounts and seasonal adjustments.

      e. Warranties and guarantees.

      f. Submit five copies.

1.4  GUARANTEE

 A. Guarantee in writing all materials, equipment and workmanship furnished to be

   free of all defects of workmanship and materials.  Within one year after date of

   Substantial Completion repair or replace all defective parts or workmanship that

   may be found at no additional cost to Owner.

 B. Fill and repair all depressions and replace all necessary lawn and planting which

   result from the settlement of irrigation trenches for one year after date of

   Substantial Completion.

 C. Supply all manufacturer's printed guarantees.

1.5  QUALITY ASSURANCE

 A. Contractor shall be licensed in the State in which this work is being performed.

 B. Contractor shall have at least two years prior experience in projects of equal

   or larger scope.  Provide minimum of three references and list of similar

   projects with owners' names, addresses, and phone numbers, when requested by

   Owner.

 C. Contractor shall employ on site at all times a foreman who is thoroughly

   experienced and competent in all phases of the work of this Section.

1.6  SYSTEM DESCRIPTION

 A. Design requirements:

   1. Minimum water coverage: Planting areas - 85%, Lawn areas - 100%

   2. Layout system to obtain optimum coverage using manufacturer's standard

      heads.  Spray on walks, walls or paved areas is not acceptable.

   3. Zoning shall be designed for optimum use of available pressure and efficient

      distribution for types of plantings and shapes of planting areas.

   4. Design pressures: Install pressure regulating equipment as necessary.

   5. Provide/install approved fixed tee or coupling device for air blow winterization.

      Location shall be on main supply line downstream from main shut off valve.

   6. Install approved backflow prevention device in conformance with local or

      prevailing codes, and in approved site location.  Provide for drainage

      without erosive damage.

1.7  EXTRA EQUIPMENT

 A. In addition to installed system, furnish owner with the following:

   1. Valve operating key and marker key.

   2. Wrench for each sprinkler head cover type.

   3. Two (2) sprinkler head bodies of each size and type.

   4. Two (2) nozzles for each size and type used.

 B. Store above items safely until Substantial Completion.

 C. Deliver above items at Substantial Completion.

PART 2 - PRODUCTS

2.1  PIPE AND FITTINGS

 A. PVC 1120, ASTM D-1784, permanently marked with manufacturer's name,

   schedule rating, size, type.  Solvent-weld type:

   1. Pipe:

      a. Pressure lines: Schedule 40 solvent weld.

      b. Lateral lines: Class 200 pvc.

      c. Sleeving: Class 200 pvc.

   2. Fittings: Schedule 40 PVC, solvent-weld type.  Install threaded joints where

      required at valves, risers, etc.

   3. Risers: Lawn and shrub heads - flexible and damage-resistant plastic

     "polypipe" riser.

   4. Solvent: NSF approved solvent for Type I & II PVC.

 B. Polyethylene Pipe

   1. Pipe: Class 100, 3/4" lateral line, for use on drip irrigation zone(s) where

     drip tubing is not otherwise used.

   2. Fittings: Schedule 80 PVC.

   3. Clamps: Stainless Steel.

 C. Drip Line: Netafim Techline Dripperline, with .6 GPH drippers at 18" spacing.

2.2  SPRINKLER HEADS

 A. Description: Appropriate for application in throw, pressure and discharge. Each

   type of head shall be of a single manufacturer.

   1. Lawn heads: pop-up type.

 B. Manufacturer: Rainbird, Hunter, Weathermatic Irrigation Company.

2.3  AUTOMATIC CONTROL SYSTEM

 A. General; Furnish low voltage system manufactured expressly for control of

   automatic circuit valves of underground irrigation systems. Provide unit of

   capacity to suit number of circuits as indicated.

 B. Control Enclosure: Manufacturer's standard wall mount with locking cover,

   complying with NFPA 70.

 C. Circuit Control: each circuit variable from approximately 5 to 60 minutes.

   Including switch for manual or automatic operation of each circuit.

 D. Timing Device: Adjustable 24-hour and 7 or 14 day clocks to operate any time

   of day and skip any day in a 7 or 14 day period.

 E. Wiring: Solid or stranded direct-burial type as recommended by manufacturer

   of control unit; type AWG-UF, UL approved.

2.4  VALVING

 A. Manual valves: brass or bronze for direct burial, gate valves, 150 pound class,

   threaded connection with cross type handle designed to receive operating key.

 B. Automatic circuit valves: high impact plastic with corrosion-resistant internal

   parts.  Low power solenoid control, normally closed, with manual flow

   adjustment; same manufacturer as control unit.

   1. Valve for drip system shall be 3/4" Hardie 700 series Ultraflow.

   2. Standard sprinkler valve shall be Rainbird PEB-PRS-B.

 C. Quick coupler valve: brass or bronze construction with hinged top. One per zone.

 D. Manual drain valves:

   1. Bronze construction, straight type, 150 pound class, threaded connections,

     with cross type operating handle designed to receive operating key.  Calco,

     Champion 100, or approved equal.

   2. Size: 3/4 inch.

B. If quantity of stockpiled topsoil is insufficient, contractor to provide imported topsoil that is

fertile, friable, natural loam, surface soil, reasonably free of subsoil, clay lumps, brush,

weeds and other litter, and free of roots, stumps, stones larger than 1 inches in any

dimension, and other extraneous or toxic matter harmful to plant growth.

1. Obtain topsoil from local sources or areas with similar soil characteristics to that of project

site.  Obtain topsoil only from naturally well-drained sites where topsoil occurs in a depth

of not less than 4 inches. Do not obtain from bogs or marshes.

2. Composition: Topsoil shall contain from 1 to 20% organic matter as determined by the

Organic Carbon, 6A, Chemical Analysis Method described in USDA Soil Survey

Investigation Report No. 1.  Maximum particle size, 3/4-inch, with maximum 3% retained

on 1/4-inch screen.

Other components shall conform to the following limits:

pH 6.5 to 7.5

Soluble Salts 600 ppm maximum

Silt 25-50%

Clay 10-30%

Sand 20-50%

3.  Contractor shall submit representative soil report on imported topsoil proposed for use for

approval.  Report shall meet standards below.  Contractor is responsible for whatever

soil additives are recommended by the test.  Compost will be in addition to other

additives and added regardless of test results.

C.  Soil Testing

1. Soil tests are required for this project (see above for requirements).  Test shall be provided

as follows:

a.  Provide certified analysis at time of sample submitted (three samples imported

topsoil). Amend soils per chemist's recommendations and as herein specified unless

otherwise approved by Architect.

2.  Test shall include, but not limited to recommendations on chemical distributions, organic

contents, pH factors, and sieve analysis as necessary.  Test #1T by Western

Laboratories (1-800-658-3858) is required.

3.  Contractor is responsible for whatever soil additives are recommended by the soil testing

laboratory.

4.  Contractor shall coordinate, obtain and pay for all soil tests.

5.  If regenerative noxious weeds are present in the soil, remove all resultant growth

including roots throughout one-yest period after acceptance of work, at no cost to Owner.

2.2  pH ADJUSTERS

A. When pH does not comply with this specification, commercial grade aluminum sulfate shall

be used to adjust soil pH.

2.3  SOIL AMENDMENTS

A. Compost: Compost: “Cascade Compost” from Cloverdale Nursery (208) 375-5262 and

NuSoil Compost (208) 629-6912 or approved equal in equal amounts by volume.

B. Commercial Fertilizer: Fertilizer shall be complete, standard commercial brand fertilizer.  It

shall be free-flowing and packaged in new waterproof, non-overlaid bags clearly labeled as

to weight, manufacturer, and content.  Protect materials from deterioration during delivery

and while stored at site.

1. Commercial fertilizer "A" for trees during planting; AGRO "Transplanter", (4-2-4) type or

equal.

2. Commercial fertilizer "B" for lawn areas, applied to bed prior to sodding, to be 16-16-17

applied at the rate of ten pounds per acre.

3. Commercial fertilizer "C" for lawn areas three to four weeks after planting (sod).  Organic

Fertilizer Milorganite (6-0-2) type or equal.

C. Herbicide:  Pre-emergent for topical application in planting beds.  Oxiadiazon 2G brand or

pre-approved equal. Use in accordance with manufacturer's recommendation on all planting

beds.

2.4  PLANT MATERIALS

A. Quality: Provide trees, shrubs, and other plants of size, genus, species, and variety shown

for landscape work and complying with recommendations and requirements of ANSI Z60.1

"American Standard for Nursery Stock".

B. Deciduous Trees: Provide trees of height and caliper scheduled or shown with branching

configuration recommended by ANSI Z60.1 for type and species required.  Single stem trees

except where special forms are shown or listed.

C. Deciduous Shrubs: Provide shrubs of the height shown or listed, not less than minimum

number of canes required by ANSI Z60.1 for type and height of shrub.

D. Coniferous and Broadleafed Evergreens: Provide evergreens of sizes shown or listed.

Dimensions indicate minimum spread for spreading and semi-spreading type evergreens

and height for other types, such as globe, dwarf, cone, pyramidal, broad upright, and

columnar.  Provide normal quality evergreens with well balanced form complying with

requirements for other size relationships to the primary dimension shown.

2.5  GRASS MATERIALS

A. Lawn sod: Provide strongly rooted sod, not less than 1 growing season old, and free of

weeds and undesirable native grasses.  Provide only sod capable of growth and

development when planted (viable, not dormant).

1. Provide sod of uniform pad sizes with maximum 5% deviation in either length or width.

Broken pads or pads with uneven ends will not be acceptable.  Sod pads incapable of

supporting their own weight when suspended vertically with a firm grasp on upper 10%

of pad will be rejected.

B.    Provide sod composed of: Rhizomatous Tall Fescue (RTF) from the The Turf

        Company, Meridian, ID (208) 888-3760.

2.6  MISCELLANEOUS LANDSCAPE MATERIALS

A. Anti-Desiccant: Emulsion type, film-forming agent designed to permit transpiration, but retard

excessive loss of moisture from plants.  Deliver in manufacturer's fully identified containers

and mix in accordance with manufacturer's instructions.

B. Mulch: Mulch for planting beds shall be medium ground bark mulch, free of splinters,

consistent in appearance, and shall contain no toxic substance detrimental to plant life.

C. Stakes and Guys: Provide stakes and deadmen of sound new hardwood, treated softwood,

or redwood, free of knot holes and other defects.  Provide wire ties and guys of 2-strand,

twisted, pliable galvanized iron wire, not lighter than 12 ga. with zinc-coated turnbuckles.

Provide not less than 2 inch diameter rubber or plastic hose, cut to required lengths and of

uniform color, material, and size to protect tree trunks from damage by wires.

PART 3 - EXECUTION

3.1  PREPARATION - GENERAL

A. General Contractor shall be responsible for excavating planting areas to appropriate depths

for placement of topsoil as specified herein.

B. Lay out individual tree and shrub locations and areas for multiple plantings. Stake locations

and outline areas and secure Architect's acceptance before start of planting work.  Make

minor adjustments as may be required.

3.2  PREPARATION OF PLANTING SOIL

A. Before mixing, clean topsoil of roots, plants, sod, stones, clay lumps, and other extraneous

materials harmful or toxic to plant growth.

B. Mix specified compost and fertilizers with topsoil at rates specified.  Delay mixing fertilizer if

planting will not follow placing of planting soil in a few days.

Compost: Lawn Areas: 1/4 compost, : 3/4 topsoil.

Shrub Areas: 1/3 compost, 2/3 topsoil.

Fertilizer: Per soil test and manufacture's recommendations.

C. For shrub and lawn area, mix planting soil either prior to planting or apply on surface of topsoil

and mix thoroughly before planting.

SECTION 32 90 00 - LANDSCAPE WORK

PART 1 - GENERAL

1.1  RELATED DOCUMENTS

A. Drawings and general provisions of Contract, including General and Supplementary

Conditions and Division 1 Specification Sections.

1.2  SUMMARY

A. This Section includes provisions for the following items:

1. Trees.

2. Shrubs; Ground cover.

3. Lawns.

4. Topsoil and Soil Amendments.

5. Miscellaneous Landscape Elements.

6. Initial maintenance of landscape materials.

B. Related Sections: The following sections contain requirements.

1. Underground sprinkler system is specified in Section 32 84 00. "Irrigation System."

1.3  QUALITY ASSURANCE

A. Subcontract landscape work to a single firm specializing in landscape work.

B. Source Quality Control:

1. General: Ship landscape materials with certificates of inspection required by governing

authorities.  Comply with regulations applicable to landscape materials.

2. Do not make substitutions.  If specified landscape material is not obtainable, submit proof

of non-availability to Architect, with proposal for use of equivalent material.

3. Analysis and Standards: Package standard products with manufacturer's certified

analysis.  For other materials, provide analysis by recognized laboratory made in

accordance with methods established by the Association of Official Agriculture Chemists,

wherever applicable.

4. Trees, Shrubs and Groundcovers: Provide trees, shrubs, and groundcovers of quantity,

size, genus, species, and variety shown and scheduled for work complying with

recommendations and requirements of ANSI Z60.1 "American Standard for Nursery

Stock". Provide healthy, vigorous stock, grown in recognized nursery in accordance with

good horticultural practice and free of disease, insects, eggs, larvae,` and defects such

as knots, sun-scald, injuries,  abrasions, or disfigurement.

5. Label at least one tree and one shrub of each variety with attached waterproof  tag with

legible designation of botanical and common name.

a. Where formal arrangements or consecutive order of trees or shrubs are shown, select

stock for uniform height and spread.

6. Inspection: The Architect may inspect trees and shrubs either at place of growth or at site

before planting, for compliance with requirements for genus, species, variety, size, and

quality. Architect retains right to further inspect trees and shrubs for size and condition of

balls and root systems, insects, injuries and latent defects, and to reject unsatisfactory or

defective material at any time during progress of work.  Remove rejected trees or shrubs

immediately from project site.

1.4  SUBMITTALS

A. General: Submit the following in accordance with Conditions of Contract and Division 1

Specification Sections.

B. Plant and Material Certifications:

1. Certificates of inspection as required by governmental authorities.

2. Manufacturer's or vendor's certified analysis for soil amendments and fertilizer materials.

3. Label data substantiating that plants, trees, shrubs and planting materials comply

specified requirements.

4. Seed vendor's certified statement for each grass seed mixture required, stating botanical

and common name, percentages by weight, and percentages of purity, germination, and

weed seed for each grass seed species.

C. Mulch: Submit 1 gal bag of mulch sample for approval.

1.5  DELIVERY, STORAGE AND HANDLING

A. Sod: Time delivery so that sod will be placed within 24 hours after stripping.  Protect sod

against drying and breaking of rolled strips.

B. Trees and Shrubs: Provide freshly dug trees and shrubs.  Do not prune prior to delivery

unless otherwise approved by Architect. Do not bend or bind-tie trees or shrubs in such

manner as to damage bark, break branches, or destroy natural shape.  Provide protective

covering during delivery.  Do not drop balled and burlapped stock during delivery.

C. Deliver trees and shrubs after preparations for planting have been completed and plant

immediately.  If planting is delayed more than 6 hours after delivery, set trees and shrubs in

shade, protect from weather and mechanical damage, and keep roots moist by covering with

mulch, burlap or other acceptable means of retaining moisture.

D. Do not remove container-grown stock from containers until planting time.

E. Do not drop or dump materials from vehicles during delivery or handling.  Avoid any damage

to rootballs during deliver, storage and handling.

1.6  JOB CONDITIONS

A. Utilities: Determine location of underground utilities and work in a manner which will avoid

possible damage.  Hand excavate, as required.  Maintain grade stakes until removal is

mutually agreed upon by parties concerned.

B. Excavation: When conditions detrimental to plant growth are encountered, such rubble fill,

adverse drainage conditions, or obstructions, notify Architect before planting.

C. Adjacent Landscape: Protect planted areas adjacent to construction area.  Replace or

recondition to prior conditions at project completion.

1.7  SEQUENCING AND SCHEDULING

A. Planting Time: Proceed with, and complete landscape work as rapidly as portions of site

become available, working within seasonal limitations for each kind of landscape work

required.

1. Plant or install all plant materials during normal planting seasons from 15 February to

15 November.

2. Correlate planting with specified maintenance periods to provide maintenance from

date of substantial completion.

B. Coordination with Lawns: Plant trees and shrubs after final grades are established and prior

to planting of lawns, unless otherwise acceptable to Architect.  If planting of trees and shrubs

occurs after lawn work, protect lawn areas and promptly repair damage to lawns resulting

from planting operations.

1.8  SPECIAL PROJECT WARRANTY

A. Warranty lawns through specified lawn maintenance period, until Final Project Acceptance.

B. Warranty trees and shrubs, for a period of one year after date of substantial completion,

against defects including death and unsatisfactory growth, except for defects resulting from

neglect by Owner, abuse or damage by others, or unusual phenomena or incidents beyond

Landscape Installer's control.

C. Remove and replace trees, shrubs, or other plants dead or in unhealthy condition during

warranty period.  Make replacements during growth season following end of warranty period.

Replace trees and shrubs which are in doubtful condition at end of warranty period; unless,

in opinion of Architect, it is advisable to extend warranty period for a full growing season.

PART 2 - PRODUCTS

2.1  TOPSOIL

A. If deemed usable, native topsoil shall be stockpiled for re-use in landscape work. Topsoil

shall be fertile, friable, natural loam, surface soil, reasonable free of subsoil, clay lumps,

brush, weeds, roots, stumps, stones larger than 1 inch in any dimension, and other

extraneous or toxic matter harmful to plant growth.

1.  Contractor shall send a minimum of three (3) representative topsoil samples for

testing. See testing requirements below.  Contractor is responsible for whatever soil

additives are recommended by the tests. Submit to Architect for approval.  Compost

will be added to other additives and added regardless of test results.

3.3  PREPARATION FOR PLANTING LAWNS

A. After excavating and removing surface material to proper depth, loosen subgrade of lawn

areas to a minimum depth of 4 inches.  Remove stones measuring over 1-1/2 inches in any

dimension.  Remove sticks, roots, rubbish, and other extraneous matter.  Limit preparation to

areas which will be planted promptly after preparation.

1. Spread topsoil mix to minimum depth of 4 inches for sodded lawns as required to meet

lines, grades, and elevations shown, after light rolling, addition of amendments, and

natural settlement.  Place approximately 1/2 of total amount of topsoil required.  Work

into top of loosened subgrade to create a transition layer and then place remainder of

planting soil. Add specified soil amendments as required and mix thoroughly into upper 4

inches of topsoil.

3.4  PREPARATION OF PLANTING BEDS

A. Loosen subgrade of planting areas to a minimum depth of 6 inches using a culti-mulcher or

similar equipment.  Remove stones measuring over 1 1/2 inches in any dimension.  Remove

stocks, stones, rubbish, and other extraneous matter.

B. Spread planting soil mixture to minimum 12 inch depth required to meet lines, grades, and

elevations shown, after light rolling and natural settlement.  Add 1 1/2 inches of specified

compost over entire planting area and mix throughly into upper 6 inches of topsoil. Place

approximately 1/2 of total amount of planting soil required. Work into top of loosened

subgrade to create a transition layer, then place remainder of the planting soil.

C. Apply Pre-Emergent per manufacturer's recommendation.

3.5  PLANTING TREES AND SHRUBS

A. Set balled and burlapped (B&B) stock on layer of compacted planting soil mixture, plumb and

in center of pit or trench with top of ball at same elevation as adjacent finished landscape

grades. Remove burlap from sides of balls; retain on bottoms. When set, place additional

backfill around base and sides of ball, and work each layer to settle backfill and eliminate

voids and air pockets.  Place fertilizer tablets in excavated area per manufacture's written

instructions. When excavation is approximately 2/3 full, water roughly before placing

remainder of backfill.  Repeat watering until no more is absorbed.  Water again after placing

final layer of backfill.  Remove all ties from around base of trunk.

B. Set container grown stock, as specified, for balled burlapped stock, except cut cans on 2

sides with an approved can cutter and remove can; remove bottoms of wooden boxes after

partial backfilling so as not to damage root balls.

C. Dish top of backfill to allow for mulching.

D. Mulch pits, and planted areas.  Provide not less than following thickness of  mulch, and work

into top of backfill and finish level with adjacent finish grades.

      1. Provide 3 inches thickness of mulch.

E. If season and weather conditions dictate, apply anti-desiccant, using power spray, to provide

an adequate film over trunks, branches, stems, twigs and foliage.

F. Prune, thin out, and shape trees and shrubs in accordance with standard horticultural

practice. Prune trees to retain required height and spread.  Unless  otherwise directed by

Architect, do not cut tree leaders, and remove only injured or dead branches from flowering

trees, if any. Prune shrubs to retain natural character.

G. Remove and replace excessively pruned or misformed stock resulting from improper pruning.

H. Guy and stake trees immediately after planting, as indicated.

I. Apply approved herbicide to all shrub bed areas at manufacture specified rate. Re-apply as

necessary for elimination of weeds.

3.6 SODDING NEW LAWNS

A. General: Install lawn sod in all areas designated on the drawings.

B. Soil Preparation

1. Any sod lawn areas that may have become compacted prior to sodding must be scarified

to a depth of eight (8) inches by approved means, then finish graded as hereinbefore

described.

C. Lay sod within 24 hours from time of stripping.  Do not plant dormant sod or if ground is

frozen.

D. Sod Placement

1. Sod will be brought onto lawn areas by wheeled means with proper protection of sod

beds.  Sod layers shall be experienced, or if inexperienced, shall be constantly

supervised by an experienced foreman.  The Contractor shall insure that the base

immediately ahead of sod layer is moist.  Sod shall be laid tight with not gaps.  Allowance

shall be made for shrinkage.  Lay sod with long edges perpendicular to primary slope.

2. Lay to form a solid mass with tightly fitted joints.  Butt ends and sides of strips; do not

overlap. Stagger strips to offset joints in adjacent courses.  Work on boards to avoid

damage to subgrade or sod.  Tamp or roll lightly to ensure contact with subgrade.  Work

sifted soil into minor cracks between pieces; remove excess to avoid smothering of

adjacent grass.

3. Sod shall be rolled with a two hundred (200) pound roller after installation to insure

proper contact between soil and sod.  Final rolling must provide a uniform surface.  After

final rolling, the sod lawn shall be mowed and watered.  Approval of sod lawns shall be

based on uniform, healthy and vigorous growth with no dry or dead spots.

4. Add fertilizer "B" at the manufacturer's recommended application rate.

E. Water sod thoroughly with a fine spray immediately after planting.

F. Sodded Lawn Establishment

1. The Contractor shall be responsible for first mowing, subsequent mowings and fertilizing

of sod lawn areas until Final Acceptance of the project.

2. Mowing shall be done by an approved "reel" type mower.  Mower blades shall be set at

two (2) inches high for all mowings.

3. Subsequent fertilizing shall occur three to four weeks after installation.  Apply fertilizer as

per the Manufacturer's recommended application rate.  Verify all methods of application.

Contractor shall notify the Architect in writing that the fertilizer applications have occurred

and on what dates.

3.7  MAINTENANCE

A. Begin landscape maintenance immediately after planting.  Maintenance shall continue until

Project Final Acceptance.

B. Maintain trees, shrubs, and other plants by pruning, cultivating, and weeding as required for

healthy growth.  Restore planting saucers.  Tighten and repair stake and guy supports and

reset trees and shrubs to proper grades or vertical position as required.  Restore or replace

damaged wrappings.  Spray as required to keep trees and shrubs free of insects and disease.

C. Maintain lawns by watering, fertilizing, weeding, mowing, trimming, and other operations

such as tolling, regrading and replanting as required to establish a smooth, acceptable lawn,

free of eroded or bare areas.

D. Maintain lawns for no less than period stated above, or longer as required to establish

acceptable lawn.  If seeded in fall and not given full 60 days of maintenance before Final

Acceptance, or if  not considered acceptable at that time, continue maintenance the following

spring until acceptable lawn is established.

3.8 CLEANUP AND PROTECTION

A. During landscape work, keep pavements clean and work area in an orderly condition.

B. Protect landscape work and materials from damage due to landscape operations, operations

by other contractors and trades, and trespassers.  Maintain protection during installation and

maintenance periods.  Treat, repair, or replace damaged landscape work as directed.

3.9 INSPECTION AND ACCEPTANCE

A. When landscape work is completed, including maintenance, Architect will, upon request,

make an inspection to determine acceptability.

B. When inspected landscape work does not comply with requirements, replace rejected work

and continue specified maintenance until reinspected by Architect and found to be acceptable.

Remove rejected plants and materials promptly from project site.

END OF SECTION





Agency Transmittal 
May 22, 2017 

 
Notice is hereby given by the City of Kuna the following actions are under consideration: 
 

FILE NUMBERS 
17-03-S (Subdivision), 17-03-ZC (Rezone) and 17-09-DR (Design 
Review): Deserthawk Subdivision No. 4 Preliminary Plat 
 

PROJECT 
DESCRIPTION 

Applicant requests to rezone an approximately 9.43-acre parcel from 
the current Ag (Agriculture Dist.) to an R – 6 zoning designation, to 
create 34 residential building lots and 7 common lots as the proposed 
Deserthawk Subdivision No. 4. A Design Review request for common 
area landscaping accompanies this request. 

SITE LOCATION 
 

Southwest corner of the intersection of South Ten Mile Road and West 
Sunbeam Street, Kuna, Idaho 83634 (APN # R5070501800) 
 

APPLICANT/ 
REPRESENTATIVE 

 

David Crawford                        For: Endurance Holdings, LLC 
B & A Engineers, Inc                       1977 E. Overland Rd. 
5505 W. Franklin Rd.                       Meridian, ID, 83642 
Boise, ID 83705                           
208.343.5792                            
dacrawford@baengineers.com 

SCHEDULED 
HEARING DATE 

Tuesday, June 27th, 2017 
@ 6:00 P.M. – Kuna City Hall 
 

STAFF CONTACT 
 

Trevor Kesner, Planner II 
Tkesner@kunaid.gov 
Phone:  922.5274 
Direct: 387.7731 
Fax:  922.5989 
 

We have attached information to assist you with your consideration and response.  No response within 15 
business days will indicate you have no objection or concerns with this project.  We would appreciate any 
information you can supply us as to how this action would affect the services you provide.  The hearing is 
scheduled to begin at 6:00 p.m. or as soon as it may be heard. We are located at Kuna City Hall 751 W. 4th 
Street, Kuna, ID 83634. Please contact staff with questions. If your agency needs full size plans/prints 
to review, let our office know and we will send them to you. If you are not responsible for reviewing 
development plans, please let our office know who this should be sent to in the future and include 
their email as well. 

 

 

City of Kuna 
Planning & Zoning Department 

City of Kuna 
P.O. Box 13 

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

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

 

mailto:dacrawford@baengineers.com
mailto:Tkesner@kunaid.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 
 

NOTE: REVISED HEARING DATE  
 

Dear Property Owner: 
 
NOTICE IS HEREBY GIVEN: The City of Kuna Planning and Zoning 
Commission is scheduled to hold a public hearing on June 27, 2017 
beginning at 6:00 pm concerning the following application(s): 
 
A request from David Crawford (B&A Engineers) representing 
Endurance Holdings, LLC to rezone an approximately 9.43-acre parcel 
from the current Ag (Agriculture Dist.) to a residential (R–6) zoning 
designation, and subdivide the property to create a 34-residential building lot 
and 7-common lot subdivision, known as Deserthawk Subdivision No. 4. A 
Design Review request for common area landscaping accompanies this 
request. 
 
The site is located on the southwest corner (SWC) of the intersection of 
South Ten Mile Road and West Sunbeam Street, Kuna, Idaho 83634 
(APN # R5070501800) in Section 26, Township 2 North, Range 1 West, 
Boise Meridian, Ada County, Idaho (refer to adjacent map).  
 
The hearing will be held in the Council Chambers at Kuna City Hall located at 
751 W. 4th Street, Kuna, Idaho. 
 
All documents concerning public hearing items may be reviewed at Kuna City 
Hall, 763 West Avalon 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 Council at the 
hearing. Please note that all comments made to the Council 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 govern body at least 
seven (7) days prior to the hearing. These comments will be forwarded to the 
Commission.   
 

 
MAILED 06/01/2017 

 
In all correspondence concerning this case, please refer to the following case 
number(s): 17-03-S (Subdivision), 17-03-ZC (Rezone) and 17-09-DR (Design 
Review): Deserthawk Subdivision No. 4 
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AVRIL FRANCIS CARL 
AVRIL INGRID V 
2430  SENTRY DR  # B209 
ANCHORAGE, AK 99507-0000 
 

 BADER CARL 
780 S TEN MILE RD 
KUNA, ID 83634-0000 
 

 BADER CARL J 
P O BOX 332 
KUNA, ID 83634-0000 
 

CLARK ROBERT MATTHEW 
CLARK JESSICA 
741 S STIBNITE AVE 
KUNA, ID 83634-0000 
 

 COX DONALD G 
COX CARMA C 
1015 S TEN MILE RD 
KUNA, ID 83634-1725 
 

 DALLOLIO BRYAN FREDRICK 
DALLOLIO ANGELA ELLEN 
1125 S TEN MILE RD 
KUNA, ID 83634-0000 
 

ELLWAY BRIAN 
ELLWAY TERRESA 
742 S STIBNITE AVE 
KUNA, ID 83634-0000 
 

 ENDURANCE HOLDINGS LLC 
1977 E OVERLAND RD 
MERIDIAN, ID 83642-0000 
 

 GABBARD JOHN E 
GABBARD RAINA 
1036 S TEN MILE RD 
KUNA, ID 83634-0000 
 

JENSEN LINNIE R 
1099 S ASH AVE 
KUNA, ID 83634-1729 
 

 MALLATT KYLE 
1661 W AFTON ST 
KUNA, ID 83634-0000 
 

 MARSALA NICHOLAS J 
MARSALA STEPHANIE D 
1677 W AFTON ST 
KUNA, ID 83634-0000 
 

MARTIN WANDA A 
1649 W AFTON ST 
KUNA, ID 83634-0000 
 

 NEWMAN DOUGLAS A & 
NEWMAN PEGGY S 
29776  DAVIS RD 
BRUNEAU, ID 83604-5038 
 

 OWENS MICHAEL J 
OWENS KIMBERLY K 
1025 S ASH AVE 
KUNA, ID 83634-0000 
 

QUARLES ROGER C 
QUARLES BONA A 
1075 S ASH AVE 
KUNA, ID 83634-0000 
 

 REISENAUER JERALD W 
REISENAUER PATRICIA L 
943 S ASH AVE 
KUNA, ID 83634-0000 
 

 SAFFORD DANIEL 
SAFFORD GINA 
1200 S TEN MILE RD 
KUNA, ID 83634-0000 
 

SAVAGE GREGORY L JR 
SAVAGE PATRICIA A 
756 S STIBNITE AVE 
KUNA, ID 83634-0000 
 

 SAXTON LAYNE G 
SAXTON BRENDA L 
1185 S ASH AVE 
KUNA, ID 83634-0000 
 

 SOUTH FARM LLC 
6152 W HALF MOON LN 
EAGLE, ID 83616-0000 
 

SUTTER'S MILL SUBDIVISION NO 1 HOA 
PO BOX 87 
KUNA, ID 83634-0000 
 

 YOUNG THURLOW D 
728 S STIBNITE AVE 
KUNA, ID 83634-0000 
 

  
 
 
 
 

 
 
 
 
 

  
 
 
 
 

  
 
 
 
 

 
 
 
 
 

  
 
 
 
 

  
 
 
 
 



EXHIBIT 3.C
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City of Kuna 
 

Staff Report – Planning and Zoning Commission 
 

     
        
 
 

 

To:      Planning and Zoning  
      Commission 
 

Case Numbers:  17‐04‐ZC (Rezone) and 
  17‐04‐S (Preliminary Plat) 
  17‐13‐DR (Design Review) 
  Ashton Estates Subdivision 
 

Location:    Southeast Corner  
      (SEC) Meridian and 
      Deer Flat Roads, 
      Kuna, Idaho 83634 
 

Planner:     Troy Behunin,    
      Planner III 
 

Hearing Date:    July 13, 2017  
      (SPECIAL MEETING) 
     

Owner:      SDN, LLC,  
      Don Newell 
      P.O. Box 1939 
      Eagle, ID 83616 
      208.404.2161 
      Ashton.home@hotmail.com  
 

Engineer:    KM Engineering 
      Kirsti Grabo 
      9233 W. State St, 
      Boise, ID 83714 
      208.639.6930 
      KGrabo@kmengllp.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. Proposed Factual Summary 
J. Proposed Findings of Fact 
K. Proposed Comprehensive Plan Analysis 
L. Proposed Idaho Code Analysis 
M. Proposed Conclusions of Law 
N. Proposed Recommended P & Z 

Conditions 

 

A. Process and Noticing: 

1. Kuna City Code (KCC), Title 1, Chapter 14, Section 3, states that rezone’s and preliminary plat’s are designated 
as public hearings, with the Planning and Zoning Commission as a recommending body and City Council as the 

          P.O. Box 13 
Phone: (208) 922-5274 
Fax:     (208) 922-5989 
www.Kunacity.id.gov 
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decision  making  body.  These  land  use  applications  were  given  proper  public  notice  and  followed  the 
requirements set forth in Idaho Code, Chapter 65, Local Planning Act. 

a. Notifications 
i. Neighborhood Meeting    April 12, 2017 (2 people attended) 
ii. Agency Comment Request    May 30, 2017 
iii. 315’ Property Owners Notice  June 23, 2017 and July 5, 2017 
iv. Kuna, Melba Newspaper    June 28, 2017 
v. Site Posted      June 16, 2017 

 

B. Applicant’s Request: 
On behalf of SDN, LLC, the applicant, Kirsti Grabo with KM Engineering, requests approval to rezone the 
portions of this site previously zoned as R‐12 (High Density Res.) to, and increasing the C‐1 (Neighborhood 
Commercial) and  the R‐6  (Medium Density Residential)  zones. Applicant also  requests approval  for a 
preliminary plat that includes 9 commercial lots, 133 single‐family lots, 20 common lots and a proposed 
City park lot. The subject site is located on the southeast corner (SEC) of Meridian and Deer Flat Roads. 
 

C. Aerial Map:  

 
  
 

   
 
 

                                                                         ©Copyrighted 
D. Site History:  

This  site  is  in  the City  limits and historically has been  farmed.  It  is directly east of  two Kuna City commercial 
subdivisions – the Merrell Family Center and Ensign Subdivisions. 
 

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  land use designations generally 
speaking,  it  is not the actual zone. The Comp Plan Map designation for this site was recently amended to 
Mixed‐Use General for the approximate 50.7 acres. 
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2. Recreation and Pathways Map: The Recreation and Pathways Master Plan Map  indicates a  future  trail 
through the northeast corner (NEC) of the site, situated along the Kuna Canal. It is the City’s goal and desire 
to increase the number of trails and pathways in Kuna. Accordingly, it is necessary for each parcel to develop 
trails and pathways along frontages of their canals and ditches to comply with the Master Plan goals by either 
starting a pathway, or extending one in the area of the project. 
 

    
 

 

 
 

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

South  A  Agriculture – Kuna City

East  RR  Rural Residential – Ada County

West  C‐1  Neighborhood Commercial – Kuna City 

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

 Parcel Size: 50.7 acres (approximately). 

 Zoning:  R‐12 (High Density Residential), R‐6 (Medium Density Residential) and C‐1 (Neighborhood 
Commercial), Kuna City. 

 Parcel (APN) #:  S1419223151. 
 

5. Services: 
  Sanitary Sewer– City of Kuna 
  Potable Water – City of Kuna 
  Irrigation District – Boise‐Kuna Irrigation District 
  Pressurized Irrigation – City of Kuna (KMID) 
  Fire Protection – Kuna Rural Fire District 
  Police Protection – Kuna Police (Ada County Sheriff’s office) 
  Sanitation Services – J & M Sanitation 
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6. Existing Structures, Vegetation and Natural Features:  
The  land  is  currently used  for agricultural purposes. Applicant anticipates  that  the  land will  continue  the 
historic agricultural uses on the lands until development occurs. This site is generally flat, with a slight slope 
from the north end to the center of the site, and a slight slope from the south end toward the center of the 
site. Soils appear to be a Hydrologic Group D for the majority of the site with a general slope of less than 2%. 
 

7.   Transportation / Connectivity:  
The applicant proposes four access points for the site. Two access points on Meridian Road, to include one 
full public road access on the south and a Right‐in/Right‐out (RIRO) driveway on the north end of the Meridian 
frontage. The applicant has proposed two access points on Deer Flat Road, including one full public access on 
the east side, and a second RIRO (driveway) on the west side of the Deer Flat frontage. Staff notes that Kuna’s 
Highway Overlay District  (District)  standards  state  that  connection  to Meridian Road and other points of 
access within the District shall be limited to the full and/or mid‐mile alignments, or at a distance greater than 
600’ from centerline of Meridian Road. 
 

8. Environmental Issues:  
Staff  is not aware of any environmental, health or safety conflicts, beyond the designation of being  in the 
nitrate priority area. 

 
9. Agency Responses:  

The following agencies returned comments which are included as exhibits with this case file and report: 
‐ City Engineer (Antonio Conti, P.E.) Exhibit B 1 
‐ Ada County Highway District (Stacey Yarrington) Exhibit B 2 
‐ Boise Project Board of Control (Bob Carter) Exhibit B 3 
‐ Central Dist. Health Dept. (Lori Badigian), Exhibit B 4 
‐ Compass‐Community Planning Association (Carl Miller), Exhibit B5 
‐ Department of Environmental Quality (DEQ) Exhibit B 6 
 

F. Staff Analysis: 
  Fulfilling the conditions of approval for the entitlements received in early 2017 (16‐10‐AN & 16‐03‐CPM), the 

applicant proposes this subdivision application which includes nine commercial lots, 133 residential lots and 
20 common lots and a proposal for a City park. This project is adjacent to a principle arterial (Meridian Rd.) 
and minor arterial (Deer Flat Rd.). All major public utilities are near, or adjacent to this site. Applicant intends 
to  develop  the  site  as  a  mixed‐use  development  with  commercial  pads  and  new  single‐family  housing 
options.  It  is  anticipated  this  development  will  require  four  phases  for  complete  build‐out,  for  both 
residential lots and commercial pads. 

 
  The project size  is approximately 51 acres  in size and proposes two different zones as delineated on the 

preliminary plat where the zone lines are proposed. The C‐1 (Neighborhood Commercial) is proposed to be 
approximately 19.86 acres and the R‐6 (Medium Density Residential) is proposed to be approximately 34.76 
acres (this includes lands to the centerline of both roadways). The proposed commercial uses along Meridian 
and Deer Flat Roads are in compliance with recommendations from the Comprehensive Plan and with staffs 
request to extend commercial uses as far south and east as reasonable, as directed by Council. The medium 
residential  uses  provide  a  buffer  between  the  proposed  commercial  and  current  uses  on  the  east  and 
southern sides of the site and complies with mixed‐use design principles. The proposed City Park is centrally 
located  and  applies  good  design  principles,  highlights  mixed‐use  principles,  and  compliments  the  two 
proposed uses. 

   
  Staff has reviewed Kuna’s Comprehensive Plan (Comp Plan), which promotes commercial development, and 

a variety of housing types for all income levels numerous times throughout the document. The sections of 
the Comp Plan that address new commercial and various housing types are  included below,  in Section K 
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(Comp Plan analysis) of this report. The City attempts to balance new commercial uses as well as all housing 
types. Applicant will be required to maintain technical compliance with Kuna City Code  (KCC), as the site 
develops.  Staff  recommends  the  applicant work with Kuna Rural  Fire District  (KRFD)  to  conform  to  the 
secondary access requirements of the KRFD, for the number of homes utilizing access points, roadway access 
and circulation at time of development. 

   
  The Highway Overlay District (District) standards state that connection to Meridian Road and other points of 

access within the District shall be limited to the full and/or mid‐mile alignments, or at distances greater than 
600’ from centerline of Meridian Road. Since this project does not abut a full/mid‐mile road, Commission 
should consider allowing the entrances as proposed but as temporary full‐accesses only. Furthermore, as 
the area further develops, the City, ACHD or ITD may enforce the access portion of the Overlay District (or 
other policies / standards) in the form of a right‐in/right‐out for one or both of the proposed full entrances 
due to traffic volume and/or safety concerns and/or other needs. 

 
  Staff  has  reviewed  the  proposed  landscape  plan  for  the  subdivision  and  finds  that  the  Meridian  Road 
  frontage lacks the number of trees and shrubs required according to KCC Title 5‐17‐15 and in the Overlay 
  District standards. The remaining proposed landscape for the project is in substantial conformance with the 
  Design Review  (for Subdivision Landscape) Code  for Kuna. Additionally, staff  requests  that applicant add 
  several notes to the landscape plan in order to follow the City’s goals and practices for landscaping. Those 
  changes are requested in the proposed conditions of approval – Condition # 12. 

 
  Applicant is made aware that all new commercial uses must go through design review for the building(s), 

signage, parking lot(s) and landscaping for future development, prior to building permits being issued. 
 
  Staff has determined this application complies with the goals and policies of Kuna city for this corridor, and 

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 17‐04‐ZC and 17‐4‐S, subject to the conditions of approval by 
Kuna’s  Commission  and/or  the  City  Council,  and  recommends  approval  of  case  No  17‐13‐DR  to  the 
Commission. 

 

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

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

3. City of Kuna Subdivision Regulations Title 6, Chapters 3 and 4 

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

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

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

H. Procedural Background: 
At a special meeting on July 13, 2017, the Commission considered the applications, including agency comments, 
staff’s report, application exhibits and public testimony presented or given. 
 

I. Proposed Factual Summary: 
This site is located on the southeast corner of Meridian and Deer Flat Roads. The project consists of 50.7 (approx.) 
acres and is currently zoned R‐12, R‐6 and C‐1. Applicant requests changing portions of the approved R‐12 zone to 
C‐1,  while  other  portions  of  the  R‐12  are  proposed  to  change  to  Medium  Density  Residential.  The  C‐1 
(Neighborhood Commercial) will increase in size from approximately 17.99 acres to (approx.) 19.86 acres. While 
the R‐6 (Medium Density Residential) will increase in size from approximately 27.26 acres to (approx.) 34.76 acres. 
If approved, this project will take access from Meridian Road (principle arterial) in two places, and from Deer Flat 
Road (minor arterial) in two places. Both existing roads are classified roadways. 
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J. Proposed Findings of Fact: 
17‐04‐ZC, 17‐04‐S and 17‐13‐DR: Based upon the record contained in Case No’s 17‐04‐ZC, 17‐04‐S and 17‐13‐DR, 
including the Comprehensive Plan, Kuna City Code, staff’s memorandums, the exhibits, and the testimony during 
the public hearing, the Commission hereby recommends approval/denial of the Findings of Fact and Conclusions 
of Law, and conditions of approval  for Case No’s 17‐04‐ZC, 17‐04‐S and 17‐13‐DR, a request  for a  rezone and 
preliminary plat and Design Review in Kuna City limits request by the applicant follows: 
 
The Council concludes that the applications comply with the City of Kuna’s Zoning regulations (Title 5) of KCC. 
 

1. The Commission does/does not accept the facts as outlined in the staff memo, the public testimony and the 
  supporting evidence list presented. 
 
  Comment: The Commission held a public hearing on the subject applications on July 13, 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 17‐04‐ZC, 17‐04‐S and 17‐13‐DR, this proposal does/does not 
  appear to generally comply with the Comprehensive Plan and Comp Plan Map. 
 
  Comment: The Comp Plan has listed numerous goals for providing commercial, single‐family  housing in Kuna. 
  The Comp Plan Map designates this property as Medium Density. As this project proposes to accommodate 
  commercial and residential uses the project generally follows the goals of the Comp Plan and the Comp 
  Plan Map.  
 
3. The  Commission  has  the  authority  to  recommend  approval  or  denial  of  these  applications  and  also  to 
  approve/deny the Design Review application. 
 
  Comment: At a special meeting on July 13, 2017, Commission voted to recommend approval/denial for case 

No’s 17‐04‐ZC, 17‐04‐S and 17‐13‐DR. 
 

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 special public 
  hearing on July 13, 2017. 

 
K. Proposed Comprehensive Plan Analysis: 

City Council determines the proposed subdivision for the site  is/is not consistent with the following Comp Plan 
components: 
 
Housing: Residents envisioned higher densities in the City’s core to include opportunities for mixed residential and 
light commercial activity. They expressed  interest  in a mix of  residential  type dwellings applications;  including 
single‐family, multi‐family, apartments and condominiums. They were receptive to a greater mix of lot sizes and 
house price to appeal to a variety of people. A goal expressed by many was the preservation of large lots and rural 
cluster development in appropriate balance with a complement of other types of residential development (Page 
21 [Comprehensive Plan –CP]). 
 
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). 
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Comment:    The  Comp  Plan  and  the 
corresponding  Future  Land  Use  Map 
(with land use designations) provides for 
a mix of medium density and high density 
residential  uses  and  commercial  uses.  
This  project  has  proposed  a  variety  of 
densities  mixed  with  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  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. 
       
                     LEGEND 
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 adequate housing for all income levels and 
calls for increasing pedestrian connections. This project supplies a number of additional housing types to Kuna’s 
inventory and provides opportunities  for quality housing. This development should add to the City’s pedestrian 
network for non‐motorized transportation, by proposing pathway connections for development to connect to 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 
and  providing  opportunity  for  social  interactions.  Encourage  commercial  development  on  transportation 
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corridors. Adopt a future land use plan and map that includes natural and developed open spaces, while providing 
a variety of housing densities and types to accommodate various  lifestyles, ages and economic groups. Protect 
existing neighborhoods and ensure new development is sustainable and keeps Kuna desirable. Develop cohesive 
neighborhoods with character and quality while incorporating a variety of densities and styles (Pg. 63 – 1.1, Pg. 64 
– 2.1, 2.2, 2.2.1, 3.1 & Goal 3, Pg. 65 – 4.3 and 6.4.1 Def. Pg. 89 [CP]). 
 
Comment: This project adds a number of quality commercial opportunities and several housing varieties to the 
City’s inventory for all types of lifestyles, ages and economic groups. 
 
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 mixed‐use development adding  to employment opportunities and may  reduce 
commuter trips, therefore, it generally complies with the comp plan goals and policies 
 
Housing Goals and Objectives ‐ Section 12 ‐ Summary: 
Adopt mixed‐use  land  strategies which assure  the  self‐sufficiency of neighborhoods. 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 mixed‐use development while discouraging developers from developing land divisions greater 
than one half acre because large lot subdivisions increase municipal costs, require public subsidy and create sprawl 
(Pg. 155 – Obj. 1.1, Pg. 163 12.4 and Pg. 165 – 2.1 [CP]). 
 
Encourage mixed‐use development that  includes town centers, single‐family, multi‐family, accessory units, and 
other types of residential development. – Policy 1.1.2, Section 12, Housing (Page 155 [CP]). 
 
Comment: Applicant proposes a high‐quality development for commercial development along with a variety of 
dwelling types, densities, and price points for many income levels in this part of Kuna as encouraged by the Comp 
Plan.  This  project  significantly  adds  to  the  City’s  overall  network  of  commercial  uses,  utilities,  sidewalks  and 
roadways, therefore it complies with logical, orderly development and discourages land divisions and development 
greater than one half acre, and avoids increased municipal services costs and sprawl. 
 
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  self‐sustaining  development,  adding  to  the  pedestrian  pathway  network  and  adding  to  the  City’s  sidewalk 
network. Applicant also proposes improving Deer Flat Road, which adds to the roadway system thereby 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. 
 
Neighborhoods: 
Kuna’s updated Plan is an advocate for the development of self‐sufficient and mixed‐use neighborhoods. These 
neighborhoods are intended to be connected by transit and other non‐motorized methods of transportation. Each 
neighborhood will have a center, a core and an edge (Page 179 [CP]). 
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Comment: Applicant proposes an extension of the sidewalk and roadway system which complies with the Master 
Street Plan adopted by Kuna. Applicant should also propose connections to adjacent parcels by adding stub streets, 
pathways  and  sidewalks  for  pedestrian  and  non‐motorized  transportation.  Applicant  proposes  R‐6  housing 
densities thereby complying with call for a variety of housing types outlined within the Comp Plan and Comp Plan 
Map. 

 

L. City Council’s Idaho State Code Analysis:  

 
1. IC §67‐6511 (2) C requires that the City Council 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. Commission 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 subdivision and development into a single‐family 

and commercial subdivision, as proposed. 
 

Comment: The 50.7 acre (approximate) project does/does not appear to be suitable for this subdivision and 
development as a mixed‐use style subdivision, as proposed. 
 

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

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

 

3. The Rezone and Subdivision applications are/are not likely to cause adverse public health problems. 
 
  Comment:  The  subdivision of  the  property would/would  not  generally  comply with  the  Comp  Plan.  The 
  project would connect to public sewer and potable water systems, therefore eliminating the occurrence of 
  adverse public health problems.  
 

4. The application does/ does not appear to avoid detriment to the present and potential surrounding uses; to 
  the health, safety, and general we are of the public taking  into account the physical features of the site, 
  public facilities and existing adjacent uses. 
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Comment: Through correspondence with public  service providers and application evaluation,  this project 
does/does not appear to avoid detriment to surrounding uses.  Commission did consider the subdivision and 
the location of the property with adjacent uses.  

 

5. The existing and proposed street and utility services in proximity to the site are/are not suitable or adequate 
for commercial and residential purposes. 

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

6. Based on the evidence contained in Case No.s 17‐04‐ZC, 17‐04‐S and 17‐13‐DR, Commission finds Case No.s 
17‐04‐ZC, 17‐04‐S and 17‐13‐DR does/does not adequately comply with Kuna City Code. 
 

7. Based on the evidence contained in Case No.s 17‐04‐ZC, 17‐04‐S and 17‐13‐DR, Commission finds Case No.s 
17‐04‐ZC, 17‐04‐S and 17‐13‐DR does/does not generally comply with Kuna’s zoning Code. 

 
 

N. P & Z Commission’s Recommended Conditions of Approval: 
17‐04‐ZC  (Rezone)  and  17‐04‐Sub  (Subdivision),  Note:  This  proposed  motion  is  to  recommend  approval, 
conditional approval, or denial for this request to City Council. If the Commission wishes to approve or deny specific 
parts of the requests as detailed in this report, those changes must be specified. 
 
17‐13‐DRC (Design Review), Note: The proposed motion is to approve or deny the design review request. If the 
Planning and Zoning Commission wishes to approve or deny specific parts of the requests as detailed in the report, 
those changes must be specified. 
 
On July 13, 2017, the Planning and Zoning Commission voted to recommend approval/denial for case No.s 17‐04‐
ZC, 17‐04‐S and 17‐13‐DR, based upon the Comp Plan, Kuna City Code, the record before the Commission, the 
applicant’s presentation, testimony and Commission discussion at the public hearing, the Kuna Commission votes 
to  recommend  approval/denial  for Case No.s 17‐04‐ZC  and 17‐04‐S with/without  the  following  conditions of 
approval at time of development in the future: 
 

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‐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. 



 
Page 11 of 11  File No.s 17-04-ZC and 17-04-S  
6/21/17               P: P&Z\SHARED\CASES\Subs\ Ashton Estates Rezone & PP Staff Report 
 

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. Street lights and parking lights for the site shall be LED lighting and must comply with Kuna City Code and 
established Dark Skies practices. 

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

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

9. All signage within/for the project shall comply with Kuna City Code and shall be approved in the design review 
process with all new commercial and multi‐family. 

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

11. The applicant’s proposed preliminary plat  (dated 05.5.17) and  landscape plan  (dated 05.3.2017) shall be 
considered a binding site plans, or as modified and approved through the public hearing process. 

12. Applicant shall add the following notes to the landscape plans and resubmit a PDF for Planning and Zoning 
approved plans, bearing the changes. 

12.1 – Landscape contractor shall remove all twine/ropes and burlap from root balls. 
12.2 – Landscape contractor shall remove the wire basket from the top 1/2 of the root ball. 

13. Applicant shall be conditioned to add appropriate and necessary pathways along water bodies to comply 
with the Master Recreation and Pathways Map at time of development. 

14. 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. 

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

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

  DATED: This _____ day of ________, 2017. 
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CITY OF KUNA 
P.O. BOX 13 

KUNA, ID  83634 
www.kunacity.id.gov 

 

 
              
 
 
 
            

   Telephone (208) 639-5343; Fax (208) 287-1731    
Email:  aconti@kunaid.gov 

               
 

MEMORANDUM 
 
TO:  Director of Kuna Planning and Zoning 
 
FROM: Antonio M Conti 
  Kuna City Engineer 
 
RE:  Ashton Estates  
  17-04-S, 17-04-ZC 
 
DATE:  June 12, 2017 
 
The City Engineer has reviewed the Preliminary Plat and Rezone request of the above applicant 
dated May 5, 2017. It is noted that specific development plans are provided, which includes 9 
commercial/multi-family lots, 133 single family lots, 20 common lots, 1 City park for a total of 163 
lots.  Accordingly, the City Engineer provides the following comments:   
 

1. Sanitary Sewer Needs 
 

a) The applicant’s property is presently used for agricultural purposes, is not connected to 
City services and would be subject to connection fees for the demand of the ultimate 
connected load as provided in the City’s Standard Table.  City Code (6-4-2O) requires 
connection to the City sewer system for all sanitary sewer needs.  

b) The property is located within the Profile Ridge sewer shed which discharges to the 
Danskin Lift Station and thence to the North Wastewater Treatment Plant. 

c) This property was not included in Local Improvement District 2006-1, and consequently, 
has no connection fee credits and reserved treatment capacity.   Nevertheless, there are 
adequate connection credits available for purchase from others.  When connecting to the 
sewer system, the applicant will need to abide by any relevant sewer reimbursement 
policies and agreements and any relevant connection fees. 

d) For any connected load, it is recommended this application be conditioned to conform to 
the sewer master plan, particularly to the providing of sewer mains and trunk lines in the 
master plan. 

e) The nearest Sewer Main capable of serving this property lies on the opposite side of 
Highway 69 approximately 200 feet distant.  It will require the applicant to bore an 
oversized line across the Highway. 

f) At all reasonable locations where sewer service could be extended to adjoining 
properties, sewer mains should be stubbed to the property line or extended in right-of-

ANTONIO M CONTI 

CITY ENGINEER 
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way in or adjacent to the project – both at useable depths. This applies to a sewer main 
with easements to be extended north and south along the Highway 69 frontage.   

g) For assistance in locating existing facilities and understanding issues associated with 
connection, please contact the City Engineer at 639-5343.   
 

2. Potable Water Needs 
 

a) The applicant’s property is presently used for agricultural purposes, it is not connected to 
City water service and would be subject to connection fees for the demand of the 
ultimate connected load as provided in the City’s Standard Table.  City Code (6-4-2X) 
requires connection to the City water system for all potable water needs. The City has 
sufficient potable water supply to serve this site. 

b) The nearest point of water connection for the property lies on the opposite side of 
Highway 69 approximately 200 feet distant.  It will require the applicant to bore an 
oversized line across the Highway.  

c) Improvements necessary to provide adequate fire protection as required by Kuna Fire 
District will be required of the development. 

d) For any connected load, it is recommended this application be conditioned to conform to 
the water master plan.  Specifically, 12-inch water mains are required in the portions of 
the project fronting the Highway 69 and Deer Flat Road. 

e) 8-inch water mains should be installed by developer in internal subdivision streets. 
f) At least 8-inch water mains are to be extended and connected by developer to water 

trunk lines and mains through all entryway streets to Deer Flat Road and Highway 69 
and in stub streets to adjacent properties.  

g) The City Engineer concludes redundancy of water transmission route to the development 
site is not provided by existing facilities.  This matter is under consideration in the City’s 
CIP. 

h) For assistance in locating existing facilities, please contact the City Engineer at 638-
5343.   

 
3. Pressure Irrigation 

 
a) The property’s irrigation needs are presently served by local canals from surface water 

rights.  The applicant’s property is not connected to the City pressure irrigation system.  
Relying on drinking water for irrigation purposes is contrary to City Code (6-4-2I) and 
the public interest, is not accounted for in the approved Water Master Plan and the City 
Engineer recommends connection to existing City pressurized irrigation facilities.  When 
connecting to the pressure irrigation system, the applicant will need to abide by any 
relevant irrigation reimbursement policies and agreements and any relevant connection 
fees. 

b) It is recommended this project be conditioned to require connection and annexation to 
the City Pressure Irrigation system at the time of development.  It is further 
recommended that annexation into the municipal irrigation district and pooling of water 
rights is a requirement at the time of final platting. 

c) The development is subject to connection fees based on number of dwellings and lot size 
for the residential area and based on ultimate landscaped area and lot size for the 
commercial area and common lots, as provided in City Resolutions. 
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d) The nearest point of connection for the Ashton Hills project is on the opposite side of 
Highway 69 approximately 200 feet distant.  It will require the applicant to bore an 
oversized line across the Highway.  

e)  For any connected load, it is recommended this application be conditioned to conform 
to the Pressure Irrigation Master Plan.  The Master Plan designates the providing of 
trunk lines in the Highway 69 and Deer Flat frontages. 

f) The property’s irrigation needs are presently served by the Boise-Kuna Irrigation 
District.  The City Engineer has evaluated the distribution of irrigation pump stations 
and available supply in the vicinity of the project and concludes there is need for a pump 
station and 600,000 gallon reservoir along Kuna Canal within the bounds of the project. 
The City Engineer recommends the project provide sufficient land for the station and 
reservoir, provide three phase power to the pump station site and provide a drain line for 
over-flow water.  The City would construct the pump station and reservoir as long as the 
project extends a 12-inch PI main from the Hwy 69 location to the project. 

g) It is recommended that conformity with approved City PI standards is required, 
including the providing of adequately sized internal and boundary loop lines. 

h) For assistance in locating existing facilities, please contact the City Engineer at 639-
5343. 
 

4. Grading and Storm Drainage 
 
The following is required because alteration of surface features is proposed (such as grading or 
paving) in connection with this application: 

 
a) Runoff from public right-of-way is regulated by ACHD or ITD, depending on the 

agency responsible for the right-of-way.  Plans are required to conform to the 
appropriate agency standards. 

b)  Exclusive of public right-of-way, any increase in quantity or rate of runoff or decrease 
in quality of runoff compared to historical conditions must be detained, treated and 
released at rates no greater than historical amounts.  In the alternative, offsite disposal of 
storm water in excess of historical rates or conditions or disposal at locations different 
than provided historically, approval of the operating entity is required.  The City of Kuna 
relies on the ACHD Stormwater Policy Manual to establish the requirements for design 
of any private disposal system. 

c) The city is now requiring with every new development, a documentation map that 
illustrates the surface and sub-surface water irrigation supply as well as drainage ways 
that exist in the applicant’s property and in the right-of-way adjacent to the proposed 
development to be submitted as part of construction plans.  The map must include 2-foot 
contours, a layout and essential features of existing irrigation ditches, drainage ditches 
and pipelines within and adjacent to the proposed development.  Open and piped 
facilities should be noted.  The map should include any proposed changes to the systems. 

d) All upstream drainage rights and downstream water delivery rights are to be preserved as 
a condition of development.  Constructed facilities to preserve these rights must be 
designed by a licensed professional engineer, plans provided with the project plan set for 
review by the City Engineer and constructed in a manner and with materials acceptable 
to the City Engineer.  Facilities provided must be accessible (easements or right-of-way) 
for continued maintenance, and if necessary, replacement.   
 

5. General 
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a) With the addition of this property into the corporate limits of Kuna and its potential 

connection to water and irrigation services, this property will be placing demand not 
only on constructed facilities but on water rights provided by others.  It is the reasonable 
expectation, in return, that this property transfer to the City, at time of connection, any 
conveyable water rights by deed and “Change of Ownership” form from IDWR.  The 
domestic water right associated solely with a residence and ½ acre or less is not 
conveyable.  The water right held in trust by an irrigation district is also not conveyable. 

b) A plan approval letter will be required if this project affects any local irrigation districts 
or its facilities. Kuna Canal is one of those facilities. 

c) The City reserves the right of prior approval to all agreements involving the applicant (or 
its successors) and the irrigation or drainage district related to the property of this 
application and any attempt to abandon surface water rights. 

d) Verify that existing and proposed elevations match at property boundaries such that a 
slope burden is not imposed on adjacent properties. 

e) State the vertical datum used for elevations on all drawings. 
f) Provide engineering certification on all final engineering drawings. 
g) The submittals attached to the application include some alignments for City 

infrastructure.  This information is helpful but has not been reviewed in detail and has 
not received City Engineer approval.  The applicant is advised that detailed review and 
plan approval occurs at the time of approval of the official project improvement plans. 
 

6. Inspection Fees 
 
An inspection fee will be required for City inspection of the construction of any public or 
community water, sewer and irrigation facility associated with this development.  The 
developer will still require a qualified responsible engineer to do sufficient inspection to 
justly certify to DEQ the project was completed in accordance with approved plans and 
specifications and to provide accurate as-built drawings to the City.  The developer’s 
engineer and the City’s inspector are permitted to coordinate inspections as much as 
possible.  The current City inspection fee is $1.00 per lineal foot of sewer, water and 
irrigation related pipe and payment is due and payable prior to City’s scheduling of a pre-
construction conference.   
 

7. Right-of-Way 
 
The subject property fronts on its north side by a section line principal arterial street (Deer 
Flat - ACHD) and on its west by a section line principal arterial highway (Highway 69 – 
ITD) and truck route.  The following conditions are related to these classified streets and 
future quarter line classified streets and apply at the time of development: 
 
a) Sufficient half right-of-way on the quarter line and section line for existing and future 

classified streets should be provided pursuant to City, ACHD and ITD standards. 
b) It is recommended approaches onto the classified streets comply with ACHD and ITD 

approach policies. 
c) It is recommended sidewalk, curb and gutter, street widening and any related storm 

drainage facilities, consistent with city code and policies, are provided in connection 
with property development. 
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d) Residential Easements – City Code (6-3-8) requires the providing of 10-foot front and 
back lot line easements and side-lot easements, as necessary.  The City Engineer 
recommends the following: 

a. 10-foot minimum subdivision boundary easement; 
b. 10-foot minimum street frontage easement; 
c. 10-foot back lot line easement as required in code; 
d. 5-foot minimum side lot line easement and wider easements in instances where 

underground pipelines are constructed in them; 
a. Additional easements as needed for facilities not in right-of-way - of width and 

alignment acceptable to the City Engineer. 
 

8. As-Built Drawings 
 
As-built drawings are required at the conclusion of any public facility construction project 
and are the responsibility of the developer’s engineer.  The city may help track changes, but 
will not be responsible for the finished product.  As-built drawings will be required before 
occupancy or final plat approval is granted.   

 
9. Phasing of Development 

 
a) Any phasing plan, to be acceptable, must extend city services, extend transportation 

facilities and extend other utilities in a manner to maintain reliable service to the 
buildable lots in the subdivision and not disrupt service to neighboring properties. 

b) A phasing plan, to be acceptable, must not delay expenditures for infrastructure to 
burden with expenses in a disproportionate manner the later phases of a project. 

c) Irrespective of compliance with the above conditions, the City Engineer in general does 
not approve or reject phasing plans without the advice and consent of the Planning and 
Zoning Director. 

 
10. Property Description 

a) The applicant provided a metes and bounds property description of the subject parcel. 
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Ada County Highway District • 3775 Adams Street • Garden City, ID • 83714 • PH 208 387-6100 • FX 345-7650 • www.achdidaho.org  

 

Paul Woods, President 
Rebecca W. Arnold, Vice President 

Sara M. Baker, Commissioner 
Kent Goldthorpe, Commissioner 

Jim Hansen, Commissioner 
 

Date: June 29, 2017 
 
 (Via email) 

 
To: KM Engineering 
 Kirsti Grabo 
 9233 W State Street 
 Boise, ID  83714  

 
Subject:  Ashton Estates/ KPP17-0006/ 17-04-S/17-04-ZC  
  SEC of Deer Flat Road & SH-69  
    
On June 29, 2017, the Ada County Highway District staff acted on your application for the 
above referenced project.  The attached report lists site-specific requirements, conditions of 
approval and street improvements, which are required.   
 
If you have any questions, please feel free to contact me at (208) 387-6171. 
 
Sincerely, 
 
 
 
Stacey Yarrington 
Planner III 
Development Services 
Ada County Highway District 
 
CC: Project file 
 City of Kuna (via email) 
 SDN, LLC (via email) 
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Development Services Department 

 
Project/File:  Ashton Estates/ KPP17-0006/ 17-04-S/17-04-ZC 

This is a rezone and preliminary plat for a mixed use development consisting of 9 
commercial/multi-family lots, 133 buildable single-family lots, 20 common lots, and 1 
proposed City Park.  The site is located on 50.6-acres.  

Lead Agency: City of Kuna 

Site address: SEC Deer Flat Road & SH-69 

Staff Approval: June 29, 2017 

Applicant: SDN, LLC 
 PO Box 1939 
 Eagle, ID  83616 

Representative: KM Engineering 
 Kirsti Grabo 
 9233 W State Street 
 Boise, ID  83714 

Staff Contact:  Stacey Yarrington 
 Phone: 387-6171 
 E-mail: syarrington@achdidaho.org  

A.  Findings of Fact 
1. Description of Application:   The applicant is requesting approval to rezone the portion of the 

site from R-12 (High density residential) to increase the C-1 (Neighborhood Commercial) and R-
6 (Medium density residential) areas; and a preliminary plat consisting of 9 commercial/multi-
family lots, 133 buildable single-family lots, 20 common lots, and 1 City Park, located on 50.6-
acres.   

2. Description of Adjacent Surrounding Area:   
Direction Land Use Zoning 
North Rural Urban Transition (Ada County) RUT 
South Agricultural A 
East Rural Residential (Ada County) RR 
West Neighborhood Commercial, Medium density residential C-1, R-6 

 
3. Site History:  ACHD previously reviewed this site as Ashton Estates/ KUNA16-0020/ 16-10-AN/ 

16-03-CPM in January 2017.  The requirements of this staff report are consistent with those of 
the prior action. 
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4. Adjacent Development:  The following developments are pending or underway in the vicinity of 
the site: 
• Profile Ridge, a mixed use development, located directly west of the site is in various phases 

of development and was approved by ACHD on November 7, 2007. 

• Winfield Subdivision, located on the NWC of Deer Flat & SH-69, consisting of 348 single 
residential lots, is currently under review by ACHD. 

• KJ’s Superstore, a convenient store/ gas station and carwash, located directly west of the site 
was approved by ACHD on June 21, 2017. 

5. Transit:  Transit services are not available to serve this site.   

6. New Center Lane Miles:  The proposed development includes 1.76 centerline miles of new 
public road. 

7. Impact Fees: There will be an impact fee that is assessed and due prior to issuance of any 
building permits. The assessed impact fee will be based on the impact fee ordinance that is in 
effect at that time. 

8. Capital Improvements Plan (CIP)/ Integrated Five Year Work Plan (IFYWP): 
There are currently no roadways, bridges or intersections in the general vicinity of the project that 
are currently in the Integrated Five Year Work Plan (IFYWP). 

• The intersection of Linder Road and Deer Flat Road is scheduled in the IFYWP to be 
widened to 5-lanes on the north leg, 4-lanes on the south, 5-lanes east, and 5-lanes on the 
west leg, and reconstructed/signalized in 2020. 

• Deer Flat Road is listed in the CIP to be widened to 5-lanes from Linder Road to SH-69/ 
Meridian Road between 2026 and 2030. 

• The intersection of Deer Flat Road and SH-69/ Meridian Road is listed in the CIP to be 
widened to 6-lanes on the north leg, 6-lanes on the south, 6-lanes east, and 6-lanes on the 
west leg, and signalized between 2031 and 2035. 

B.  Traffic Findings for Consideration 
1. Trip Generation:  This development is estimated to generate 4,836 vehicle trips per day; 358 

vehicle trips per hour in the PM peak hour, based on traffic impact study (TIS).  
2. Traffic Impact Study  

Thompson Engineers prepared a traffic impact study for the proposed Ashton Estates.  Below is 
an executive summary of the findings as presented by Thompson Engineers. The following 
executive summary is not the opinion of ACHD staff.  ACHD has reviewed the submitted traffic 
impact study for consistency with ACHD policies and practices, and may have additional 
requirements beyond what is noted in the summary.   ACHD Staff comments on the submitted 
traffic impact study can be found below under staff comments. 
Staff Comments/Recommendations:  ACHD Traffic Services and Planning Review staff has 
reviewed and generally agree with the findings and conclusions of the submitted traffic impact 
study for Ashton Estates Subdivision.  

 The TIS notes that under total traffic conditions in the build out year (2020), the 
intersection of Meridian Road and Deer Flat Road will operate at LOS F under total traffic 
conditions.  The southbound right turn movement will operate at LOS F.  This intersection 
is scheduled in the CIP to be widened in 2031 to 2035.  Staff does not recommend 
improvements to the Deer Flat Road/SH-69 intersection as this development does not add 
traffic to the southbound right turn movement.  
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 The TIS notes that a right turn lane is warranted on Deer Flat Road at the Deer Flat Road/ 
Magellan Avenue (site entrance) intersection.  The applicant should be required to 
construct a dedicated right turn lane on Deer Flat Road at the Magellan Avenue 
intersection.  

 The TIS also notes that a right turn lane is warranted on SH-69 at the Profile Drive (site 
entrance) intersection.  If allowed by the Idaho Transportation Department (ITD), the 
applicant should be required to construct a right turn lane on SH-69 at the Profile Drive 
intersection.  

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

* Acceptable level of service for a two-lane minor arterial is “E” (575 VPH). 
 
** ACHD does not set level of service thresholds for State Highways. 

4. Average Daily Traffic Count (VDT) 
Average daily traffic counts are based on ACHD’s most current traffic counts. 

• The average daily traffic count for SH-69/ Meridian Road south of Deer Flat Road was 
11,067 on 09/23/17.   

• The average daily traffic count for Deer Flat Road east of SH-69/ Meridian Road was 
1,065 on 10/20/2016.   

C.  Findings for Consideration 
1. SH-69/Meridian Road 

SH-69/Meridian Road is under the jurisdiction of the Idaho Transportation Department (ITD).  The 
applicant, City of Kuna, and ITD should work together to determine if additional right-of-way or 
improvements are necessary on SH-69/ Meridian Road. 

2. Deer Flat Road 
a. Existing Conditions:  Deer Flat Road is improved with 2-travel lanes, and no curb, gutter or 

sidewalk abutting the site.  Existing right-of-way varies between 86 to 73 feet for Deer Flat 
Road (48-feet from centerline). 

b. Policy: 
Arterial Roadway Policy:  District Policy 7205.2.1 states that the developer is responsible for 
improving all street frontages adjacent to the site regardless of whether or not access is taken 
to all of the adjacent streets. 
Master Street Map and Typology Policy:  District Policy 7205.5 states that the design of 
improvements for arterials shall be in accordance with District standards, including the Master 
Street Map and Livable Streets Design Guide.  The developer or engineer should contact the 
District before starting any design.   
Street Section and Right-of-Way Width Policy:  District Policies 7205.2.1 & 7205.5.2 state 
that the standard 5-lane street section shall be 72-feet (back-of-curb to back-of-curb) within 
96-feet of right-of-way. This width typically accommodates two travel lanes in each direction, a 

Roadway Frontage Functional 
Classification 

PM Peak 
Hour 

Traffic Count 

PM Peak 
Hour Level 
of Service 

Existing 
Plus  

Project 
**SH-69/ Meridian 
Road 1,960-feet Principal 

Arterial 673 N/A N/A 

Deer Flat Road 842-feet Minor Arterial 239 Better than 
“E” N/A 
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continuous center left-turn lane, and bike lanes on a minor arterial and a safety shoulder on a 
principal arterial. 
Right-of-Way Dedication:  District Policy 7205.2 states that The District will provide 
compensation for additional right-of-way dedicated beyond the existing right-of-way along 
arterials listed as impact fee eligible in the adopted Capital Improvements Plan using available 
impact fee revenue in the Impact Fee Service Area. 
No compensation will be provided for right-of-way on an arterial that is not listed as impact fee 
eligible in the Capital Improvements Plan.  
The District may acquire additional right-of-way beyond the site-related needs to preserve a 
corridor for future capacity improvements, as provided in Section 7300.  
Frontage Improvements Policy: District Policy 7205.2.1 states that the developer shall 
widen the pavement to a minimum of 17-feet from centerline plus a 3-foot wide gravel 
shoulder adjacent to the entire site.  Curb, gutter and additional pavement widening may be 
required (See Section 7205.5.5). 
Turn Lanes:  District Policy 7205.4.9 states that if right or left turn lanes are warranted per a 
submitted Traffic Impact Study, the storage and taper lengths shall be designed in accordance 
with the minimum AASHTO and MUTCD standards.  The storage length shall be a minimum 
of 100-feet in length.  The applicant will not be compensated by ACHD for the dedication of 
additional right-of-way and pavement widening.  
Sidewalk Policy: District Policy 7205.5.7 requires a concrete sidewalk at least 5-feet wide to 
be constructed on both sides of all arterial streets.  A parkway strip at least 6-feet wide 
between the back-of-curb and street edge of the sidewalk is required to provide increased 
safety and protection of pedestrians.  Consult the District’s planter width policy if trees are to 
be placed within the parkway strip.  Sidewalks constructed next to the back-of-curb shall be a 
minimum of 7-feet wide. 
Detached sidewalks are encouraged and should be parallel to the adjacent roadway. 
Meandering sidewalks are discouraged.   
A permanent right-of-way easement shall be provided if public sidewalks are placed outside of 
the dedicated right-of-way.  The easement shall encompass the entire area between the right-
of-way line and 2-feet behind the back edge of the sidewalk.  Sidewalks shall either be located 
wholly within the public right-of-way or wholly within an easement. 
ACHD Master Street Map:  ACHD Policy Section 3111.1 requires the Master Street Map 
(MSM) guide the right-of-way acquisition, arterial street requirements, and specific roadway 
features required through development.  This segment of Deer Flat Road is designated in the 
MSM as a Transitional/ Commercial Arterial with 5-lanes and on-street bike lanes, a 69-foot 
street section within 87-feet of right-of-way. 

c. Applicant Proposal:  The applicant is proposing to dedicate 6-feet of additional right-of-way 
to total 54-feet of right-of-way along Deer Flat Road abutting the site.   

d. Staff Comments/Recommendations:  The applicant’s proposal to dedicate 6-feet of 
additional right-of-way to total 54-feet of right-of-way along Deer Flat Road abutting the site 
meets District policy and should be approved, as proposed.  The additional right-of-way is 
impact fee eligible for reimbursement. 
Deer Flat Road is improved with 24 to 50 feet of pavement and 3-foot wide gravel shoulders 
abutting the site.  The applicant should be required to widen Deer Flat Road with 17-feet of 
pavement from centerline of Deer Flat Road abutting the site, plus a 3-foot wide gravel 
shoulder.   
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As indicated in the traffic impact study (TIS), a right turn lane is warranted on Deer Flat Road/ 
at the Magellan Avenue (site entrance) intersection.  Therefore, the applicant should be 
required to construct a dedicated right turn lane on Deer Flat Road at the Magellan Avenue 
intersection.  The right turn lane should be constructed with minimum 100-feet in storage 
length.   
The applicant should be required to construct 5-foot wide concrete sidewalk located a 
minimum 49-feet from centerline of Deer Flat Road, abutting the site.  The applicant should 
provide a permanent right-of-way easement for any public sidewalk placed outside of the 
dedicated right-of-way. 

3. Internal Collectors 
a. Existing Conditions:  There are no existing streets internal to the site.  
b. Policy: 

Collector Street Policy:  District policy 7206.2.1 states that the developer is responsible for 
improving all collector frontages adjacent to the site or internal to the development as required 
below, regardless of whether access is taken to all of the adjacent streets. 
Master Street Map and Typologies Policy:  District policy 7206.5 states that if the collector 
street is designated with a typology on the Master Street Map, that typology shall be 
considered for the required street improvements.  If there is no typology listed in the Master 
Street Map, then standard street sections shall serve as the default. 
Street Section and Right-of-Way Policy:  District policy 7206.5.2 states that the standard 
right-of-way width for collector streets shall typically be 50 to 70-feet, depending on the 
location and width of the sidewalk and the location and use of the roadway.  The right-of-way 
width may be reduced, with District approval, if the sidewalk is located within an easement; in 
which case the District will require a minimum right-of-way width that extends 2-feet behind 
the back-of-curb on each side. 
The standard street section shall be 46-feet (back-of-curb to back-of-curb). This width typically 
accommodates a single travel lane in each direction, a continuous center left-turn lane, and 
bike lanes. 
Residential Collector Policy:  District policy 7206.5.2 states that the standard street section 
for a collector in a residential area shall be 36-feet (back-of-curb to back-of-curb).  The District 
will consider a 33-foot or 29-foot street section with written fire department approval and 
taking into consideration the needs of the adjacent land use, the projected volumes, the need 
for bicycle lanes, and on-street parking. 
Sidewalk Policy:  District policy 7206.5.6 requires a concrete sidewalks at least 5-feet wide to 
be constructed on both sides of all collector streets.  A parkway strip at least 6-feet wide 
between the back-of-curb and street edge of the sidewalk is required to provide increased 
safety and protection of pedestrians.  Consult the District’s planter width policy if trees are to 
be placed within the parkway strip.  Sidewalks constructed next to the back-of-curb shall be a 
minimum of 7-feet wide. 
Detached sidewalks are encouraged and should be parallel to the adjacent roadway. 
Meandering sidewalks are discouraged.   

A permanent right-of-way easement shall be provided if public sidewalks are placed outside of 
the dedicated right-of-way.  The easement shall encompass the entire area between the right-
of-way line and 2-feet behind the back edge of the sidewalk.  Sidewalks shall either be located 
wholly within the public right-of-way or wholly within an easement. 

c. Applicant Proposal:  The applicant is proposing to construct a new north/south collector 
street, Magellan Avenue/Clipper Street/Jameson Avenue, as a 46-foot street section with 
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vertical curb and gutter within 50-feet of right-of-way; 6-foot wide parkway strip, and detached 
5-foot wide concrete sidewalk within an easement.  The collector is proposed to provide 
access to the commercial areas of the site with no front on housing.  
The applicant is proposing to construct a new west/east collector street, Profile Drive, from 
SH-69 east to the Profile Dr./ Jameson Ave. intersection as a 46-foot street section with 
vertical curb and gutter within 50-feet of right-of-way; 6-foot wide parkway strip, and detached 
5-foot wide concrete sidewalk within an easement; reducing to a 36-foot street section with 
vertical curb and gutter within 50-feet of right-of-way; 6-foot wide parkways strip, and 
detached 5-foot wide concrete sidewalk within an easement between Jameson Ave. to the 
east property line. No front on housing is proposed on Profile Drive.  

d. Staff Comments/Recommendations:  The applicant should construct a new north/south 
collector street, from Deer Flat Road south to the Profile Dr./ Jameson Ave. intersection, as a 
46-foot street section with vertical curb and gutter within 50-feet of right-of-way; 6-foot wide 
parkway strip, and detached 5-foot wide concrete sidewalk within an easement.   
The applicant should construct the remaining section of the new north/south collection street, 
Jameson Avenue, from the Profile Drive/ Jameson Ave. intersection south to the south 
property line as a 36-foot street section with vertical curb and gutter within 50-feet of right-of-
way; 6-foot wide parkway strip, and detached 5-foot wide concrete sidewalk within an 
easement. 
The applicant should construct a new west/east collector street, Profile Drive, from SH-69 east 
to the Profile Dr./ Jameson Ave. intersection, as a 46-foot street section with vertical curb and 
gutter within 50-feet of right-of-way; 6-foot wide parkway strip, and detached 5-foot wide 
concrete sidewalk within an easement.   

North/South 
46’ Street 

Section 

46’ Street 
Section 

36’ Street 
Section 

East/West 
36’ Street 

Section 
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The applicant should construct the remaining new west/east collector street, Profile Drive, 
from the Profile Dr./Jameson Ave. intersection east to the east property line a 36-foot street 
section with vertical curb and gutter within 50-feet of right-of-way; 6-foot wide parkways strip, 
and detached 5-foot wide concrete sidewalk within an easement. 
The applicant should provide an 8-foot wide parkway strip if street trees are to be placed 
within the strip.   
The permanent right-of-way easement should encompass the entire area between the right-
of-way line and 2-feet behind the back edge of sidewalk.  

The applicant should be required to install “NO PARKING” signs along the collector streets.  

4. Internal Local Streets 
a. Existing Conditions:  There are no existing streets internal to the site. 
b. Policy: 

Local Roadway Policy: District Policy 7207.2.1 states that the developer is responsible for 
improving all local street frontages adjacent to the site regardless of whether or not access is 
taken to all of the adjacent streets.   
Street Section and Right-of-Way Policy: District Policy 7207.5 states that right-of-way 
widths for all local streets shall generally not be less than 50-feet wide and that the standard 
street section shall be 36-feet (back-of-curb to back-of-curb).  The District will consider the 
utilization of a street width less than 36-feet with written fire department approval. 
Standard Urban Local Street—36-foot to 33-foot Street Section and Right-of-way Policy:  
District Policy 7207.5.2 states that the standard street section shall be 36-feet (back-of-curb to 
back-of-curb) for developments with any buildable lot that is less than 1 acre in size.  This 
street section shall include curb, gutter, and minimum 5-foot concrete sidewalks on both sides 
and shall typically be within 50-feet of right-of-way.  
The District will also consider the utilization of a street width less than 36-feet with written fire 
department approval.  Most often this width is a 33-foot street section (back-of-curb to back-
of-curb) for developments with any buildable lot that is less than 1 acre in size. 
Continuation of Streets Policy:  District Policy 7207.2.4 states that an existing street, or a 
street in an approved preliminary plat, which ends at a boundary of a proposed development 
shall be extended in that development.  The extension shall include provisions for continuation 
of storm drainage facilities.  Benefits of connectivity include but are not limited to the following: 
• Reduces vehicle miles traveled. 
• Increases pedestrian and bicycle connectivity. 
• Increases access for emergency services. 
• Reduces need for additional access points to the arterial street system 
• Promotes the efficient delivery of services including trash, mail and deliveries. 
• Promotes appropriate intra-neighborhood traffic circulation to schools, parks, 

neighborhood commercial centers, transit stops, etc. 
• Promotes orderly development. 

Sidewalk Policy:  District Policy 7207.5.7 states that five-foot wide concrete sidewalk is 
required on both sides of all local street, except those in rural developments with net densities 
of one dwelling unit per 1.0 acre or less, or in hillside conditions where there is no direct lot 
frontage, in which case a sidewalk shall be constructed along one side of the street.  Some 
local jurisdictions may require wider sidewalks. 
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The sidewalk may be placed next to the back-of-curb.  Where feasible, a parkway strip at least 
8-feet wide between the back-of-curb and the street edge of the sidewalk is recommended to 
provide increased safety and protection of pedestrians and to allow for the planting of trees in 
accordance with the District’s Tree Planting Policy.  If no trees are to be planted in the 
parkway strip, the applicant may submit a request to the District, with justification, to reduce 
the width of the parkway strip. 
Detached sidewalks are encouraged and should be parallel to the adjacent roadway. 
Meandering sidewalks are discouraged.   
A permanent right-of-way easement shall be provided if public sidewalks are placed outside of 
the dedicated right-of-way.  The easement shall encompass the entire area between the right-
of-way line and 2-feet behind the back edge of the sidewalk.  Sidewalks shall either be located 
wholly within the public right-of-way or wholly within an easement. 

c. Applicant’s Proposal:  The applicant is proposing to construct the internal local streets as 
36-foot street sections with curb, gutter, and attached 5-foot wide concrete sidewalks within 
50-feet of right-of-way.  

d. Staff Comments/Recommendations:  The applicant’s proposal meets District policy and 
should be approved, as proposed. The internal local streets may be constructed as 33 to 34-
foot wide street sections with fire department approval.   

5. Roadway Offsets 
a. Existing Conditions:  There are no existing streets onto Deer Flat Road from the site. 
b. Policy: 

Collector Offset Policy:  District policy 7205.4.2 states that the optimum spacing for new 
signalized collector roadways intersecting minor arterials is one half-mile. 

Local Offset Policy:  District policy 7206.4.5, requires local roadways to align or offset a 
minimum of 330-feet from a collector roadway (measured centerline to centerline). 

District policy 7207.4.2, requires local roadways to align or provide a minimum offset of 125-
feet from any other street (measured centerline to centerline). 

c. Applicant’s Proposal:  The applicant is proposing to construct one collector roadway, 
Magellan Avenue, to intersect Deer Flat Road, located approximately 710-feet east of SH-69/ 
Meridian Road (measured centerline to centerline).   
The applicant is proposing to construct the internal local streets with minimum 125-foot 
offsets.  

d. Staff Comments/Recommendations:  The applicant’s proposal to construct Magellan 
Avenue, to intersect Deer Flat Road, located approximately 710-feet east of SH-69/ Meridian 
Road does not meet District Collector Offset policy, which requires new collector roadways to 
intersect minor arterial roadways at the half mile.    However, staff recommends a modification 
of policy to allow the location due to the fact that the site has limited frontage along Deer Flat 
Road and cannot meet the spacing requirement.  This is a 40% modification to the 
dimensional standard and is approved at the Manager’s discretion.   This is consistent with 
ACHD’s prior action on the site (KUNA16-0020). 
The applicant’s proposal to construct the internal local streets with minimum 125-foot offsets 
meets District policy and should be approved, as proposed.  

6. Stub Streets 
a. Existing Conditions:  There are no existing stub streets to the site.  
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b. Policy: 
Stub Street Policy:  District policy 7206.2.4 (collector)/ 7207.2.4 (local) states that stub 
streets will be required to provide circulation or to provide access to adjoining properties.  Stub 
streets will conform with the requirements described in Section 7206.2.5.4 (collector)/ 
7207.2.5.4 (local), except a temporary cul-de-sac will not be required if the stub street has a 
length no greater than 150-feet.  A sign shall be installed at the terminus of the stub street 
stating that, "THIS ROAD WILL BE EXTENDED IN THE FUTURE.” or “THIS IS A 
DESIGNATED COLLECTOR ROADWAY.  THIS STREET WILL BE EXTENDED AND 
WIDENDED IN THE FUTURE.” 
In addition, stub streets must meet the following conditions: 

• A stub street shall be designed to slope towards the nearest street intersection within 
the proposed development and drain surface water towards that intersection; unless 
an alternative storm drain system is approved by the District. 

• The District may require appropriate covenants guaranteeing that the stub street will 
remain free of obstructions. 

Temporary Dead End Streets Policy:  District policy 7206.2.4 (collector)/ 7207.2.4 (local) 
requires that the design and construction for cul-de-sac streets shall apply to temporary dead 
end streets.  The temporary cul-de-sac shall be paved and shall be the dimensional 
requirements of a standard cul-de-sac.  The developer shall grant a temporary turnaround 
easement to the District for those portions of the cul-de-sac which extend beyond the 
dedicated street right-of-way.  In the instance where a temporary easement extends onto a 
buildable lot, the entire lot shall be encumbered by the easement and identified on the plat as 
a non-buildable lot until the street is extended. 

c. Applicant Proposal:  The applicant is proposing to construct 4 stub streets as follows: 
 A collector stub street, Profile Drive, to the east, located between Block 2, Lot 20 and 

Block 9, Lot 1, 140-feet in length. 
 A local stub street, Ivy Glade Street, to the east, located between Block 9, Lot 8 and 

Block 12, Lot 1, 140-feet in length.  
 A local stub street, Magellan Avenue, to the south, located between Block 12, Lot 12 

and Block 7, Lot 19, 130-feet in length.  
 A collector stub street, Jameson Avenue, to the south, located between Block 6, Lot 4 

and Block 7, Lot 14, 880-feet in length. 

d. Staff Comments/Recommendations:  The applicant’s proposal meets District policy and 
should be approved, as proposed.  The applicant should be required to install signs at the 
terminus of Ivy Glade Street and Magellan Avenue stating that, "THIS ROAD WILL BE 
EXTENDED IN THE FUTURE.”  Signs stating that “THIS IS A DESIGNATED COLLECTOR 
ROADWAY.  THIS STREET WILL BE EXTENDED AND WIDENDED IN THE FUTURE”, 
should be installed at the terminus of Profile Drive and Jameson Avenue.   

The applicant should be required to construct a temporary cul-de-sac turnaround at the 
terminus of Jameson Avenue, as it extends greater than 150-feet in length. The temporary 
cul-de-sac turnaround should be paved with a minimum 45-foot turning radius.  If the 
temporary turnaround extends onto a buildable lot the entire lot shall be encumbered by the 
easement and identified on the plat as a non-buildable lot until the street is extended.  

7. Driveways 
7.1 Deer Flat Road 

a. Existing Conditions:  There is an existing 40-foot wide paved driveway, located 
approximately 785-feet east of SH-69/Meridian Road, onto Deer Flat Road from the site. 
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b. Policy 
Access Points Policy:  District Policy 7205.4.1 states that all access points associated with 
development applications shall be determined in accordance with the policies in this section 
and Section 7202.  Access points shall be reviewed only for a development application that is 
being considered by the lead land use agency.  Approved access points may be relocated 
and/or restricted in the future if the land use intensifies, changes, or the property redevelops. 
Access Policy:  District policy 7205.4.6 states that direct access to minor arterials is typically 
prohibited.  If a property has frontage on more than one street, access shall be taken from the 
street having the lesser functional classification.  If it is necessary to take access to the higher 
classified street due to a lack of frontage, the minimum allowable spacing shall be based on 
Table 1a under District policy 7205.4.6, unless a waiver for the access point has been 
approved by the District Commission. 
Driveway Location Policy:  District policy 7205.4.5 requires driveways located on minor 
arterial roadways from a signalized intersection with a dual left turn lane shall be located a 
minimum of 330-feet from the nearest intersection for a right-in/right-out only driveway and a 
minimum of 710-feet from the intersection for a full-movement driveway. 
Successive Driveways:  District policy 7205.4.6 Table 1a, requires driveways located on 
minor arterial roadways with a speed limit of 50 MPH to align or offset a minimum of 425-feet 
from any existing or proposed driveway. 
Driveway Width Policy:  District policy 7205.4.8 restricts high-volume driveways (100 VTD or 
more) to a maximum width of 36-feet and low-volume driveways (less than 100 VTD) to a 
maximum width of 30-feet. Curb return type driveways with 30-foot radii will be required for 
high-volume driveways with 100 VTD or more.  Curb return type driveways with 15-foot radii 
will be required for low-volume driveways with less than 100 VTD. 
Driveway Paving Policy:  Graveled driveways abutting public streets create maintenance 
problems due to gravel being tracked onto the roadway.  In accordance with District policy, 
7205.4.8, the applicant should be required to pave the driveway its full width and at least 30-
feet into the site beyond the edge of pavement of the roadway and install pavement tapers in 
accordance with Table 2 under District Policy 7205.4.8. 
Cross Access Easements/Shared Access Policy:  District Policy 7202.4.1 states that cross 
access utilizes a single vehicular connection that serves two or more adjoining lots or parcels 
so that the driver does not need to re-enter the public street system. 

c. Applicant’s Proposal:  The applicant is proposing to construct a 36-foot wide right-in/right-
out curb return type driveway onto Deer Flat Road from the site, located 380-feet east of SH-
69/ Meridian Road and 330-feet west of the proposed collector street, Magellan Avenue 
(measured centerline to centerline).   

The applicant is proposing to close the existing driveway with detached 5-foot wide sidewalk.  

d. Staff Comments/Recommendations:  The applicant's proposal meets District policy for a 
right-in/right-out only driveway and should be approved, as proposed.   
The applicant should be required to restrict the driveway to right-in/right-out only with the 
installation of a 6-inch raised concrete median on Deer Flat Road.  The median should extend 
from SH-69/ Meridian Road to the east to 75-feet beyond the edge of the driveway.  

The applicant’s proposal to close the existing driveway with sidewalk meets District policy and 
should be approved, as proposed.  

7.2 Internal Collectors 
a. Existing Conditions:  There are no driveways internal to the site.  
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b. Policy: 
Access Policy:  District Policy 7205.4.1 states that all access points associated with 
development applications shall be determined in accordance with the policies in this section 
and Section 7202.  Access points shall be reviewed only for a development application that is 
being considered by the lead land use agency.  Approved access points may be relocated 
and/or restricted in the future if the land use intensifies, changes, or the property redevelops. 
District Policy 7206.1 states that the primary function of a collector is to intercept traffic from 
the local street system and carry that traffic to the nearest arterial.  A secondary function is to 
service adjacent property.  Access will be limited or controlled.  Collectors may also be 
designated at bicycle and bus routes. 
Driveway Location Policy:  District policy 7206.4.4 requires driveways located on collector 
roadways near a STOP controlled intersection to be located outside of the area of influence; 
OR a minimum of 150-feet from the intersection, whichever is greater. Dimensions shall be 
measured from the centerline of the intersection to the centerline of the driveway. 
Successive Driveways:  District policy 7206.4.5 Table 1, requires driveways located on 
collector roadways with a speed limit of 20 MPH and daily traffic volumes greater than 200 
VTD to align or offset a minimum of 245-feet from any existing or proposed driveway. 
Driveway Width Policy:  District policy 7206.4.6 restricts high-volume driveways (100 VTD or 
more) to a maximum width of 36-feet and low-volume driveways (less than 100 VTD) to a 
maximum width of 30-feet. Curb return type driveways with 30-foot radii will be required for 
high-volume driveways with 100 VTD or more.  Curb return type driveways with 15-foot radii 
will be required for low-volume driveways with less than 100 VTD. 
Driveway Paving Policy:  Graveled driveways abutting public streets create maintenance 
problems due to gravel being tracked onto the roadway.  In accordance with District policy, 
7206.4.6, the applicant should be required to pave the driveway its full width and at least 30-
feet into the site beyond the edge of pavement of the roadway and install pavement tapers in 
accordance with Table 2 under District Policy 7206.4.6. 
Minor Improvements Policy: District Policy 7203.3 states that minor improvements to 
existing streets adjacent to a proposed development may be required.  These improvements 
are to correct deficiencies or replace deteriorated facilities.  Included are sidewalk construction 
or replacement; curb and gutter construction or replacement; replacement of unused 
driveways with curb, gutter and sidewalk; installation or reconstruction of pedestrian ramps; 
pavement repairs; signs; traffic control devices; and other similar items. 

c. Applicant’s Proposal: The applicant has not proposed any driveways for the commercial/ 
multi-family lots as part of this application. 

d. Staff Comments/Recommendations:  Staff recommends that the driveways for the 
commercial portion of the development be constructed meeting ACHD’s Driveway and Access 
Management policies, as noted above and that the driveway locations be reviewed and 
approved by ACHD, as part of future development applications.   

Direct lot access onto Profile Drive is prohibited.  

The applicant is proposing to have cross access easements for the commercial lots.   

8. Tree Planters 
Tree Planter Policy:  Tree Planter Policy: The District’s Tree Planter Policy prohibits all trees in 
planters less than 8-feet in width without the installation of root barriers. Class II trees may be 
allowed in planters with a minimum width of 8-feet, and Class I and Class III trees may be allowed 
in planters with a minimum width of 10-feet. 
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9. Landscaping 
Landscaping Policy: A license agreement is required for all landscaping proposed within ACHD 
right-of-way or easement areas.  Trees shall be located no closer than 10-feet from all public 
storm drain facilities.  Landscaping should be designed to eliminate site obstructions in the vision 
triangle at intersections.  District Policy 5104.3.1 requires a 40-foot vision triangle and a 3-foot 
height restriction on all landscaping located at an uncontrolled intersection and a 50-foot offset 
from stop signs.  Landscape plans are required with the submittal of civil plans and must meet all 
District requirements prior to signature of the final plat and/or approval of the civil plans. 

10. Other Access 
Deer Flat Road and SH-69/ Meridian Road are classified as minor and principal arterial roadways.  
Other than the access specifically approved with this application, direct lot access is prohibited to 
these roadways without ACHD approval and should be noted on the final plat.  

D. Site Specific Conditions of Approval  

1. Dedicate 6-feet of additional right-of-way to total 54-feet of right-of-way along Deer Flat Road 
abutting the site. The additional right-of-way is impact fee eligible for reimbursement. 

2. Widen Deer Flat Road with 17-feet of pavement from centerline of Deer Flat Road abutting the 
site, plus a 3-foot wide gravel shoulder.  

3. Construct a dedicated right turn lane on Deer Flat Road at the Magellan Avenue intersection with 
minimum 100-feet in storage length.    

4. Construct 5-foot wide concrete sidewalk on Deer Flat Road located a minimum of 49-feet from 
centerline abutting the site.  Provide a permanent right-of-way easement for any public sidewalk 
placed outside of the dedicated right-of-way. 

5. Construct a new north/south collector street, from Deer Flat Road south to the Profile Dr./ 
Jameson Ave. intersection, as a 46-foot street section with vertical curb and gutter within 50-feet 
of right-of-way; 6-foot wide parkway strip, and detached 5-foot wide concrete sidewalk within an 
easement.   

6. Construct the remaining section of the new north/south collection street, Jameson Avenue, from 
the Profile Drive/ Jameson Ave. intersection south to the south property line as a 36-foot street 
section with vertical curb and gutter within 50-feet of right-of-way; 6-foot wide parkway strip, and 
detached 5-foot wide concrete sidewalk within an easement. 

7. Construct a new west/east collector street, Profile Drive, from SH-69 east to the Profile Dr./ 
Jameson Ave. intersection, as a 46-foot street section with vertical curb and gutter within 50-feet 
of right-of-way; 6-foot wide parkway strip, and detached 5-foot wide concrete sidewalk within an 
easement.   

8. Construct the remaining new west/east collector street, Profile Drive, from the Profile Dr./Jameson 
Ave. intersection east to the east property line a 36-foot street section with vertical curb and gutter 
within 50-feet of right-of-way; 6-foot wide parkways strip, and detached 5-foot wide concrete 
sidewalk within an easement..  

9. Install “NO PARKING” signs along the collector streets.  

10. Provide an 8-foot wide parkway strip if street trees are to be placed within the parkway strip.   

11. The permanent right-of-way easement should encompass the entire area between the right-of-
way line and 2-feet behind the back edge of sidewalk.  
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12. Construct the internal local streets as 36-foot street sections with curb, gutter, and attached 5-foot 
wide concrete sidewalks within 50-feet of right-of-way.  Local internal streets may be constructed 
as 33 to 34-foot street sections with fire department approval.  

13. Construct one collector roadway, Magellan Avenue, to intersect Deer Flat Road, located 710-feet 
east of SH-69/ Meridian Road.  

14. Construct the internal local streets with minimum 125-foot offsets.  

15. Construct a collector stub street, Profile Drive, to the east, located between Block 2, Lot 20 and 
Block 9, Lot 1, 140-feet in length. 

16. Construct a local stub street, Ivy Glade Street, to the east, located between Block 9, Lot 8 and 
Block 12, Lot 1, 140-feet in length.  

17. Construct a local stub street, Magellan Avenue, to the south, located between Block 12, Lot 12 
and Block 7, Lot 19, 130-feet in length.  

18. Construct a collector stub street, Jameson Avenue, to the south, located between Block 6, Lot 4 
and Block 7, Lot 14, 880-feet in length.   

19. Construct a temporary cul-de-sac turnaround at the terminus of Jameson Avenue. The temporary 
cul-de-sac turnaround should be paved with a minimum 45-foot turning radius.  If the temporary 
turnaround extends onto a buildable lot the entire lot shall be encumbered by the easement and 
identified on the plat as a non-buildable lot until the street is extended.  

20. Install signs at the terminus of Ivy Glade Street and Magellan Avenue stating that, "THIS ROAD 
WILL BE EXTENDED IN THE FUTURE.”   

21. Install signs at the terminus of Profile Drive and Jameson Avenue Signs stating that “THIS IS A 
DESIGNATED COLLECTOR ROADWAY.  THIS STREET WILL BE EXTENDED AND 
WIDENDED IN THE FUTURE”. 

22. Construct a 36-foot wide right-in/right-out curb return type driveway onto Deer Flat Road from the 
site, located 380-feet east of SH-69/ Meridian Road and 710-feet west of an existing residential 
driveway.  

23. Install a 6-inch raised concrete median in Deer Flat Road from SH-69/ Meridian Road to the east 
to 75-feet beyond the edge of the driveway.  

24. Close the existing driveway onto Deer Flat Road with 5-foot wide concrete sidewalk.  

25. Access onto Magellan Avenue should align with Upson Way directly to the east.   

26. Cross access easements should be provided across the commercial/ multi-family lots.  

27. Direct lot access onto Profile Drive is prohibited. 

28. Other than the access specifically approved with this application, direct lot access is prohibited to 
Deer Flat Road and shall be noted on the final plat.   

29. The driveway locations for Magellan Avenue, Clipper Street, and Jameson Avenue, should be 
reviewed and approved by ACHD, prior to final plat. 

30. Payment of impacts fees are due prior to issuance of a building permit. 

31. Comply with all Standard Conditions of Approval. 

E.  Standard Conditions of Approval 
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1. All proposed irrigation facilities shall be located outside of the ACHD right-of-way (including 
all easements).  Any existing irrigation facilities shall be relocated outside of the ACHD right-
of-way (including all easements).  

2. Private Utilities including sewer or water systems are prohibited from being located within 
the ACHD right-of-way. 

3. In accordance with District policy, 7203.3, the applicant may be required to update any 
existing non-compliant pedestrian improvements abutting the site to meet current Americans 
with Disabilities Act (ADA) requirements.  The applicant’s engineer should provide 
documentation of ADA compliance to District Development Review staff for review.   

4. Replace any existing damaged curb, gutter and sidewalk and any that may be damaged 
during the construction of the proposed development.  Contact Construction Services at 
387-6280 (with file number) for details. 

5. A license agreement and compliance with the District’s Tree Planter policy is required for all 
landscaping proposed within ACHD right-of-way or easement areas.   

6. All utility relocation costs associated with improving street frontages abutting the site shall 
be borne by the developer. 

7. It is the responsibility of the applicant to verify all existing utilities within the right-of-way.  
The applicant at no cost to ACHD shall repair existing utilities damaged by the applicant.  
The applicant shall be required to call DIGLINE (1-811-342-1585) at least two full business 
days prior to breaking ground within ACHD right-of-way.  The applicant shall contact ACHD 
Traffic Operations 387-6190 in the event any ACHD conduits (spare or filled) are 
compromised during any phase of construction. 

8. Utility street cuts in pavement less than five years old are not allowed unless approved in 
writing by the District.  Contact the District’s Utility Coordinator at 387-6258 (with file 
numbers) for details. 

9. All design and construction shall be in accordance with the ACHD Policy Manual, ISPWC 
Standards and approved supplements, Construction Services procedures and all applicable 
ACHD Standards unless specifically waived herein.  An engineer registered in the State of 
Idaho shall prepare and certify all improvement plans. 

10. Construction, use and property development shall be in conformance with all applicable 
requirements of ACHD prior to District approval for occupancy. 

11. No change in the terms and conditions of this approval shall be valid unless they are in 
writing and signed by the applicant or the applicant’s authorized representative and an 
authorized representative of ACHD.  The burden shall be upon the applicant to obtain 
written confirmation of any change from ACHD. 

12. If the site plan or use should change in the future, ACHD Planning Review will review the 
site plan and may require additional improvements to the transportation system at that time. 
Any change in the planned use of the property which is the subject of this application, shall 
require the applicant to comply with ACHD Policy and Standard Conditions of Approval in 
place at that time unless a waiver/variance of the requirements or other legal relief is 
granted by the ACHD Commission.   

F. Conclusions of Law 
1. The proposed site plan is approved, if all of the Site Specific and Standard Conditions of Approval 

are satisfied. 
2. ACHD requirements are intended to assure that the proposed use/development will not place an 

undue burden on the existing vehicular transportation system within the vicinity impacted by the 
proposed development.  
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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 

Ashton Estates

Proposal for 133 single-family homes and 425,000 sq. ft. commercial at the southeast intersection of
Highway 69 and Deer Flat Road. The proposal meets 12 CIM checklist items and does not meet 11 items. The
proposal exceeds growth forecasted for this neighborhood. Consider requiring a public multi-usepath way with
connections to Deer Flat Road along the Kuna Canal, as planned for within the 2013 Kuna Master Plan. Also,
coordinate with Valley Regional Transit to consider bus stop amenties along Highway 69.

4 0 137 850 4 0

312 248 660 1,268 1,651 1,387
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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) 

●

Resurface HWY 69 in 2021 $4.7M, 2nd project at intersection of Linder & Deer Flat, 2020 $2.8M
●

The site plan shows stub roads to adjacent properties. Work with ITD and ACHD on access locations.
● ● ●

Future transit line to Kuna proposed in 2025, consider bus stop integrated into the street design
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 Mode     Existing  With detached sidewalk and bicycle lane
Link LOS Link LOS 

Highway 69 
 

Meadow View Road 
to Deer Flat Road

Transit F F 

Bike D B 

Ped  E C 

Highway Capacity Manual 2010 Methodologies 

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:  15 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.” 
 

More information on 
COMPASS and  

Communities in Motion 
2040 can be found at: 

www.compassidaho.org 

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

Deer Flat Road 
 

Highway 69 to  
Locust Grove Road

Transit F F 

Bike B A 
Ped  C B 

Highway Capacity Manual 2010 Methodologies 
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                        STATE OF IDAHO 

                        DEPARTMENT OF ENVIRONMENTAL QUALITY 
                        BOISE REGIONAL OFFICE 
                        1445 North Orchard StreetBoise, ID 83706-2239(208) 373-0550 
  

 
 

DEQ Response to Request for Environmental Comment 
 
 

Date:  June 9, 2017 
Agency Requesting Comments: City of Kuna 
Date Request Received: May 30, 2017 
Applicant/Description: SDN, LLC/17-04-S (Pre-Plat) & 17-04-ZC (Zone 

Change) - Ashton Estates 
 
Thank you for the opportunity to respond to your request for comment.  While DEQ does not review 
projects on a project-specific basis, we attempt to provide the best review of the information 
provided.  DEQ encourages agencies to review and utilize the Idaho Environmental Guide to assist 
in addressing project-specific conditions that may apply.  This guide can be found at 
http://www.deq.idaho.gov/ieg/.   
 
The following information does not cover every aspect of this project; however, we have the 
following general comments to use as appropriate: 
 
1. Air Quality  

  Please review IDAPA 58.01.01 for all rules on Air Quality, especially those regarding 
fugitive dust (58.01.01.651), trade waste burning (58.01.01.600-617), and odor control 
plans (58.01.01.776). 
 
For questions, contact David Luft, Air Quality Manager, at 373-0550. 
 

  IDAPA 58.01.01.201 requires an owner or operator of a facility to obtain an air quality 
permit to construct prior to the commencement of construction or modification of any 
facility that will be a source of air pollution in quantities above established levels.  DEQ 
asks that cities and counties require a proposed facility to contact DEQ for an 
applicability determination on their proposal to ensure they remain in compliance with 
the rules. 
 
For questions, contact the DEQ Air Quality Permitting Hotline at 1-877-573-7648. 

  
2. Wastewater and Recycled Water  

  DEQ recommends verifying that there is adequate sewer to serve this project prior to 
approval.  Please contact the sewer provider for a capacity statement, declining balance 
report, and willingness to serve this project.   
 

  IDAPA 58.01.16 and IDAPA 58.01.17 are the sections of Idaho rules regarding 
wastewater and recycled water.  Please review these rules to determine whether this or 
future projects will require DEQ approval.  IDAPA 58.01.03 is the section of Idaho rules 
regarding subsurface disposal of wastewater.  Please review this rule to determine 
whether this or future projects will require permitting by the district health department.  
 
  

http://www.deq.idaho.gov/ieg/
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All projects for construction or modification of wastewater systems require 
preconstruction approval.  Recycled water projects and subsurface disposal projects 
require separate permits as well. 
 

  DEQ recommends that projects be served by existing approved wastewater collection 
systems or a centralized community wastewater system whenever possible.  Please 
contact DEQ to discuss potential for development of a community treatment system 
along with best management practices for communities to protect ground water. 
 

  DEQ recommends that cities and counties develop and use a comprehensive land use 
management plan, which includes the impacts of present and future wastewater 
management in this area.  Please schedule a meeting with DEQ for further discussion 
and recommendations for plan development and implementation.   
 

 For questions, contact Todd Crutcher, Engineering Manager, at 373-0550. 
 
3. Drinking Water  

  DEQ recommends verifying that there is adequate water to serve this project prior to 
approval.  Please contact the water provider for a capacity statement, declining balance 
report, and willingness to serve this project. 
 

  IDAPA 58.01.08 is the section of Idaho rules regarding public drinking water systems.  
Please review these rules to determine whether this or future projects will require DEQ 
approval.   
 
All projects for construction or modification of public drinking water systems require 
preconstruction approval.   
  

  DEQ recommends verifying if the current and/or proposed drinking water system is a 
regulated public drinking water system (refer to the DEQ website at 
http://www.deq.idaho.gov/water-quality/drinking-water.aspx).  For non-regulated 
systems, DEQ recommends annual testing for total coliform bacteria, nitrate, and nitrite. 
  

  If any private wells will be included in this project, we recommend that they be tested for 
total coliform bacteria, nitrate, and nitrite prior to use and retested annually thereafter.  
 

  DEQ recommends using an existing drinking water system whenever possible or 
construction of a new community drinking water system.  Please contact DEQ to 
discuss this project and to explore options to both best serve the future residents of this 
development and provide for protection of ground water resources.   
 

  DEQ recommends cities and counties develop and use a comprehensive land use 
management plan which addresses the present and future needs of this area for 
adequate, safe, and sustainable drinking water.  Please schedule a meeting with DEQ 
for further discussion and recommendations for plan development and implementation.   
 

 For questions, contact Todd Crutcher, Engineering Manager at 373-0550. 
 
 
 
 
 
 

http://www.deq.idaho.gov/water-quality/drinking-water.aspx
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4. Surface Water  
  A DEQ short-term activity exemption (STAE) from this office is required if the project will 

involve de-watering of ground water during excavation and discharge back into surface 
water, including a description of the water treatment from this process to prevent 
excessive sediment and turbidity from entering surface water.   
 

  Please contact DEQ to determine whether this project will require a National Pollution 
Discharge Elimination System (NPDES) Permit.  If this project disturbs more than one 
acre, a stormwater permit from EPA may be required.    
 

  If this project is near a source of surface water, DEQ requests that projects incorporate 
construction best management practices (BMPs) to assist in the protection of Idaho’s 
water resources.  Additionally, please contact DEQ to identify BMP alternatives and to 
determine whether this project is in an area with Total Maximum Daily Load stormwater 
permit conditions. 
 

  The Idaho Stream Channel Protection Act requires a permit for most stream channel 
alterations.  Please contact the Idaho Department of Water Resources (IDWR), Western 
Regional Office, at 2735 Airport Way, Boise, or call 208-334-2190 for more information.  
Information is also available on the IDWR website at: 
http://www.idwr.idaho.gov/WaterManagement/StreamsDams/Streams/AlterationPermit/AlterationPermit.htm 
 

  The Federal Clean Water Act requires a permit for filling or dredging in waters of the 
United States.  Please contact the US Army Corps of Engineers, Boise Field Office, at 
10095 Emerald Street, Boise, or call 208-345-2155 for more information regarding 
permits.   
 

 For questions, contact Lance Holloway, Surface Water Manager, at 373-0550. 
 
5. Hazardous Waste And Ground Water Contamination 

  Hazardous Waste.  The types and number of requirements that must be complied with 
under the federal Resource Conservations and Recovery Act (RCRA) and the Idaho 
Rules and Standards for Hazardous Waste (IDAPA 58.01.05) are based on the quantity 
and type of waste generated.  Every business in Idaho is required to track the volume of 
waste generated, determine whether each type of waste is hazardous, and ensure that 
all wastes are properly disposed of according to federal, state, and local requirements. 
 

  No trash or other solid waste shall be buried, burned, or otherwise disposed of at the 
project site.  These disposal methods are regulated by various state regulations 
including Idaho’s Solid Waste Management Regulations and Standards, Rules and 
Regulations for Hazardous Waste, and Rules and Regulations for the Prevention of Air 
Pollution. 
 

  Water Quality Standards.  Site activities must comply with the Idaho Water Quality 
Standards (IDAPA 58.01.02) regarding hazardous and deleterious-materials storage, 
disposal, or accumulation adjacent to or in the immediate vicinity of state waters (IDAPA 
58.01.02.800); and the cleanup and reporting of oil-filled electrical equipment (IDAPA 
58.01.02.849); hazardous materials (IDAPA 58.01.02.850); and used-oil and petroleum 
releases (IDAPA 58.01.02.851 and 852).  
 
 
 
 

http://www.idwr.idaho.gov/WaterManagement/StreamsDams/Streams/AlterationPermit/AlterationPermit.htm
tbehunin
Typewritten Text
Exhibit  B 6



 
Page 4 of 4 
 
 

 

Petroleum releases must be reported to DEQ in accordance with IDAPA 
58.01.02.851.01 and 04.  Hazardous material releases to state waters, or to land such 
that there is likelihood that it will enter state waters, must be reported to DEQ in 
accordance with IDAPA 58.01.02.850. 
 

  Ground Water Contamination.  DEQ requests that this project comply with Idaho’s 
Ground Water Quality Rules (IDAPA 58.01.11), which states that “No person shall 
cause or allow the release, spilling, leaking, emission, discharge, escape, leaching, or 
disposal of a contaminant into the environment in a manner that causes a ground water 
quality standard to be exceeded, injures a beneficial use of ground water, or is not in 
accordance with a permit, consent order or applicable best management practice, best 
available method or best practical method.”   
 

 For questions, contact Albert Crawshaw, Waste & Remediation Manager, at 373-0550. 
 

6.  Additional Notes 
  If an underground storage tank (UST) or an aboveground storage tank (AST) is 

identified at the site, the site should be evaluated to determine whether the UST is 
regulated by DEQ.  EPA regulates ASTs.  UST and AST sites should be assessed to 
determine whether there is potential soil and ground water contamination.  Please call 
DEQ at 373-0550, or visit the DEQ website (http://www.deq.idaho.gov/waste-mgmt-
remediation/storage-tanks.aspx) for assistance. 
 

  If applicable to this project, DEQ recommends that BMPs be implemented for any of the 
following conditions:  wash water from cleaning vehicles, fertilizers and pesticides, 
animal facilities, composted waste, and ponds.  Please contact DEQ for more 
information on any of these conditions. 

 

We look forward to working with you in a proactive manner to address potential environmental impacts 
that may be within our regulatory authority.  If you have any questions, please contact me, or any our 
technical staff at 208-373-0550. 
 
Sincerely,  
 

 
 

Aaron Scheff 
aaron.scheff@deq.idaho.gov 
Regional Administrator 
Boise Regional Office 
Idaho Department of Environmental Quality 
 
 

ec: TRIM 2017AEK74 
 File # 2302 

 

mailto:aaron.scheff@deq.idaho.gov
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Kirsti Grabo

From: Jerry Hastings [jhastings@adaweb.net]
Sent: Friday, October 7, 2016 3:26 PM
To: Kirsti Grabo; Aaron Ballard
Subject: Ashton Estates Sub Name Reservation

October 7, 2016 
 
Kirst Grabo, KM Engineering 
Aaron Ballard, KM Engineering 
 
RE: Subdivision Name Reservation:   ASHTON ESTATES SUBDIVISION 
 
At your request, I will reserve the name ASHTON ESTATES SUBDIVISION for your project.  I can honor this reservation 
only as long as your project is in the approval process.  Final approval can only take place when the final plat is 
recorded.   
  
This reservation is available for the project as long as it is in the approval process unless the project is terminated by the 
client, the jurisdiction or the conditions of approval have not been met, in which case the name can be re-used by 
someone else. 
 
Sincerely, 

 

Jerry L. Hastings,  PLS 5359 

County Surveyor 

Deputy Clerk Recorder 

Ada County Development Services   
200 W. Front St., Boise, ID 83702  
(208) 287-7912 office 
(208) 287-7909 fax 

 

From: Kirsti Grabo [mailto:KGrabo@kmengllp.com]  

Sent: Thursday, September 29, 2016 11:44 AM 

To: Jerry Hastings 
Cc: Kelly Kehrer; Aaron Ballard 

Subject: Sub Name Request 

 
Hi Jerry – 
 
We are working on a new mixed-use project at the southeast corner of Deer Flat and Meridian Roads in Ada County.  
The parcel number is S1419223151 and consists of approximately 50 acres.  On behalf of the owner (SDN, LLC), we 
would like to request the name "Ashton Estates Subdivision" for the project. Can you please check your files and let me 
know if this is acceptable? 
 
Thanks,  
 
Kirsti Grabo 
Development Coordinator 
Office Manager 

KM Engineering, LLP 
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