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KUNA PLANNING AND ZONING COMMISSION 
Agenda for October 10, 2017 

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

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

 
2. CONSENT AGENDA 

a. Meeting Minutes for September 26, 2017. 
 

b. Findings of Fact and Conclusions of Law for 17-07-ZC (Rezone) –rezone a parcel’s current R-4 to a 
C-1, located at the southeast corner of West Hubbard Road and North Linder Road, Kuna ID. 
 

3. NEW BUSINESS 
a. Ada County Highway District (ACHD) ‘101’: Commission presentation and discussion with ACHD 

Development Services Planning Supervisor, Christy Little.  
 

4. PUBLIC HEARING 
a. 17-07-AN (Annexation), 17-09-S Subdivision, and 17-20-DR (Design Review); Jane Suggs with WH 

Pacific representing Challenger Development, Inc., requests to annex an approximately 5-acre 
parcel into Kuna City limits with an R-6 zone, and subdivide the parcel into 18 single family, and 
four (4) common lots to create Saranda Subdivision.  The site is located on W. Hubbard Road 
approximately 700 feet west of Kay Avenue, and currently addressed as 1105 W. Hubbard Road, 
Kuna, ID 83634. 
 

b. 17-05-AN (Annex) and 17-01-CPF (Combination Preliminary Plat and Final Plat); Pierson 
Subdivision Annexation - a request from Clair Bowman, seeking approval for annexation of 
approximately 4.28 acres into Kuna City with an R-2 (Low Density Residential) zone, and 
combination preliminary and final plat approval to create a 2-lot residential subdivision, to be a 
re-plat of a portion of Dreamcatcher Subdivision. The site is located near the south-east corner of 
Black Cat and Amity Roads addressed as 4400 W. Legacy Lane, Meridian, ID  83634. 
 

5. COMMISSION REPORTS 
 

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

               
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 September 12, 2017. 
b) 17-03-AN (Annexation), 17-07-S (Subdivision) – Rising Sun Estates Subdivision; A request to annex 

approximately 36.30 acres into Kuna City with an R-4, residential zone, and to subdivide the property into 91 
single family residential lots and 5 common lots known as Rising Sun Estates Subdivision. Findings of Fact and 
Conclusions of Law. 

c) 17-04-AN (Annexation) – A request from John Browning for approval to annex approximately 6.82 acres located 
at 882 E Hubbard Road, Kuna, ID 83634 with an R-6 (medium density) residential zoning designation. Findings 
of Fact and Conclusions of Law. 
 
Commissioner Hennis motions to approve the consent agenda; Commissioner Gealy Seconds, all aye and motion 
carried 4-0. 

 
2. PUBLIC HEARING 
a) 17-07-ZC (Rezone) – A request from Scott Noriyuki, to rezone a parcel’s current R-4 (medium-density) 

residential zoning designation to a C-1 (neighborhood-commercial) zoning designation. The site is located at 
the southeast corner of West Hubbard Road and North Linder Road, Kuna ID. 
 
Scott Noriyuki: Thank you, Scott Noriyuki, Northside Management 6810 Fairhill Place, Boise ID. With that said 
this is a carved-out piece of property from the subdivision. It remains as the same owners, same developers. 
What we are requesting to do is rezone to C-1 for future multifamily development. I have submitted a concept 
plan, but at this point it truly only concept. Our intent is to do some sort of attached multi family. The plan that 
we have been looking at is townhomes, that is our preference. At this point we are going to see where the 
market goes. I understand there may be some questions regarding zoning, rather than going to something high 
like an R-40, as opposed to the C-1. The C-1 in your zoning and uses, is going to allow me that absolute flexibility, 
so I can come up with the highest and best use. We have started some architectural design and we felt 
comfortable, but just that C-1 and reading your code, and talking to staff seemed to work best for us. And 
before I conclude, I just wanted to let you know I have gone through the staff report and we agree 100% with 
the conditions of approval. We also have reviewed and approved ACHD’s conditions of approval which includes 
additional right-of-way and frontage improvements. So, any kind of impact we may have, that is going to help 
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that entire intersection. So, with that, I would happily stand for any questions. C/Young: Okay, any questions 
for the applicant? C/Hennis: None at this time. C/Gealy: I have none at this time. C/Young: Okay thank you, 
then we will have staff come forward. 
 
Jace Hellman: Chairman, Commissioners, for the record, Jace Hellman, Kuna Planning Staff, 751 W 4th St. The 
application before you this evening is solely for the rezone of approximately 1.96 acres located at South East 
Corner of West Hubbard Road and North Linder Road, and your decision will serve as a recommendation to 
the City Council.  Staff would just like to point out that all submitted site plans are purely conceptual and are 
not on the table this evening. They will be evaluated and considered at a later date. Once again, I want to 
emphasize this public hearing is strictly for the rezone and the rezone only. The applicant is requesting to 
rezone his property from its current zoning designation of R-4 to a Neighborhood Commercial zoning 
designation of C-1. This parcel is lot 8 Block 1 of the Kelleher subdivision.  This Parcel has remained vacant ever 
since the recording of the final plat in the October of 2006. Current access to the site is available via an existing 
curb cut on North Linder Road. ACHD recommends removing the existing access and introduce a TEMPORARY 
full access with proper curb return to Hubbard Road, with the condition that the driveway will may be restricted 
to right-in/right-out only in the future as determined by ACHD and/or the City of Kuna. Staff would just like to 
point out that we agree with ACHD’s recommendation. The future land use map identifies this site as medium 
density residential, but due to its location on the hard corner and proximity to future neighborhood commercial 
zoning designations, staff believes this rezone request could be considered in harmony with, and compatible 
to, the future land use map. Staff has determined this application generally complies with Title 5 of the Kuna 
City Code, and all noticing requirement for tonight’s meeting have been met. I will now stand for any questions. 
Thank you. C/Young: Okay, are there any questions for staff at this time? C/Gealy: I would just like to clarify 
with the C-1 zoning, will the applicant still come back for design review? Jace Hellman: yes, so we are doing 
the rezone right now, that is all we are doing. When he has his plans solidified, we will come back for a design 
review. C/Young: Well that will be a preliminary plat as well. Jace Hellman: Not in this case, commercial zones 
are allowed to have multiple buildings on one parcel, unless he creates townhouses with the plans to sell them 
off individually. C/Gealy: I just want to clarify for my own understanding what the implications are for the 
commercial versus the high density residential. In terms of the city and the future applications. For instance, 
would landscaping still be involved for design review, and would the landscaping requirements be similar to 
the landscaping requirements in a higher residential zone? Jace Hellman: Yes, landscaping requirements will 
be similar, they will be required to do buffers. Parking and lighting will also be on the table for design review. 
C/Gealy: So, will signage and fencing?  Jace Hellman: Correct. C/Laraway: I guess that is where I some 
clarification on parking limitations. Are they the same for C-1 versus residential multifamily? Jace Hellman: In 
our code, there is a requirement for multifamily parking, it is per unit based and from the total a certain 
percentage is required to be handicapped parking. C/Laraway: and it is the same as 1.5 per house? Jace 
Hellman: Yes, per unit. C/Gealy: And that would change just because this commercial? Jace Hellman: Yes, they 
would still be held under those parking standards. C/Hennis: Yeah it is based on usage. C/Laraway:  I guess 
some more clarification if I may. You said there was a possibility that ACHD might limit this to right-in/right-out 
later down the road. Isn’t that going to handicap this later. It seems like you’re asking us to approve something 
that is probably going to change later, that will change the entire dynamics of what this property might be. 
Jace Hellman: In ACHD’s staff report, there is talk of a future roundabout. With the right-in/right-out, that fits 
their policy with the implementation of a roundabout. Until anything is set in stone there, this entrance will 
likely remain a temporary full access. It is really up to ACHD’s development standards. C/Laraway: I am not 
trying to be naive, but when you say right-in/right-out and they put a roundabout at the corner, the 
entrance/exit for the property, is further to the east. You can’t even turn left to go into town to go shopping, 
unless you go to highway 69. I don’t know how conducive that is for residential. Jace Hellman: I understand 
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that, but that is directly from ACHD’s staff report. C/Hennis: I think because of that proximity from the 
driveway, this would only be if there was roundabout. If you put a roundabout in there and you didn’t control 
that right-in/right-out, it would be dangerous for those people exiting that roundabout, so they are going to 
have to control it that way. It is a problem but this determined by whether ACHD is going to make this a 
roundabout. C/Laraway: Another question I guess, and this might be a different question for the other 
gentleman. This property is inclusive of itself, or is it apart of the subdivision?  Jace Hellman: This parcel is a 
part of the subdivision. I believe it is lot 8 block 1 of the Kelleher subdivision, which record back in the October 
of 2006. C/Laraway: So, the kids that are going to live in there, are going to have entrance and access to 
subdivision for the playground? Jace Hellman: That would be something for the applicant. Like I have said, all 
of the plans we have are conceptual, this strictly for the rezone, I don’t know what any access to the subdivision 
will look like, possibly the applicant could tell you. Trevor Kesner: Commissioners if I may, by virtue of this lot 
being a lot within the Kelleher subdivision, it is still subject to the HOA, CCR’s and so forth. Therefore, they 
should access to the same amenities that everyone else does. C/Laraway: Thank you. C/Hennis: I have no 
further questions. C/Young: And just to confirm to the east of the property, it is currently zoned R-4? Jace 
Hellman: Yes, that is that stretch of residential and across to the west is slated for future commercial and I 
believe about a block to the east further down is slated for future commercial as well. C/Young: Okay. 
C/Laraway: If I am not allowed to ask this question, please stop me if I can’t. These commercials properties 
that you say we are acquiring to the east and to the west on Hubbard, are we under the pretense that these 
are commercial properties, or are we going to be falling into the multi-housing, multi-family type scenario. Jace 
Hellman: I guess that all depends on what the developer wants to do with their land. This is just from our 
comprehensive plan map, which is what we would like to see those parcels be zoned, but it ultimately depends 
on what the developer would like to do. C/Laraway: Okay, thank you. C/Young: Any other questions for staff. 
C/Hennis: Nope. C/Young: Okay, then we will open up the public testimony at 6:15, and the way that generally 
works is the applicant had their time to present and anybody that would like to testify can, we ask that each 
person keeps it to three minutes to be fair, and then after the applicant will have a few minutes to answer your 
questions and we will go from there. With that being said, is there anybody here that would like to testify that 
has not signed up. While she is signing up here, we will have Tim Domka come forward and state your name 
and address for the record please. Tim Domka: address is 2332 Cork Tree Ave, Kuna, Idaho. I don’t know if this 
is the correct format to ask the questions that I have, or whether it should be with the developer. Some of the 
questions that I have, that you guys brought up, that is attached to a current subdivision and that they would 
be involved in current HOA programs, are they then bound by the fees that the subdivision pays, and do they 
become a portion of that subdivision, and would the residents there then pay those fees, or if it is a multilevel 
are you asking the owners of the property, or the tenants to pay the homeowner association fees that the 
residents of the subdivision currently pay. The second is that I ask the commission to take a look at this and 
determine whether we need more multifamily residences in the Kuna area. From what I understand that once 
it is zoned C-1 the applicant doesn’t have to come back and ask for public hearing, as far as hey we are going 
to turn this from town houses into apartment complexes. That was the information we got from planning and 
zoning about a half an hour ago. I don’t know the policy for it, but if it is a C-1, he briefly went over what his 
intentions are, and they look good on paper, but if it were to turn into an apartment complex type thing, that 
is where I can’t turn around and come back and say well originally you said you wanted townhouses, and know 
you say you want apartments. Townhouses was a residence that I agreed with and now you say apartments I 
don’t know if I want that, right there on that hard corner and access to the subdivision and who do we hold 
accountable for the HOAs and stuff like that. C/Young: The applicant can address most of those, as far as the 
HOAs the city itself does not have any control over those. That is a civil matter between the property owners 
of the subdivision itself. We don’t get into the HOA, as far as all of the other questions I am sure the applicant 
can answer. Tim Domka: Yeah, like I said I wasn’t sure if this was the right format, I think I can sit with him and 
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talk offline. C/Gealy: It is always good to ask questions, thank you. C/Young: Absolutely, Thank you. Then next 
up, I have listed Adam Llewellan, please step forward and state your name for the record please. Adam 
Llewellan: 415 E Whitbeck St., I actually have no questions at this time, it has all been pretty well addressed. 
C/Hennis: Thank you for coming by at least. C/Young: Okay, then next up I have listed Marian Bergeson, please 
step forward and state your name and address for the record please.  Marian Bergeson: 293 E Kelleher St. in 
Kuna. I would be right around the corner from the proposed location change, and again, I apologize for being 
late, because I believe more of my questions could have been answered if I was not late. I do want to know if 
it is townhouse, not an apartment. C/Young: That is what is listed here. Marian Bergeson: Okay, and I agree 
with him, and my question being is there any way to annex them out of the Chapparosa neighborhood, and 
not have them be a part of the HOA and have them be their own little part right there. I am a tiny bit more in 
favor now that they have said townhouses, instead of apartments, but I do question why we need multi-
housing in that neck of the woods in Kuna, I think there is other farmland being acquired by developers that 
could start it off that way, and not necessarily be sitting right next to houses. I suppose I want to direct all of 
my questions that way also, and just more of an understanding before I truly have an opposed or in favor view. 
C/Hennis: Thank you. C/Young: Thank you. Okay, then seeing nobody else signed up to testify we will have the 
applicant please come up/. Scott Noriyuki: Thank you, Scott Noriyuki with Northside Management again, I 
want to address each of the public comments first, and then I will go over your questions for clarity. First of all, 
regarding the HOA, when we ultimately complete this project we are going to take a hard look at the overall 
design. We do have control over the HOA of the existing subdivision and we are just going to have to look and 
meet with the neighbors to decide what is best. With our flexibility, and in our design, we will ultimately have 
our own open space and our own amenities, and some time that is nice to share, or maybe it is good to set up 
a second HOA. Some people might feel that you don’t want that cross access if you will. It is not a problem we 
can keep them collaborative or we can separate them. Everybody understand that we have the ultimate 
control. The next big concern, which I think is fair, is once I achieve the rezone to C-1 can I just arbitrarily change 
my mind and go ahead do whatever the heck I want? I want to state, and I believe that staff agrees with me, 
once I have my final design, we are going to have to have another neighborhood meeting, we are going to have 
to repost the property, we are going to have to submit to staff, and we are going to have another planning and 
zoning hearing, as well as council. So, everybody is going to get an opportunity to look at what we are ultimately 
building, so we can’t do a bait and switch, and I think that is a really important understanding for everyone, is 
that I can arbitrarily change it, make a promise and then come back and get away with breaking it. With that 
that will be coming through design review, with that there will be a preliminary plat, or a master site plan, with 
floor plans, elevations, a whole landscape plan, the whole nine yards. So, everybody has a full body 
understanding of what we are doing, and that is for the neighbors’ benefit, for your benefit as P&Z, and 
ultimately for Council. With that, and yes, I think it is possible to de-annex that particular lot out, and I just 
wanted to address that, it is very possible. With that said, I am going to go on and get to a couple items that 
you have brought up, and once again I am reiterating the ultimate final design, is going to have to comeback 
before you, through the design review process. So, you are going to see it. Landscaping as it sits right now, or 
the frontage landscaping, regardless of what the ultimate use will be, in your code it states that the buffers 
have to be so wide, so high, with so many plants in it. Naturally, we are going to conform and we are interested 
in making a profitable project, so of course we are going to do better than minimum code. Right now, the 
current design, the conceptual design that was in the application, I am knocking on 26% of open space, counting 
100% of the buffers and the interior landscaping and common areas. That is pretty significant honestly. As far 
lighting, naturally we are going to have to install any appropriate lighting on the road way frontages, just for 
safety at the intersection. As far as interior lighting, naturally we are going to have some, but we will have 
downward blinders, so there will be no bleed over to any other adjacent properties and it won’t be an impact 
on them but it will be safe for the new residents which I think is a nice balance. The buffers again, per the 
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roadway buffers, they are going to be per code. As far as the ACHD, right-in/right-out all of that, once we get 
the actual design hammered out, ACHD is going to make us convey additional right of way no matter what, 
whether it be for a roundabout, or a traffic light, but they will extract whatever amount of land they need and 
we will need to convey that in preparation for it. So, 100% of our designs or our contemplations consider that. 
As far as right-in/right-out and the concern that will people be able to get out and take a left-hand turn to get 
into town, I really don’t want them to. This property is a hard corner, and with people getting out and taking a 
left with vehicles stacking, even though we are going to have to do roadway frontages and additional 
acceleration and deceleration lanes, left hand turns, your practically not even going to be able to do it. Aside 
from the middle of the day, and at none peak hours. During peak hours, that is dangerous. We want them going 
right, and there is a grocery store down the road there and there are quite a few roads, you can work your way 
through. It is not like you are living in Downtown Boise or anything. Back to the common area connections, in 
the ultimate design, I have gone back and forth and I have looked at whether or not we should connect this to 
the existing subdivision, and share open space where these folks can use our new open space and the new 
residents can use some of the existing open space. That comes down to the neighborhood, and there is a 
neighborhood meeting, and all of the existing folks in the neighborhood, if they buy in large say yes, then we 
will do it. If they buy in large no, then we won’t do it. We have no financial gain, or motivation one way or the 
other, if it makes sense for everybody, everybody can share. If they feel like whoa, we don’t want these people 
coming in to our neighborhood, we won’t. With that said, I do want to point out that this is the same property 
owner, the same developer. This is not changing hands, this is not out of state projections, it is the same people 
that came before and built the overall subdivision. The last thing I want to point out is the property to the north 
is already zoned commercial, and so we are not making at tremendous leap. I just wanted to point that out and 
with that said, I will stand for any questions. C/Young: Okay, are there any questions? C/Laraway: Just one 
quick clarification. I might have missed it, but when you were talking about developing this property, are these 
going to be for sale, or are these going to be rented. Scott Noriyuki: At this point, the intent townhouses for 
sale, and that is what the design indicates, and I have it set up for parcel lines coming down the walls, of course 
everything is market driven, and that is where you get the hammer of design review when I come back. If the 
market collapses we might not do anything. C/Laraway: Does having a rental versus ownership, change a HOA 
perspective because you cannot put liens on an apartment? Scott Noriyuki: Absolutely, it dynamically changes 
everything, because it is commitments on owners ultimately. C/Laraway: Thank you. C/Young: Thanks. Trevor 
Kesner:  Commissioners, I just wanted to clarify a couple of things after the applicant’s rebuttal. A design review 
will be required for any future development, landscaping, fences, parking, all of that. However, a design review 
is not a public hearing. There are no posting requirements, there are no noticing requirements. So, the potential 
for the public to weigh in on a potential design is not there, I just wanted to clarify. If in the future, the 
roundabout goes in and if ACHD restricts this to a right-in/right-out, we have developments east of this that 
will eventually be connecting Kay Avenue in a north/south fashion. So, they may not necessarily need to go all 
the way out to Highway 69 to head back to town. They might be able to take a future Kay alignment to come 
out on Hubbard, so just something to consider there. Whether this is multi-family, or townhouse, or a Maverick 
store, a design review will be required. The only difference is that, if the applicant or the owner, or both, decide 
that the market makes them want to make these for sale versus rentals, that would be required to be platted 
and a plat would be a public hearing, and at that time noticing and posting requirements would then apply. I 
just want to make sure we are clarified about the process of a design review, it is not a public hearing, but you 
will see it. This board will see it and they will have a chance to scrutinize the site plan, the landscaping and 
everything that might be proposed in the future. C/Young: Thank you, that is true about the design review. My 
question for the applicant is that you are very open to the neighborhood input, and once you do have a final 
design, even though that wouldn’t be a requirement, would you be willing to have that meeting with the 
neighborhood, so they can get a feel for your input. Would you have that meeting to have that input? Scott 
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Noriyuki: Absolutely, with the townhouse concept we are going to plat that as well, and with the platting, that 
becomes a neighborhood meeting, and the public posting, and the full blown public hearing. We want the 
neighbors on board, we don’t want to alienate them, we want them to feel good that Kuna is growing, no 
matter what. We want them to feel comfortable and we want something nice. C/Young: Okay, thank you. With 
that I will go ahead and close the public testimony at 6:34, and that brings up our discussion. As far as corners 
for being a C-1 designation, there is a C-1 just directly north, and more commercial not that far away, which 
has the potential to make that a small commercial center. The zoning designation fits with where growth is 
happening commercial wise, as far as looking at strictly the zoning. C/Hennis: Yeah that is true, and this is 
something we need to think about. This is purely a rezone application. C/Gealy: right now, it is a R-4, which is 
probably not the best use for the land on the corner. Probably something a little more higher density or 
commercial is more appropriate on these corners. C/Hennis: the only thing I worry about, as our citizens have 
voiced is, if they go to townhouses they have to replat and they go through the whole public hearing process, 
however if it goes to apartments we have nothing except for Design Review to coordinate that, and there is no 
public hearing, and I am wondering if there is some way we can control that. C/Laraway: My confusion, I think 
Commissioner Gealy brought it up, R-4 doesn’t seem to fit, but we are turning it into commercial and we are 
literally adding more families to that corner, that is the dilemma I am having. C/Hennis: Well the difference 
being that multi-family type establishments, or townhouses, or something like that, you think of R-4 as a single-
family type area, you have kids playing in the yards, etc, driveways coming out wherever. It is more controlled 
in a situation like this where you have a central parking lot, you have everything as they have shown, they are 
designing it to enter and focus everybody away from the corner, and the corner is just kind of on the outside, 
so it is actually a little more appropriate than that, because it will focus those things a little more on the inside. 
C/Gealy: That is the schematic they have, but that is not necessarily what will be proposed, but I would say 
that a higher density residential or a commercial would indicate a higher level of activity, and a higher density 
of people, which is probably more appropriate at a corner, than R-4. We do have a lot of developments where 
they obviously back the R-4 development up right to the corner, with fences that are there. But, it is also 
entirely appropriate to have that be a higher level of use, and a higher density. C/Laraway: My only concern is 
putting this many families on the corner, is obviously the kids. How do we keep them off of Hubbard and how 
do we keep them off of Linder, I don’t know if we are going to require fencing, but again that is the design 
review portion of this that we don’t know. Is there going to be barriers to prevent the kids, or traffic from 
running off the road? C/Hennis: And that we do have control of, that is about all we have got if we go a C-1 
zone, that is what I am worried about. I don’t know if there are any stipulations, or conditions that we can put. 
We can with the neighborhood meeting for them to talk to them, but. C/Laraway: you are going to have school 
buses stopping on Hubbard or Linder to pick the kids up because they cannot go in that parking lot. There is 
just a multitude of little problems that start adding up to that corner when you start throwing kids in. C/Hennis: 
Yeah, but that is no different if it was a R-4 where it already was at. That’s the same. C/Laraway: Correct, but I 
guess under the R-4, yeah, I don’t know C/Hennis: In regards with your concern with that, I mean that one we 
can’t really state other than the school buses, the school has to design a site a little more appropriate than at 
the corner, that is what they are going to have to do. C/Young: I think in the main part of the subdivision is 
where they pick up the kids already, so they would just have to walk down the sidewalk, and that is an 
assumption on my part. C/Laraway: An assumption I have, is maybe the school buses pick up the kids inside 
the subdivision now and if they have access these kids would go into the subdivision now to get picked up.  
C/Young: It is a design review issue at that point. Trevor Kesner: Not to interrupt your discussion, 
Commissioner Laraway, there is a very large common lot with a pathway directly south of this parcel, it belongs 
to the HOA, this parcel is currently within the HOA, there is potential for walkability internally to subdivision, 
but it is potentially there. Again, the city does not regulate, or keep track of, or have anything to do with HOAs, 
CCRs or otherwise. C/Laraway: Right, but I would rather ask these questions now, rather than approve it C-1 
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than start asking the questions. Once we approve it, the barn door is shut. Scott Noriyuki: Absolutely regarding 
children, I have two small children. So, there a couple specific items that can go into your recommended 
conditions of approval to council. One, is to make sure there is pedestrian connectivity through that common 
area, and at that point, any kind of children can be picked up internally. In addition, and auxiliary, through 
ACHD’s ultimate staff report, when the development comes through, the widening of the road adjacent to the 
entrance, they will be widening for acceleration and deceleration turn lanes, and at that point that is going to 
create, a much safer area to where a bus can practically stop, pick up kids, or drop off children. So, there is two 
really wonderful opportunities there, but I appreciate what you are saying but I just wanted to give a little 
clarity. C/Laraway: Thank you. Scott Noriyuki: Your welcome. C/Hennis: I mean as for townhouse, as far as 
what is conceptually done right now, I am not in opposition to, I just want to have checks and balances in case 
something changes down the road, and I am not sure we have enough, for the sake of the neighbors, but we 
do have control with design review. C/Young: If they are sold off as townhomes, and when a preliminary plat 
comes in, then that changes everything there too. I understand your concerns with a C-1, because there is a 
large amount of options that they can do, which is not just residential. As C-1, it is a good corner for a lot of 
things, not just townhomes but other commercial uses as well. I think, that as the applicant has said, I think we 
can address some of those concerns as far as children safety, and accessibility and ability to enter the 
subdivision with conditions of approval here, or recommended conditions of approval, because this is just a 
recommendation to council. All of that being said, conceptually with the townhomes, I think it is a good use on 
that corner. Concerns can be addressed with conditions. It is a small lot, so there is only so much they can do 
as far as things go, and keep ratios and buffers and everything that can actually physically fit on the lot. It can’t 
turn into a twenty or forty-unit apartment complex. C/Gealy: Depends on how high you go. C/Young: There is 
height restrictions. C/Laraway: Thinking down the road, ACHD or ITD is probably going to put a light at 
Hubbard. So, that is going to start increasing more traffic going down that road. Mostly it is at Columbia now, 
because of the light, but you are going to be adding more traffic to Hubbard. I know that is down the road, but 
again as this begins to develop and grow, the traffic is going to be there. I can’t raise my hand and say I object 
to this, I understand it, it is legal and it falls within what we are trying to do. I think with myself, I am just a little 
cautious because I don’t know what the end result is going to be, that is my only fear. C/Young: Any other 
thoughts? C/Hennis: I thought this was going to be an easier decision. I just wish there was a way we could 
guarantee the end result. C/Gealy: We can’t guarantee what it is going to be, because the developer is going 
to have to make the decision, in real time, of what is going to be the best use for that property when it comes 
time to develop. If there are plans to build a roundabout at that corner, I think the developer, based on hearsay 
is in a better position if it is commercial than residential. C/Hennis: I think it is more appropriate. C/Gealy: If it 
is going to be townhomes or apartments, or a commercial use, some kind of neighborhood commercial, like 
maybe they are going have a gas station or a donut shop, or any of those things could be appropriate, including 
apartments. If it goes to that then the design review and the conditions need to address the amount of traffic, 
and kind of traffic that is going to be happening there. But, what they are asking is if we are willing to give them 
the flexibility of a commercial zone, and then to come back to us with whatever they determine is the best use 
there, recognizing that we may or may not have the opportunity for another public hearing at that time, but 
they are willing to have a neighborhood meeting to at least discuss it with the neighbors. C/Hennis: Yeah, I 
think you are right, I think that is about the best we can do on that. C/Young: If there is nothing else, I could 
stand for a motion. 

 
Commissioner Hennis motions to recommend approval to City Council for Case No. 17-07-ZC (Rezone), with the 
conditions as outlined in the staff report, and with the additional conditions that the applicant shall consider 
pedestrian connectivity in any future development plans, and the applicant will be required to hold a 
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neighborhood meeting to discuss any future development plans with neighboring residents prior to submitting 
for Design Review;  Commissioner Gealy  Seconds, all aye and motion carried 4-0. 

 
 

3. COMMISSION DISCUSSION AND REPORTS 
 

4. ADJOURNMENT 
 

Commissioner Gealy motions to adjourn; Commissioner Hennis Seconds, all aye and motion carried 4-0. 
 
 
 
 

 
 

________________________________ 
Lee Young, Chairman 

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

Findings of Fact & Conclusions of Law – P&Z Commission 
 
      
 
 

 
To:  Planning and Zoning Commission 
 
File  
Number:                17-07-ZC (Rezone) 
  
Location: SE corner of West Hubbard Road 

and Linder Road, Kuna, ID 83634 
 
Planner:  Jace Hellman, Planner I 
 
Hearing  
Date:  September 26, 2017 
Findings: October 10, 2017 
 
Applicant: Scott Noriyuki 
  6810 Fairhill Pl. 
  Boise, ID 83714 
  scott@northsidemgt.com 
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A. Process and Noticing: 
1. Kuna City Code 1-14-3 (KCC), states that rezones are designated as a public hearing, with the Planning and 

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

 
a. Notifications 

i. Neighborhood Meeting  June 13, 2017 (four attendees) 
ii. Agency Comment Request  August 17, 2017 
iii. 300’ Property Owners   September 6, 2017 
iv. Kuna, Melba Newspaper  September 6, 2017 
v. Site Posted   September 15, 2017 

 
 
 

   

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

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

1. A request from Scott Noriyuki, to rezone a parcel’s current R-4 (medium-density) residential zoning 
designation to a C-1 (neighborhood-commercial) zoning designation. The site is located at the southeast 
corner of West Hubbard Road and North Linder Road, Kuna ID 
 

C. Site History:  
This parcel is lot 8, block 1 of the Kelleher Subdivision. The final plat was recorded on October 12th, 2006. The 
parcel in question has remained vacant. 
 

D. General Projects Facts: 
1. Surrounding Land Use Zoning Designations:      

North C-1 Neighborhood Commercial District - Kuna City 
South R-4 Medium Density Residential – Kuna City 
East R-4 Medium Density Residential – Kuna City 
West A Agriculture – Kuna City 

 
2. Parcel Sizes, Current Zoning, Parcel Number: 

• Parcel Size: 1.96 acres (approximately) 
• Current Zoning: R-4 (Medium-Density Residential)  
• Parcel #: R4865420080 

 
3. Services: 

 Sanitary Sewer– City of Kuna (adjacent to site) 
 Potable Water – City of Kuna (adjacent to site) 
 Irrigation District – Kuna Municipal District 
 Pressurized Irrigation – City of Kuna (KMID) (adjacent to site) 
 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:  

This parcel has remained bare since the recording of the final plat in October 2006. The site’s topography is 
generally flat with a potential 0-2% slope in areas. 
 

5.  Transportation / Connectivity:  
The subject site is located on the southeast corner of West Hubbard Road and North Linder Road. The site has 
frontage access via an existing curb-cut on North Linder Road. Future site improvements will be reviewed and 
assessed by Ada County Highway District for any required improvements and/or additional impacts to the 
roadway system.   

 
6. Environmental Issues:  

The subject site lies within the designated ‘Nitrate Priority Area’ (NPA) for groundwater monitoring. Beyond 
the NPA, staff is not aware of any additional environmental issues, health or safety conflicts. 

 
7. Comprehensive Plan Future Land Use Map:  

The site is identified as medium-density residential on Kuna’s Comprehensive Plan Future Land Use Map. The 
comprehensive plan is a living document, intended for use as a guide by governmental bodies. The plan is not 
law that must be adhered to in the most stringent sense; it is to be used by public officials to guide their 
decision-making for the City. While the Comprehensive Plan Map (CPM) calls for a residential use on this 
parcel, staff believes this rezone request is in harmony with, and compatible to, the adjacent commercial uses 
and other C-1 (neighborhood commercial) zoning designations.  
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Staff views this proposed land use request to be consistent with the surrounding area land uses and zoning 
designations. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

8. Agency Responses:  
The following agencies returned comments:  

• Idaho Transportation Department – Exhibit B2 
• Nampa & Meridian Irrigation District – Exhibit B3 
• Boise Project Board of Control – Exhibit B4 
• Central District Health Department – Exhibit B5 
• Compass – Exhibit B6 
• Ada County Highway District – Exhibit B7 

 
E. Staff Analysis: 

The applicant is requesting to rezone an approximately 1.96-acre parcel from a R-4 (medium-density) residential 
zoning designation to a C-1 (neighborhood commercial) zone. The Comprehensive Plan’s Future Land Use Map 
has identified this parcel as a medium density residential. A rezone, if granted, would not require a comprehensive 
map amendment due to its proximity to other future commercial zoning designations and its location on a hard 
corner. Staff views the applicant’s request to be consistent with adjacent uses and the Comprehensive  
 
Sanitary sewer, potable water and pressurized irrigation are all within 300 feet of the site. Staff is recommending 
ultimate connection to City facilities and services at such time future development occurs on this parcel. 
 
Staff agrees with ACHD’s recommendation to remove the existing driveway on Linder Road for the site, and to add 
vertical curb, gutter and detached sidewalk to match the existing improvements and to introduce a temporary full 
access, 30-foot wide, with proper curb return to Hubbard Road, with the condition that the driveway will likely be 
restricted to right-in/right-out only in the future as determined by ACHD and/or the City of Kuna. 
 

 Staff has determined this application generally complies with Title 5 of the Kuna City Code; Idaho Statute §50-222; 
and fits the current adjacent commercial zoning designations. Staff forwards a recommendation of approval for 
Case # 17-07-ZC, subject to the recommended conditions of approval listed in Section ‘L’ of this report. 
 
 

Subject 
Site 
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F. Applicable Standards: 
1. Kuna City Code (KCC) Title 1,  
2. Kuna City Code (KCC) Title 5, Chapter 14. 
3. City of Kuna Comprehensive Plan and Future Land Use Map 
4. Idaho Code, Title 67, Chapter 65, Local Land Use Planning Act 
 

G. Procedural Process: 
On September 26, 2017, the Planning and Zoning Commission considered the project, including the submitted 
application items, agency comments, staff’s report, application exhibits and any public testimony presented or 
given. 
 

H. Findings of Fact for Commission Consideration: 
1. Rezone: Based on the record contained in Case No. 17-07-ZC, including the exhibits, staff’s report and any 

public testimony at the public hearing, the Planning and Zoning Commission of Kuna, Idaho, hereby 
recommends approval of the Findings of Fact and Conclusions of Law, and conditions of approval for Case No. 
17-07-ZC rezone. 
 

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

 
   Comment: The Kuna Planning and Zoning Commission held a public hearing on the subject applications on 

September 26, 2017 to hear from the City staff, the applicant, and to accept public testimony.  The decision by 
the Commission is based on the application, staff report and public testimony, both oral and written. 

 
3. Based on the evidence contained in Case No. 17-07-ZC, this proposal appears to generally comply with the 

Comprehensive Plan and Future Land Use Map. 
 
   Comment: The Comp Plan Future Land Use Map designates the approximately 1.96 acres (subject property) 

as medium-density residential. The proposed rezone to a commercial use (C-1) conforms with adjacent 
commercial uses. 

 
4. The Kuna Planning and Zoning Commission has the authority to recommend approval or denial for this 

application. 
 
  Comment: On September 26, 2017, Kuna’s Planning and Zoning Commission voted to recommend approval of 

application 17-07-ZC, with the recommendations that the applicant consider pedestrian connectivity in any 
future development and that the applicant participate in a neighborhood meeting to discuss future 
development plans with neighboring residents. 

 
5. The public notice requirements were met and the public hearing was conducted within the guidelines of 

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

hearing on September 26, 2017. 
 

I. Comprehensive Plan Analysis:    
The Kuna Planning and Zoning Commission accepts the Comprehensive Plan components as described below. The 
proposed zone change for the site is consistent with the following Comprehensive Plan components: 

 
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 
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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 criteria established to determine the potential for property taking. 
 
Comment: Utilizing the Idaho Attorney Generals criteria, and a review by the City Attorney, the proposed project 
does not constitute a “takings” and the economic value is intact. 
 
Land Use Goals and Objectives – Section 6 – Summary: 
Preserve and enhance the Kuna community quality of life. 
 
Goal 2: Encourage a balance of land uses to ensure that Kuna remains a desirable, stable, and self-sufficient 
community. 

  
J. Kuna City Code Analysis:  

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

Comment: The proposed application adheres to the applicable requirements of Title 5 of the KCC.   
 

2. The site is physically suitable for a commercial zoning designation. 
 

Comment: The 1.96-acre parcel is suitable to accommodate a commercial use. 
 

3. The rezone to commercial uses is not likely to cause substantial environmental damage or avoidable injury to 
wildlife or their habitat. 

 
Comment: The land to be rezoned is not used as wildlife habitat.  Roads, structures and open space already exist 
and will therefore not cause environmental damage or loss of habitat.  
 

4. The Rezone application is not likely to cause adverse public health problems. 
 

Comment: The proposed commercial zoning designation will be required to connect to Kuna public sewer and 
water eliminating the occurrence of adverse public health problems.  
 

5. The application appears to avoid detriment to the present and potential surrounding uses; to the health, 
safety, and general welfare of the public taking into account the physical features of the site, public facilities 
and existing adjacent uses. 
 

Comment: The rezone request considers the location of the property and adjacent uses. The adjacent uses are 
commercial and residential – as referenced in the Kuna Comprehensive Plan Future Land Use Map.    
 

6. The existing and proposed utility services in proximity to the site are suitable and adequate for commercial 
use. 

 
Comment: Correspondence from Kuna Public Works confirms that the utility services are suitable and adequate 
for a commercial use. 

 
K. Conclusions of Law:  

1. Based on the evidence contained in Case No 17-07-ZC, Commission finds Case No. 17-07-ZC generally 
complies with Kuna City Code. 

2. Based on the evidence contained in Case No. 17-07-ZC, Commission finds Case No. 17-07-ZC is generally 
consistent with Kuna’s Comprehensive Plan.  
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3. The public notice requirements have been met and the neighborhood meeting was conducted within the 
guidelines of applicable Idaho Code and City Ordinances. 

 
L. Recommended Conditions of Approval: 

Note: This proposed motion is to recommend approval, conditional approval, or denial for this request. If the 
Commission wishes to approve or deny specific parts of the requests as detailed in this report, those changes must 
be specified. 
 
On September 26, 2017, the Planning and Zoning Commission voted to recommend approval for Case No 17-07-
ZC based on the facts outlined in staff’s report and the testimony during the public hearing by the Planning and 
Zoning Commission of Kuna, Idaho. The Commission hereby recommends approval for Case No. 17-07-ZC, a rezone 
request from Scott Noriyuki, with the following conditions of approval to Council: 
 
- Applicant shall follow the conditions as stated in the staff report 
- The applicant shall consider pedestrian connectivity in any future development plans. 
- The applicant will be required to hold a neighborhood meeting to discuss future development plans with 

neighboring residents prior to submitting for Design Review. 
 

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 site improvements are 
 prohibited prior to approval of the following agencies: 

a. The City Engineer shall approve sewer hook-ups. 
b. The City Engineer shall approve 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. 

d. The Kuna Municipal 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 each building permit. 

2. Irrigation/drainage waters shall not be impeded by any construction on site per Idaho Code Section 31-3805. 
Compliance with the requirements of the Boise Project Board of Control is required. 

3. Storm Drainage and/or Street Runoff must be retained on site.  
4. Fencing within and/or around the site shall comply with Kuna City Code at time of development. 
5. All parking within the site shall comply with KCC 5-9 for all future development. 
6. Signage within the site shall comply with KCC 5-10 for all future development. 
7. Lighting within the site shall comply with KCC 5-9-5-B for all future development. 
8. Landscaping on site shall comply with KCC 5-17 for all future development and 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. Maintenance and planting within public rights-
of-way shall be with approval from the public entities owning the property. 

9. Any future site improvements shall require the property owner to comply with the provisions set forth in Kuna 
City Code (KCC). 

10. City Services and Facilities are within 300 FT of the subject property. The landowner/applicant/developer, and 
any future assigns having an interest in the subject property, shall make ultimate connection to City Services 
and Facilities at such time any future development occurs. 

11. The land owner/applicant/developer, and any future assigns having an interest in the subject property, shall 
fully comply with all conditions and Kuna City Code or seek amending them through the public hearing 
processes. 
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12. Applicant shall dedicate an additional 14-feet of right of way to total 48-feet from the centerline of right of 
way along Linder Road abutting the site. 

13. Applicant shall follow Kuna staff, City Engineer and other agency recommended requirements as applicable. 
14. Applicant shall comply with all local, state and federal laws. 

 
 
 
 

DATED: This 10th day of October, 2017. 
 
 
________________________________ 

  Lee Young, Chairman 
Kuna Planning and Zoning Commission 

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

 
 



 

PRESENTATION BY CHRISTY LITTLE 



Page 1 of 10 Case No 17-07-AN, 17-09-S and 17-20-DR  
10/10/17 Saranda Subdivision  

P:\P & Z\SHARED\Cases\Subdivisions\ Saranda-Suggs\PZ Staff Report 

 

City of Kuna 
 

Staff Report 
 

 
 
 
 

 
 
To:   Planning and Zoning Commission  
 
Case Number(s):  17-07-AN (Annexation), 
   17-09-S Subdivision, and  
   17-20-DR (Design Review) for  
   Saranda Subdivision. 
 
Site Location:  1105 W. Hubbard Road  
   Kuna, ID 83634 
 
Planner:   Trevor Kesner, Planner II 
 
Hearing Date:  October 10, 2017 
   
Applicant:  WH Pacific, Jane Suggs 
   2141 W. Airport Way, Ste. 104 
   Boise, ID 83705 
   jsuggs@whpacific.com 
 
Owner:   Challenger Development, Inc.  
   1977 E. Overland Rd. 
   Meridian, ID 83642 
    
Table of Contents: 

A. Course of 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. Annexation and Preliminary Plat for a residential subdivision are designated in Kuna City Code (KCC), 1-14-3 
as public hearing matters, with the Planning and Zoning Commission as the recommending body, and City 
Council as the decision-making body. A Design Review request is designated in KCC 1-14-3 as a public meeting 
matter, with the Planning and Zoning Commission acting as the Design Review Board, as the decision-making 
body. No public noticing procedures are required for the Design Review request. 
 

a. Agency Notifications 
i. Agencies    August 28, 2017 
ii. 300’ Property Owners    September 12, 2017 
iii. Kuna, Melba Newspaper  September 13, 2017 
iv. Site Posted    September 29, 2017 

 
2. In accordance with KCC Title 6 in Kuna City Code (KCC) this application seeks Design Review approval and 

recommendation for approval for Annexation and a Preliminary Plat (residential subdivision) known as 
Saranda Subdivision. 
 
 

 
 P.O. Box 13 

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

Fax: (208) 922-5989 
 Kunacity.Id.gov 
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B.   General Project Facts and Staff Analysis 
1. Request: A request from Jane Suggs with WH Pacific representing Challenger Development, Inc., to annex 

an approximately 5-acre parcel into Kuna City limits with an R-6 zone, and subdivide the parcel into 18 single 
family, and four (4) common lots to create Saranda Subdivision.  The site is located on W. Hubbard Road 
approximately 700 feet west of Kay Avenue, and currently addressed as 1105 W. Hubbard Road, Kuna, ID 
83634. in Section 13, Township 2 North, Range 1 West, Boise Meridian, Ada County, Idaho. (APN 
#S1313212480) 
 

2. The applicant has submitted all the required documents and materials for review, held the neighborhood 
meeting, and posted the site in accordance with KCC posting requirements and the requirements set forth 
in Idaho State Code, Title 67, Chapter 65 of the Local Land Use Planning Act. 
 

3. History: The subject parcel is situated in unincorporated Ada County with an RR residential zoning 
designation. The site has historically been farmed and the existing vegetation is commonly associated with 
a crop field. 
 

4. Legal Description: A legal description was included with the application. 
 

5. Comprehensive Plan Designation: The Comprehensive Plan Future Land Use map indicates the site has a 
future designation of Medium Density Residential.  

 

 
6. Surrounding 

Land Uses:    
 

 
 

 
 

  

Direction  Current Zoning and Jurisdiction 
North RR / R-4 Rural Residential – Ada County / Med. Density Res. – Kuna City 
South RR / R-4 Med. Density Res. – Kuna City / Rural Res. – Ada County 
East PUD Mixed Use, Planned Unit Development –  Kuna City 
West RR Rural Residential – Ada County 
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6.1 Aerial Map:  
 

 
*Copyrighted 

   

  
 
 

6.2 Parcel Number:  S1313212480 
 

6.3 Parcel Size and Current Zoning:  
Approximate acres: 4.7  
Zoning: RR (Ada County) 

 
6.4 Public Services, Utilities and Facilities: 
 Fire Protection – Kuna Fire District 
 Police Protection – Kuna City Police (Ada County Sheriff’s office) 
 Sanitary Sewer– City of Kuna 
 Potable Water – City of Kuna 
 Irrigation District – New York Irrigation District 
 Pressurized Irrigation – City of Kuna (KMID) 
 Sanitation Services – J&M Sanitation 
 

6.5 Existing Structures, Vegetation and Natural Features:  There is currently a residence and two (2) 
ancillary structures on the subject parcel that have been vacant for several months. The site is relatively 
flat with an average slope of 0% to 2%. Bedrock depth is estimated to be greater than sixty (60) inches 
according to the USDA Soil Survey for Ada County. There are several existing trees on site that the 
applicant intends to remove as they are unhealthy, dead, dying or are of undesirable species. 
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6.6 Annexation and Planning Action Maps: 
 
 
 

 
 
 
 
 

6.7 Transportation / Connectivity:  The subject site’s road frontage and existing access is located on 
Hubbard Road. Hubbard Road is designated as a future 3-lane residential arterial roadway; therefore, it 
is recommended that the applicant dedicate additional right-of-way to accommodate 37 feet from 
centerline. The existing pavement should be widened to a minimum of 17-feet from centerline with an 
additional 3-foot wide gravel shoulder, and a minimum 5-foot wide detached sidewalk on Hubbard 
Road. ACHD has provided site specific recommendations for roadway improvements internal and 
abutting the subject site. 
 

6.8 Agency Recommendations: 
 The following agencies returned comments which are included as exhibits in this case file: 

i. Kuna School District ……………………………………………………..Exhibit B1 
ii. Idaho Department of Environmental Quality (DEQ) ……..Exhibit B2 
iii. Idaho Transportation Department (ITD) …………………….…Exhibit B3  
iv. Central District Health Department (CDHD) ….………………Exhibit B4 
v. Boise Project Board of Control ……………………………………..Exhibit B5 
vi. COMPASS Idaho …………………………………………………………...Exhibit B6 
vii. Kuna City Public Works Department ……………………………..Exhibit B7 
viii. Ada County Highway District (ACHD) …………………………….Exhibit B8 
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6.9  Recreation and Pathways Master Plan Map: Kuna’s Master Recreation and Pathways map indicates 
the need for a future trail along Kuna Canal as it abuts the subject site to the west. Staff recommends 
the applicant construct a trail/pathway along the western border of the site, abutting the Kuna Canal in 
accordance with the Recreation and Pathways Master Plan Map. This pathway provides a critical 
connection to Timbermist Subdivision to the north, and the future Winfield Springs Subdivision to the 
south. 
 

 
 

C. Applicable Standards: 
1. City of Kuna Zoning Ordinance No. 230 
2. City of Kuna Design Review Ordinance, 2011-08 
3. City of Kuna Subdivision Ordinance No. 2010-15, Title 6 Subdivision Regulations 
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 Kuna Planning and Zoning Commission determines that the annexation and subdivision of the subject site 
is/is not consistent with the following Comprehensive 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 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]). 
         

Comment:  The Comprehensive Plan and the corresponding Future Land Use Map (with land use 
designations) provides for a medium density residential (R-6) zone. This project has proposed a density of 
less than six units per acre, therefore it conforms to the Comprehensive Plan and the Future Land Use Map. 
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Private Property Rights Goals and Objectives - Section 2 – Summary: 
Ensure 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 
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, this project does 
not constitute a “takings” and the Economic value is fully intact. 

      
Economic Development Goals and Objectives - Section 5 - Summary:            
Ensure an adequate supply of housing for all income levels and facilitate pedestrian connections, both visually 
and physically, to enhance pedestrian movement (Pg. 42 – 1.5 and Pg. 43 – 3.1 [CP]). 
 

Comment: The Comprehensive Plan encourages adequate housing for all income levels and calls for 
increasing pedestrian connections. This project supplies additional housing types to Kuna’s inventory and 
provides opportunities for a quality housing mix. This development has an opportunity to enhance the City’s 
network for pedestrian and non-motorized transportation choices by establishing new sidewalks, and by 
adding a public pathway along the western border of the development; abutting the canal. 

 
Land Use Goals and Objectives - Section 6 - Summary: 
Adopt a future land use plan and map that includes natural and developed open spaces, while providing a variety 
of housing densities and types to accommodate various lifestyles, ages and economic groups. Protect existing 
neighborhoods and ensure new development is sustainable and keeps Kuna desirable. Develop cohesive 
neighborhoods with character and quality while incorporating a variety of densities and styles (Pg. 64 – 3.1 & 
Goal 3 and Pg. 65 – 4.3 [CP]). 
 

Comment: This project adds quality housing varieties to the City’s inventory for all types of lifestyles, ages 
and economic groups. This project also proposes more than 14% open space which adds to greenspace 
within Kuna city limits, keeping it a desirable City to live and recreate in, while enhancing the City’s overall 
pathway network which also increases active transportation choices, provides greater connectivity and 
provides for more cohesive neighborhoods. 

 
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 populations while creating safe and aesthetically-
pleasing neighborhoods. Ensure housing is available throughout the community for all income levels and those 
with special needs. Encourage logical and orderly residential development while discouraging developers from 
developing land divisions greater than one half acre because large lot subdivisions increase municipal costs, 
require public subsidy and create sprawl (Pg. 155 – 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 development with a variety of dwelling types, lot sizes, and price points for 
different income levels as encouraged by the Comprehensive Plan. This project adds to the City’s overall 
network of public utilities, sidewalks, roadways, and potentially, it’s pathways; therefore, it complies with 
the logical, orderly development goal. The proposed land divisions are smaller than one half acre and will 
connect to available public services abutting the site; thus, the development avoids increased municipal 
services costs and the potential for urban sprawl. 
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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 creating a sense of place (Pg.167 – Goal 1 and Pg. 168 – 
1.2[CP]). 
 

Comment: Applicant proposes good community and urban design principles by designing under the allowed 
densities of the R-6 zone (3.59 Gross Density). This development also incorporates landscape buffers, and 
creates a sense of place for current and future citizens with the creation of additional greenspace while 
adding to the City’s sidewalk and potentially, its pathway networks for adjoining property owners and future 
developments. In this sense, the project fosters sound community design concepts and complies with the 
Comprehensive Plan goals and strengthens Kuna’s image. This development will add a critical pathway 
connection. 

 
Neighborhoods: 
Kuna’s Comprehensive Plan advocates for development of self-sufficient neighborhoods. These neighborhoods 
are intended to be connected by transit and other non-motorized methods of transportation. Each neighborhood 
will have a center, a core and an edge (Page 179 [CP]). 
 

Comment: Kuna is not currently served with transit services; however, the applicant proposes an extension 
of the roadway system in compliance with the Street Circulation Plan adopted by Kuna. Applicant also 
proposes sidewalks for pedestrians and other non-motorized transportation, and could potentially add a 
pathway network connection to comply with the Recreation and Pathways Master Plan Map. Applicant 
proposes less than R-6 housing densities, thereby complying with the Medium Density land use designation 
as outlined within the Comprehensive Plan and Comprehensive Plan Future Land Use Map. 

 
E. Proposed Findings of Fact:  

1. All required procedural items have been completed as detailed in this staff report. 
2. The residential development complies with Section 6.0 of Kuna’s Comprehensive Plan. 
3. The residential development complies with the Kuna City Code. 
4. Public services are available and are adequate to accommodate this site’s development. 
5. The preliminary plat will not be detrimental to the public’s health, safety and general welfare. 
6. The applicant’s annexation and requested zoning designation of R-6 is in general conformance with the 

Kuna Comprehensive Plan Future Land Use map. 
7. The site is suitable for use as a residential subdivision, after acquiring the proper approvals. 
8. The project description, staff analysis and findings of fact are correct. 

 
F. Proposed Conclusions of Law:  

1. The annexation and preliminary plat use is consistent with Kuna City Code. 
2. The annexation and preliminary plat use meets the general objectives of Kuna’s Comprehensive Plan. 
3. The site is physically suitable for annexation and preliminary plat use. 
4. The annexation and preliminary plat use is not likely to cause substantial environmental damage or 

avoidable injury to wildlife or their habitat. 
5. The annexation and preliminary plat is not likely to cause adverse public health problems. 
6. The annexation and preliminary plat is generally in compliance with all ordinances and laws of the City. 
7. The annexation and preliminary plat is not detrimental 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. 

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

9. Based on evidence contained in Case Nos. 17-07-AN, 17-09-S, and 17-20-DR, this proposal complies 
with KCC Title 6. 
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10. Based on the evidence contained in Case Nos. 17-07-AN, 17-09-S, and 17-20-DR, this proposal 
complies with Section 6.0 of Kuna Comprehensive Plan and Future Land Use Map. 

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

12. The Planning and Zoning Commission of Kuna, Idaho, has the authority to 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. 

 
G.  Proposed Decisions by the Commission: 

17-20-DR (Design Review)  
Note: The motion is to approve or deny the design review request. However, if the Planning and Zoning 
Commission wishes to approve or deny specific parts of the request, those changes must be specified. 

 
Based on the facts outlined in staff’s report and public testimony as presented (if any), the Planning and Zoning 
Commission of Kuna, Idaho, hereby (approves/conditionally approves/denies) Case No. 17-20-DR, a design review 
for the Saranda Subdivision. 
 
17-07-AN (Annexation) and 17-09-S (Subdivision)  

Note: This motion is to recommend approval or denial for this request to City Council. However, if the 
Planning and Zoning Commission wishes to recommend approval or denial for specific parts of the requests 
as detailed in this report, those changes must be specified. 

 
Based on the facts outlined in staff’s report and public testimony as presented (if any), the Planning and Zoning 
Commission of Kuna, Idaho, hereby recommends (approval or denial) for Case Nos. 17-07-AN (Annexation) and 
17-09-S, an annexation and subdivision request by Challenger Development, Inc., (with or without) 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. A copy of the agencies approvals shall be provided to Kuna’s Planning and Zoning 
Department. All site improvements are prohibited prior to approval of these agencies. 
  a)  The City’s Engineer shall approve the sewer, water and pressure irrigation utility extensions and hook-ups. 
  b) The City’s Engineer shall approve a grading and surface drainage run-off plan (if required). Per Central 

District Health Department, the plan shall be designed and facilities 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 site drainage design plan from Kuna’s City Engineer. The drainage design plan shall 
include all site grading. 

  c)  Kuna Fire District shall approve all fire flow requirements and/or building plans.  
  d) The New York Irrigation District shall approve all modifications to the existing irrigation system. 
  e) Approval from Ada County Highway District and assessment of impact fees shall be paid prior to issuance 

of any building permits. 
 

2. All public right-of-way shall be dedicated and constructed to standards of Kuna 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. 

 
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. 
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4. Compliance with Idaho Code Section §31-3805 pertaining to irrigation waters is required. The flow of any 

irrigation/drainage waters shall not be impeded by any construction on site. 
 
5. Lighting within the site shall comply with Kuna City Code.  
 
6. Fencing within and around the sites shall comply with Kuna City Code (Except as specifically approved 

otherwise). A permit from Kuna Building Department shall be obtained prior to construction of fencing. 
 
7. Subdivision signage within the subject site shall comply with Kuna City Code. The applicant shall apply for a sign 

design review and secure a permit prior to sign construction. 
 
9. The applicant shall adhere to all requirements for sanitary sewer, potable water, pressure irrigation system 

connections, and all other requirements of the Public Works Director, as outlined in the memorandum dated 
September 7, 2017. 

 
10. Prior to submitting the final plat mylars for signature, submit a petition to the City, consenting to the pooling of 

irrigation surface water rights for delivery purpose and request to annex the irrigation surface water rights 
appurtenant to the property to the Kuna Municipal Pressure Irrigation District (KMID). 

 
11. The applicant shall modify the preliminary plat to include a minimum nine (9) foot wide paved public pathway 

within a common lot along the western boundary of the subject site, directly abutting the Canal easement to 
conform with the Recreation and Pathways Master Plan Map. The applicant shall provide a minimum six (6) foot 
wide landscape buffer between the pathway and the rear lot lines of Lots 3-10, Block 1.  

 
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 this requirement. 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’s submitted landscape plan calls for the removal of eight (8) existing trees on site. Applicant shall 

consult with, and receive written approval from the City Forester/Arborist to mitigate the removal of the existing 
trees on site with the addition of trees greater in size or equal to the size of the trees to be removed, beyond 
what is proposed in the submitted landscape plan. Retention of any existing trees on site may be used to satisfy 
the minimum required landscaping. 

 
14.  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. 
 
16. Applicant shall comply with all local, state and federal laws. 
 
 
 
 
DATED: this day ______ of ________, 2017. 

 
 
 

__________________________ 
Lee Young, Chairman 
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Kuna Planning and Zoning Commission 
 
 
ATTEST: 
__________________________________ 
Trevor Kesner, Planner II 
Kuna Planning and Zoning Department 
 





























 

 
Planning    Building    Code Enforcement 

 

CITY OF KUNA  
PLANNING & ZONING DEPARTMENT 

 

 

 

 

 

451 W. 4th Street 
P.O. Box 13 

Kuna, ID 83634 
Phone: 208-922-5274 

Fax: 208-922-5989 
www.kunacity.id.gov 

  
 
August 24, 2017 
 
Notice is hereby given that the following action is under consideration by the City of Kuna: 
 
FILE NUMBER 
 

17-09-S (subdivision); 17-07-AN (annexation); 17-06-DR (Design 
Review): Saranda Subdivision 

PROJECT 
DESCRIPTION 

Applicant is proposing to annex an approximately 5.01-acre 
parcel into Kuna city limits with an R-6 zone, and subdivide the 
parcel into 18 single family and four (4) common lots; to create 
the Saranda residential subdivision.  
 

SITE LOCATION 
 

The site is located on W. Hubbard Road approximately 700 feet 
west of Kay Avenue, and is currently addressed as 1105 W. 
Hubbard Road, Kuna, ID 83634 
APN #S1313212480 

APPLICANT/ 
REPRESENTATIVE 
 

Jane Suggs 
WH Pacific 
9839 Cable Car Street 
2141 W. Airport Way 
Boise, ID 83705 
208.275.8729 
jsuggs@whpacific.com 

SCHEDULED 
HEARING DATE 

Tuesday, October 10, 2017 
6:00 p.m.  
 

KUNA STAFF 
CONTACT 
 

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

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

 

mailto:jsuggs@whpacific.com
mailto:tkesner@kunaid.gov






































































































From: Brenda Saxton
To: Trevor Kesner
Subject: Re: Kuna Planning and Zoning Department - Request for Agency Comment for Development Application
Date: Friday, August 25, 2017 3:06:52 PM

Hi Trevor,

It would be nice if they have a standing area for students at the entrance on Hubbard. 

Thank you,
Brenda 

On Fri, Aug 25, 2017 at 12:02 PM, Trevor Kesner <tkesner@kunaid.gov> wrote:

Notice is hereby given that the following action is under consideration by the City of Kuna:

FILE NUMBER 17-09-S (subdivision); 17-07-AN (annexation); 17-06-DR
(Design Review): Saranda Subdivision

PROJECT
DESCRIPTION

Applicant is proposing to annex an approximately 5.01-acre parcel
into Kuna city limits with an R-6 zone, and subdivide the parcel
into 18 single family and four (4) common lots; to create the
Saranda residential subdivision.

SITE LOCATION The site is located on W. Hubbard Road approximately 700 feet
west of Kay Avenue, and is currently addressed as 1105 W.
Hubbard Road, Kuna, ID 83634

APN #S1313212480
APPLICANT/
REPRESENTATIVE

Jane Suggs

WH Pacific

2141 W. Airport Way, Ste. 104

Boise, ID 83705

208.275.8729

jsuggs@whpacific.com
SCHEDULED
HEARING DATE

Tuesday, October 10, 2017

6:00 p.m.

KUNA STAFF
CONTACT

Trevor Kesner, Planner II

City of Kuna

tkesner@kunaid.gov

Phone:  922-5274

EXHIBIT B-1

mailto:tkesner@kunaid.gov
mailto:tkesner@kunaid.gov
tel:(208)%20275-8729
mailto:jsuggs@whpacific.com
mailto:tkesner@kunaid.gov


Fax:  922-5989

 
We have included a Dropbox link below with the application items that were submitted to assist you
with your consideration and responses. If you are unable to access Dropbox, please contact City
staff for specific application documents or information necessary to respond.  No response within
15 business days will indicate you have no objection or concerns with this proposed project. If 
you require additional time to respond, please let us know.  We would appreciate any
information you can supply us as to how this action would affect the services you provide.  The
public hearing is at 6:00 p.m. or as soon thereafter as it may be heard located at Kuna City Hall 751
W. 4th Street, Kuna, ID 83634.

 

 

DROPBOX LINK: https://www.dropbox.com/sh/hope1vrmj1a5l7f/
AAAOBH1IaCrmEaetijzt2SgHa?dl=0

 

 

Trevor Kesner, MCRP
Planner II

KUNA PLANNING & ZONING DEPT.

(208) 387-7731 
tkesner@kunaid.gov

City of Kuna

751 W. 4th Street

Kuna, ID 83634

CONFIDENTIALITY NOTICE
This e-mail and any attachments may contain confidential or privileged information. If you are not the intended recipient, you
are not authorized to use or distribute any information included in this e-mail or its attachments. If you receive this e-mail in
error, please delete it from your system and contact the sender.

 

https://www.dropbox.com/sh/hope1vrmj1a5l7f/AAAOBH1IaCrmEaetijzt2SgHa?dl=0
https://www.dropbox.com/sh/hope1vrmj1a5l7f/AAAOBH1IaCrmEaetijzt2SgHa?dl=0
tel:(208)%20387-7731
mailto:tkesner@kunaid.gov
































































MORINO RICHARD E 
MORINO KRISTI 
855 W HUBBARD RD 
MERIDIAN, ID 83642-0000 
 

 HORTON ROBERT P 
 
935 W HUBBARD RD 
MERIDIAN, ID 83642-7115 
 

 VIPER INVESTMENTS LLC 
 
1977 E OVERLAND RD 
MERIDIAN, ID 83642-0000 
 

PAYNE JUDITH E 
 
1285 W HUBBARD RD 
MERIDIAN, ID 83642-0000 
 

 JAGARD DENNIS S 
 
2693 N LORTON PL 
KUNA, ID 83634-0000 
 

 POWELL INVESTMENTS LLC 
 
690 W RIODOSA DR 
MERIDIAN, ID 83642-0000 
 

MCCUE JAMES W 
MCCUE LISA A 
8876 S PINOVA AVE 
KUNA, ID 83634-0000 
 

 LEE LIN TAT CHARLES 
LEE PEI FANG 
2852 N ROCK CLIFFS AVE 
KUNA, ID 83634-0000 
 

 COTTERELL JOSEPH W 
COTTERELL ALICIA M 
2838 N ROCK CLIFFS AVE 
KUNA, ID 83634-0000 
 

DOWNS JON 
DOWNS HOLLI 
2694 N ROCK CLIFFS AVE 
KUNA, ID 83634-0000 
 

 TIMBERMIST HOA INC 
 
3103 W SHERYL DR  STE 100 
MERIDIAN, ID 83642-0000 
 

 TOLL ID I LLC 
 
250  GIBRALTAR RD 
HORSHAM, PA 19044-0000 
 

SCHULTSMEIER PROPERTIES LLC 
 
8393  SOUTHSIDE BLVD 
NAMPA, ID 83686-0000 
 

 CONNER STACY D 
 
492 E WHITEBECK ST 
KUNA, ID 83634-0000 
 

 ADAMS CLINTON L 
ADAMS SYNDEE L 
2698 N LORTON PL 
KUNA, ID 83634-0000 
 

WATERS BRADFORD A 
 
197 W HUBBARD RD 
KUNA, ID 83634-0000 
 

 VARGAS AL & NANCY TRUST 
VARGAS ALFRED TRUSTEE 
2874 N ROCK CLIFFS AVE 
KUNA, ID 83634-0000 
 

  
 
 
 
 

 
 
 
 
 

  
 
 
 
 

  
 
 
 
 

 
 
 
 
 

  
 
 
 
 

  
 
 
 
 

 
 
 
 
 

  
 
 
 
 

  
 
 
 
 

 
 
 
 
 

  
 
 
 
 

  
 
 
 
 





          CITY OF KUNA 
PLANNING & ZONING DEPARTMENT 

PO Box 13 • 751 W. 4th St • Kuna, Idaho • 83634 
Phone (208) 922-5274 • Fax: (208) 922-5989 

www.kunacity.id.gov 
 

 
Dear Property Owner: 
 
NOTICE IS HEREBY GIVEN: The City of Kuna Planning and Zoning 
Commission is scheduled to hold a public hearing on October 10, 2017 
beginning at 6:00 pm concerning the following application(s): 
 
A request from Jane Suggs (WH Pacific) representing Challenger 
Development, LLC to annex an approximately 5.01-acre parcel into Kuna 
City limits with an R-6 zone, and subdivide the parcel into 18 single family, 
and four (4) common lots; to create the Saranda residential subdivision.  
 
 
The site is located on W. Hubbard Road approximately 700 feet west of 
Kay Avenue, and is currently addressed as 1105 W. Hubbard Road, Kuna, 
ID 83634. APN #S1313212480 in Section 13, 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, 751 W. 4th Street, Kuna, Idaho, 83634. Office hours are 8:00 am to 
5:00 pm, Monday through Friday, except holidays. If you have questions or 
would like additional information, please contact the Planning and Zoning 
Department at (208) 922-5274. 
 
You are invited to provide oral or written comments to the Commission at the 
hearing. Please note that all public comments made during the 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 09/12/2017 

 
In all correspondence concerning this case, please refer to the following case 
number(s): 17-09-S (Subdivision); 17-07-AN (Annexation); 17-06-DR (Design 
Review): Saranda Subdivision 
 

   

S. Linder  

 W. Hubbard 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Suggestions For 
Testifying at the 
Public Hearing: 

 
Be informed . . .  

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

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  
 
 
 
 
 
 
  
 











From: Trevor Kesner
To: "Brad Waters"
Cc: "Jane Suggs"; Wendy Howell
Subject: RE: Saranda Subdivision 1105 W. Hubbard Rd
Date: Tuesday, October 3, 2017 1:41:00 PM
Attachments: LS color rendering.pdf

DSCF0656.jpg

Greetings Mr. Waters:
 
I wanted to let you know that Planning & Zoning staff have received your email, and we will include
this correspondence in the Commissioners’ packet for next Tuesday’s hearing.
I appreciate you taking the time to respond to the mailed notification.
 
I have attached a copy of the Landscaping Plan that was submitted by the applicant. You will be
pleased to know that a 6-foot vinyl fence is proposed to be installed along the perimeter of the
Saranda development as it abuts your property.
In fact, the City requires developers to install permanent fencing along the outer perimeter of all
new subdivisions (with the exception of those portions that feature common space or a park area
that is accessible from the street).
 
If you have any other questions about the Saranda development, please feel free to contact me
anytime.
Best regards,
 
 
Trevor Kesner, MCRP
Planner II
KUNA PLANNING & ZONING DEPT.
(208) 387-7731 
tkesner@kunaid.gov

City of Kuna
751 W. 4th Street
Kuna, ID 83634

CONFIDENTIALITY NOTICE
This e-mail and any attachments may contain confidential or privileged information. If you are not the intended recipient, you
are not authorized to use or distribute any information included in this e-mail or its attachments. If you receive this e-mail in
error, please delete it from your system and contact the sender.
 
From: Brad Waters [mailto:bwaters121314@gmail.com] 
Sent: Tuesday, October 3, 2017 12:21 PM
To: Trevor Kesner <tkesner@kunaid.gov>
Subject: Saranda Subdivision 1105 W. Hubbard Rd

mailto:tkesner@kunaid.gov
mailto:bwaters121314@gmail.com
mailto:JSuggs@whpacific.com
mailto:whowell@kunaid.gov
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In all correspondence concerning this case, please refer to the following case

number(s): 17-09-S (Subdivision): 17-07-AN (A Ao .
Exaad ) - xation); 17-06-DR (Design
Review): Saranda Subdivision v g v s,






 
To:   Planning and Zoning members/commission
 
The Saranda Subdivision borders my property to the North and West. I'm requesting that the
Developer install a six feet vinyl fence on that North and West border adjoining my property. 
 I made the mistake of not request this on the Chapparosa development several years back and life
outside has been like being in a fish bowl every since.   Thank you  Brad Waters 197 W. Hubbard Rd
Kuna ID. 83634
 

Virus-free. www.avast.com
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City of Kuna 
 

Planning & Zoning Commission Staff Report 
 
       
 
 

To:      Planning and Zoning  
      Commission  
 
Case Number(s):  17‐05‐AN (Annex), 17‐01‐CPF 

(Combination PP & FP) 
Pierson Subdivision Annex 

 
Location:    South East Corner (SEC) of 

  Black Cat Rd. & Amity Rd. 
    Meridian, Idaho 83642 
 
Planner:     Troy Behunin, Planner III 
 
Hearing Date:    October 10, 2017  
 
  Owner:      Clair Bowman 
    4400 W. Legacy Lane 
        Meridian, ID 83642 
        208.484.4414 

    cq@safelink.net 
   cmbavalon@safelink.net  
 
Representative:    B & A Engineers 
      Joe Canning 
      5505 W. Franklin Rd. 
      Boise, ID 83705 
      208.343.3381 

   jdcanning@baengineers.com   
 
Table of Contents: 

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

H. Proposed Factual Summary 
I. Proposed Comprehensive Plan Analysis 
J. Proposed Conclusions of Law by the 

Commission 
K. Proposed Findings of Fact 
L. Proposed Decision by the Commission 

 

A. Course of Proceedings 

1. Kuna City Code (KCC), Title 1, Chapter 14, Section 3, states that annexation and combination preliminary and 
final plat applications are each designated as public hearings, with the Planning and Zoning Commission as 
the recommending body, and City Council as the decision‐making body. 
These land use applications were given proper public notice and have followed the requirements set forth in 
Idaho Code, Chapter 65, Local Land Use Planning Act (LLUPA). 
 

a. Notifications 
i. Neighborhood Meeting    July 19, 2017 (two persons attended) 
ii. Agencies        August 15, 2017 

 

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

Kunacity.id.gov 
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iii. 350’ Property Owners       September  29, 2017 
iv. Kuna, Melba Newspaper    September  20, 2017 
v. Site Posted        September 28, 2017 

 

B. Applicant Request: 
1. Applicant requests to annex approximately 4.28 acres into Kuna City with an R‐2 (Low Density Residential), 

residential zone, and to subdivide the property  into two single  family residential  lots through a combined 
preliminary and final plat process, and have reserved the name Pierson Subdivision with the County. This is 
a  request  for  re‐subdivision of  Lot 2 and part of  Lot 3, Block 1, of Dreamcatcher Subdivision. The  site  is 
located at  the  south east  corner  (SEC) of Black Cat & Amity Roads,  site address  is 4400 W  Legacy  Lane, 
Meridian, Idaho, In Section 34, T 3 N, R 1 W, APN #: R1928150010. 
 

2. Site Location Map: 

     
                          ©COPYRIGHTED 

C. History:  The  approximately  4.28  acre  subject  site  is  currently  in  the  Dreamcatcher  Subdivision, within  Ada 
County, however,  it  is  contiguous  to Kuna City  limits on  the north  line of  the  lots and has been a  residential 
subdivision since 2000. 

 

D. General Projects Facts: 
1. Comprehensive Plan Designation: The City of Kuna’s Future Land Use Map identifies the subject site as Low 

Density  Residential  (2  –  4  Units  per  acre).  Staff  views  this  land  use  request  to  be  consistent with  the 
approved Future Land Use Map. 
 

2. Kuna Comprehensive Plan Future Land Use Map: 
See Map Below:  
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The Kuna Comprehensive Plan Future Land Use Map shown 
below in conjunction with the map legend indicates that the subject site is designated as Medium Density 
Residential. The applicant’s request is under the suggested density, therefore, staff views this request to be 
consistent with the Future Land Use Map designation. 
 

3. Kuna Recreation and Pathways Master Plan Map: 
The Kuna Recreation and Master Pathways Plan map  identifies a  future  trail adjacent  to  the Kuna Canal 
waterway as  it  flows on the north side the subject site. The adjacent developer  (north) has proposed and 
submitted plans to accommodate this trail designation along the Kuna Canal. 
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4. Surrounding Existing Land Uses and Zoning Designations: 
         

North  R‐4 Medium Density Residential – City of Kuna

South  RUT  Rural Urban Transitional – Ada County

East  RUT  Rural Residential – Ada County, & R‐4 Med Den Res. – City of Kuna 

West  RUT  Rural Urban Transitional – Ada County

 

5. Parcel Sizes, Current Zoning, Parcel Numbers: 

 Approx. 4.28 acres total 

 RUT (Rural Urban Transition) – Ada County  

 Parcel # R1928150022 
   

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

 

7. Existing Structures, Vegetation and Natural Features: Currently there is a house on the subject site and no 
structures  on  the  proposed  lot.  This  site  slopes  slightly  to  the  south,  away  from Mason  Creek,  but  is 
otherwise generally  flat. Mason Creek  flows east  to west on  the north side of  the subject parcel. On‐site 
vegetation consists of vegetation typically associated with a residential lot. 
 

8. Transportation / Connectivity: The applicant proposes access  from  the platted and recorded private  lane 
access from Black Cat Road known as Legacy Lane and will be included with the HOA maintenance program 
for its upkeep and repairs. 

 

9. Environmental  Issues:  Staff  is  not  aware  of  any  environmental  issues,  health  or  safety  conflicts.  Idaho 
Department of Environmental Quality  (DEQ) has provided recommendations  for surface and groundwater 
protection practices and requirements for development of the site. 
 

10. Agency Responses: The following responding agency comments are included as exhibits with this case file 

 Ada County Highway District (ACHD) – Exhibit B‐1 

 Boise Project Board of Control – Exhibit B‐2 

 Central District Health Department (CDHD) – Exhibit B‐3 

 Department of Environmental Quality – Exhibit B‐4 

 Idaho Transportation Department (ITD) – Exhibit B‐5 
 

E. Staff Analysis: 
Applicant  requests approval  to annex approximately 4.28  total acres  (currently  zoned Rural Urban Transition 
(RUT)  in Ada County),  into Kuna City  limits with an R‐2  (Low Density Residential)  zone; and  to  subdivide  the 
subject  property,  creating  a  two  lot,  single  family  subdivision,  known  as  Pierson  Subdivision.  This  request 
includes a  re‐subdivision of  Lot 2, and part of  Lot 3, Block 1  in  the Dreamcatcher Subdivision. Applicant also 
proposes  to  provide  access  to  these  newly  created  lots  by way  of  Legacy  Lane which  is  a  private  lane  that 
touches Black Cat Road, a public road. 
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The site is eligible for annexation, as it touches current City limits on the north side of the project. The applicant 
seeks  an  R‐2  (Low Density  Residential)  zone  for  the  subdivision  in  connection with  this  annexation  request. 
Applicant is also proposing the creation of two single family lots and will be known as the Pierson Subdivision. 
 
Applicant shall provide a perpetual plan/agreement to be recorded with the County (HOA agreement), for the 
maintenance, upkeep and continuous care for the private Legacy Lane. If applicant can demonstrate permanent 
and continuous maintenance and care, staff has no concerns with the private lane. 
 
This site is in the Nitrate Priority Area and should only be granted the ability to install a new septic system based 
on  the  criteria established  in Kuna Code.  It has been determined  that  this property does have extraordinary 
constraints (distance to existing facilities and Mason Creek feeder on the north), preventing connection to public 
services  immediately.  Therefore,  staff  recommends  that  in  the  future  if/when  the  lands  south  of  this  site 
develop, bringing public services nearer, that each of these proposed lots connect to public services from Kuna 
City. Staff recommends that  in the event a subdivision to the south  is developed, or services become available 
that the existing home on proposed lot 1 be conditioned to connect to Kuna City services at time of failure, or at 
the property owners choice, ahead of a failure of sewer or domestic water, at lot owners expense, in accordance 
with Kuna City Code. It is anticipated that proposed lot 2 of Pierson Sub will build a home before the lands south 
develop.  Therefore,  staff  recommends  that  the newly  created  vacant  lot be  conditioned  to  run dry  lines  for 
water, sewer and pressure  irrigation (PI), from house to the northern edge of Legacy Lane,  in anticipation of a 
future connection so that if/when a critical system fails and there is a developed subdivision south of this site or 
services become available, it will connect at lot owners expense, in accordance with Kuna City Code.  
 
Staff has determined these applications comply with Title 5 of the Kuna City Code; Idaho Statute §50‐222; and 
the Kuna Comprehensive Plan; and  forwards Case No.’s 17‐05‐AN and 17‐01‐CPF, to the Commission with the 
recommended conditions of approval. 
 

F. Applicable Standards: 
1. Kuna City Code Chapter 6 – Chapter 1‐6; Subdivision Regulations, 

2. Kuna City Code Title 5 – Chapter 1‐17;  Zoning Regulations, 

3. City of Kuna Comprehensive Plan and Future Land Use Map, 

4. Idaho Code, Title 67, Chapter 65, Local Land Use Planning Act. 
 

G.  Procedural Background: 
The Commission held a Public Hearing on October 10, 2017, to consider Cases No.’s 17‐05‐AN and 17‐01‐CPF, 
including the submitted application documents, agency comments, staffs report, application exhibits and public 
testimony presented at the hearing. 

 
H.  Factual Summary: 

This site  is  located at  the south east corner  (SEC) of Black Cat and Amity Roads. Applicant proposes  to annex 
approximately  4.28  acres  into  the  City  of  Kuna  with  an  R‐2  (Low  Density  Residential)  zone.  Applicant  has 
submitted a combination preliminary and  final plat  to re‐subdivide  lot 2 and part of  lot 3, block 1, within  the 
Dreamcatcher Subdivision.  

 
I.   Proposed Comprehensive Plan Analysis:      

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

Private Property Rights Goals and Objectives ‐ Section 2 ‐ Summary: 
Ensure  the City  land use policies,  restrictions,  conditions  and  fees do not  violate private property  rights  and 
ensure that land use actions, decisions, and regulations do not effectively eliminate all economic value of the 
subject property. Ensure that City land use actions, decisions, and regulations do not prevent a private property 
owner from taking advantage of a fundamental property right and evaluate with guidance from the City attorney 
and the Idaho Attorney General’s six criterion established to determine the potential for property takings. 
 
Comment: Utilizing the Idaho Attorney Generals criteria, and a review by the City Attorney, the proposed project 
does not constitute a “takings” and the economic value is intact. 
 
Economic Development Goals and Objectives ‐ Section 5 ‐ Summary: 
Ensure an adequate supply of housing for all  income  levels and facilitate pedestrian connections, both visually 
and physically, to enhance pedestrian movement. 
 
Comment: The proposed application  complies with  the  comprehensive plan by providing a mix of  lot  sizes  to 
meet this goal. 
 
Land Use Goals and Objectives ‐ Section 6 ‐ Summary: 
Adopt  a  future  land  use  plan  and map  that  includes  natural  and  developed  open  spaces, while  providing  a 
variety of housing densities and  types  to accommodate various  lifestyles, ages and economic groups. Protect 
existing neighborhoods and ensure new development is sustainable and keeps Kuna desirable. Develop cohesive 
neighborhoods with character and quality while incorporating a variety of densities and styles. 
 
Comment: The project complies with  the  land use plan as adopted by  the City by  incorporating  the  following; 
varied  housing  densities  and  types  and  promotes  desirable,  cohesive  community  character  and  a  quality 
neighborhood. 
 
Public Services, Facilities and Utilities Goals and Objectives ‐ Section 8 ‐Summary: 
Provide  adequate  services,  facilities,  and  utilities  for  all  City  residents  and  annex  contiguous  properties  that 
request City services. Ensure that development within Kuna connects into the City’s sanitary sewer and potable 
water systems and continue expansion of the City’s sewer systems as resources allow. 
 
Comment: Kuna has adequate services for this development and the authority to annex the requested lands into 
the City. In the future when available, this application will expand the City’s sanitary sewer system, potable water 
and add to the pressure irrigation service lines in an orderly fashion. 
 
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 two single family lots which will contribute to high‐quality lots of varied sizes 
to  be  developed  in  a  logical  and  orderly  manner.  The  development  will  create  a  pleasant  neighborhood 
environment. 
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J.    Proposed Commissions Conclusions of Law:  
Based on the evidence contained in Case No’s 17‐05‐AN and 17‐01‐CPF, the Kuna Planning and Zoning 
Commission finds Case No’s 17‐05‐AN and 17‐01‐CPF do/ do not comply with Kuna City Code, the goals of the 
Kuna Comprehensive Plan, as proposed or conditioned. 
 

1. This  request appears  / doesn’t appear  to be  consistent and  / or  in  compliance with Kuna City Code 
(KCC). 

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

 
2. The site is / is not physically suitable for a subdivision. 
  Comment: The 4.28 acre subdivision is large enough to include a mix of lot sizes. 
 
3. The annexation and subdivision uses are / are not likely to cause substantial environmental damage or 

avoidable injury to wildlife or their habitat. 
  Comment: The  land  to  be  annexed  is  not  used  as wildlife  habitat.  Staff  is  not  aware  of  any 
  environmental damage or loss of habitat associated with the proposed development.  

 
4. The annexation and subdivision application is / is not likely to cause adverse public health problems. 

    Comment: The annexation of the property requires a zoning designation per Kuna Code 5‐13‐9.  
    The low density zone requires connection (at time of availability) to public sewer and water,  
    therefore eliminating the occurrence of adverse public health problems. Through correspondence  
    with public service providers and application evaluation, this project appears to avoid detriment to 
    surrounding uses.   
 

5. The  application  appears  to  avoid  detriment  to  the  present  and  potential  surrounding  uses;  to  the 
health, safety, and general welfare of the public taking  into account the physical  features of the site, 
public facilities and existing adjacent uses. 

  Comment: The  annexation,  and  design  of  the  subdivision  did  consider  the  location  of  the 
  property adjacent to Mason Creek Feeder, classified roadways (Black Cat & Amity Road) and the 
  system. The subject property cannot be connected to the City’s public sewer, water and pressure 
  irrigation  facilities  at  this  time  due  to  unreasonable  constraints.  The  adjacent  uses  are 
  complimentary uses (Kuna) as proposed in the Kuna Comprehensive Plan Future Land Use Map.  

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

for residential purposes. 
  Comment: Correspondence from ACHD and Kuna Public Works confirms that the proposed streets 
  and utility services are suitable and adequate for this residential project. ACHD confirms that the 
  existing  streets  within  and  adjacent  to  the  re‐subdivision  are  adequate  for  the  proposed 
  development. 
 

K. Proposed Commission Findings of Fact:  
Based upon  the record  in 17‐05‐AN and 17‐01‐CPF,  including the Comprehensive Plan, Kuna City Code, Staff’s 
report,  including  the  exhibits,  and  the  testimony  elicited  during  the  public  hearing,  the  Commission  hereby 
recommends  approval/conditional  approval/denial  for  Case  No’s  17‐05‐AN  and  17‐01‐CPF,  a  request  for 
annexation and combination preliminary and final plat to Council as follows: 
 
The Commission concludes that the Application does/does not comply with the City of Kuna’s Zoning regulations 
(Title 5) of KCC and/or the Subdivision regulations outlined in title 6 of KCC and/or the Landscape Code in title 5. 
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1. In making a decision regarding the Subdivision application, the Council is to consider Idaho Code §67‐6535 
  (2), which states the following: 

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

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

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

 

2. The Commission has the authority to recommend approval or denial for Case No’s 17‐05‐AN and 17‐01‐CPF. 
The Commission voted to recommend approval / denial for Case No’s 17‐05‐AN and 17‐01‐CPF. 

 

3. The public notice  requirements were met and  the public hearing was conducted within  the guidelines of 
applicable  Idaho  Code  and  City  Ordinances  to  hold  a  public  hearing  on  October  10,  2017,  with  the 
Commission. 

 

L. Proposed Decision by the Commission: 
Note:  17‐05‐AN  (Annexation)  and  17‐01‐CPF  (Combo  Plat):  The  proposed motion  is  to  recommend  approval, 
conditional approval, or denial for these requests to City Council.  If the Commission wishes to approve or deny 
specific  parts of  the  requests  as  detailed  in  this  report,  those  changes must be  specified. Based on  the  facts 
outlined in staff’s report and public testimony during the public hearing the Planning and Zoning Commission of 
Kuna, Idaho, hereby recommends (approval / conditional approval / denial) for Case No’s 17‐05‐AN and 17‐01‐
CPF; annexation and a combo plat (with or without) the following conditions of approval: 
 

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

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

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

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

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

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

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

2. Installation of utility service facilities shall comply with the requirements of the public utility or  irrigation 
district providing the services. All utilities shall be installed underground, see KCC 6‐4‐2‐W. 
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3. Compliance  with  Idaho  Code,  Section  §31‐3805  pertaining  to  irrigation  waters  is  required. 
Irrigation/drainage  waters  shall  not  be  impeded  by  any  construction  on  site.  Compliance  with  the 
requirements of the Boise Project Board of Control is required. 

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

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

6. The  applicant’s  proposed  preliminary  plat  (dated  05/25/17)  and  final  plat  (dated  07/26/17)  shall  be 
considered binding site plans, or as modified and approved through the public hearing process. 

7. In the event a subdivision to the south  is developed, or services become available, the existing home on 
  proposed  lot 1  shall connect  to Kuna City  services at  time of  failure, or at  the property owners’ choice, 
  ahead of a failure of sewer or domestic water, at lot owners’ expense, in accordance with Kuna City Code. 

8. Proposed Lot 2, at time of home construction, shall install dry lines for water, sewer and pressure irrigation 
  (PI), from house to the northern edge of Legacy Lane,  in anticipation of a future connection  in the event 
  that  if/when  a  critical  system  fails  and  there  is  a  developed  subdivision  south  of  this  site,  or  services 
  become  available,  proposed  lot  2  will  connect  to  Kuna’s  public  services  at  lot  owners  expense,  in 
  accordance with  Kuna City Code. 

9. Applicant  shall  demonstrate  permanent  access,  maintenance  and  care  for  Legacy  Lane  and  the 
  responsibilities of each proposed lot through language in a recorded HOA agreement (CC&R’s). 

10. Applicant shall follow staff, city engineer and other agency recommended requirements as applicable. 

11. Compliance with all local, state and federal laws is required. 
 
 

  DATED: This ____ day of __________________, 2017. 
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August 1, 2017 

 

 

 

 

Wendy Howell, Director 

Planning & Zoning Dept. 

City of Kuna 

P.O. Box 13 

Kuna, ID  83634 

 

Dear Ms. Howell: 

 

Mr. Clair Bowman has met with the City of Meridian recently and discussed the potential 

for his property, located at 4400 W. Legacy Lane, to be annexed into the City of Kuna. The 

Bowman property is currently located within Meridian’s Area of City Impact. The City of 

Meridian does not oppose the annexation of the Bowman property to Kuna, should he 

initiate annexation.  

 

I appreciated our July 24th meeting when we met to try and resolve this long-standing 

boundary issue; I anticipate this being the last annexation of lands in this area until we can 

mutually agree on an ultimate planning boundary between our two cities.  I’m optimistic 

that we can continue to work together to figure out the best way to provide long-term, cost-

effective services to citizens and property owners in this area.  

 

Defining the ultimate and permanent planning boundary between our two cities needs to 

be done and I look forward to working with you, the Mayor and the Kuna City Council to 

accomplish this task.  

 

Sincerely, 

 
Caleb Hood 

Planning Division Manager 

 

Cc:  Tammy de Weerd, Mayor 

 Bruce Chatterton, Director 

 Clair Bowman 













Paul Woods, President 
Rebecca W. Arnold, Vice President 

Sara M. Baker, Commissioner 
Jim D. Hansen, Commissioner 

Kent Goldthorpe, Commissioner 
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  August 24, 2017 

  
  

  To: B & A Engineers, Inc. 
   Joe Canning 
   5505 W Franklin Road 
   Boise, ID  83705  
  
  Subject: Pierson/ KPP17-0009/ 17-07-5/ 17-01-CPF 
   4400 W Legacy Lane 

Annexation from RUT (Rural Urban Transition) to R-2 (Low density Residential) and a 
2-lot preliminary and final plat application 

  
 
The Ada County Highway District has reviewed the submitted application for the preliminary plat 
referenced above and has determined that there are no improvements required to the adjacent street(s).  
The proposed preliminary plat is approved without conditions.  Improvements were constructed 
previously as required by Dreamcatcher subdivision in October 1999. 
 
The applicant will be required to pay all platting and review fees prior to final plat approval. 
 
If you have any questions, please contact me at (208) 387-6171. 

 
Sincerely, 
 
 
 
Stacey Yarrington 
Planner III 
Development Services 
 
cc: Project File 

City of Kuna (via email) 
 Clair & Barbara Bowman Trust (via email) 
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Traffic Information 

 
This development is estimated to generate 10 additional vehicle trips per day (10 existing); and 1 
additional vehicle trips per hour in the PM peak hour (1 existing), based on the Institute of 
Transportation Engineers Trip Generation Manual, 9th edition. 
 
Condition of Area Roadways: 
Traffic Count is based on Vehicles per hour (VPH) 

Roadway Frontage Functional 
Classification 

PM Peak Hour 
Traffic Count 

PM Peak Hour 
Level of Service 

Black Cat Road 0-feet Minor Arterial 100 Better than “D” 
 
* Acceptable level of service for a two-lane minor arterial is “D” (550 VPH). 

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

• The average daily traffic count for Black Cat Road north of Lake Hazel Road was 1,355 
on 07/28/2015.   
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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:  August 21, 2017 
Agency Requesting Comments: City of Kuna 
Date Request Received: August 15, 2017 
Applicant/Description: B & A Engineers, Inc./17-07-5 (Annexation); 17-01-

CPF (Combined Prelim and Final Plat);Pierson 
Subdivision 

 
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


 
Page 3 of 4 
 
 

 

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).  
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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 2017AEK109 
   
 

mailto:aaron.scheff@deq.idaho.gov


 

 

 

 

   
                    
August 24, 2017 
 

 

 

Troy Behunin 

City of Kuna, Planning and Zoning Department 

P.O. Box 13 

Kuna, ID 83634 
 

VIA EMAIL 
 

RE:  17-07-5 AN; 17-01-CPF PIERSON SUBDIVISION 
 

The Idaho Transportation Department has reviewed the referenced annexation and combined 

preliminary and final plat applications by Joe Canning from B & A Engineering Inc. for parcels 

located at 4400 W. Legacy Lane, west of SH-69 milepost 6.67. ITD has the following comments: 

  

1. This property does not abut the State highway system.  

2. Idaho Code 40-1910 does not allow advertising within the right-of-way of any State highway. 

3. IDAPA 39.03.60 rules govern advertising along the State highway system.  The applicant can 

contact the ITD District 3 Traffic Section at 334-8300 for more information. 

4. ITD does not object to the annexation, preliminary, and final plats for the construction of a 

subdivision on this parcel. 

If you have any questions, you may contact Shona Tonkin at 334-8341 or me at 332-7190.   

 

Sincerely, 

 
Ken Couch 

Development Services Coordinator 

Ken.Couch@itd.idaho.gov 
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