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KUNA PLANNING AND ZONING COMMISSION 
Agenda for January 9, 2018 

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 December 12, 2017. 
b. Findings of Fact and Conclusions of Law for 17-10-S (Pre-Plat) and 17-23-DR (Design Review); Gran 

Prado Subdivision. 
 

3. PUBLIC HEARING 
a. 17-06-SUP (Special Use Permit) & 17-19-DR (Design Review); On behalf of Victor Clark, Troy Lachcik 

with ALC Architecture requests Special Use Permit (SUP) and Design Review (DR) approval to construct 
one triplex of townhouses on the north end of an approximately 0.51-acre lot. The site is located at 
1394 W Park Avenue, Kuna, ID 83634.  

 
b. 17-09-AN (Annexation); A request from Kirsti Grabo with KM Engineering (on behalf of N Star 

Farm, LLC), seeking annexation of approximately 39.48 acres into Kuna City with an R-8 zone (Med. 
Den. Res.). The site is formerly known as the Urza property and is addressed as 2030 W. Kuna 
Road, located near the northwest corner of Ten Mile and Kuna Roads, Kuna, Idaho, within Section 
22, T2N, R1W, (A.P.N. # S1322438400). 

  
4. COMMISSION REPORTS 

 
5. ADJOURNMENT 
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PZ COMMISSION MEMBER PRESENT CITY STAFF PRESENT: PRESENT 
Chairman Lee Young X Wendy Howell, Planning Director X 
Commissioner Dana Hennis Absent Troy Behunin, Senior Planner Absent 
Commissioner Cathy Gealy   X Trevor Kesner, Planner II X 
Commissioner Stephen Damron X 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 
C/Laraway: If possible I would like to table the minutes on the discussion we had until we can get them 
corrected. Jace Hellman: Okay, if you guys want to pick a date, whatever work you, we just need three of you 
to have a special meeting to approve meeting minutes. C/Young: Any date that works for any of you guys? You 
just need one day, two days? Jace Hellman: One day, with some time to make changes. C/Young: Any time this 
week? C/Gealy: Is this something that we could correct right now? Could we correct it after our meeting 
tonight, after the public hearing? Trevor Kesner: You could. C/Young: Just after the items on the agenda, come 
back and correct them? Trevor Kesner: If that is what you would like to do. C/Gealy: Would that be alright if 
we just took care of it tonight? 
 
Commissioner Gealy motions to move the meeting minutes for November 28, 2017 on the agenda to follow the 
public hearing for further discussion; Commissioner Damron Seconds, all aye and motion carried 4-0. 
 

a) Findings of Fact and Conclusions of Law for 17-08-AN (Annexation); Danskin Ridge No.’s 2, 3 & 5. 
b) Findings of Fact and Conclusions of Law for 17-11-S (Subdivision) and 17-25-DR (Design Review); Merino Cove 

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

 
2. NEW BUSINESS 
a) 17-08-DR (Design Review Modification); Applicant Amanda Ryan with BRS Architects requests Design Review 

Modification approval from the Planning and Zoning Commission (acting as Design Review Committee) for a 
previously approved 4,064-square foot commercial building to house a new Smoky Mountain Pizzeria Grill 
restaurant, and accompanying landscaping and parking lot to be situated on Lot 2, Block 1 within the Ensign 
Commercial subdivision. 
 
Julie Benintendi: Hi, I am Julie Benintendi. Our change to the plan is to move the building to center of the site 
as apposed to the corner. It allowed for a little better of a flow around the building. It allows for a little bit 
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better parking situation as well. We are not changing the look of the building at all it is just going to be moving 
that and separating the trash enclosure off to the side. C/Young: Any questions for the applicant? Okay Thank 
you. Julie Benintendi: Thank you. C/Young: Okay, we will have staff come forward please. Trevor Kesner: 
Thank you Chairman Lee Young and Commissioners, for the record Trevor Kesner, Planner for the City of Kuna, 
751 W 4th Street. This is a modification for the original application that the applicant submitted. As you can see 
the original site plan is up on the screen, and what was resubmitted is move the building central to the site. 
They have taken down the parking space to 79 from the original 88 or 89, so we are down ten parking spaces, 
but we are still well within the required parking. The originally proposed landscape area covered 34% of the 
site. The new proposed landscaping covers about 23.6% of the site, and parking covers 23.5%. The square 
footage of the building and the internal design of the building remains exactly the same. Landscaping density 
fits within code, parking spots fits within code, and staff would forward a recommendation of approval for this 
site plan. C/Young: Okay, are there any questions for staff at this time? C/Gealy: Trash enclosure is concrete 
block with the metal gates as approved? Trevor Kesner: That is correct. In fact, they added an additional trash 
enclosure stall here and moved it away from building to the corner of the parking lot. C/Young: Okay, thank 
you. That brings up our discussion and the building doesn’t change, it just modifies how the site flows. I 
personally don’t have any issues with the modifications. C/Damron: I don’t either. 
 
Commissioner Gealy motions to approve Case No. 17-08-DR (Design Review Modification) with the conditions 
of approval as presented in the staff report; Commissioner Damron Seconds, all aye and motion carried 4-0. 
 

b) 17-28-DR (Design Review) and 17-23-SN (Sign); On behalf of Stan Nicolaysen, Julie Benintendi with BRS Architects 
seeks Design Review approval from the Planning and Zoning Commission (acting as Design Review Committee) for a 
new 2065 square foot commercial building to house a new Taco Bell Restaurant, accompanying landscaping, lighting, 
parking lot and signage within the Ensign Commercial Subdivision. The site is located at 985 N Meridian Road, Kuna, 
Idaho 83634. 
 
Julie Benintendi: We have a drive thru Taco Bell coming in. It is pretty similar to the standard prototype they have. 
The colors and everything fit into your standards for the city. Do you have questions about it? C/Gealy: I have no 
questions at this time. C/Young: Okay, Jace?  Jace Hellman: Chairman, commissioners for the record my name is 
Jace Hellman, Planner I for the City of Kuna 751 W 4th ST. The application before you tonight is seeking Design Review 
approval for a new 2,065 square foot commercial building which will house a new Taco Bell restaurant, 
accompanying landscape, lighting, parking lot and signage. The site is located within the Ensign Commercial 
Subdivision and is addressed 985 N Meridian Road. The site is primarily accessed via the ingress/egress driveway 
provided internally to the Ensign Subdivision; which takes access directly from the Highway 69 approach. There is an 
additional access to the site via East profile lane, just south of McDonalds. Currently, dimensions of proposed signage 
are not in compliance with Kuna City Code, they just need a little tweaking. Staff would just recommend that the 
applicant work with staff to ensure all signage is in compliance with City Code prior to receiving a sign permit. Staff 
would also recommend that the applicant work with existing shopping center with regard to using the already 
existing sign instead of constructing their own individual pole sign. Staff would be in favor of the construction of a 
free-standing monument sign in place of the proposed pole sign. Lastly, I would just like to note that staff finds the 
proposed building, landscaping, parking, signage, if minor tweaks to dimensions are made, and lighting to be 
generally consistent with the goals and vision of the overlay district and in compliance with Kuna City Code. Staff 
would forward a recommendation of approval for case numbers 17-28-DR and 17-23-SN I will now stand for any 
questions. C/Young: Okay, are their any questions for staff at this time? C/Gealy: I have one questions for staff. The 
way I see it, it looks like the driveway will enter at the south end of the property and go north, so the traffic will be 
flowing in the opposite direction of the traffic that is one Meridian Road that is coming south, and I just want to 
confirm that there is sufficient landscaping and berms to avoid any confusion with south bound traffic on Meridian 

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


CITY OF KUNA 
PLANNING & ZONING COMMISSION 

 
MEETING MINUTES  

Tuesday, December 12, 2017  
 

2017 Minutes 
P&Z Commission Meeting Minutes December 12, 2017 Page 3 of 4 

Road seeing north bound traffic in a drive thru late at night when headlights might be a problem. Jace Hellman: So, 
the landscape buffer that is in place is within code, but I would have to defer to the applicant as far as whether or 
not that have taken into account the traffic confusion when it was designed. But, as far as the amount of landscaping 
there, they are in compliance with code. C/Gealy: Thank you. C/Young: Any other questions for staff? C/Gealy: I 
have no further questions. C/Young: Thank you. C/Gealy: Could the applicant step forward? C/Young: Is there a 
berm associated with the landscaping on the east side? Julie Benintendi: There is not, at the site out there is 
Meridian Road, and then it kind of dips down and there is a swell for drainage and then it comes back and it is about 
the same level, maybe a bit lower. We are at least similar to what is down there by the McDonalds and there is quite 
a bit of separation between Meridian and the drive thru. C/Gealy: and I know McDonalds did make sure that there 
weren’t any safety hazards for southbound traffic. Julie Benintendi: Right, we will be very similar to their location, 
where our drive thru is, and part of that is just ACHD requires that space and I think that is to avoid any kind of 
confusion that you were talking about. C/Gealy: Okay, thank you. C/Young: okay, that brings up our discussion, and 
as far as the elevations of the building go, I think there is plenty of relief on all the elevations between the pilasters 
and all of the other elements. I think there is plenty of variation on the building itself and the colors of the elements 
as they change out are pretty consistent with other elements in that area. C/Damron: It will somewhat match the 
Smoky Mountain Pizza that is nearby. So, they are fairly close together. C/Young: So, any other thoughts or 
concerns? C/Damron:   
No, it appears with that exit lane coming off of North Bound Meridian and the landscape structure we have plenty 
of distant there to mitigate any night vision problems. It looks to be about 60 or 80 feet off of there so it looks good. 
C/Young: Okay, if there are no other comments I guess I could stand for a motion. 
 
Commissioner Gealy motions to approve 17-28-DR and 17-23-SN with the conditions of approval as outlined in 
the staff report and with the additional conditions that the applicant would work with staff with regard to 
bringing the signage into compliance and working with the neighbors in combining signs at that location; 
Commissioner Laraway Seconds, all aye and motion carried 4-0. 
 

3. PUBLIC HEARING 
a) 17-05-SUP (Special Use Permit) & 17-22-DR (Design Review); A request from Inaki Lete to construct an 

additional storage facility on approximately 3.70 acres. The site is located at 1795 West Deer Flat Road, Kuna, 
Idaho. – Tabled from November 14, 2017. 
- Staff requests this item be removed from the agenda. 

 
Jace Hellman: The applicant has decided to come back with a design that would essentially create more of an 
impact, and it is more of an impact than what we had originally noticed for. So, the applicant will be submitting 
a new application here sometime in the near future. So, we are looking to pull it off of the agenda and start 
over. 
 
Commissioner Gealy Motions to remove 17-05-SUP and 17-22-DR from the agenda; Commissioner Damron 
Seconds, all aye and motion carried 4-0. 
 

4. OLD BUSINESS 
a) Meeting Minutes for November 28, 2017. 

 
C/Young: The items that were noticed, I believe start on page three of fourteen on the meeting minutes. I 
guess we can make a motion to pass the meeting minutes as marked up. C/Gealy: So, there was some confusion 
about which comments were made by which Commissioner? C/Young: So, basically there was a few of the 
comments in the dialogue that Commissioner Damron and Commissioner Hennis were having and it just got 
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mixed and John got credit. Trevor Kesner: Do you mind if we mention specifically what case you guys were 
discussing at that time? C/Damron: It was the Danskin Subdivision, specifically the septic. C/Gealy: 17-08-AN, 
annexation of Danskin Ridge. Trevor Kesner: And to clarify, things that Commissioner Laraway said were 
attributed to Commissioner Damron? C/Young: No, things that Commissioner Damron said were attributed to 
Commissioner Laraway. Trevor Kesner: Were there any other discrepancies noticed? C/Gealy: I didn’t notice 
any. C/Young: okay, I guess I could stand for a motion for the modified minutes. 
 
Commissioner Gealy motions to approve the modified Meeting Minutes for November 28, 2017; Commissioner 
Laraway Seconds, all aye and motion carried 4-0. 
 
 

5. COMMISSION DISCUSSION AND REPORTS 
 

6. ADJOURNMENT 
 

Commissioner Gealy motions to adjourn; Commissioner Damron 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 
 

P & Z Findings of Fact & Conclusions of Law 
 

 
     
 
 

 

To:      Planning and Zoning  
      Commission (P & Z) 
 

Case Numbers:  17‐10‐S (Subdivision) & 
17‐23‐DR (Design Review) 

  Gran Prado Sub 
 

Site Location:    Near the northwest  
      corner (NWC) of Ten Mile 
      and Lake Hazel Roads, 
      Meridian, Idaho 83642 
 

Planner:     Troy Behunin,    
      Planner III 
 

Hearing Date:    November 28, 2017 
Findings of Fact:   January 9, 2018 
   

Engineer:    KM Engineering 
      Kirsti Grabo 
      9233 W. State St, 
      Boise, ID 83714 
      208.639.6930 
      KGrabo@kmengllp.com  
     

Owners (2):    Renascence Farm, LLC  
      & Waters Edge Farm, LLC, 
      6152 W. Half Moon Ln.  
      Eagle, ID, 83616 
 
Table of Contents: 

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

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

 
 

A. Process and Noticing: 

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

          P.O. Box 13 
Phone: (208) 922-5274 
Fax:     (208) 922-5989 
www.Kunacity.id.gov 
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a. Notifications 
i. Neighborhood Meeting    June 7, 2017 (12 persons attended) 
ii. Agency Comment Request    September 20, 2017 
iii. 350’ Property Owners Notice  November 3 and 6, 2017 
iv. Kuna, Melba Newspaper    October 25, 2017 
v. Site Posted      November 2, 2017 

 

B. Applicant’s Request: 
On behalf of Renascence  Farm,  LLC  and Waters Edge  Farm,  LLC,  the applicant Kirsti Grabo with KM 
Engineering, requests approval to subdivide approximately 132.80 acres, (previously zoned R‐4), into 530 
single family residential lots and 67 common lots, with one shared driveway and have reserved the name 
Gran Prado Subdivision. A Design Review application for the 67 common areas and buffer landscaping 
accompanies  this application. The site  is  located at  the northwest corner of Ten Mile and Lake Hazel 
Roads, and is located Between Amity and Lake Hazel, west of Ten Mile Road, Kuna, Idaho, In Section 34, 
T 23N, R 1W, APN #’s: (See the submitted application). 

C. Aerial Map:  

                                  ©Copyrighted 
D.  Site History:  

These parcels were recently annexed into Kuna city limits, with historical uses, ranging from residential to farming. 
 

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

the decision making body for the City. The Comp Plan map indicates land use designations generally speaking, 
it is not the actual zone. Kuna’s Council recently granted these lands the R‐4 zone, which is the border between 
Low and Medium Density Residential. 
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2. Recreation and Pathways Map: The Recreation and Pathways Master Plan Map  indicates a  future  trail 
through the northeast corner (NEC) of the site, situated along the Mason Creek feeder on the south side of 
the site. Accordingly, it is the City’s goal and desire to increase the number of trails and pathways in Kuna. 
Staff highly recommends that developers design and construct trails and pathways along frontages of their 
canals and ditches to comply with the Master Plan’s goals by either starting a pathway, or extending current 
ones at time of development. 

 
 

 
 

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

South  RUT  Rural Urban Transition – Ada County

East  RUT / R‐2  Rural Urban Transition – Ada County & Kuna City 

West  RUT  Rural Urban Transition – Ada County

 
4. Parcel Sizes, Current Zoning, Parcel Numbers: 

Property Owner Parcel Size 
(Approximately) 

Current Zone: (RUT) 
Rural Urban Transition 

Parcel Number 

Renascence Farms, LLC  57.12 acres R‐4, Kuna City R0967660156

Renascence Farms, LLC  30.38 acres R‐4, Kuna City R0967660155

Renascence Farms, LLC  9.64 acres R‐4, Kuna City S1234142351

Renascence Farms, LLC  0.20 acres R‐4, Kuna City R0967660151

Renascence Farms, LLC  14.96 acres R‐4, Kuna City S1234212935

Renascence Farms, LLC   0.42 acres R‐4, Kuna City S1234244310

Renascence Farms, LLC  0.44 acres R‐4, Kuna City S1234121105 

Renascence Farms, LLC  0.44 acres R‐4, Kuna City S1234212405

Waters’ Edge Farm, LLC  19.2 acres R‐4, Kuna City S1234417520

Total Acres 132.81 
 

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

6. Existing Structures, Vegetation and Natural Features:  
Approximate 131 acres of these lands are being used for agricultural purposes while the remainder is being 
used as residential. Applicant anticipates that the land will continue the historic agricultural uses on the lands 
until  future  phases  begin  development.  The  current  residences  will  remain  as  residential  uses  until 
development occurs. The site is relatively flat with an estimated average slope of 0% to 2% towards the Mason 
Creek Feeder. Bedrock depth is estimated to be between twenty and forty inches according to the USDA Soil 
Survey for Ada County 
 

7.   Transportation / Connectivity:  
The applicant has proposed connections to public streets in three places for the project as a whole, in different 
phases and locations.  All proposed access points will need to follow design standards according to City and 
ACHD (Ada County Highway Dist.) codes. Current legal points of access being used at this time may remain 
until development requires a change. 
 

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

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

 Kuna City Public Works – Exhibit B‐1 

 Ada County Highway District (ACHD) – Exhibit B‐2 

 Boise Project Board of Control – Exhibit B‐3 

 Central District Health Department (CDHD) – Exhibit B‐4 

 Community Planning Association of Southwest Idaho (COMPASS) – Exhibit B‐5 

 Department of Environmental Quality – Exhibit B‐6 

 Idaho Transportation Department (ITD) – Exhibit B‐7 

 Meridian Fire Department – Exhibit B‐8 

 
F. Staff Analysis: 
  The  applicant  previously  annexed  the  land  as  part  of  the  Renascence  Farms  and Mason  Creek  Farms 

application and now submits an application for subdivision, design review approvals and entitlements. 
 
  These properties were annexed into Kuna City limits with an approved for R‐4 zoning (Low/Med. Density). 

During the public hearings for said annexation, certain development conditions were applied and approved 
by the Commission and City Council. Staff finds that this proposal conforms to each condition as outlined in 
the  findings  of  fact  and  conclusions  of  law  and  concludes  the  developer  has made  every  effort  to  be 
compliant with those conditions. 

 
  This project is adjacent to or near three principle arterials, Ten Mile, Amity and Lake Hazel Roads. All major 

public utilities are approximately 700 feet south of Lake Hazel Road. Applicant is aware that development of 
these parcels will require connection to all city services and associated connection fees at time of building 
permit submittal. It is anticipated that development will take a number of years for full build out, and may 
require up  to  ten  (10) phases.  It  is also  important  to  remember  that  the developer  is connecting  to City 
services in Ten Mile near Lake Hazel, and development will proceed west, as development typically follows 
sewer lines. 
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  The applicant has met with Kuna and ACHD staffs on multiple occasions, in order to produce a development 
that fits the Kuna comp plan. In an effort to do so, those meetings have produced a pre plat that has been 
slightly altered to accommodate the changes required by ACHD. These changes have not affected the  lot 
count, density, or the open spaces. Rather, these changes have improved traffic safety, enhanced walkability 
and reduced the impact to adjacent development. Two (2) significant changes are 1) the absence of an east 
west and a north south mid mile collector system, and  replaced  it with a modified east west  residential 
collector. And 2) the applicant proposes no connection to South Bittercreek Avenue in the north east corner 
of this project. Normally, City code requires both of these design elements, however, due to site constraints, 
and concerns of neighboring residents, staff supports these changes and recommends acceptance of these 
deviations from City Code. 

 
  Kuna’s  Comprehensive  Plan  (Comp  Plan),  encourages  a  variety  of  housing  types  for  all  income  levels 

numerous times throughout the document. Pertinent sections of the Comp Plan that address housing types 
are included below, in Section K (Comp Plan Analysis) of this report. The City attempts to balance all housing 
types within the City. Staff has reviewed the proposed preliminary plat for technical compliance with Kuna 
City Code (KCC), and finds the pre plat and landscape plan is in compliance with applicable codes. Staff would 
recommend that the applicant work with Kuna’s staff, ACHD, and Kuna Rural Fire District (KRFD) to conform 
to each agency’s requirements. 

 
  Applicant and City staff have discussed on several occasions the need for a lift station to serve the areas that 

will not be served by gravity sewer, and the pre plat has a  location designed to fulfill that need  in a  later 
phase. Staff and applicant have also held discussions about the need for a domestic well site and pump/pond 
for pressure irrigation needs as well and the locations for those facilities within this subdivision. 

 
  A design review application was submitted for review prior to the required ACHD changes. Staff found that 

the landscape plan submitted followed the requirements in City code. It is for the Commission to decide if a 
new  landscape plan reflecting the changes must be submitted for their review, or  if the applicant should 
meet with staff to ensure conformance. All monument signage shall go to the Commission for review and 
approval. No application for signage was submitted with this application, and shall be submitted prior to 
installation. 

 
  Staff has determined this application complies with the goals and policies for Kuna City, Title 5 of the Kuna 

City  Code;  Idaho  Statute  §  67‐6511;  and  the  Kuna  Comprehensive  Plan  document;  and  forwards  a 
recommendation of approval  for Case No’s 17‐10‐S and 17‐23‐DR, subject  to any conditions of approval 
outlined by Kuna’s Commission and City Council. 

 

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

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

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

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

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

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

H. Procedural Background: 
On November 28, 2017,  the Planning and Zoning Commission  considered  the  case,  including  the application, 
agency comments, staff’s memo, the application exhibits and public testimony presented or given. 
 

I. Factual Summary: 
These parcels are located near the northwest corner of Ten Mile and Lake Hazel Roads. The project consists of 
132.80 (approx.) acres, within City limits and all parcels are zoned R‐4 (Low Density Residential). Applicant requests 
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preliminary plat approval for 530 homes, 67 common lots and one shared driveway with access taken from Ten 
Mile in two places and Amity.  All parcels in this application are near either Ten Mile Road, Lake Hazel Road or 
Amity Road; all roads are classified as principle arterials. 
 

J. Findings of Fact: 
Based upon the record contained in Case No’s 17‐10‐S, and 17‐23‐DR including the Comprehensive Plan, Kuna City 
Code,  Staff’s Memorandums,  including  the  exhibits,  and  the  testimony  during  the  public  hearing,  the  Kuna 
Commission hereby recommends approves/denies the Findings of Fact and Conclusions of Law, and conditions of 
approval for Case No’s 17‐10‐S, and 17‐23‐DR, a request for preliminary plat and design review approval by the 
applicant follows: 
 
The Commission concludes that the applications comply with the City of Kuna’s Zoning regulations (Title 5) of KCC 
and/or the Subdivision regulations outlined in title 6 of KCC. 
 

1. The  Kuna  Commission  accepts  the  facts  as  outlined  in  the  staff memo,  the  public  testimony  and  the 
  supporting evidence list presented. 
 
  Comment: The Kuna Commission held a public hearing on the subject applications on November 28, 2017, to 
  hear from City staff, the applicant and to accept public testimony.  The decision by the Commission is based 
  on the application, staff report and public testimony, both oral and written. 
 
2. Based on the evidence contained  in Case No’s 17‐10‐S, and 17‐23‐DR, this proposal appears to generally 
  comply with the Comprehensive Plan ad City Code. 
 
  Comment: The Comp Plan has listed numerous goals for providing commercial, single‐family and multi‐family 
  housing in Kuna. The Comp Plan Map designates this property as Medium Density. As this project proposes 
  to accommodate commercial and residential uses the project generally follows the goals of the Comp Plan 
  and the Comp Plan Map. 
 
3. The Commission has the authority to recommend approval or denial of these applications. 
 
  Comment: On November 28, 2017, the Commission voted to recommend approval for case No’s 17‐10‐S, and 
  has approved and 17‐23‐DR. 
 

4. The public notice requirements were met and the public hearing was conducted within the guidelines of 
  applicable Idaho Code and City Ordinances. 
 
  Comment: As noted in the process and noticing sections, notice requirements were met to hold a public 
  hearing on November 28, 2017. 
 

K. Commissions Comprehensive Plan Analysis: 
Commission determines the proposed annexation and zoning request for the site is consistent with the following 
Comp Plan components: 
 
Housing: 
Residents expressed interest in a mix of residential type dwellings applications; including a variety of housing. They 
were receptive to a greater mix of lot sizes and house price to appeal to a variety of people. A goal expressed by 
many was the preservation of large lots and rural cluster development in appropriate balance with a complement 
of other types of residential development (Page 21 Comprehensive Plan [CP]). 
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Comment:  The Comp Plan provides for a mix of residential uses.  This project has proposed a zone that provides 
an opportunity for a variety of densities, therefore it generally conforms to the Comp Plan goals and policies. 
 
Private Property Rights Goals and Objectives ‐ Section 2 ‐ Summary: 
Ensure the City land use policies, restrictions, conditions and fees do not violate private property rights and ensure 
that land use actions, decisions, and  regulations do not effectively eliminate all economic value of  the subject 
property. Ensure that City land use actions, decisions, and regulations do not prevent a private property owner 
from  taking advantage of a  fundamental property  right and staff shall evaluate with guidance  from  the City’s 
attorney; the Idaho Attorney General’s six criterion established to determine the potential for property taking.  
                           
Comment: Utilizing the Idaho Attorney General’s criteria, and a review by the City Attorney, the proposed project 
does not constitute a “takings” and the Economic value is intact. 
 
          
Economic Development Goals and Objectives ‐ Section 5 ‐ Summary:               
Promote and 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 Comp Plan encourages an adequate mix of housing for all  income  levels and calls for increasing 
pedestrian connections. The requested zoning for this project provides an opportunity for a number of additional 
housing types to Kuna’s inventory and quality housing. At time of development, this project should be conditioned 
to add to the City’s pedestrian network for non‐motorized transportation, by proposing pathway connections for 
development to connect to in the future. 
 
Land Use Goals and Objectives ‐ Section 6 ‐ Summary: 
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: The requested zoning provides for quality housing opportunities and multiple housing varieties to the 
City’s inventory for all types of lifestyles, ages and economic groups. 
 
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 development while discouraging development of 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]). 
 
Comment: With  the  requested preliminary plat, applicant proposes a  future high quality development with a 
variety of dwelling types, densities, and price points for all income levels Kuna as encouraged by the Comp Plan. In 
the future, this project could significantly add to the City’s overall network of, utilities, sidewalks and roadways, 
therefore it complies with logical, orderly development and discourages land divisions and development greater 
than one half acre, and could avoid increased municipal services costs and sprawl. 
 
 
Community Design Goals and Objectives ‐ Section 13 ‐ Summary: 
Strengthen  Kuna’s  Image  through  good  community  and  urban  design  principles  that  create  well  planned 
neighborhoods. Foster good community design concepts that incorporate landscape features to serve as buffers 
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between incompatible uses while reducing scale and creates a sense of place (Pg.167 – Goal 1 and Pg. 168 – 1.2 
and 2.1[CP]). 
 
Comment: Applicant should be conditioned to offer good community and urban design principles through creation 
of greenspaces, add to the pedestrian pathway network and add to the City’s sidewalk network. At time of future 
development, applicant shall improve classified roadways, which add to the roadway system thereby complying 
with  the  adopted Master  Street  Plan  of  Kuna  (Functional  Classified Road Map). At  time  of  development,  the 
applicant should be conditioned to incorporate landscape buffers creating a sense of place for citizens. In the future, 
applicant should be conditioned to follow sound community design concepts and comply with the Comp Plan goals 
and help strengthen Kuna’s image. 

 

L. City Council’s Idaho State Code Analysis:  

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

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

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

 

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

 

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

 
1. The Commission feels the site is physically suitable for development in the future. 

Comment: The 132.80 acre (approximate) proposal appears to be suitable for annexation, as proposed. 
 

2.  The preliminary plat and subdivision landscaping requests are not likely to cause substantial environmental 
damage or avoidable injury to wildlife or their habitat. 

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

 

3. These applications are not likely to cause adverse public health problems. 
 
  Comment: The preliminary plat would generally comply with the Comp Plan. In the future, the project would 
  connect to public sewer and potable water systems, therefore eliminating the occurrence of adverse public 
  health problems.  
 

4. The application appears  to avoid detriment  to  the present and potential surrounding uses;  to  the health, 
  safety,  and  general welfare  of  the  public  taking  into  account  the  physical  features  of  the  site,  public 
  facilities and existing adjacent uses. 
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Comment: Through correspondence with public service providers and application evaluation, this annexation 
request appears to avoid detriment to surrounding uses.  Commission did consider the annexation and the 
location of the property with adjacent uses.  

 

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

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

6. Based on the evidence contained in Case No’s 17‐10‐S, and 17‐23‐DR, Commission finds Case No’s 17‐10‐S, 
and 17‐23‐DR adequately comply with Kuna City Code. 
 

7. Based on the evidence contained in Case No’s 17‐10‐S, and 17‐23‐DR, Commission finds Case No’s 17‐10‐S, 
and 17‐23‐DR generally comply with Kuna City Codes. 

 

N. Recommended Conditions of Approval: 
Based upon the Comp Plan, Kuna City Code, the record before the Commission, the applicant’s presentation and 
testimony  at  the November  28,  2017,  and  discussion  at  the  public  hearing,  the  Kuna  Commission  votes  to 
recommend  approval  for Case No’s 17‐10‐S,  and hereby  approves 17‐23‐DR with  the  following  conditions of 
approval: 

‐ Applicant shall follow the conditions stated in the staff report and related agency reports. 
‐ Applicant shall work with the City on the requirements for curb, gutters for all streets and address storm 

water requirements. 
 

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. No construction, grading, filling, 

clearing or excavation of any kind shall be initiated until the applicant has received approval of 
the drainage plan. 

c. 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”. 

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

e. The Boise‐Kuna and Nampa‐Meridian Irrigation Districts shall approval any modifications to the 
existing irrigation system. 

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

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

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

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

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

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

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

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

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

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

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

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

  DATED: This 9th day of January, 2018. 
 
 

___________________________ 
Lee Young, Chairman 

Kuna Planning and Zoning Commission 

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

Staff Report 
 

 
 
 
 

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

 
File Numbers: 17-06-SUP (Special Use 

Permit) & 17-19-DR (Design 
Review); Kuna Townhomes 

  
Location:  1394 West Park Ave 
   Kuna, Idaho 83634 
 
Planner:  Jace Hellman, Planner II 
 
Hearing date:  January 9, 2018 
 
Applicant:  Troy Lachcik 
   ALC Architecture 
   1119 E State St, Suite 120 
   Eagle, ID 83616 
   208.514.2713 
                troyl@alcarchitecture.com 
 
Owner:   Victor Clark 
   214 S Cole Road 
   Boise, ID 83709 
   208.870.4596 
   victorc@brightstarps.com 
  
Table of Contents: 

A. Course Proceedings 
B. Applicants Request 
C. Aerial map 
D. History 
E. General Project Facts 
F. Staff Analysis 

 

 
G. Applicable Standards 
H. Comprehensive Plan Analysis 
I. Proposed Findings of Fact 
J. Kuna City Code Analysis 
K. Proposed Conclusions of Law 
L. Proposed Decision by the Commission

 
A. Course of Proceedings: 

1. Applicant is proposing one triplex consisting of three townhomes as described in 5-3-2 and 5-1-6-2 
(Dwelling, multifamily, apartments (3 or more units under one roof); Definitions). Kuna City Code (KCC) 
requires obtaining a Special Use Permit (SUP) & Design Review (DR) approval for the construction of 
townhomes in an R-6 (Medium Density Residential) zone.  
 

2. In accordance with KCC Title 5, Chapters 1 and 3, this application seeks SUP and Design Review approval 
for the construction of townhomes within an R-6 Zone. 
 

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

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

 

mailto:troyl@alcarchitecture.com
mailto:victorc@brightstarps.com
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a. Notifications 

i. Neighborhood Meeting  September 5, 2017 (Nine Attendees) 
ii. Agencies    November 16, 2017 
iii. 300’ Notice to Property Owners  December 20, 2017 
iv. Kuna, Melba Newspaper  December 20, 2017 
v. Site Posted   December 20, 2017 

 
B. Applicants Request: 

On behalf of Victor Clark, Troy Lachcik with ALC Architecture requests Special Use Permit (SUP) and Design Review 
(DR) approval to construct one triplex of townhouses on the north end of an approximately 0.51-acre lot. The site 
is located at 1394 W Park Avenue, Kuna, ID 83634. 

 
C. Aerial Map:  

      

D. History:  
This site has been historically zoned Medium Density Residential (R-6). 
 

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

North P Union Pacific Railroad/Public District – Kuna City 
South R-6 Medium Density Residential – Kuna City 
East R-6 Medium Density Residential – Kuna City 
West R-6 Medium Density Residential – Kuna City 

 
2. Parcel Sizes, Current Zoning, Parcel Numbers: 

• Parcel Size: Approximately 0.51 acres 
• Zoning:  Medium Density Residential (R-6) 
• Parcel #: R5070002532 
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3. Services: 

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

 
4. Existing Structures, Vegetation and Natural Features:  

The current site consists of a bare dirt lot. 
 

5.  Transportation / Connectivity:  
Current access to site exists via an approximately 14-foot wide unimproved driveway onto Park Avenue from 
the site. The applicant has proposed a 24-foot wide shared driveway onto Park Avenue from the site, located 
approximately 114-feet east of Cedar Avenue. The proposed shared driveway will accommodate all three 
residential units. The project fronts Park Avenue, which is improved with 2-travel lanes, 23-feet of pavement, 
and currently has no curb, gutter and sidewalk abutting the site. The only access to Park Avenue is available 
via Cedar Avenue which exists as an improved 17-feet wide street section within 20-feet of right-of-way. 
 

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

 
7. Comprehensive Future Land Use Map:  

The Future Land Use Map (FLU) identifies this site as Medium Density Residential.  Staff views this proposed 
Special Use and Design Review request to be consistent with the surrounding zoning designations as 
designated in the Comprehensive Plan Future Land Use Map.  
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8. Agency Responses:  
The following agencies returned comments which are included as exhibits with this case file: 

• Public Works Department (November 22, 2017) …………………………...Exhibit B4 
• Department of Environmental Quality (November 24, 2017) …………Exhibit B5 
• Idaho Transportation Department (December 5, 2017) ………………….Exhibit B6 
• Central District Health Department (December 5, 2017) …………………Exhibit B7 
• Kuna Rural Fire District (December 11, 2017) ………………………………….Exhibit B8 
• Ada County Fire District (December 22, 2017) …………………………………Exhibit B9 

 
F. Staff Analysis: 

Under an R-6 zoning designation, a special use permit and design review approvals are required in order to 
construct three or more units under one roof. The applicant is proposing to construct three townhouses 
(approximately 1,800 square feet each) which would be built as one structure with fire wall separation between 
each unit. Staff finds that the proposed townhomes to be in general conformance with the Design Review 
Ordinance (Kuna City Code [KCC] Title 5, Chapter 4). 
 
Staff finds the proposed Landscaping to be in conformance with the KCC Title 5 Chapter 17, the Landscaping 
Ordinance. The applicant has proposed to use potable City water for irrigation. Staff would not be in favor of the 
applicant using potable water for irrigation needs when the applicant has a water right, and access to gravity 
irrigation water is available. 
 
City services and facilities are within 300-feet of the subject site. the applicant will be required to make an ultimate 
connection to all city utilities. There is a gravity irrigation main that crosses the parcel from the southeast corner 
to the northwest corner. This irrigation main will need to be rerouted to accommodate the design of the 
applicant’s project. 

 
Park Avenue is a dead-end street, and Cedar Avenue provides the only access to the site. Due to the narrow 
pavement situated on Cedar Avenue Staff would recommend that the applicant provide written approval from 
the Kuna Rural Fire District for the reduced access to the site. The applicant’s proposed 24-foot wide shared 
driveway is in conformance with ACHD’s Driveway policy; and Staff feels the proposed driveway should be 
approved and constructed as proposed. Staff would also note that per Kuna City Code and ACHD’s Local Roadway 
Policy, the applicant will be required to construct Park Avenue as half of a 36-foot street section including 
pavement widening, curb, gutter and a minimum 5-foot wide sidewalk along the site’s frontage. 
 
The applicant is hereby notified that this project is subject to design review inspections and fees. Required 
inspections (post construction), are to verify building and landscaping compliance, prior to issuance of the 
certificate of occupancy. 
 
Staff has determined that this application complies with Title 5 of Kuna City Code; Idaho Statute §67-6512; and 
the Kuna Comprehensive Plan; and forwards Case No.’s 17-06-SUP and 17-19-DR to the Planning and Zoning 
Commission, subject to the recommended conditions of approval. 
 

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

 
H. Comprehensive Plan Analysis:    

The Kuna Planning and Zoning Commission may accept or reject the Comprehensive Plan components as described 
below: 
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1. The proposed Special Use Permit and Design Review applications for the site are consistent with the following 
comprehensive plan components: 
 
2.0 – Property Rights 
Goal 1: Ensure that the City of Kuna land use policies, restrictions, conditions and fees do not violate 
private property rights. Establish an orderly, consistent review process for the City of Kuna to evaluate 
whether proposed actions may result in private property “takings”. 
 
Policy: As part of a land use action review, the staff shall evaluate with guidance from the City’s attorney; 
  The Idaho Attorney General’s six criteria established to determine the potential for property  
  taking. 

 
6.0 – Land Use 
Goal 1:  Preserve Kuna’s high quality of life and strengthen the character and image of the community as 
a family-oriented place with small town character. 
 
Policy:  Provide a variety of housing densities and types to accommodate various lifestyles, ages and 

economic groups. 
 
12.0 – Housing  
Goal 1: Provide a wide-range of housing to meet the needs of the current and future population. Ensure 

that housing is available throughout the community for people of all income levels and for those 
with special needs. 

 
Objective 1.1: 
 Encourage the construction of housing that is safe, affordable and designed to accommodate a 

range of income levels  
 
Policy: Encourage the development community to provide a variety of lot sizes, dwelling types, densities 

and price points. 
 
Policy: Encourage mixed-use development that includes town centers, single-family, multi-family, 

accessory units, and other types of residential development. 
 

I. Proposed Findings of Fact: 
1. Based on the record contained in Case No.’s 17-06-SUP and 17-19-DR, including the exhibits, staff’s report 

and any public testimony at the public hearing, the Planning and Zoning Commission of Kuna, Idaho, hereby 
approves/conditionally approves/denies the Findings of Fact and Conclusions of Law, and the conditions of 
approval for Case No.’s 17-06-SUP and 17-19-DR. 
 

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

Comment: The Kuna Commission held a public hearing on the subject applications on January 9, 2018 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.’s 17-06-SUP and 17-19-DR, 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 0.51 acres (subject property) 
as medium-density residential. The proposed townhouses are permitted in this zone with a special use permit. 
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4. The Kuna Planning and Zoning Commission has the authority to approve or deny this application. 

 
Comment: On January 9, 2018, Kuna’s Planning and Zoning Commission will vote to approve/conditionally 
approve/deny application 17-06-SUP and 17-19-DR. 
 

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 January 9, 2018. 
 

 
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 the proposed project. 
 
Comment: The 0.51-acre parcel is suitable to accommodate townhomes. 
 

3. The special use permit is not likely to cause substantial environmental damage or avoidable injury to wildlife 
or their habitat 
 
Comment: The land to be built on 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 special use permit application is not likely to cause adverse public health problems. 
 
Comment: The proposed townhomes 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 special use permit request considers the location of the property and adjacent uses. The 
adjacent uses are 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 townhomes if the project is completed in a timely manner. 

 
K. Proposed Conclusions of Law: 

1. Based on the evidence contained in Case No.’s 17-06-SUP and 17-19-DR, Commission finds Case No.’s 17-06-
SUP and 17-19-DR generally complies with Kuna City Code. 

2. Based on the evidence contained in Case No.’s 17-06-SUP and 17-19-DR, Commission finds Case No.’s 17-06-
SUP and 17-19-DR are 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. Proposed Decision by the Commission: 
Note: This motion is for approval, conditional approval or denial of these requests. However, if the Planning and 
Zoning Commission wishes to approve or deny specific parts of these requests as detailed in the report, those 
changes must be specified. 
 
Based on the facts outlined in staff’s report and public testimony as presented, the Planning and Zoning 
Commission of Kuna, Idaho, hereby (approves, conditionally approves or denies) Case No. 17-06-SUP, a Special 
Use Permit and 17-19-DR, a Design Review request by Troy Lachcik with ALC Architecture (on behalf of Victor 
Clark), (with or without) the following conditions of approval:  
 
1. The applicant shall obtain a building permit for required building modifications, remodeling, or additions to 

the existing structure, prior to construction. 
2. In the event the uses or the building on this parcel are enlarged, expanded upon or altered in anyway (even 

for temporary purposes), the landowner/applicant/developer, and any future assigns having interest in the 
subject property, shall seek an amendment to the approvals of this Special Use Permit through the public 
hearing process.  

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

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

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

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

d.) The KMID Irrigation District shall approve any modifications to the existing irrigation system. 
e.) Approval from Ada County Highway District (ACHD) shall be obtained and Impact Fees must be paid 

prior to issuance of any building permit(s).  
4. All easements and public right-of-way shall be dedicated and constructed to standards of the City and Ada 

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

5. The applicant shall provide written fire departmental approval for reduced access to the site via Cedar 
Avenue prior to issuance of any building permits. 

6. Applicant shall construct a 24-foot wide driveway approach on Park Avenue leading to the site and pave the 
driveway its entire width beyond the edge of pavement of Park Avenue. 

7. The applicant shall construct Park Avenue as ½ of a 36-foot street section including pavement widening, 
curb, gutter and a minimum 5-foot wide sidewalk along the site’s frontage. 

8. Applicant shall pay all ACHD impact fees prior to issuance of a building permit from the City of Kuna. 
9. 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. 
10. 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. 
11. Landscaping on site shall comply with KCC Title 5 Chapter 17. 
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 
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permits) or as the planting season permits, as required to meet the standards of these requirements. 
Maintenance and planting within public rights-of-way shall be permitted with approval from the public 
and/or private entities owning the property. 

13. The use of potable water is not a preferred method of irrigation. The applicant shall install a private 
pressurized irrigation system, unless an alternative method of compliance is approved by the planning 
director. 

14. This special use permit is valid if the conditions of approval are adhered to continuously. In the event the 
conditions are not continuously followed; the special use permit approval may be revoked by the Planning 
and Zoning Commission. 

15. This development is subject to building and landscaping design review inspections. Inspection fees shall be 
paid prior to staff inspection. 

16. The special use permit is not transferable from one parcel of land to another. 
17. The applicant shall follow all staff and agency recommendations. 
18. The applicant shall comply with all local, state and federal laws.  

 
DATED this 9th day of January, 2018 

 
_________________________ 

Lee Young, Chairman 
Kuna Planning and Zoning Commission 

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

P & Z Staff Report 
 

 
  
 
 

 

To:      Planning and Zoning  
      Commission (P & Z) 
 

Case Numbers:  17‐09‐AN (Annexation) 
  Former Urza Property 
 

Location:    Near the northwest  
      corner of Ten Mile and  
      Kuna Roads, 
      Kuna, Idaho 83642 
 

Planner:     Troy Behunin,    
      Planner III 
 

Hearing Date:    January 9, 2017 
       
 

Engineer:    KM Engineering 
      Kirsti Grabo 
      9233 W. State St, 
      Boise, ID 83714 
      208.639.6930 
      KGrabo@kmengllp.com  
     

Owners (6):    N Star Farm, LLC, 
      6152 W. Half Moon Ln.  
      Eagle, ID, 83616 
 
 
Table of Contents: 

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

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

Approval 

 
 

A. Process and Noticing: 

1. Kuna City Code (KCC), Title 1, Chapter 14, Section 3, states that annexations are designated as public hearings, 
with the P & Z Commission as a recommending body and City Council as the decision making body. These land 
use applications were given proper public notice and  followed  the  requirements  set  forth  in  Idaho Code, 
Chapter 65, Local Planning Act. 
 

          P.O. Box 13 
Phone: (208) 922-5274 
Fax:     (208) 922-5989 
www.Kunacity.id.gov 
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a. Notifications 
i. Neighborhood Meeting    October 18, 2017 (five persons attended) 
ii. Agency Comment Request    December 1, 2017 
iii. 315’ Property Owners Notice  January 2, 2019 
iv. Kuna, Melba Newspaper    December 13, 2017 
v. Site Posted      December 20, 2017 

 

B. Applicant’s Request: 
On behalf of N Star Farm, LLC  (the applicant), Kirsti Grabo with KM Engineering, requests approval to 
annex approximately 39.48 acres into Kuna City with an R‐8 (Medium Density Residential) zone. This site 
is located near the NWC of Ten Mile and Kuna Roads. The owner/developer is not seeking development 
entitlements at this time, however, he will likely submit for preliminary plat approval later in 2018. 
 

C. Aerial Map:  

                                  ©Copyrighted  

D. Site History:  
This parcel  is  currently  in  the County, with  varying historical uses,  ranging  from  residential  to  farming and  is 
adjacent to Kuna City limits in two places. 
 

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

the decision making body for the City. The Comp Plan map indicates land use designations generally speaking, 
it is not the actual zone. The Comp Plan Map calls for Medium Density Residential for this parcel. 
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2. Recreation and Pathways Map: The Recreation and Pathways Master Plan Map  indicates a  future  trail 
through the NEC of the site, situated along Indian Creek. Accordingly, it is the City’s goal and desire to increase 
the number of trails and pathways in Kuna. It is necessary for each parcel to develop trails and pathways along 
their  frontages of  creeks,  canals and ditches  to  comply with  the Master Plan’s goals by either  starting a 
pathway, or extending one in that area at time of development. 

  

 
 

3. Surrounding Land Uses:           
North  A  Agriculture – Kuna City

South  RUT  Rural Urban Transition – Ada County

East  RUT  Rural Urban Transition – Ada County

West  RR  Rural Residential – Ada County

 
4. Parcel Sizes, Current Zoning, Parcel Numbers: 

Property Owner Parcel Size 
(Approximately) 

Current Zone: (RUT) 
Rural Urban Transition 

Parcel Number 

N Star Farm, LLC 39.48 acres RUT – Ada County S1322438400 
 

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

6. Existing Structures, Vegetation and Natural Features:  
The majority of this  land  is being used for agricultural purposes, a small part of  it was used for residential 
purposes (Approx. 1.5 ac.) Applicant anticipates that the land will continue the historic agricultural uses on 
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the  lands until development occurs. The mobile home that was on site, has been removed. There are two 
outbuildings on site any ancillary sheds or other buildings remaining will be removed prior to development. 
 

7.   Transportation / Connectivity:  
The  applicant has not proposed  connection  to public  streets  at  this  time,  as  the  application  is  solely  for 
annexation into Kuna City limits.  At the time of future development, access points will need to follow design 
standards according to City and ACHD (Ada County Highway Dist.) codes in place at that time. Current legal 
points of access being used at this time may remain until development requires a change. 
 

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

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

 Kuna City Engineer (Paul Stevens) – Exhibit B‐1 [This report will be late, due to his recent hiring]. 

 Ada County Highway District (ACHD – Austin Miller) – Exhibit B‐2 

 Boise‐Kuna Irrigation District (Lauren Boehlke) – Exhibit B‐3 

 Cable One TV (Brett Pike) – Exhibit B‐4 

 Community Planning Association of Southwest Idaho (COMPASS – Carl Miller) – Exhibit B‐5 
 

F. Staff Analysis: 
  The applicant  is only  interested  in annexation of  the property at  this  time. However,  in  the  future when 

development is desired, the project will be required to submit for subdivision and design review approvals 
(for landscaping and monument signage) and follow the public hearing process for those entitlements. 

 
  Among the Category ‘A’ annexation requirements for annexing lands into the city, a land owner must submit 

a written request for annexation. Furthermore, it requires that parcels must touch current city limits. The 
property touches Kuna City limits on its north property line and is adjacent to a principle arterial, Kuna Road. 
All major public utilities are approximately 1,325 feet east, at Ten Mile and Kuna Roads. Applicant has been 
made aware that development of this parcel will require extension of, and connection to all city services and 
require connection fees for that purpose. It is anticipated when these lands move forward with development 
in the future, it will likely require more than one phase for complete build‐out. 

 
  Staff has reviewed Kuna’s Comprehensive Plan (Comp Plan), and found the Comp Plan encourages a variety 

of housing types for all income levels numerous times throughout the document. Pertinent sections of the 
Comp Plan that address housing types are included below, in Section K (Comp Plan Analysis) of this report. 
The City attempts to balance all housing types within the City. Staff will work with the applicant in the future 
when an application comes forward for a preliminary plat to ensure technical compliance with Kuna City 
Code (KCC), as required. Staff would recommend that the applicant work with Kuna City, ACHD, and Kuna 
Rural Fire District (KRFD) to conform to each agency’s requirements. 

 
  Staff has determined this application complies with Title 5 of the Kuna City Code; Idaho Statute § 67‐6511; 

and the Kuna Comprehensive Plan document; and forwards a recommendation of approval for Case No’s 17‐
09‐AN, subject to any conditions of approval outlined by Kuna’s Commission and City Council. 

 

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

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

3. Idaho Code, Title 67, Chapter 65‐ the Local Land Use Planning Act. 
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H. Procedural Background: 
On January 9, 2018, the Planning and Zoning Commission considered the case, including the application, agency 
comments, staff’s memo, the application exhibits and public testimony presented or given. 
 

I. Factual Summary: 
This parcel  is  located near  the northwest  corners of Ten Mile and Kuna Roads. The project  consists of 39.48 
(approx.)  acres  and  is  adjacent  to  City  limits  and  is  currently  zoned  RUT  (Rural Urban  Transition  –  County). 
Applicant requests to annex the parcel into Kuna City with the R‐8 (Medium Density Residential) zone. This parcel 
is adjacent to Kuna Road; a principle arterial. 
 

J. Findings of Fact: 
Based upon the record contained in Case No. 17‐09‐AN, including the Comprehensive Plan, Kuna City Code, staff’s 
memorandums, including the exhibits, and the testimony during the public hearing, the Kuna Commission hereby 
recommends approval/conditional approval/denial of the Findings of Fact and Conclusions of Law, and conditions 
of approval for Case No. 17‐09‐AN, a request for annexation into Kuna City limits by the applicant follows: 
 
The Commission concludes that the applications comply with the City of Kuna’s Zoning regulations (Title 5) of KCC 
and/or the Subdivision regulations outlined in title 6 of KCC. 
 

1. The  Kuna  Commission  accepts  the  facts  as  outlined  in  the  staff memo,  the  public  testimony  and  the 
  supporting evidence list presented. 
 
  Comment: The Kuna Commission held a public hearing on the subject applications on January 2, 2018, to hear 
  from City staff, the applicant and to accept public testimony.  The decision by the Commission is based on 
  the application, staff report and public testimony, both oral and written. 
 
2. Based on the evidence contained  in Case No. 17‐09‐AN, this proposal does/does not appear to generally 
  comply with the Comprehensive Plan. 
 
  Comment: The Comp Plan has listed numerous goals for providing single‐family housing in Kuna. The Comp Plan 
  describes this property as Medium Density. As this project proposes to accommodate single‐family 
  residential uses, the project follows the goals of the Comp Plan. 

  
3. The  Kuna  Commission  has  the  authority  to  recommend  approval/conditional  approval/denial  for  this 
  application. 
 
  Comment: On January 2, 2018, the Commission voted to recommend approval/conditional approval/denial for 
  case No. 17‐09‐AN. 
 

4. The public notice requirements were met and the public hearing was conducted within the guidelines of 
  applicable Idaho Code and City Ordinances. 
 
  Comment: As noted in the process and noticing sections, notice requirements were met to hold a public 
  hearing on January 2, 2018. 
 

K. City Commissions Comprehensive Plan Analysis: 
Commission determines the proposed annexation and zoning request for the site  is/is not consistent with the 
following Comp Plan components: 
Housing: 
Residents expressed interest in a mix of residential type dwellings applications; including a variety of housing. They 
were receptive to a greater mix of lot sizes and house price to appeal to a variety of people. A goal expressed by 
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many was the preservation of large lots and rural cluster development in appropriate balance with a complement 
of other types of residential development (Page 21 Comprehensive Plan [CP]). 
   
Comment:  The Comp Plan provides for a mix of residential uses. This project has proposed a zone that provides an 
opportunity for a variety of densities, therefore it generally conforms to the Comp Plan goals and policies. 
 
Private Property Rights Goals and Objectives ‐ Section 2 ‐ Summary: 
Ensure the City land use policies, restrictions, conditions and fees do not violate private property rights and ensure 
that land use actions, decisions, and  regulations do not effectively eliminate all economic value of  the subject 
property. Ensure that City land use actions, decisions, and regulations do not prevent a private property owner 
from  taking advantage of a  fundamental property  right and staff shall evaluate with guidance  from  the City’s 
attorney; the Idaho Attorney General’s six criterion established to determine the potential for property taking.  
                           
Comment: Utilizing the Idaho Attorney General’s criteria, and a review by the City Attorney, the proposed project 
does/does not constitute a “takings” and the Economic value is intact. 
          
Economic Development Goals and Objectives ‐ Section 5 ‐ Summary:               
Promote and 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 Comp Plan encourages an adequate mix of housing for all  income  levels and calls for increasing 
pedestrian connections. The requested zoning for this project provides an opportunity for a number of additional 
housing types to Kuna’s inventory and quality housing. At time of development, this project should be conditioned 
to add to the City’s pedestrian network for non‐motorized transportation, by proposing pathway connections for 
future development to connect to in the future. 
 
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: The requested zoning provides an opportunity for quality housing opportunities and multiple housing 
varieties to the City’s inventory for all types of lifestyles, ages and economic groups. 
 
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 development while discouraging development of 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]). 
 
Comment: With  the  requested zoning, applicant proposes a  future high quality development with a variety of 
dwelling types, densities, and price points for all income levels Kuna as encouraged by the Comp Plan. In the future, 
this project could add to the City’s overall network of, utilities, sidewalks and roadways, therefore it complies with 
logical, orderly development and discourages land divisions and development greater than one half acre, and could 
avoid increased municipal services costs and 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  well  planned 
neighborhoods. Foster good community design concepts that incorporate landscape features to serve as buffers 
between incompatible uses while reducing scale and creates a sense of place (Pg.167 – Goal 1 and Pg. 168 – 1.2 
and 2.1[CP]). 
 
Comment: Applicant should be conditioned to offer good community and urban design principles through creation 
of greenspaces, add to the pedestrian pathway network and add to the City’s sidewalk network. At time of future 
development, applicant shall improve classified roadways, which add to the roadway system thereby complying 
with  the  adopted Master  Street  Plan  of  Kuna  (Functional  Classified Road Map). At  time  of  development,  the 
applicant should be conditioned to incorporate landscape buffers creating a sense of place for citizens. With future 
development, the applicant should be conditioned to follow sound community design concepts and comply with 
the Comp Plan goals and help strengthen Kuna’s image. 

 

L. City Council’s Idaho State Code Analysis:  

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

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

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

 

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

 

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

 
1. The Commission feels the site is/is not physically suitable for development in the future. 

 
Comment: The 39.48 acre (approximate) proposal appears to be suitable for annexation, as proposed. 
 

2.  The zoning request is/is 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. Roads, driveways, family units and open 
spaces are planned for construction according the City and ACHD requirements and best practices and will 
therefore not cause environmental damage or loss of habitat. 

 

3. The annexation application is/is not likely to cause adverse public health problems. 
 
  Comment: The annexation of the property would generally comply with the Comp Plan.  In the future, the  
  project would connect to public sewer and potable water systems, therefore eliminating the occurrence of 
  adverse public health problems.  
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4. The application appears  to avoid detriment  to  the present and potential surrounding uses;  to  the health, 
  safety,  and  general welfare  of  the  public  taking  into  account  the  physical  features  of  the  site,  public 
  facilities and existing adjacent uses. 
 
Comment: Through correspondence with public service providers and application evaluation, this annexation 
request appears to avoid detriment to surrounding uses.  Commission did consider the annexation and the 
location of the property with adjacent uses.  

 

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

 
  Comment: Correspondence from ACHD and Kuna Public Works confirms that the streets and utility services 
  are/are not suitable and adequate for a future project. 
 

6. Based on the evidence contained in Case No. 17‐09‐AN, Commission finds Case No. 17‐09‐AN does/does not 
adequately complies with Kuna City Code. 
 

7. Based  on  the  evidence  contained  in  Case No.  17‐09‐AN,  Commission  finds  Case No.  17‐09‐AN  generally 
does/does not comply with Kuna’s Zoning Code. 

 

N. Recommended Conditions of Approval: 
Note: 17‐09‐AN (Annexation): The proposed motion is to recommend approval, conditional approval, or denial for 
these requests to City Council. If the Commission wishes to approve or deny specific parts of the requests as detailed 
in this report, those changes must be specified. 
 
Based upon the facts outlined in staff’s memo, the Comp Plan, City Code, the record before the Commission, the 
applicant’s presentation, public testimony and discussion during the  January 9, 2018, public hearing, the Kuna 
Commission votes to recommend approval/conditional approval/denial for Case No. 17‐09‐AN with the following 
conditions of approval at time of development in the future: 
 

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

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

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

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

d. The  Boise‐Kuna  Irrigation  District  shall  approval  any modifications  to  the  existing  irrigation 
system. 

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

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

2.1– With development and as necessary, dedicate right‐of‐way in sufficient amounts to follow City 
and ACHD standards and widths. 
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3. Installation of service facilities shall comply with the requirements of the public utility or irrigation district 
providing the services. All utilities shall be installed underground, see KCC 6‐4‐2‐W. 

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

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

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

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

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

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

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

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

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

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

  DATED: This _____ day of _________, 2018. 
 
 



Indian Creek

Benton Lateral

Ramsey Lateral

W Kuna Rd

S A
sh

 Av
e

W 4th St

N 
Bl

ac
k C

at 
Rd

S T
en

 M
ile

 R
d

W Deer Flat Rd

N 
Te

n M
ile

 R
d

S B
lac

k C
at 

Rd

W Boise StN Big Tree Ln

W Avalon St

W Secluded Ct

N 
Ko

lne
s A

ve

W Owyhee St

W Sego Prairie St

W Yukon Dr

W Hedgerow St N 
St

rik
e W

ay

W Sunbeam St

W Park Ave

N 
Mi

ne
r A

ve

S R
oc

ke
r A

ve

N A
sh

 Av
eW Topanga Dr

N Cabrillo Ave N 
Ta

sa
vo

l A
ve

W Penelope StW Oakley Way
W Caspian St

W Mulhuland Ct

W Curtner St

W Stony Desert St

N 
Te

n M
ile

 R
d

·

Legend
Urza Properrty

PARCEL LINES

ROADS

KUNA CITY LIMITS

WATER FEATURES TB

VICINITY MAP







Former Urza
Property











  

                                  



 1     KUNA17-0017 / 17-07-5 
 

Development Services Department 

 
Project/File:  Annexation and Zoning / KUNA17-0017 / 17-07-5 

The applicant is requesting annexation into the City of Kuna with an R-8 zoning 
designation. 

Lead Agency: City of Kuna 

Site address: 2030 W. Kuna Rd.  

Staff Approval: December 21, 2017 

Applicant: Kirsti Grabo 
 KM Engineering 
 9233 W. State St. 
 Boise, ID 83714 

Staff Contact:  Austin Miller 
 Phone: 387-6335 
 E-mail: amiller@achdidaho.org 

A.  Findings of Fact 
1. Description of Application:   The applicant is requesting annexation into the City of Kuna. The 

39.5-acre site is currently zoned RUT. The proposed R-8 zoning is consistent with the City of 
Kuna’s comprehensive plan. 

2. Description of Adjacent Surrounding Area:   
Direction Land Use Zoning 
North Agricultural District A 
South Rural-Urban Transition Zone RUT 
East Rural-Urban Transition Zone RUT 
West Rural Residential Zone RR 

3. Site History:  ACHD has not previously reviewed this site for a development application. 

4. Adjacent Development:  The following developments are pending or underway in the vicinity of 
the site: 

 Deserthawk Subdivision, a 115-lot residential subdivision located at the southwest corner of 
Ten Mile Road and Sunbeam Street, was approved by ACHD in November 2010 and is 
currently in various stages of construction. 

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

6. New Center Lane Miles:  The proposed development includes 0 centerline miles of new public 
road. 

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

mailto:amiller@achdidaho.org
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8. Capital Improvements Plan (CIP) / Integrated Five Year Work Plan (IFYWP): 
There are currently no roadways, bridges or intersections in the general vicinity of the project that 
are currently in the Integrated Five Year Work Plan (IFYWP) or the District’s Capital Improvement 
Plan (CIP). 

B. Traffic Findings for Consideration 
1. Trip Generation:  Single family dwelling units are estimated to generate 9.52 additional vehicle 

trips per day per dwelling unit; 1 additional vehicle trips per hour in the PM peak hour per dwelling 
unit, based on the Institute of Transportation Engineers Trip Generation Manual, 9th edition.   

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

* Acceptable level of service for a two-lane minor arterial is “E” (575 VPH). 

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

 The average daily traffic count for Kuna Road east of Black Cat Road was 4,592 on 
July 27, 2016.   

C. Findings for Consideration 
This application is for annexation and rezone only.  Listed below are some findings for consideration 
that the District may identify when it reviews a future development application.  The District may add 
additional findings for consideration when it reviews a specific redevelopment application. 
1. Kuna Road 

a. Existing Conditions:  Kuna Road is improved with 2-travel lanes (27-feet of pavement) and 
no curb, gutter or sidewalk abutting the site.  There is 66-feet of right-of-way for Kuna Road 
(33-feet from centerline). 

b. Policy: 
Arterial Roadway Policy:  District Policy 7205.2.1 states that the developer is responsible for 
improving all street frontages adjacent to the site regardless of whether or not access is taken 
to all of the adjacent streets. 

Master Street Map and Typology Policy:  District Policy 7205.5 states that the design of 
improvements for arterials shall be in accordance with District standards, including the Master 
Street Map and Livable Streets Design Guide.  The developer or engineer should contact the 
District before starting any design.   

Street Section and Right-of Way Width Policy:  District Policy 7205.2.1 & 7205.5.2 states 
that the standard 3-lane street section shall be 46-feet (back-of-curb to back-of-curb) within 70 
feet of right-of-way.  This width typically accommodates a single travel lane in each direction, 
a continuous center left-turn lane, and bike lanes. 

Right-of-Way Dedication:  District Policy 7205.2 states that The District will provide 
compensation for additional right-of-way dedicated beyond the existing right-of-way along 
arterials listed as impact fee eligible in the adopted Capital Improvements Plan using available 
impact fee revenue in the Impact Fee Service Area. 

No compensation will be provided for right-of-way on an arterial that is not listed as impact fee 
eligible in the Capital Improvements Plan.  

Roadway Frontage Functional 
Classification 

PM Peak Hour 
Traffic Count 

PM Peak Hour 
Level of Service 

Kuna Road 1,327-feet Minor Arterial 232 Better than “E” 
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The District may acquire additional right-of-way beyond the site-related needs to preserve a 
corridor for future capacity improvements, as provided in Section 7300. 

Sidewalk Policy: District Policy 7205.5.7 requires a concrete sidewalk at least 5-feet wide to 
be constructed on both sides of all arterial streets.  A parkway strip at least 6-feet wide 
between the back-of-curb and street edge of the sidewalk is required to provide increased 
safety and protection of pedestrians.  Consult the District’s planter width policy if trees are to 
be placed within the parkway strip.  Sidewalks constructed next to the back-of-curb shall be a 
minimum of 7-feet wide. 

Detached sidewalks are encouraged and should be parallel to the adjacent roadway. 
Meandering sidewalks are discouraged.   

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

Frontage Improvements Policy: District Policy 7205.2.1 states that the developer shall 
widen the pavement to a minimum of 17-feet from centerline plus a 3-foot wide gravel 
shoulder adjacent to the entire site.  Curb, gutter and additional pavement widening may be 
required (See Section 7205.5.5). 

ACHD Master Street Map:  ACHD Policy Section 3111.1 requires the Master Street Map 
(MSM) guide the right-of-way acquisition, arterial street requirements, and specific roadway 
features required through development.  This segment of Kuna Road is designated in the 
MSM as a Residential Arterial with 3-lanes and on-street bike lanes, a 50-foot street section 
within 74-feet of right-of-way. 

c. Staff Comments/Recommendations: The applicant should be required to dedicate the 
necessary right-of-way to total 37-feet from centerline on Kuna Road (approximately 4-feet). 
As Kuna Road is not listed in the Capital Improvements Plan, the applicant will not be 
compensated for the right-of-way dedication. 

The applicant should be required to improve Kuna Road to provide a minimum of 17-feet of 
pavement from centerline and a 3-foot wide gravel shoulder abutting the site. 

The applicant should be required to construct a minimum of 5-foot wide detached concrete 
sidewalk along Kuna Road abutting the site located a minimum of 30-feet from centerline. 
Provide a permanent sidewalk easement for all public sidewalks located outside the right-of-
way. 

2. Master Street Map Collector Roadway 
a. Existing Conditions: No collector roadways exist internal to the site.  

A collector roadway is shown on the Master Street Map (MSM) at the ½-mile between Ten 
Mile Road and Black Cat Road abutting the site’s western property line. 

b. Policy: 
Collector Street Policy:  District policy 7206.2.1 states that the developer is responsible for 
improving all collector frontages adjacent to the site or internal to the development as required 
below, regardless of whether access is taken to all of the adjacent streets. 

Master Street Map and Typologies Policy:  District policy 7206.5 states that if the collector 
street is designated with a typology on the Master Street Map, that typology shall be 
considered for the required street improvements.  If there is no typology listed in the Master 
Street Map, then standard street sections shall serve as the default. 
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Street Section and Right-of-Way Policy:  District policy 7206.5.2 states that the standard 
right-of-way width for collector streets shall typically be 50 to 70-feet, depending on the 
location and width of the sidewalk and the location and use of the roadway.  The right-of-way 
width may be reduced, with District approval, if the sidewalk is located within an easement; in 
which case the District will require a minimum right-of-way width that extends 2-feet behind 
the back-of-curb on each side. 

The standard street section shall be 46-feet (back-of-curb to back-of-curb). This width typically 
accommodates a single travel lane in each direction, a continuous center left-turn lane, and 
bike lanes. 

Residential Collector Policy:  District policy 7206.5.2 states that the standard street section 
for a collector in a residential area shall be 36-feet (back-of-curb to back-of-curb).  The District 
will consider a 33-foot or 29-foot street section with written fire department approval and 
taking into consideration the needs of the adjacent land use, the projected volumes, the need 
for bicycle lanes, and on-street parking. 

Half Street Policy:  District Policy 7206.2.2 required improvements shall consist of pavement 
widening to one-half the required width, including curb, gutter and concrete sidewalk 
(minimum 5-feet), plus 12-feet of additional pavement widening beyond the centerline 
established for the street to provide an adequate roadway surface, with the pavement 
crowned at the ultimate centerline.  A 3-foot wide gravel shoulder and a borrow ditch sized to 
accommodate the roadway storm runoff shall be constructed on the unimproved side. 
Sidewalk Policy:  District policy 7206.5.6 requires a concrete sidewalks at least 5-feet wide to 
be constructed on both sides of all collector streets.  A parkway strip at least 6-feet wide 
between the back-of-curb and street edge of the sidewalk is required to provide increased 
safety and protection of pedestrians.  Consult the District’s planter width policy if trees are to 
be placed within the parkway strip.  Sidewalks constructed next to the back-of-curb shall be a 
minimum of 7-feet wide. 

Detached sidewalks are encouraged and should be parallel to the adjacent roadway. 
Meandering sidewalks are discouraged.   

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

ACHD Master Street Map:  ACHD Policy Section 3111.1 requires the Master Street Map 
(MSM) guide the right-of-way acquisition, collector street requirements, and specific roadway 
features required through development.  A new collector roadway was identified on the MSM 
with the street typology of Residential Collector.  The new collector roadway should continue 
through the property stubbing to the north.  The Residential Collector typology as depicted in 
the Livable Street Design Guide recommends a 2-lane roadway with bike lanes, and on street 
parking, a 47-foot street section within 69-feet of right-of-way. 

c. Staff Comments/Recommendations:  Consistent with the MSM, the applicant should be 
required to construct a collector roadway abutting the site’s west property line as  one half of a 
36-foot street section with vertical curb, gutter and 5-foot wide detached concrete sidewalk (or 
7-foot wide attached concrete sidewalk) abutting the site, plus 12 additional feet of 
pavement(to total 30-feet), a 3-foot wide gravel shoulder and a borrow ditch sized to 
accommodate the drainage on the west side of the roadway. 

3. Local Internal Streets 
a. Existing Conditions: No local streets exist internal to the site. 

b. Policy: 
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Local Roadway Policy: District Policy 7207.2.1 states that the developer is responsible for 
improving all local street frontages adjacent to the site regardless of whether or not access is 
taken to all of the adjacent streets.   

Street Section and Right-of-Way Policy: District Policy 7207.5 states that right-of-way 
widths for all local streets shall generally not be less than 50-feet wide and that the standard 
street section shall be 36-feet (back-of-curb to back-of-curb).  The District will consider the 
utilization of a street width less than 36-feet with written fire department approval. 

Standard Urban Local Street—36-foot to 33-foot Street Section and Right-of-way Policy:  
District Policy 7207.5.2 states that the standard street section shall be 36-feet (back-of-curb to 
back-of-curb) for developments with any buildable lot that is less than 1 acre in size.  This 
street section shall include curb, gutter, and minimum 5-foot concrete sidewalks on both sides 
and shall typically be within 50-feet of right-of-way.  

The District will also consider the utilization of a street width less than 36-feet with written fire 
department approval.  Most often this width is a 33-foot street section (back-of-curb to back-
of-curb) for developments with any buildable lot that is less than 1 acre in size. 

Sidewalk Policy:  District Policy 7207.5.7 states that five-foot wide concrete sidewalk is 
required on both sides of all local street, except those in rural developments with net densities 
of one dwelling unit per 1.0 acre or less, or in hillside conditions where there is no direct lot 
frontage, in which case a sidewalk shall be constructed along one side of the street.  Some 
local jurisdictions may require wider sidewalks. 

The sidewalk may be placed next to the back-of-curb.  Where feasible, a parkway strip at least 
8-feet wide between the back-of-curb and the street edge of the sidewalk is recommended to 
provide increased safety and protection of pedestrians and to allow for the planting of trees in 
accordance with the District’s Tree Planting Policy.  If no trees are to be planted in the 
parkway strip, the applicant may submit a request to the District, with justification, to reduce 
the width of the parkway strip. 

Detached sidewalks are encouraged and should be parallel to the adjacent roadway. 
Meandering sidewalks are discouraged.   

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

Cul-de-sac Streets Policy:  District policy 7207.5.8 requires cul-de-sacs to be constructed to 
provide a minimum turning radius of 45-feet; in rural areas or for temporary cul-de-sacs the 
emergency service providers may require a greater radius.  Landscape and parking islands 
may be constructed in turnarounds if a minimum 29-foot street section is constructed around 
the island.  The pavement width shall be sufficient to allow the turning around of a standard 
AASHTO SU design vehicle without backing.  The developer shall provide written approval 
from the appropriate fire department for this design element. 

The District will consider alternatives to the standard cul-de-sac turnaround on a case-by-case 
basis.  This will be based on turning area, drainage, maintenance considerations and the 
written approval of the agency providing emergency fire service for the area where the 
development is located. 

Landscape Medians Policy:  District policy 7207.5.16 states that landscape medians are 
permissible where adequate pavement width is provided on each side of the median to 
accommodate the travel lanes and where the following is provided: 

 The median is platted as right-of-way owned by ACHD. 
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 The width of an island near an intersection is 12-feet maximum for a minimum distance of 
150-feet.  Beyond the 150-feet, the island may increase to a maximum width of 30-feet. 

 At an intersection that is signalized or is to be signalized in the future, the median width 
shall be reduced to accommodate the necessary turn lane storage and tapers. 

 The Developer or Homeowners Association shall apply for a license agreement if 
landscaping is to be placed within these medians. 

 The license agreement shall contain the District’s requirements of the developer including, 
but not limited to, a “hold harmless” clause; requirements for maintenance by the 
developer; liability insurance requirements; and restrictions. 

 Vertical curbs are required around the perimeter of any raised median.  Gutters shall slope 
away from the curb to prevent ponding. 

c. Staff Comments/Recommendations:  The applicant should be required to construct all 
public local internal streets as 36-foot street sections, complete with curb gutter and 5-foot 
wide concrete sidewalk. 

4. Roadway Offsets 
a. Existing Conditions: No streets exist internal to the site. 

b. Policy: 
Local Street Intersection Spacing on Minor Arterials:  District policy 7205.4.3 states that 
new local streets should not typically intersect arterials.  Local streets should typically intersect 
collectors.  If it is necessary, as determined by ACHD, for a local street to intersect an arterial, 
the minimum allowable offset shall be 660-feet as measured from all other existing roadways 
as identified in Table 1a (7205.4.6). 

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

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

c. Staff Comments/Recommendations:  All new public street intersections should be located a 
minimum of 660-feet from all other public streets and driveways intersecting Kuna Road. 

Local streets intersecting the new collector should offset a minimum of 330-feet. 

5. Stub Streets 
a. Existing Conditions: No streets exist internal to the site, and no stubs exist abutting this site. 

b. Policy: 
Stub Street Policy:  District policy 7206.2.4 and 7207.2.4 state that stub streets will be 
required to provide circulation or to provide access to adjoining properties.  Stub streets will 
conform with the requirements described in Section 7206.2.5.4 and 7207.2.5.4, except a 
temporary cul-de-sac will not be required if the stub street has a length no greater than 150-
feet.  A sign shall be installed at the terminus of the collector stub street stating that, “THIS IS 
A DESIGNATED COLLECTOR ROADWAY.  THIS STREET WILL BE EXTENDED AND 
WIDENDED IN THE FUTURE.” A sign shall be installed at the terminus of the local streets 
stating that, "THIS ROAD WILL BE EXTENDED IN THE FUTURE.” 

In addition, stub streets must meet the following conditions: 
 A stub street shall be designed to slope towards the nearest street intersection within 

the proposed development and drain surface water towards that intersection; unless 
an alternative storm drain system is approved by the District. 
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 The District may require appropriate covenants guaranteeing that the stub street will 
remain free of obstructions. 

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

c. Staff Comments/Recommendations:  In addition to the collector street, the applicant should 
be required to provide stub streets to the east and north. Construct a paved temporary cul-de-
sac for all stubs in excess of 150-feet. 

6. Tree Planters 
Tree Planter Policy:  Tree Planter Policy: The District’s Tree Planter Policy prohibits all trees in 
planters less than 8-feet in width without the installation of root barriers. Class II trees may be 
allowed in planters with a minimum width of 8-feet, and Class I and Class III trees may be allowed 
in planters with a minimum width of 10-feet. 

7. Landscaping 
Landscaping Policy: A license agreement is required for all landscaping proposed within ACHD 
right-of-way or easement areas.  Trees shall be located no closer than 10-feet from all public 
storm drain facilities.  Landscaping should be designed to eliminate site obstructions in the vision 
triangle at intersections.  District Policy 5104.3.1 requires a 40-foot vision triangle and a 3-foot 
height restriction on all landscaping located at an uncontrolled intersection and a 50-foot offset 
from stop signs.  Landscape plans are required with the submittal of civil plans and must meet all 
District requirements prior to signature of the final plat and/or approval of the civil plans. 

8. Other Access 
Other than the access specifically approved as part of a future development application, direct lot 
access is prohibited to Kuna Road and the collector roadway.  

D. Site Specific Conditions of Approval 

This application is for annexation and rezone only.  Listed below are some of the site specific conditions 
of approval that the District may identify when it reviews a future development application.  The District 
may add additional site specific conditions of approval when it reviews a specific redevelopment 
application. 

1. Dedicate the necessary right-of-way to total 37-feet from centerline on Kuna Road (approximately 
4-feet). The applicant will not be compensated for the right-of-way dedication. 

2. Improve Kuna Road to provide a minimum of 17-feet of pavement from centerline and a 3-foot 
wide gravel shoulder abutting the site. 

3. Construct a minimum of 5-foot wide detached concrete sidewalk located a minimum of 30-feet 
from centerline on Kuna Road abutting the site. Provide a permanent sidewalk easement for all 
public sidewalks located outside of the dedicated right-of-way. 

4. Construct a collector roadway on the western property line as one half of a 36-foot street section 
complete with vertical curb, gutter and 5-foot wide detached concrete sidewalk (or 7-foot wide 
attached concrete sidewalk) for. Provide an additional 12-feet of pavement from centerline, a 3-
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foot wide gravel shoulder and a borrow ditch sized to accommodate the drainage on the west side 
of the roadway. 

5. Construct all public local internal streets as 36-foot street sections, complete with curb gutter and 
5-foot wide concrete sidewalk. 

6. Provide a minimum of 660-feet of spacing for all intersections on Kuna Road. 

7. Local streets intersecting the collector road should offset a minimum of 330-feet. 

8. Provide a stub street to the east and the north. 

9. Direct lot access is prohibited to Kuna Road and the collector roadway and should be noted on 
the final plat. 

10. Payment of impact fees is due prior to issuance of a building permit. 

11. Comply with all Standard Conditions of Approval. 

E.  Standard Conditions of Approval 

1. All proposed irrigation facilities shall be located outside of the ACHD right-of-way (including all 
easements).  Any existing irrigation facilities shall be relocated outside of the ACHD right-of-way 
(including all easements).  

2. Private Utilities including sewer or water systems are prohibited from being located within the 
ACHD right-of-way. 

3. In accordance with District policy, 7203.3, the applicant may be required to update any existing 
non-compliant pedestrian improvements abutting the site to meet current Americans with 
Disabilities Act (ADA) requirements.  The applicant’s engineer should provide documentation of 
ADA compliance to District Development Review staff for review.   

4. Replace any existing damaged curb, gutter and sidewalk and any that may be damaged during 
the construction of the proposed development.  Contact Construction Services at 387-6280 (with 
file number) for details. 

5. A license agreement and compliance with the District’s Tree Planter policy is required for all 
landscaping proposed within ACHD right-of-way or easement areas.   

6. All utility relocation costs associated with improving street frontages abutting the site shall be 
borne by the developer. 

7. It is the responsibility of the applicant to verify all existing utilities within the right-of-way.  The 
applicant at no cost to ACHD shall repair existing utilities damaged by the applicant.  The 
applicant shall be required to call DIGLINE (1-811-342-1585) at least two full business days prior 
to breaking ground within ACHD right-of-way.  The applicant shall contact ACHD Traffic 
Operations 387-6190 in the event any ACHD conduits (spare or filled) are compromised during 
any phase of construction. 

8. Utility street cuts in pavement less than five years old are not allowed unless approved in writing 
by the District.  Contact the District’s Utility Coordinator at 387-6258 (with file numbers) for details. 

9. All design and construction shall be in accordance with the ACHD Policy Manual, ISPWC 
Standards and approved supplements, Construction Services procedures and all applicable 
ACHD Standards unless specifically waived herein.  An engineer registered in the State of Idaho 
shall prepare and certify all improvement plans. 

10. Construction, use and property development shall be in conformance with all applicable 
requirements of ACHD prior to District approval for occupancy. 
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11. No change in the terms and conditions of this approval shall be valid unless they are in writing 
and signed by the applicant or the applicant’s authorized representative and an authorized 
representative of ACHD.  The burden shall be upon the applicant to obtain written confirmation of 
any change from ACHD. 

12. If the site plan or use should change in the future, ACHD Planning Review will review the site plan 
and may require additional improvements to the transportation system at that time. Any change in 
the planned use of the property which is the subject of this application, shall require the applicant 
to comply with ACHD Policy and Standard Conditions of Approval in place at that time unless a 
waiver/variance of the requirements or other legal relief is granted by the ACHD Commission.   

F. Conclusions of Law 
1. The proposed site plan is approved, if all of the Site Specific and Standard Conditions of Approval 

are satisfied. 

2. ACHD requirements are intended to assure that the proposed use/development will not place an 
undue burden on the existing vehicular transportation system within the vicinity impacted by the 
proposed development.  

G. Attachments 
1. Vicinity Map 
2. Site Plan 
3. Utility Coordinating Council 
4. Development Process Checklist 
5. Request for Reconsideration Guidelines 
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Ada County Utility Coordinating Council 
 

Developer/Local Improvement District 
Right of Way Improvements Guideline Request 

 
 Purpose:  To develop the necessary avenue for proper notification to utilities of local highway and road 
improvements, to help the utilities in budgeting and to clarify the already existing process. 
 

1) Notification: Within five (5) working days upon notification of required right of way 
improvements by Highway entities, developers shall provide written notification to the affected 
utility owners and the Ada County Utility Coordinating Council (UCC). Notification shall include 
but not be limited to, project limits, scope of roadway improvements/project, anticipated 
construction dates, and any portions critical to the right of way improvements and coordination 
of utilities. 

 
2) Plan Review: The developer shall provide the highway entities and all utility owners with 

preliminary project plans and schedule a plan review conference.  Depending on the scale of 
utility improvements, a plan review conference may not be necessary, as determined by the 
utility owners. Conference notification shall also be sent to the UCC. During the review meeting 
the developer shall notify utilities of the status of right of way/easement acquisition necessary 
for their project. At the plan review conference each company shall have the right to appeal, 
adjust and/or negotiate with the developer on its own behalf. Each utility shall provide the 
developer with a letter of review indicating the costs and time required for relocation of its 
facilities. Said letter of review is to be provided within thirty calendar days after the date of the 
plan review conference.  

 
3) Revisions: The developer is responsible to provide utilities with any revisions to preliminary 

plans. Utilities may request an updated plan review meeting if revisions are made in the 
preliminary plans which affect the utility relocation requirements. Utilities shall have thirty days 
after receiving the revisions to review and comment thereon. 

 
4) Final Notification: The developer will provide highway entities, utility owners and the UCC with 

final notification of its intent to proceed with right of way improvements and include the 
anticipated date work will commence. This notification shall indicate that the work to be 
performed shall be pursuant to final approved plans by the highway entity. The developer shall 
schedule a preconstruction meeting prior to right of way improvements. Utility relocation activity 
shall be completed within the times established during the preconstruction meeting, unless 
otherwise agreed upon. 

 
Notification to the Ada County UCC can be sent to: 50 S. Cole Rd. Boise 83707, or Visit 
iducc.com for e-mail notification information.  
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Troy Behunin

From: Lauren Boehlke <laurenboehlke@yahoo.com>
Sent: Monday, December 04, 2017 8:40 AM
To: Troy Behunin
Subject: Re: Former Urza Property Annexation

Categories: Agency Comments

Good Morning Troy, 
Just to let you know that this property does have a valid water right of 39.24 acres through Boise-Kuna Irrigation 
District.  Our 2017 Fall/2018 Spring assessments have been mailed out and the Fall assessment is due by 12/20/17, with 
Spring Toll due by 4/1/17. Boise Project Board of Control, our delivery entity, will need to be contacted as to where water 
delivery is on this property and making sure that no other water user is deterred from receiving water do to any 
development of this property. 
 
Thank you, 
Lauren 
 
 
Lauren S Boehlke 
Sec.-Treasurer 
Boise-Kuna Irrigation District 
Phone# 922-5608 
Fax# 922-5659 
 

On Friday, 1 December 2017, 16:24, Troy Behunin <tbehunin@kunaid.gov> wrote: 
 

Good afternoon everyone, 
Please review the packet for a new request for annexation into Kuna City Limits. Please send 
relevant comments to our office within the 15 business days as requested. If your agency needs 
additional time, please let our office know as soon as possible. 
If your agency needs hard copies, please let us know and we will be happy to send them. 
Thanks and have a great weekend. 
Troy 
  
Troy Behunin  
Planner III 
City of Kuna  
751 W. 4th Street  
Kuna, ID 83634 
TBehunin@KunaId.Gov 
  
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. 
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Troy Behunin

From: Pike, Brett <Brett.Pike@cableone.biz>
Sent: Thursday, December 14, 2017 3:08 PM
To: Troy Behunin
Subject: FW: Former Urza Property Annexation
Attachments: Agency Transmittal PACKET.pdf

We don’t have cable plant there at this time. 
 
Thanks 
 
Brett 
 
This transmittal is a confidential communication or may otherwise be privileged. If it is not clear that you are the 
intended recipient, you are hereby notified that you have received this transmittal in error; any review, dissemination, 
distribution or copying of this transmittal is strictly prohibited. If you suspect that you have received this communication 
in error, please notify the sender and immediately delete this message and all its attachments. 
 

From: Ingram, Adam  
Sent: Friday, December 1, 2017 4:53 PM 
To: Weed, Dan <Daniel.Weed@cableone.biz>; Pike, Brett <Brett.Pike@cableone.biz> 
Subject: FW: Former Urza Property Annexation 
 
 
 
Adam Ingram 
Field Technical Supervisor – Construction Department 

 
West Valley 
2101 East Karcher Road 
Nampa, Idaho 83687 
PH: 208.442.6601  
FAX: 208.454.3065 
adam.ingram@cableone.biz 
 
This transmittal is a confidential communication or may otherwise be privileged. If it is not clear that you are the intended recipient, you are hereby 
notified that you have received this transmittal in error; any review, dissemination, distribution or copying of this transmittal is strictly prohibited. If you 
suspect that you have received this communication in error, please notify the sender and immediately delete this message and all its attachments. 

 

From: Troy Behunin [mailto:tbehunin@kunaid.gov]  
Sent: Friday, December 1, 2017 4:24 PM 
To: ACHD <clittle@achdidaho.org>; Ada County Engineer <agilman@adaweb.net>; Attorney Icloud 
<kunaattorney@icloud.com>; Becky Rone ‐ Kuna USPS Addressing <rebecca.i.rone@usps.gov>; Bob Bachman 
<bbachman@kunaid.gov>; Boise Project Board of Control <tpage@boiseproject.org>; Boise Project Board of 
Control <bcarter@boiseproject.org>; Boise‐Kuna Irrigation Distr. <laurenboehlke@yahoo.com>; Ingram, Adam 
<Adam.Ingram@cableone.biz>; Goettsche, Cheryl <Cheryl.Goettsche@cableone.biz>; Central District Health 
Dept. CDHD <lbadigia@cdhd.idaho.gov>; COMPASS <cmiller@compassidaho.org>; DEQ 
<Alicia.martin@deq.idaho.gov>; Eric Adolfson <eadolfson@compassidaho.org>; Idaho Power 
<ahawkins@idahopower.com>; Idaho Power Easements <MAlandt@idahopower.com>; Intermountain Gas 
<robert.miller@mdu.com>; Intermountain Gas <bryce.ostler@intgas.com>; J&M Sanitation ‐ Chad Gordon 
<Chad.Gordon@jmsanitation.com>; Julie Stanley ‐ Regional Address Mgmt. <Julie.R.Stanley@usps.gov>; Ken 

tbehunin
Typewritten Text
Exhibit B 4



2

Couch: Idaho Transportation Department <ken.couch@itd.idaho.gov>; Kuna Police Chief 
<so4217@adaweb.net>; Kuna Postmaster ‐ Marc C. Boyer <marc.c.boyer@usps.gov>; Kuna School District 
<kbekkedahl@kunaschools.org>; Kuna School District <bsaxton@kunaschools.org>; Kuna School District 
<wjohnson@kunaschools.org>; Mike Borzick <mborzick@kunaid.gov>; New York Irrigation District 
<terri@nyid.org>; Planning Mgr: Ada County Development Services <jboal@adaweb.net>; Terry Gammel 
<tgammel@kunafire.com>; Vic Steelman <vsteelman@idpower.com>; ppalmer@kunafire.com 
Subject: Former Urza Property Annexation 
 
Good afternoon everyone, 
Please review the packet for a new request for annexation into Kuna City Limits. Please send relevant comments 
to our office within the 15 business days as requested. If your agency needs additional time, please let our office 
know as soon as possible. 
If your agency needs hard copies, please let us know and we will be happy to send them. 
Thanks and have a great weekend. 
Troy 
 

Troy Behunin  
Planner III 
City of Kuna  
751 W. 4th Street  
Kuna, ID 83634 
TBehunin@KunaId.Gov 
  
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. 
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Communities in Motion 2040 Development Review 
 

The Community Planning Association of Southwest Idaho (COMPASS) is the metropolitan planning organization 
(MPO) for Ada and Canyon Counties. COMPASS has developed this review as a tool for local governments to 
evaluate whether land developments are consistent with the goals of Communities in Motion 2040 (CIM 2040), the 
regional long-range transportation plan for Ada and Canyon Counties. This checklist is not intended to be 
prescriptive, but rather a guidance document based on CIM 2040 goals. 
 

 
 
 
 

 
 
 
 
 
 
 
 
 
 

 
 

 

 

 
 

Recommendations 

The proposal is requesting a rezone which would allow up to 320 residential units. At this maximum amount, the 
proposal would exceed the Communities in Motion 2040 forecast for this area. Transportation infrastructure may 
not be able to support the new transportation demands. 

The proposal did not include a site plan. Encourage the developer to provide stub streets, internal bicycle and 
pedestrian circulation, and pathway connectivity to the northeast corner of the site for access to a future Indian 
Creek pathway. Consider improving the crossing at the South Ten Mile Road and West Kuna Road intersection or a 
mid-block signalized crossing near the subject property to provide safe crossing to Winchester Park, or provide 
sufficient internal open space.  

More information about COMPASS and Communities in Motion 2040: 

Web: www.compassidaho.org 
Email info@compassidaho.org 
More information about the development review process:  
http://www.compassidaho.org/dashboard/devreview.htm 

Development Name: Urza       Agency: Kuna 

CIM Vision Category: Future Neighborhoods 
 
New households: Up to 320  New jobs: 0   Exceeds CIM forecast: YES 

Farmland contributes to the local economy, creates 
additional jobs, and provides food security to the region. 
Development in farm areas decreases the productivity 
and sustainability of farmland.  
 

Farmland consumed: Yes 
Farmland within 1 mile: 1,008 acres 
Farmland Value: N/A 

Housing within 1 mile: 1,507 
Jobs within 1 mile: 307 
Jobs/Housing Ratio: 0.2 

Nearest bus stop: >4 miles 
Nearest public school: 0.7 miles 
Nearest public park: 0.8 miles 
Nearest grocery store: 2.1 miles 
 

CIM Corridor: None 
Pedestrian level of stress: R—Kuna Road 
Bicycle level of stress: R—Kuna Road 

A good jobs/housing balance – a ratio between 1 and 
1.5 – reduces traffic congestion. Higher numbers 
indicate the need for more housing and lower numbers 
indicate an employment need. 

Residents who live or work less than ½ mile from 
critical services have more transportation choices. 
Walking and biking reduces congestion by taking cars off 
the road, while supporting a healthy and active lifestyle.   
 

Level of Stress considers facility type, number of vehicle 
lanes, and speed. Roads with G or PG ratings better 
support bicyclists and pedestrians of all ages and comfort 
levels.  

Nearest police station: 1.2 miles 
Nearest fire station: 1.6 miles 

Developments within 1.5 miles of police and fire 
stations ensure that emergency services are more 
efficient and reduce the cost of these important public 
services.   
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