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

KUNA PLANNING AND ZONING COMMISSION 
Agenda for June 12, 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 May 22, 2018. 
 

3. PUBLIC HEARING 
a. 18-01-AN (Annexation) – Cortez Annexation; The applicant, Stephanie Cortez, requests approval 

to annex approximately 3.06 acres located at 760 S. School Avenue, Kuna, Idaho with an R-2 
residential zoning designation. 
 

b. 18-02-AN (Annexation) & 18-02-CPF (Combination Pre-Plat & Final-Plat) – Dynasty Estates Sub. 
No. 2; Applicant requests to annex approximately 10.001 acres into Kuna City with an R-2 (Low 
Density Residential), residential zone, and to subdivide the property into two single family 
residential lots through the combined preliminary and final plat process and have reserved the 
name Dynasty Estates Subdivision No. 2 with the County. This is a request for re-subdivision of Lot 
5, Block 1, of Dynasty Estates Subdivision. The site is located at the southwest corner (SWC) of 
Linder and Lake Hazel Roads, site address is 4400 W Linder Road, Meridian, Idaho, In Section 2, T 
2 N, R 1 W, APN #: R2004170050. 

 
c. 18-08-SUP (Special Use Permit) & 18-15-DR (Design Review) – PI Stem Academy; On behalf of 

PISA Land holdings, Brett Jensen with Ensign Development (applicant), requests SUP approval in 
order to place a new school (PiStem Charter Academy) at the southeast corner of Hubbard and 
future School Avenue in Kuna. Applicant seeks to add three (3), 60’ X 60’ manufactured buildings 
(approx. 3,600 square feet/ea.) for classroom and school purposes, a parking lot, a bus drop-off 
and to add improvements to two roadways. A Design Review application is included with this 
request. The site address is 2275 W. Hubbard Rd. 

 
4. COMMISSION REPORTS 

 
5. ADJOURNMENT 

 



CITY OF KUNA 
PLANNING & ZONING COMMISSION 

 
MEETING MINUTES  
Tuesday, May 22, 2018  

 

2018 Minutes 
P&Z Commission Meeting Minutes May 22, 2018 Page 1 of 4 

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

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

1. CONSENT AGENDA 
a. Meeting Minutes for May 8, 2018. 

 
Commissioner Hennis Motions to approve the consent agenda; Commissioner Gealy Seconds, all aye and motion 
carried 3-0. 
 
Commissioner Gealy motions to move Case No. 18-13-DR (Design Review) to the end of New Business on the 
agenda; Commissioner Hennis Seconds, all aye and motion carried 3-0. 

 
2. NEW BUSINESS 
a. 18-13-DR (Design Review) – Sunbeam Townhomes; On behalf of Oasis Properties LLC, the applicant, Steve Arnold 

with A Team Land Consultants seek Design Review approval from the Planning and Zoning Commission (acting as 
Design Review Committee) for twelve (12) multifamily buildings (forty-eight (48) units), accompanying open space 
and landscaping, lighting and parking lot within the Sunbeam Townhouses Subdivision. The site is located on South 
School Avenue, Kuna, Idaho 83634 (APN# S1326428020). 
 
Marty Pieroni: I am the owner of this property, my address is 475 S Thornwood Way, Meridian Idaho. I was asked 
to fill in tonight, so I am not sure what I am supposed to present, but if you have any questions at all I would be more 
than happy to answer them. C/Young: Looking at the elevations, I see the stone at the columns at the entry ways, 
and the only other place on the elevations were a tiny little strip at one of the entrances of the four. Marty Pieroni: 
They are all same, it is pin wheel design. So, each one looks the same all of the way around. So, you stone at the base 
of the pillars on each entry. C/Young: And you have the wainscot at each of the doors, and there is stone at each of 
the entries all the way around. Marty Pieroni: That is correct. C/Young: In some of the emails back and forth, I saw 
some communication about trash enclosure locations, how many are there. Marty Pieroni: There are two. C/Young: 
And those are CMU enclosures with steel gates? Marty Pieroni: Correct. We also implemented larger planter beds 
along the trash enclosures for more landscaping, which will help screen them a little more. C/Young: Are there any 
other questions for the applicant at this time? C/Hennis: I have no other questions. Jace Hellman: Chairman, 
commissioners for the record my name is Jace Hellman, Planner II Kuna Planning and Zoning Staff 751 W 4th ST. The 
application before you tonight is 18-13-DR (Design Review) which is seeking approval for 12 multifamily buildings 
(48 units), accompanying Open space, landscaping, lighting and parking within the newly created sunbeam 
townhouses subdivision. The preliminary plat for this project was approved on November 15th, 2016. The final plat 
was approved on October 3, 2017. Public improvements required with the creation of a subdivision are underway 
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and are near completion. A common drive aisle will connect the multifamily units to West sunbeam street, which is 
being extended from its existing terminus to school avenue. The applicant has proposed 111 total parking stalls, six 
of which will be designated handicap parking. If they haven’t already, the applicant will be required to have all 
parking lot drainage and storm water retention plans reviewed and approved by the City Engineer. Staff finds the 
parking lot to be in substantial conformance with KCC title 5, chapter 9 which requires one and a half spaces per unit 
for all multifamily type developments. This application features an abundance of landscaping, and open space 
amenities for residents including a gazebo and half basketball court. The applicant also has proposed a 25-foot 
landscape buffer along School Avenue, and a 25 to 30-foot buffer along Sunbeam St. Per the letter of intent, and the 
submitted landscape plan the applicant Proposes extensive landscaping within a 25 to 30-foot landscape strip 
separating the proposed multifamily development from the existing single-family units to the south. Staff would like 
to note that within your packet there is a letter from Chad Gordon with J&M Sanitation, this is exhibit C2. Within 
this letter there is conversation of reducing the number of trash enclosures from two to one, so long as it has the 
capacity for two dumpsters. The applicant has since opted to forgo the single enclosure and place two enclosures 
on site as shown on the site plan. Staff would like to note that because this application is for a Design Review, which 
is public meeting, no formal noticing procedures were needed. The application Complies with Kuna City Code and 
the Kuna Comprehensive plan. The applicant has submitted everything we have asked him to and has shown to be 
very willing to work with staff. Staff would forward a recommendation of approval for case 18-13-DR to the Design 
Review Committee. I will now stand for any questions you may have. C/Young: Was there any kind of a light study, 
to make sure the light poles didn’t violate the dark sky policy. Jace Hellman: They did not, but we can require them 
to submit one if need be. C/Young: Are there any other questions for staff? C/Gealy: There is a condition, condition 
6, which says are lighting within and for the site shall be LED lighting and establish dark sky practices, is that what 
you were asking about? C/Young: Well, I was just wondering if an actual photometric plan has been done that 
verifies the locations of their light poles and shows that they don’t wash over into the neighboring subdivision. Jace 
Hellman: You can see the location of the pole lights on the site plan, as far as location, a lot of the lights are set 
forward in the development, and the closest lights to the subdivision to the south are the home style lights that are 
attached to the four-plex. Marty Pieroni: I was asked by some of the residents about the lighting, and I told them 
we have the shields on the light, and we have 50-watt LED bulbs, so it is as about as low as a lighting package that 
you can do. But, we do put shields on them, that way it doesn’t do a 360-degree circle, and it keeps them focused 
on the parking lot. There is five of them in the entire parking lot. C/Young: Okay, and do you also have something 
similar, do you have any wall packs on the fourplexes themselves. Marty Pieroni: We actually thought about doing 
away with the street lights and having lights just on the buildings, but we were told by staff that that would not work. 
C/Young: I agree with Staff on that one. Any other questions for staff or the applicant? C/Hennis: I think overall, 
they look nice. C/Gealy: I like the pinwheel design and the abundant landscaping. C/Young: Any other concerns or 
thoughts? C/Gealy: I appreciate, that with the density you have, you have made it less dense to the south, with an 
abundance of open space. We appreciate the effort in transition. C/Young: I will stand for a motion.  

 
Commissioner Hennis motions to approve Case No. 18-13-DR with the conditions as stated in the staff report; 
Commissioner Gealy Seconds, all aye and motion carried 3-0. 
 

b. 18-14-DR (Design Review) & 18-05-SN (Sign) – KJ’s Superstore Pole and Monument Signage; The applicant, Conrad 
& Bischoff, seeks Design Review approval from the Planning and Zoning Commission (acting as Design Review 
Committee) to build a 30-foot high, double face illuminated pole sign with an electronic message center and an 
approximately six-foot high, double face illuminated monument sign. The site is located at 1565 E. Deer Flat Road, 
Kuna, Idaho 83634 (Parcel No. S1324110231). 
 
Todd Taylor: I am with Yesco, 416 E 41st St. Boise. We have a 30-foot freestanding pole sign on Highway 69 and a 
secondary monument sign on Deer Flat Road. Both signs fall within City Code, and I will answer any questions you 
may have. Jace Hellman: Good Evening Chairman and Commission, for the record Jace Hellman, Planner II, Kuna 
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Planning and Zoning Staff, 751 W. 4th St. KJ’s Superstore was brought to you as a special use permit and design review 
last year. They did not have their signage at the time, and as a part of the conditions of approval they were required 
to bring all proposed signage back for design review. The pole sign in 30 ft high and contains an electronic reader 
board, which mandates design review as well, the intent is to have the 30 ft pole sign on N. Meridian Road and the 
monument sign on East Deer Flat. Both signs are code compliant, and the applicant has worked diligently to bring 
both signs within compliance, and I will stand for any questions that you may have. C/Hennis: This one says it has 
what they call a full color electronic message center, is that going to be dimmable at night? Jace Hellman: Code does 
require, and we will have that discussion with the applicant. There is a section of code that says it can only be so 
bright and so flashy, and that after certain hours the lights must be dimmed or turned off. So, they are required to 
in compliance with that. C/Young: Alright, thank you, and that brings up our discussion. This one seems pretty 
straight forward. C/Hennis: Can I have the applicant come up, did you hear the question that was asked about the 
dimmability of the sign? Todd Taylor: Yes, most signs today are designed with that internal, they automatically dim 
down at night. C/Young: If there is nothing else I could stand for a motion.  

 
Commissioner Hennis motions to approve Case No. 18-14-DR & 18-05-SN for KJ’s Superstore with the conditions as 
stated in the staff report; Commissioner Gealy Seconds, all aye and motion carried 3-0. 
 

c. 18-16-DR (Design Review) & 18-04-SN (Sign) – KJ’s Superstore Wall Signage; On behalf of the property owners 
Conrad & Bischoff, the applicant David Whitehead with Sign Pro, seeks Design Review approval from the Planning 
and Zoning Commission (acting as Design Review Committee) to build a series of wall signs for KJ’s Superstore and 
KJ’s Superwash. The site is located at 1565 E. Deer Flat Road, Kuna, Idaho 83634 (Parcel No. S1324110231). 
 
Zane Powell: I represent KJ’s as the construction manager and owners rep., my address is 1885 Silver Horseshoe Dr 
in Rexburg, Idaho. I was driving over this morning to meet with Radix Construction, and Sign Pro called me asking if 
I can stand in for them tonight. Jace Hellman: Chairman, Commissioners, once again Jace Hellman, Planner II, 751 
W. 4th St. Kuna Planning and Zoning Staff. This is the second round of applications for signage for KJ’s Superstore, 
this one includes all of their wall signs. On your sight plan you will notice a bunch of different directional signs, and 
per Kuna City Code, those are technically exempt from design review, so we are here looking at the wall signs for 
the Superstore and the Superwash. There are three signs on each building, one per side. But, other than that if you 
have any specific questions, I would be more than happy to answer them. C/Gealy: I have no questions. C/Hennis: I 
have no questions. This one is pretty straight forward, they are actually pretty subtle signs. C/Young: Any other 
thoughts or questions? If not, I will stand for a motion.   
 
Commissioner Hennis motions to approve Case No. 18-16-DR & 18-04-SN for wall signage for KJ’s Superstore with 
the conditions as stated in the staff report; Commissioner Gealy Seconds, all aye and motion carried 3-0. 

 
3. COMMISSION REPORTS 

 
 

4. ADJOURNMENT 
 

Commissioner Gealy motions to adjourn; Commissioner Hennis Seconds, all aye and motion carried 3-0.  
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________________________________ 
Lee Young, Chairman 

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

Staff Report – Planning and Zoning Commission  
 

 
 
 
 

To:   Planning and Zoning Commission 
 
Case Number:  18-01-AN (Annexation)  
 
Location:  760 S. School Ave. 
   Kuna, ID 83634 
 
Planner:  Jace Hellman, Planner II 
 
Hearing Date:  June 12, 2018 
 
Owner/applicant: Stephanie Cortez 
   760 S. School Ave. 
   Kuna, ID 83634 

208.870.0033 
 
 
Table of Contents: 

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

 
A. Course of Proceedings 

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

a. Notifications 
i. Neighborhood Meeting  March 26, 2018 
ii. Agencies Notified   April 23, 2018 
iii. 300’ Property Owners   May 23, 2018 
iv. Kuna, Melba Newspaper  May 23, 2018 
v. Site Posted   June 1, 2018 
vi. Agenda    June 12, 2018 

  

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

Kunacity.id.gov 
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B. Applicant Request: 

1. The applicant, Stephanie Cortez, requests approval to annex approximately 3.06 acres located at 
760 S. School Avenue, Kuna, Idaho with an R-2 residential zoning designation. 
 

C. Exhibit Maps:  
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D. History: The parcel is contiguous to city limits along the northeastern boundary and is currently zoned 
R-1 (Estate Residential) within Ada County’s jurisdiction.  
 

E. General Projects Facts: 
Comprehensive Plan Designation: The Future Land Use Map identifies this site as Medium Density 
Residential.  

1. Surrounding Land Uses:      

North RUT 
R-6 

Rural Urban Transition – Ada County 
Medium Density Residential – City of Kuna 

South R1 Estate Residential – Ada County 
East RR Rural Residential – Ada County 
West RUT Rural Urban Transition – Ada County 

 
2. Parcel Sizes, Current Zoning, Parcel Numbers: 

• Approx. 3.06 total acres 
• Zone: R1, Estate Residential (Ada County) 
• Parcel # S1326131380 
 

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

 
4. Existing Structures, Vegetation and Natural Features: The subject site currently contains an 

approximately 1,624 square foot single family home along with several outbuildings. A portion of 



 
Page 4 of 8 File No. 18-01-AN – Cortez Annexation  
06/12/2018 P: P&Z\Shared\Cases\Annex\18-01-AN – Stephanie Cortez\ Staff Report 

 

the site is currently used as pasture land. The site’s topography is generally flat with a potential 0-
2% slope in areas. 
 

5.  Transportation / Connectivity: The parcel does not have curb, gutter or sidewalks. The site is 
accessed via an existing driveway on South School Avenue. 

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

groundwater monitoring. Beyond the NPA, staff is not aware of any additional environmental issues, 
health or safety conflicts.  

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

this case file:   
• Department of Environmental Quality (Aaron Scheff; April 27, 2018) – Exhibit B2 
• Idaho Transportation Department (Ken Couch; May 4, 2018) – Exhibit B3 
• Nampa & Meridian Irrigation District (Greg G. Curtis; May 7, 2018) – Exhibit B4 
• Ada County Highway District (Stacey Yarrington; May 15, 2018) – Exhibit B5 
• Boise Project Board of Control (Bob Carter; May 14, 2018) – Exhibit B6 
• Kuna City Engineer (Paul Stevens; June 7, 2018) – Exhibit B7 

 
F. Staff Analysis: 

The subject site is directly South of Willow Glenn Subdivision and directly north of the recently 
approved Sunbeam Townhouses Subdivision. The subject site takes direct access from South 
School Avenue. The applicant requests to annex the 3.06-acre parcel into Kuna City limits with an 
R-2 (Low Density) zoning designation. The applicant has indicated that the only plans for future 
development would be to complete a lot split application in order to construct a new home for a 
relative. Future development of the site or any portions thereof shall be in accordance with the 
provisions set forth in Kuna City Code (KCC). 

 
Potable water and sanitary sewer are within 300-feet of the subject site. Currently the property is 
served by a private septic system and well. Any future development shall be required to connect 
to City services, and that the existing home will be required to connect to City services at the time 
of current system failure. The applicants’ property will need to show how they can maintain surface 
water rights for proper irrigation or they will be required to connect to the City’s pressurized 
irrigation system. Staff is requiring connection to the City’s pressurized irrigation system at the 
time of any future development.  
 
 
Staff finds that the applicants proposed R-2 (low density residential) to be less of an impact than 
what is called for in the Comprehensive Plan Future Land Use Map. Staff views this annexation 
request to be consistent with the approved Future Land Use Map. 

 
The applicant has indicated that the subject site does contain farm animals. Per the applicant, 
currently there are five horses, six sheep, five chickens, two pigs and usually six to seven calves. 
KCC 5-3-2 does allow farm animals within an R-2 zone, however Kuna City Code specifically allows 
for five animals. Staff has determined the applicant shall be allowed to maintain the current 
number of animals on site and should be classified as a nonconforming use subject to provisions 
set forth in KCC Title 5 Chapter 8. 
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 Staff has determined this annexation application complies with Title 5 of the Kuna City Code; Idaho 
Statute §50-222; and forwards a recommendation of approval for Case # 18-01-AN, subject to the 
recommended conditions of approval. 

 
G. Applicable Standards: 

1. City of Kuna, Title 5 Zoning Ordinance: Annexations. 
2. City of Kuna Comprehensive Plan and Future Land Use Map. 
3. Idaho Code, Title 67, Chapter 65, Local Land Use Planning Act. 
   

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

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

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

Comment: The 3.06-acre parcel is suitable to accommodate a residential use. 
 

3. The annexation 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, structures and open space 
already exist and will therefore not cause environmental damage or loss of habitat.  
 

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

Comment: The proposed residential zoning designation will be required to connect to Kuna public sewer 
and water at the time of future development and at time of current system failure 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 annexation 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 
residential use. 

 
Comment: Correspondence from Kuna Public Works confirms that when the applicant is required to 
connect, the utility services are suitable and adequate for residential use. 
 

I. Comprehensive Plan Analysis:    
The Kuna City Council accepts the Comprehensive Plan components as described below. 
 
1. The proposed applications for this site are consistent with the following Comprehensive Plan 

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

attorney; The Idaho Attorney General’s six criterion established to determine the potential 
for property taking. 

 
 6.0 – Land Use 

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

 
J. Proposed Findings of Fact:  

1. Annexation: Based on the record contained in Case No. 18-01-AN, including the exhibits, staff’s 
report and any public testimony at the public hearing, the Planning and Zoning Commission of Kuna, 
Idaho, hereby recommends approval/conditional approval/denial of the Findings of Fact and 
Conclusions of Law, and conditions of approval for Case No. 18-01-AN (Annexation). 
 

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 June 12, 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. 18-01-AN, 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 3.06 acres (subject 

property) as medium-density residential. With the annexation, the applicant proposes a zoning 
designation of R-2. The proposed zone change to low-density residential conforms with adjacent 
residential uses. 

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

this application. 
 
  Comment: On June 12, 2018, Kuna’s Planning and Zoning Commission will vote to recommend 

approval/conditional approval/denial of application 18-01-AN. 
 
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 June 12, 2018.  
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K. Proposed Conclusions of Law:  
1. Based on the evidence contained in Case No. 18-01-AN, the Kuna Planning & Zoning Commission 

finds Case No. 18-01-AN complies/does not comply with Kuna City Code. 
2. Based on the evidence contained in Case No. 18-01-AN, the Kuna Planning & Zoning Commission 

finds Case No. 18-01-AN is/is not consistent with Kuna’s Comprehensive Plan.  
3. The public notice requirements have been met and the neighborhood meeting was conducted 

within the guidelines of applicable Idaho State Code and Kuna City Ordinances. 
 
L. Proposed Decision by the Planning & Zoning Commission: 

Note:  This motion is to recommend approval/conditional approval/denial of this annexation request to 
the City Council.  However, if the Commission wishes to approve or deny specific parts of the request as 
detailed in this report, they must be specified. 

 
Based on the facts outlined in staff’s report and any public testimony at the public hearing, the Planning 
and Zoning Commission of Kuna, Idaho, hereby recommends approval/conditional approval/denial of 
Case No. 18-01-AN; a request for annexation from Stephanie Cortez, with the following conditions of 
approval: 
 

1. At any point in time the subject property re-develops, all development submittals are required to 
include the lighting, landscaping, drainage and development plans as required by Planning and 
Zoning. All site improvements are prohibited prior to approval of the following agencies. The 
landowner/applicant/developer, and any future assigns having interest in the subject property, shall 
obtain written approval on letterhead or may be written/stamped on the approved construction 
plans from the agencies noted:  

a. Central District Health Department (CDHD). 
b. The City Engineer shall approve the future sewer and water, irrigation and drainage 

construction plans. 
c. The Kuna Fire District shall approve all site development and building plans. 
d. The Boise-Kuna 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 permits for future development. 
2. Potable water and sanitary sewer are within 300-feet of the subject site. Applicant shall enter into 

a Memorandum of Understanding with the City of Kuna regarding connection to City facilities. 
Applicant shall make ultimate connection to City facilities at the time of current system failure.  

3. At the time of annexation in the City of Kuna, the landowner, applicant, and any future assigns 
having interest in the subject property shall be allowed to maintain the current number of farm 
animals on site. This use shall be classified as a nonconforming use subject to provisions set forth 
in KCC Title 5 Chapter 8. 

4. For future development, all utilities shall be installed underground, unless otherwise approved (see 
KCC 6-4-2-W). 

5. 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. 

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

7. At the time of any future development, the landowner/applicant/developer, and any future assigns 
having interest in the subject property shall submit a petition to the City (as necessary and 
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confirmed with the City engineer) consenting to the pooling of irrigation surface water rights for 
delivery purposes and requesting to annex the irrigation surface water rights appurtenant to the 
property to the Kuna Municipal Pressure Irrigation District (KMID). 

8. The landowner/applicant/developer, and any future assigns having interest in the subject property 
shall follow Kuna staff, City Engineer and any other agency recommended requirements as 
applicable. 

9. The landowner/applicant/developer, and any future assigns having interest in the subject property 
shall abide by all applicable federal, state and local laws and ordinances. 

 
 
DATED: This ______ day of _________________, 2018. 
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City of Kuna 
 

Planning & Zoning Commission Staff Report 
 
       
 
 

To:      Planning and Zoning  
      Commission  
 
Case Number(s):  18‐02‐AN (Annexation), 
  18‐02‐CPF (Combo PP & FP) 

Dynasty Estates Sub. No. 2 
 
Location:    South West Corner (SWC) of 

  Linder Rd. & Lake Hazel Rd. 
    Meridian, Idaho 83642 
 
Planner:     Troy Behunin, Planner III 
 
Hearing Date:    June 12, 2018  
 
Owner:      Steve & Deborah Johnson 
      6801 S. Linder Road 
      Meridian, ID 83642 
      208.866.2369 
      debannjohnson@gmail.com  

 
  
 

   
 
Table of Contents: 

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

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

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

 

A. Course of Proceedings 

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

a. Notifications 
i. Neighborhood Meeting    March 10, 2018 (four persons attended) 
ii. Agencies        May 4, 2018 
iii. 350’ Property Owners       June  4, 2018 
iv. Kuna, Melba Newspaper    May  23, 2018 
v. Site Posted        May 19, 2018 

 

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

Kunacity.id.gov 
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B. Applicant Request: 
1. Applicant requests to annex approximately 10.00 acres into Kuna City with an R‐2 (Low Density Residential), 

residential zone, and to subdivide the property into two single family residential lots through the combined 
preliminary and final plat process, and have reserved the name Dynasty Estates Subdivision No. 2 with the 
County.  This  is  a  request  for  re‐subdivision of  Lot  5, Block  1, of Dynasty  Estates  Subdivision.  The  site  is 
located at the southwest corner (SWC) of Linder and Lake Hazel Roads, site address is 4400 W Linder Road, 
Meridian, Idaho, In Section 2, T 2 N, R 1 W, APN #: R2004170050. 
 

2. Site Location Map: 

     
                          ©COPYRIGHTED 
 

C. History: The approximately 10.00 acre subject site  is within the Ada County subdivision called Dynasty Estates, 
however,  it  is  contiguous  to Kuna City  limits on  the west and east property  lines and has been a  residential 
subdivision since 1994. 

 

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

Medium Density Residential (4‐8 Units per acre). Staff views this land use request to be consistent with the 
approved Future Land Use Map. 
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2. Kuna Comprehensive Plan Future Land Use Map: 
  
 
 
 
 

 
 
 

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

3. Kuna Recreation and Pathways Master Plan Map: 
The Kuna Recreation and Master Pathways Plan map  identifies a future trail  in the general area, however, 
this  lot  does  not  have  a  touch  to  the Mason  Creek  Feeder.  Future  development  (to  the  south  –  other 
parcels) will need to submit plans accommodating this trail along the Mason Creek Feeder. 
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4. Surrounding Existing Land Uses and Zoning Designations: 
         

North  RR  Rural Residential – Ada County

South  RR  Rural Residential – Ada County

East  R‐6 Medium Density Residential – City of Kuna

West  Ag  Agriculture – Ada County

 

5. Parcel Sizes, Current Zoning, Parcel Numbers: 

 Approx. 10.001 (Approx.) acres total 

 RR (Rural Residential) – Ada County  

 Parcel # R2004170050 R1928150022 
   

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

 

7. Existing Structures, Vegetation and Natural Features: Currently there is a house, a mother‐in‐law quarters 
and  three  outbuildings  on  site.  This  site  slopes  east  and  west  near  the mid‐point  of  the  site.  On‐site 
vegetation is consistent with a residential and agricultural lot. 
 

8. Transportation  / Connectivity: The  applicant proposes access  from  the existing private driveway  for  the 
site, by extending the asphalt drive as far west as needed. 

 

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

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

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

 Boise Project Board of Control – Exhibit B‐2 

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

 Department of Environmental Quality – Exhibit B‐4 

 Idaho Transportation Department (ITD) – Exhibit B‐5 
 

E. Staff Analysis: 
Applicant requests approval to annex approximately 10.001 total acres (currently zoned Rural Residential (RR) in 
Ada  County),  into  Kuna  City  limits with  an  R‐2  (Low Density  Residential)  zone;  and  to  subdivide  the  subject 
property, creating a two lot, single family subdivision, known as Dynasty Estates No. 2 Subdivision. This request 
includes  a  re‐subdivision of  Lot  5, Block 1  in  the Dynasty  Estates  Subdivision. Applicant proposes  to provide 
access to the proposed lot by extending an existing private lane that touches Linder Road, a public road. 
 
The site  is eligible  for annexation, as  it  touches current City  limits on  the west and east sides of  the site. The 
applicant  seeks  an R‐2  (Low Density Residential)  zone  for  the  subdivision  in  connection with  this  annexation 
request. Applicant  is  also proposing  the  creation of  two  single  family  lots  and will be  known  as  the Dynasty 
Estates No. 2 Subdivision. 
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Staff recommends that the applicant provide a plan demonstrating permanent and continuous maintenance and 
care of the private lane, if provided, then staff has no concerns with the private lane. 
 
This site is in the Nitrate Priority Area and should only be granted the ability to install a new septic system based 
on  the  criteria established  in Kuna Code.  It has been determined  that  this property does have extraordinary 
constraints (distance to existing and near‐future facilities and a high point in the middle of the site that divides 
east  from  west),  preventing  connection  to  public  services  immediately  and/or  with  reasonable  costs.  Staff 
recommends that in the future if the lands west of this site develop, that the proposed new lot connect to public 
services from Kuna City. Staff recommends that if gravity sewer becomes available in Linder, the existing home 
be conditioned to connect to Kuna City services at time of failure, or at the property owner’s choice ahead of 
failure of either sewer or domestic well; Connection will be at the lot owner’s expense in accordance with Kuna 
City Code. Staff anticipates that proposed lot 2 will build a home before the lands west develop. Therefore, staff 
recommends  that  the newly  created  lot be  conditioned  to  run dry  lines  for  sewer  and domestic water  from 
house to the western lot line at building permit, in anticipation of a future connection so that if/when a critical 
system fails and there is a developed subdivision west of this site or services become available, it will connect at 
lot owners expense, in accordance with Kuna City Code. 
 
Staff has determined these applications comply with Title 5 of the Kuna City Code; Idaho Statute §50‐222; and 
the Kuna Comprehensive Plan; and  forwards Case No.’s 18‐02‐AN and 18‐02‐CPF, to the Commission with the 
recommended conditions of approval. 
 

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

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

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

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

G.  Procedural Background: 
The  Commission  held  a  Public Hearing  on  June  12,  2018,  to  consider  Cases No.’s  18‐02‐AN  and  18‐02‐CPF, 
including the submitted application documents, agency comments, staffs report, application exhibits and public 
testimony presented at the hearing. 

 
H.  Factual Summary: 

This  site  is  located near  the  southwest  corner  (SWC) of  Linder  and  Lake Hazel Roads. Applicant proposes  to 
annex approximately 10.001 acres  into the City of Kuna with an R‐2  (Low Density Residential) zone. Applicant 
has submitted a combination preliminary and final plat to re‐subdivide lot 5, block 1, within the Dynasty Estates 
Subdivision. 

 
I.   Proposed Comprehensive Plan Analysis:      

The comprehensive plan  is a  living document,  intended for use as a guide to governmental bodies. The plan  is 
not law that must be strictly adhered to in the most stringent sense; it is to be used by public officials to assist 
their decision making for the City. The Kuna Planning and Zoning Commission accepts the Comprehensive Plan 
components as described: 
 
Goals, Policies and Objectives from the Kuna Comprehensive Plan: 
Private Property Rights Goals and Objectives ‐ Section 2 ‐ Summary: 
Ensure  the City  land use policies,  restrictions,  conditions  and  fees do not  violate private property  rights  and 
ensure that land use actions, decisions, and regulations do not effectively eliminate all economic value of the 
subject property. Ensure that City land use actions, decisions, and regulations do not prevent a private property 
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owner from taking advantage of a fundamental property right and evaluate with guidance from the City attorney 
and the Idaho Attorney General’s six criterion established to determine the potential for property takings. 
 
Comment: Utilizing the Idaho Attorney Generals criteria, and a review by the City Attorney, the proposed project 
does not constitute a “takings” and the economic value is intact. 
 
Economic Development Goals and Objectives ‐ Section 5 ‐ Summary: 
Ensure an adequate supply of housing for all  income  levels and facilitate pedestrian connections, both visually 
and physically, to enhance pedestrian movement. 
 
Comment: The proposed application  complies with  the  comprehensive plan by providing a mix of  lot  sizes  to 
meet this goal. 
 
Land Use Goals and Objectives ‐ Section 6 ‐ Summary: 
Adopt  a  future  land  use  plan  and map  that  includes  natural  and  developed  open  spaces, while  providing  a 
variety of housing densities and  types  to accommodate various  lifestyles, ages and economic groups. Protect 
existing neighborhoods and ensure new development is sustainable and keeps Kuna desirable. Develop cohesive 
neighborhoods with character and quality while incorporating a variety of densities and styles. 
 
Comment: The project complies with  the  land use plan as adopted by  the City by  incorporating  the  following; 
varied  housing  densities  and  types  and  promotes  desirable,  cohesive  community  character  and  a  quality 
neighborhood. 
 
Public Services, Facilities and Utilities Goals and Objectives ‐ Section 8 ‐Summary: 
Provide  adequate  services,  facilities,  and  utilities  for  all  City  residents  and  annex  contiguous  properties  that 
request City services. Ensure that development within Kuna connects into the City’s sanitary sewer and potable 
water systems and continue expansion of the City’s sewer systems as resources allow. 
 
Comment: Kuna has adequate services for this development and the authority to annex the requested lands into 
the City. In the future when available, this applicant will expand the City’s sanitary sewer system, potable water 
service lines in an orderly fashion. 
 
Housing Goals and Objectives ‐ Section 12 ‐ Summary: 
Encourage developers to provide high‐quality development with a variety of  lot sizes, dwelling types, densities 
and  price  points  to meet  the  needs  of  current  and  future  population while  creating  safe  and  aesthetically‐
pleasing neighborhoods. Ensure housing is available throughout the community for all income levels and those 
with special needs. Encourage  logical and orderly residential development while discouraging developers from 
developing  land divisions  greater  than one half  acre because  large  lot  subdivisions  increase municipal  costs, 
require public subsidy and create sprawl. 
 
Comment: Applicant has proposed two single family lots which will contribute to high‐quality lots of varied sizes 
to  be  developed  in  a  logical  and  orderly  manner.  The  development  will  create  a  pleasant  neighborhood 
environment. 
 

J.    Proposed Commissions Conclusions of Law:  
Based on the evidence contained in Case No’s 18‐02‐AN and 18‐02‐CPF, the Kuna Planning and Zoning 
Commission finds Case No’s 18‐02‐AN and 18‐02‐CPF do/ do not comply with Kuna City Code, the goals of the 
Kuna Comprehensive Plan, as proposed or conditioned. 
 

1. This request appears/doesn’t appear to be consistent and/or in compliance with Kuna City Code (KCC). 
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  Comment: The proposed project meets  the  land use and area standards  in Chapter 3, Title 5 of 
  KCC.  Staff  also  finds  that  the  proposed  project meets  all  applicable  requirements  of  Title  6  of 
  KCC.   

 
2. The site is/is not physically suitable for a subdivision. 
  Comment: The 10.00 acre subdivision is large enough to include a mix of lot sizes. 
 
3. The annexation and subdivision uses are/are not  likely to cause substantial environmental damage or 

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

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

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

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

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

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

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

K. Proposed Commission Findings of Fact:  
Based upon the record in Case No’s 18‐02‐AN and 18‐02‐CPF, including the Comprehensive Plan, Kuna City Code, 
Staff’s  report,  including  the  exhibits,  and  the  testimony  elicited  during  the  public  hearing,  the  Commission 
hereby recommends approval/conditional approval/denial for Case No’s 18‐02‐AN and 18‐02‐CPF, a request for 
annexation and combination preliminary and final plat to Council as follows: 
 
The Commission concludes that the Application does/does not comply with the City of Kuna’s Zoning regulations 
(Title 5) of KCC and/or the Subdivision regulations outlined in title 6 of KCC and/or the Landscape Code in title 5. 
 

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

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



 
Page 8 of 9  File No’s: 18-02-AN 18-02-CPF  
6/1/18 Dynasty Est. Subdivision No. 2 Annexation and Combo Plat  

              P: P&Z\SHARED\CASES\Annexations\ Dynasty Est. Sub – Johnson Annex 
 

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

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

 

2. The Commission has the authority to recommend approval/denial for Case No’s 18‐02‐AN and 18‐02‐CPF. 
The Commission voted to recommend approval/denial for Case No’s 18‐02‐AN and 18‐02‐CPF. 

 

3. The public notice  requirements were met and  the public hearing was conducted within  the guidelines of 
applicable Idaho Code and City Ordinances to hold a public hearing on June 12, 2018, with the Commission. 

 

L. Proposed Decision by the Commission: 
Note:  18‐02‐AN  (Annexation)  and  18‐02‐CPF  (Combo  Plat):  The  proposed motion  is  to  recommend  approval, 
conditional approval, or denial for these requests to City Council. If the Commission wishes to approve or deny 
specific  parts of  the  requests  as  detailed  in  this  report,  those  changes must be  specified. Based on  the  facts 
outlined in staff’s report and public testimony during the public hearing the Planning and Zoning Commission of 
Kuna, Idaho, hereby recommends (approval / conditional approval / denial) for Case No’s 18‐02‐AN and 18‐02‐
CPF; annexation and a combo plat (with or without) the following conditions of approval: 
 

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

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

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

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

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

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

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

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

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

4. Submit a petition to the City (if necessary and confirmed with the City engineer) consenting to the pooling 
of irrigation surface water rights for delivery purposes and requesting to annex the irrigation surface water 
rights appurtenant  to  the property  to  the Kuna Municipal Pressure  Irrigation  system of  the City  (KMID) 
prior to requesting final plat signature from the City Engineer.  
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5. The land owner/applicant/developer and any future assigns having an interest in the subject property, shall 
fully comply with all conditions of development as approved by  the Commission and/or Council, or seek 
amending them through public hearing processes. 

6. The  applicant’s  proposed  preliminary  plat  (dated  04/11/18)  and  final  plat  (dated  04/11/18)  shall  be 
considered binding site plans, or as modified and approved through the public hearing process. 

7. In  the event gravity  sewer becomes available  in Linder Road,  the existing home on proposed  lot 1 shall 
  connect  to Kuna City services at  time of  failure, or at  the property owner’s choice, ahead of a  failure of 
  sewer or domestic water, at lot owner’s expense, in accordance with Kuna City Code. 

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

9. Applicant  shall  demonstrate  permanent  access,  maintenance  and  care  for  the  private  lane  and  the 
  responsibilities of each proposed lot through language in an agreement. 

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

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

  DATED: This ____ day of June, 2018. 
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ANNEXATION  MEMORANDUM  

Date:  7 June 2018 

From:  Paul A. Stevens, P.E. 

To:          Wendy Howell, Planning and Zoning Director 

RE:         Dynasty Subdivision No. 2 

 

 

The City Engineer has reviewed the Dynasty Subdivision No. 2 annexation and Combined Preliminary & Final Plat request 

dated 16 April 2018.  It is noted that while the application outlines the applicant’s general development intent, specific 

development plans are not provided except those implied as allowed or permitted in an “R‐2” zone.  The applicant 

requests the continued use of well and septic tank disposal on the existing lot and a new well and septic disposal system 

for the newly created lot.  

 

Recommendation: proceed with this annexation consistent with the enclosed comments but to keep in mind that these 

comments may be expanded or refined in connection with the future land‐use actions.  The following comments apply: 

 

1. Sanitary Sewer & Potable Water  

 

a) The applicant’s property to be annexed is presently used for residential and agricultural purposes, is not 

connected to City services and would be subject to connection fees for the demand of the ultimate 

connected sewer load and water demand as provided in the City’s Standard Tables.  City Code (6‐4‐2) 

requires connection to the City sewer system for all sanitary sewer needs. City Code (6‐4‐2X) requires 

connection to City water services. 

b) City code 5‐16‐3: B.2 states that applicant shall extend public sewer and water to each parcel when water 

and sewer are available within three hundred (300) feet of the parcels.  

c) 5‐16‐3: B.2.a & (1) allow that if the owner does not connect, at the time of the lot split, the owner will enter 

into a memorandum of understanding (MOU) with the City of Kuna that connection will be made when the 

water and sewer utilities become available. 

d) In this case, the water and sewer utilities are available in Spring Hill Subdivision on the east side of Linder 

Road about 900 ‐1200 feet from the site.  

e) Recommendation:  develop a MOU that requires connection to and participation in the construction of 

water, sewer, and pressurized irrigation when it becomes available in accordance with City Code. 

 

 

CITY OF KUNA

P.O. BOX 13 

KUNA, ID  83634 
www.kunacity.id.gov 

Paul A. Stevens, P.E.
Kuna City Engineer 
208-287-1727 

k d
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2. Pressure Irrigation 

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

applicant’s property is not connected to the City pressure irrigation system.  Relying on drinking water for 

irrigation purposes is contrary to City Code (6‐4‐2). However, the pressurized irrigation also is extended to 

Spring Hill Subdivision which lies between 900 and1200 feet away from the existing and proposed lot. 

b) The development is subject to connection fees based on number of dwellings and lot size for the residential 

area and based on ultimate landscaped area and lot size for the commercial area and common lots, as 

provided in City Resolutions. 

c) It is recommended this project be conditioned to require connection and annexation to the City Pressure 

Irrigation system when pressure irrigation becomes available (within 300 feet) to the subdivision.  It is 

further recommended that annexation into the municipal irrigation district and pooling of water rights is a 

requirement at the time of final platting. 

d) For any connected load, it is recommended this application be conditioned to conform to the Pressure 

Irrigation Master Plan.   

 

3. Grading and Storm Drainage 

The following is not required for annexation but will be required when alteration of surface features is proposed 

(such as grading or paving) in connection with future land use applications: 

a) Please provide a grading and drainage plan which supports and maintains all upstream drainage rights and 

all downstream irrigation delivery rights as they presently exist for this property.  

b) Runoff from public right‐of‐way is regulated by ACHD 

c) Exclusive of public right‐of‐way, any increase in quantity or rate of runoff or decrease in quality of runoff 

compared to historical conditions must be detained, treated and released at rates no greater than historical 

amounts.  In the alternative, offsite disposal of storm water in excess of historical rates or conditions of 

disposal at locations different than provided historically, approval of the operating entity is required.  The 

City of Kuna relies on the ACHD Stormwater Policy Manual to establish the requirements for design of any 

private disposal system. 

d) If impervious area is increased, please provide a storm water disposal plan acceptable to the City Engineer 

which accounts for the increased storm water drainage.  Provide detail drawings of drainage facilities for 

review. 

 

4. General 

a) With the addition of this property into the corporate limits of Kuna and its potential connection to water 

(and perhaps irrigation) services, this property will be placing demand not only on constructed facilities but 

on water rights provided by others.  It is the reasonable expectation, in return, that this property transfer to 

the City at time of connection (development) any conveyable water rights by deed and “Change of 

Ownership” form from IDWR that are presently associated with the property.  The domestic water right 

associated solely with a residence and ½ acre or less is not conveyable.  The water right held in trust by an 

irrigation district is also not conveyable. 

b) A plan approval letter will be required if this project affects any local irrigation districts. 

c) Verify that existing and proposed elevations match at property boundaries such that a slope burden is not 

imposed on adjacent properties. 

d) State the vertical datum used for elevations on all drawings. 

e) Provide engineering certification on all final engineering drawings. 

 



5. Inspection Fees 

An inspection fee will be required for City inspection of the construction of any public water, sewer and 

irrigation facility associated with this development.  The developer will still require a qualified responsible 

engineer to do sufficient inspection to justly certify to DEQ the project was completed in accordance with 

approved plans and specifications and to provide accurate as‐built drawings to the City.  The developer’s 

engineer and the City’s inspector are permitted to coordinate inspections as much as possible.  The current 

inspection fee is $1.00 per lineal foot of sewer, water and pressure irrigation pipe and payment is due and 

payable prior to City’s approval of final construction plans.   

 

6. Right‐of‐Way 

The subject property fronts on its north side by a section line principal arterial street (Linder Road ‐ ACHD).  The 

following conditions are related to Linder Road: 

 

a) Sufficient half right‐of‐way on the quarter line and section line for existing and future classified streets 

should be provided pursuant to City, ACHD standards. 

b) It is recommended approaches onto the classified streets comply with ACHD approach policies. 

c) It is recommended that sidewalk, curb and gutter, street widening and any related storm drainage facilities, 

consistent with city code and policies, are provided in connection with property development. 

 

7. As‐Built Drawings 

As‐built drawings are required at the conclusion of any public facility construction project and are the 

responsibility of the developer’s engineer.  The city may help track changes but will not be responsible for the 

finished product.  As‐built drawings will be required before occupancy or final plat approval is granted.  

 

8. Property Description 

a) The applicant provided a preliminary plat and supporting documents as part of the application. 

 

tbehunin
Typewritten Text
Exhibit B - 1
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Ada County Highway District • 3775 Adams Street • Garden City, ID • 83714 • PH 208-387-6100 • FX 345-7650 • www.achdidaho.org 

 
 

 

May 24, 2018 

 
  

  To: Steve & Deborah Johnson 
   6801 S. Linder Road 
   Meridian, ID 83642 

  
  Subject: KPP18-0006 / 18-02-CPF 
   6801 S. Linder Road 

Dynasty Subdivision 2 – annexation & two-lot residential subdivision 
 
The Ada County Highway District has reviewed the submitted application for the preliminary plat 
referenced above and has determined that there are no improvements required to the adjacent 
street.  The proposed preliminary plat is approved without conditions.   
 
The applicant will be required to pay all platting and review fees prior to final plat approval. 
 
If you have any questions, please contact me at (208) 387-6335. 

 
Sincerely, 
 
 
 
Austin Miller 
Planner II 
Development Services  
 
cc: City of Kuna, via e-mail 
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_____________________________________________________________________________________________________________ 
Ada County Highway District • 3775 Adams Street • Garden City, ID • 83714 • PH 208-387-6100 • FX 345-7650 • www.achdidaho.org 

 
 

 
Traffic Information 

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

Roadway Frontage Functional 
Classification 

PM Peak Hour 
Traffic Count 

PM Peak Hour 
Level of Service 

Linder Road 338-feet Minor Arterial 276 Better than “E” 
* Acceptable level of service for a two-lane minor arterial is “E” (575 VPH). 

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

 The average daily traffic count for Linder Road south of Lake Hazel Road was 
2,620 on October 27, 2015.   
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                        STATE OF IDAHO 
                        DEPARTMENT OF ENVIRONMENTAL QUALITY 
                        BOISE REGIONAL OFFICE 
                        1445 North Orchard StreetBoise, ID 83706-2239(208) 373-0550 
  

 
 

DEQ Response to Request for Environmental Comment 
 
 

Date:  May 23, 2018 
Agency Requesting Comments: City of Kuna  
Date Request Received: May 4, 2018 
Applicant/Description: Dynasty Subdivision No. 2 18-02-CPF 
 
Thank you for the opportunity to respond to your request for comment.  While DEQ does not review 
projects on a project-specific basis, we attempt to provide the best review of the information 
provided.  DEQ encourages agencies to review and utilize the Idaho Environmental Guide to assist 
in addressing project-specific conditions that may apply.  This guide can be found at 
http://www.deq.idaho.gov/ieg/.   
 
The following information does not cover every aspect of this project; however, we have the 
following general comments to use as appropriate: 
 
1. Air Quality  

  Please review IDAPA 58.01.01 for all rules on Air Quality, especially those regarding 
fugitive dust (58.01.01.651), trade waste burning (58.01.01.600-617), and odor control 
plans (58.01.01.776). 
 
The property owner, developer, and their contractor(s) must ensure that reasonable 
controls to prevent fugitive dust from becoming airborne are utilized during all phases of 
construction activities per IDAPA 58.01.01.651. 
 
Per IDAPA 58.01.01.600-617, the open burning of any construction waste is prohibited. 
The property owner, developer, and their contractor(s) are responsible for ensuring no 
prohibited open burning occurs during construction. 
 
For questions, contact David Luft, Air Quality Manager, at 373-0550. 
 

2. Wastewater and Recycled Water  
  DEQ recommends verifying that there is adequate sewer to serve this project prior to 

approval.  Please contact the sewer provider for a capacity statement, declining balance 
report, and willingness to serve this project.   
 

  IDAPA 58.01.16 and IDAPA 58.01.17 are the sections of Idaho rules regarding 
wastewater and recycled water.  Please review these rules to determine whether this or 
future projects will require DEQ approval.  IDAPA 58.01.03 is the section of Idaho rules 
regarding subsurface disposal of wastewater.  Please review this rule to determine 
whether this or future projects will require permitting by the district health department.  
 
All projects for construction or modification of wastewater systems require 
preconstruction approval.  Recycled water projects and subsurface disposal projects 
require separate permits as well. 
 

http://www.deq.idaho.gov/ieg/
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  DEQ recommends that projects be served by existing approved wastewater collection 
systems or a centralized community wastewater system whenever possible.  Please 
contact DEQ to discuss potential for development of a community treatment system 
along with best management practices for communities to protect ground water. 
 

  DEQ recommends that cities and counties develop and use a comprehensive land use 
management plan, which includes the impacts of present and future wastewater 
management in this area.  Please schedule a meeting with DEQ for further discussion 
and recommendations for plan development and implementation.   
 

 For questions, contact Todd Crutcher, Engineering Manager, at 373-0550. 
 
3. Drinking Water  

  DEQ recommends verifying that there is adequate water to serve this project prior to 
approval.  Please contact the water provider for a capacity statement, declining balance 
report, and willingness to serve this project. 
 

  IDAPA 58.01.08 is the section of Idaho rules regarding public drinking water systems.  
Please review these rules to determine whether this or future projects will require DEQ 
approval.   
 
All projects for construction or modification of public drinking water systems require 
preconstruction approval.   
  

  DEQ recommends verifying if the current and/or proposed drinking water system is a 
regulated public drinking water system (refer to the DEQ website at 
http://www.deq.idaho.gov/water-quality/drinking-water.aspx).  For non-regulated 
systems, DEQ recommends annual testing for total coliform bacteria, nitrate, and nitrite. 
  

  If any private wells will be included in this project, we recommend that they be tested for 
total coliform bacteria, nitrate, and nitrite prior to use and retested annually thereafter.  
 

  DEQ recommends using an existing drinking water system whenever possible or 
construction of a new community drinking water system.  Please contact DEQ to 
discuss this project and to explore options to both best serve the future residents of this 
development and provide for protection of ground water resources.   
 

  DEQ recommends cities and counties develop and use a comprehensive land use 
management plan which addresses the present and future needs of this area for 
adequate, safe, and sustainable drinking water.  Please schedule a meeting with DEQ 
for further discussion and recommendations for plan development and implementation.   
 

 For questions, contact Todd Crutcher, Engineering Manager at 373-0550. 
 
4. Surface Water  

  A DEQ short-term activity exemption (STAE) from this office is required if the project will 
involve de-watering of ground water during excavation and discharge back into surface 
water, including a description of the water treatment from this process to prevent 
excessive sediment and turbidity from entering surface water.   

  Please contact DEQ to determine whether this project will require a National Pollution 
Discharge Elimination System (NPDES) Permit.  If this project disturbs more than one 
acre, a stormwater permit from EPA may be required.    
 

http://www.deq.idaho.gov/water-quality/drinking-water.aspx
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  If this project is near a source of surface water, DEQ requests that projects incorporate 
construction best management practices (BMPs) to assist in the protection of Idaho’s 
water resources.  Additionally, please contact DEQ to identify BMP alternatives and to 
determine whether this project is in an area with Total Maximum Daily Load stormwater 
permit conditions. 
 

  The Idaho Stream Channel Protection Act requires a permit for most stream channel 
alterations.  Please contact the Idaho Department of Water Resources (IDWR), Western 
Regional Office, at 2735 Airport Way, Boise, or call 208-334-2190 for more information.  
Information is also available on the IDWR website at: 
http://www.idwr.idaho.gov/WaterManagement/StreamsDams/Streams/AlterationPermit/AlterationPermit.htm 
 

  The Federal Clean Water Act requires a permit for filling or dredging in waters of the 
United States.  Please contact the US Army Corps of Engineers, Boise Field Office, at 
10095 Emerald Street, Boise, or call 208-345-2155 for more information regarding 
permits.   
 

 For questions, contact Lance Holloway, Surface Water Manager, at 373-0550. 
 
5. Hazardous Waste And Ground Water Contamination 

  Hazardous Waste.  The types and number of requirements that must be complied with 
under the federal Resource Conservations and Recovery Act (RCRA) and the Idaho 
Rules and Standards for Hazardous Waste (IDAPA 58.01.05) are based on the quantity 
and type of waste generated.  Every business in Idaho is required to track the volume of 
waste generated, determine whether each type of waste is hazardous, and ensure that 
all wastes are properly disposed of according to federal, state, and local requirements. 
 

  No trash or other solid waste shall be buried, burned, or otherwise disposed of at the 
project site.  These disposal methods are regulated by various state regulations 
including Idaho’s Solid Waste Management Regulations and Standards, Rules and 
Regulations for Hazardous Waste, and Rules and Regulations for the Prevention of Air 
Pollution. 
 

  Water Quality Standards.  Site activities must comply with the Idaho Water Quality 
Standards (IDAPA 58.01.02) regarding hazardous and deleterious-materials storage, 
disposal, or accumulation adjacent to or in the immediate vicinity of state waters (IDAPA 
58.01.02.800); and the cleanup and reporting of oil-filled electrical equipment (IDAPA 
58.01.02.849); hazardous materials (IDAPA 58.01.02.850); and used-oil and petroleum 
releases (IDAPA 58.01.02.851 and 852).  
 
Petroleum releases must be reported to DEQ in accordance with IDAPA 
58.01.02.851.01 and 04.  Hazardous material releases to state waters, or to land such 
that there is likelihood that it will enter state waters, must be reported to DEQ in 
accordance with IDAPA 58.01.02.850. 
 

  Ground Water Contamination.  DEQ requests that this project comply with Idaho’s 
Ground Water Quality Rules (IDAPA 58.01.11), which states that “No person shall 
cause or allow the release, spilling, leaking, emission, discharge, escape, leaching, or 
disposal of a contaminant into the environment in a manner that causes a ground water 
quality standard to be exceeded, injures a beneficial use of ground water, or is not in 
accordance with a permit, consent order or applicable best management practice, best 
available method or best practical method.”   

http://www.idwr.idaho.gov/WaterManagement/StreamsDams/Streams/AlterationPermit/AlterationPermit.htm
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 For questions, contact Albert Crawshaw, Waste & Remediation Manager, at 373-0550. 
 

6.  Additional Notes 
  If an underground storage tank (UST) or an aboveground storage tank (AST) is 

identified at the site, the site should be evaluated to determine whether the UST is 
regulated by DEQ.  EPA regulates ASTs.  UST and AST sites should be assessed to 
determine whether there is potential soil and ground water contamination.  Please call 
DEQ at 373-0550, or visit the DEQ website (http://www.deq.idaho.gov/waste-mgmt-
remediation/storage-tanks.aspx) for assistance. 
 

  If applicable to this project, DEQ recommends that BMPs be implemented for any of the 
following conditions:  wash water from cleaning vehicles, fertilizers and pesticides, 
animal facilities, composted waste, and ponds.  Please contact DEQ for more 
information on any of these conditions. 

 
We look forward to working with you in a proactive manner to address potential environmental impacts 
that may be within our regulatory authority.  If you have any questions, please contact me, or any our 
technical staff at 208-373-0550. 
 
Sincerely,  
 

 
 
Aaron Scheff 
aaron.scheff@deq.idaho.gov 
Regional Administrator 
Boise Regional Office 
Idaho Department of Environmental Quality 
 
 
ec: TRIM 2018AEK66 

mailto:aaron.scheff@deq.idaho.gov
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May 11, 2018 

 

Troy Behunin 

City of Kuna, Planning and Zoning Department 

P.O. Box 13 

Kuna, ID 83634 

 

VIA EMAIL 

 

Development 

Application 18-02-CPF 

Project Name DYNASTY ESTATES SUBDIVISION NO 2  

Project Location Near the SWC Linder Road and Lake Hazel Road, west of SH-69 milepost 5.84 

Project Description 

Annexation and approval for a Combined Preliminary & Final Plat for Dynasty 

Estates as well as a lot split 

Applicant Steve and Deborah Johnson 

 

 

The Idaho Transportation Department (ITD) reviewed the referenced combined preliminary and final 

application and has the following comments: 

 

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

 

2. The City is reminded that the SH-69 corridor is already becoming congested and this project will 

increase the number of vehicle trips in the corridor.  ITD currently has a signal listed in the Idaho 

Transportation Improvement Plan (ITIP) for construction at the intersection of SH-69 and Hubbard 

Road. 

 

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

 

4. IDAPA 39.03.60 rules govern advertising along the State highway system.  The applicant may contact 

Justin Pond, Right-of-Way Section Program Manager, at (208) 334-8832 for more information. 
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5. ITD does not object to the annexation and approval for combined preliminary & final plat for Dynasty 

Estates Subdivision and lot split as presented in the application. 

 

If you have any questions, you may contact Tom Haynes at (208) 334-8944 or me at (208) 332-7190.   

 

Sincerely, 

 
Ken Couch 

Development Services Coordinator 

Ken.Couch@itd.idaho.gov 
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City of Kuna 
 

Planning & Zoning Commission - Staff Report 
 

 
 
 
 

 To:  Kuna Planning and Zoning 
Commission 

 
File Numbers:  18‐08‐SUP ‐ (Special Use 

Permit) & 18‐15‐DR (Design 
Review); PiStem Academy 

   
Location:  441 E. Porter Street, Kuna, 

Idaho 83634 
 
 
Planner:    Troy Behunin, 
      Planner III 
 
 
Hearing date:    June 12, 2018 
 
 
 
Owner/Applicant:  PISA Land Holdings 
  Jeremy Terry 
        2694 N. 920 E. 
        North Logan, UT 84341 
        801.671.9349 
 Jeremy@ensigndevelopmentgroup.com  
   
Representative:   Brett Jensen 
      2964 N. 920 E. 
      North Logan, UT 84341 
      435.881.9040 
      brett@ensigndevelopmentgroup.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. Proposed Comprehensive Plan Analysis 
I. Proposed Findings of Fact 
J. Proposed Kuna City Code Analysis 

K. Proposed Conclusions of Law 
L. Proposed Decision by the Commission

A. Course of Proceedings: 
1. In accordance with Kuna City Code (KCC); Title 5, Chapter 6, the applicant seeks approval of a Special Use 

Permit  (SUP)  in order  to place a new charter  school at 2275 W. Hubbard Road. The  request  for SUP 
approval requires the public hearing process where the Commission is the decision making body. 
 

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

Fax: (208) 922-5989 
www.Kunacity.id.gov 
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2. KCC 5‐4‐2, Title 5, Chapter 4, Section 2, states that all new commercial shall also go through design review. 
A school  is considered commercial. Accordingly, the applicant has submitted an application for design 
review for the new Pi Stem Academy, the parking lot, and landscaping. The Commission is the decision 
making body for the design review application. 
 
a. Notifications 

i. Neighborhood Meeting    March  17, 2018 (Five persons attended) 
ii. Agencies        May 10, 2018 
iii. 350’ Notice to Property Owners   June 4, 2018 
iv. Kuna, Melba Newspaper    May 23, 2018 
v. Site Posted      May 24, 2018 

 

B. Applicants Request: 
On behalf of PISA Land holdings, Brett Jensen with Ensign Development (applicant), requests SUP approval in order 
to place a new school (PiStem Charter Academy) at the southeast corner of Hubbard and future School Avenue in 
Kuna. Applicant  seeks  to  add  three  (3), 60’ X 60’ manufactured buildings  (approx. 3,600  square  feet/ea.)  for 
classroom and school purposes, a parking lot, a bus drop‐off and to add improvements to two roadways. A Design 
Review application is included with this request. The site address is 2275 W. Hubbard Rd. (See Map Below). 
 

C. Aerial Map: 

                           ©Copyrighted 
 

D. History: The property is within City limits and is currently zoned R‐6 (Medium Density Residential). This parcel 
has historically been used for agriculture and residential uses. 
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E. General Project Facts: 
1. Surrounding Land Uses:   
         

North  R‐5  Medium Density Residential (MDR) – Kuna City

South  R‐4  Medium Density Residential (MDR) – Kuna City

East  R‐4  Medium Density Residential (MDR) – Kuna City

West  RR  Rural Residential – Ada County

 
2. Parcel Sizes, Current Zoning, Parcel Numbers: 

 Parcel Size: Approximately 9.62 acres. 

 Zoning:  R‐6 (Medium Density Residential [MDR] ) 

 Parcel #: S1314120890 
 

3. Services: 
Sanitary Sewer– City of Kuna      Domestic Water – City of Kuna 
Irrigation District – Kuna Municipal District (KMID)  Pressurized Irrigation – City of Kuna (KMID) 
Fire Protection – Kuna Rural Fire District    Police Protection – Kuna Police (Ada County Sheriff) 
Sanitation Services – J & M Sanitation 

 
4. Existing Structures, Vegetation and Natural Features:  

There is a house and out building on site and vegetation typical with an Agriculture field. 

 
5.   Transportation / Connectivity:  

The site has significant frontage to Hubbard Road and future School Avenue. The project proposes access to 
Hubbard and a new segment on School Avenue which they will improve for those purposes.  

 
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 MDR.  Staff views this proposed Special Use Modification 
request to be consistent with the stated use on the Council approved 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: 

 City Engineer.................................................................Exhibit B1 

 Ada County Highway District …………………………............Exhibit B2 

 Central District Health Department .............................Exhibit B3 

 COMPASS (Community Planning Association) .............Exhibit B4 

 Department of Environmental Quality ……………………..Exhibit B5 

 Kuna Police Department (Ada County Sheriff)…………..Exhibit B4 

 
F. Staff Analysis: 

All schools are required to obtain a Special Use Permit in the R‐6 zone. Additionally, all new commercial buildings 
must  submit  for design  review of  the buildings’  composition,  color(s), materials  choices, parking  lot, and  site 
landscaping. 
 
The applicant  is requesting approval to place a new school  in response to  interested people calling for a STEM 
school  in Kuna. This request,  if granted will add approximately 10,800 SF for office and classrooms purposes, a 
parking lot while improving part of Hubbard Road, and beginning a new segment of School Avenue. 
 
The applicant proposes three (3) buildings approximately 3,600 SF each, for a total of 10,800 SF. The buildings will 
be modular buildings designed for school uses. The applicant proposes multiple phases to develop the nearly 10 
acres of land, beginning with approximately five (5) acre of the site at this time. Staff supports phasing this project 
and recommends conditioning the applicant to return for modification to this SUP (if approved) at time of future 
expansion and/or alterations. Enrollment will be begin with up to 297 students and up to 420 students at full build 
out. As the needs change, the modular units will be removed and brick and mortar building(s) will be built on site. 
The applicant Intends to construct permanent buildings within three (3) years from opening. 
 
Staff agrees with the Site Specific Conditions listed in the ACHD report in section D, page 10. Staff recommends 
the applicant work with the City and ACHD to provide the necessary Rights‐of‐Way (ROW) for future widening and 
round‐a‐bout needs without reducing or compromising the required landscape buffers along frontages. This may 
require moving the buildings and/or parking lot. Staff recommends the proposed eight foot (8’) sidewalks along 
both frontages be conditioned. Staff agrees that curb and gutter may be avoided along arterials (Hubbard) for the 
reasons stated in the ACHD report. In lieu of curb and gutter, staff recommends that the applicant enter into a 
license agreement with ACHD and provide sod/grass between sidewalk and the edge of road, including a watering 
system to complete the street section. Staff agrees with ACHD, and recommends that curb and gutter be installed 
along School Avenue’s frontage. Staff recommends that the site plan dated 4.25.18 be considered a binding site 
plan. 
 
This  application  includes  a  Design  Review  application  for  the  buildings  composition,  color  and  materials, 
landscaping and parking lot for the Commissions’ review, comments and suggestions. Staff finds that the proposed 
materials for the building generally follow Kuna’s architectural guidelines. Staff would recommend that sod be 
placed in the common areas listed as section 5 and 6. As they are listed as possible area(s) for future expansion, 
staff  would  support  limited  trees  in  that  area,  but  keep  sod  as  a  requirement  for  play  areas.  Staff  would 
recommend that additional landscaping be placed along School Avenue to follow KCC 5‐17 closer than proposed. 
Staff  recommends  that  the  applicant  be  required  to  follow  all  street  and  parking  lot  lighting  requirements, 
employing LED light fixtures according to KCC. Staff noticed that an application for signage was not included; staff 
reminds the applicant that all signage must also go through design review by the DRC. 

 
Staff has determined that this application generally complies with Title 5, Chapters 4 and 6 of Kuna City Code, and 
the Kuna Comprehensive Plan, and forwards a recommendation of approval for Case No’s 18‐08‐SUP and 18‐15‐
DR to the Planning and Zoning Commission, subject to the recommended conditions of approval. 
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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. Proposed Comprehensive Plan Analysis:      
The Kuna Planning and Zoning Commission may accept or reject the Comprehensive Plan components as described 
below: 
 

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

 
4.0 – School Facilities 
Goal 1: Provide high‐quality education. 
 
Objective 1.1.a:  

Provide adequate school capacity for present and future enrollment. 
 

Goal 3: Ensure  that  the  location of  school  facilities  is  incorporated  into  the  long  range  comprehensive 
planning process so that schools may serve as the neighborhood focal point. 

 
Objective 3.1: Support the efforts to the School District and Charter School to ensure that adequate school 

sites are provided. 
 
6.0 – Land Use  
Goal 2:  Encourage  a  balance  of  land  uses  to  ensure  that  Kuna  remains  a  desirable,  stable  and  self‐

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

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

 
I. Proposed Findings of Fact: 

1. Based on the record contained in Case No’s 18‐08‐SUP and 18‐15‐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 18‐08‐SUP and 18‐15‐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. 
 



 
Page 6 of 7  File No. 18‐08‐SUP (Special Use Permit) & 18‐15‐DR (Design Review)   
6/4/2018  PiStem Academy SUP & DR 

Comment: The Kuna Commission held a public hearing on the subject applications on June 12, 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 18‐08‐SUP and 18‐15‐DR, this proposal does / does not appear 

to generally comply with the Comprehensive Plan and Future Land Use Map. 
 
Comment: The Comp Plan Future Land Use Map designates the approximately 9.62 acres  (project site) as 
MDR. The proposed school facility is allowed in this zone after obtaining an SUP. 

 
4. The Kuna Planning and Zoning Commission has the authority to approve or deny these applications. 

 
Comment: On  June 12, 2018, Kuna’s Planning and Zoning Commission will vote  to approve/conditionally 
approve/deny Case No’s 18‐08‐SUP and 18‐15‐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 June 12, 2018. 

 

J. Proposed 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, Chapters 4 and 6, of 
the KCC. 

 
2. The site is physically suitable for the proposed new charter school. 

 
Comment: The approximately 9.62 acre project site remains suitable for a school facility. 
 

3. The Special Use Permit is / is not likely to cause substantial environmental damage or avoidable injury to 
wildlife or their habitat 
 
Comment: The land to house the school 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 / is not likely to cause adverse public health problems. 
 
Comment:  The  proposed  charter  school  is  hereby  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 this use. 
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Comment: Utility services are available and nearby to the school facility and adequate for this school. 

 
K. Proposed Conclusions of Law: 

1. Based on the evidence contained in Case No’s 18‐08‐SUP and 18‐15‐DR, Commission finds Case No’s 18‐08‐
SUP and 18‐15‐DR, generally do / do not comply with Kuna City Code. 

2. Based on the evidence contained in Case No’s 18‐08‐SUP and 18‐15‐DR, Commission finds Case No’s 18‐08‐
SUP and 18‐15‐DR are/are not generally consistent with Kuna’s Comprehensive Plan. 

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

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 and exhibits outlined  in staff’s report, the public testimony as presented, the Planning and 
Zoning Commission of Kuna, Idaho, hereby approves, conditionally approves or denies Case No’s 18‐08‐SUP and 
18‐15‐DR,  a  Special Use  Permit  request by  PISA  Land holdings  (with or without)  the  following  conditions of 
approval:  

 
1. In the event the uses or the building on this parcel are enlarged, expanded upon or altered in anyway (even 

for 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.  

2. All easements and public right‐of‐way shall be dedicated and constructed to standards of the City and Ada 
County Highway District. Any work within the Ada County Highway District right‐of‐way requires a permit.  

3. Applicant shall pay all ACHD impact fees prior to issuance of a building permit from the City of Kuna. 
4. Applicant shall make/improve connections to city services and utilities, and pay any differences that may 

arise with the expansion of the building, for sewer, potable water and/or pressure Irrigation connection fees. 
5. Installation of service facilities shall comply with the requirements of the public utility and irrigation district 

providing the services. All utilities shall be installed underground. 
6. 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. 
7. Applicant shall provide eight foot (8’) sidewalks along both road frontages. 
8. Applicant shall provide street and parking lot LED lighting according to KCC. 
9. This SUP is valid as long as the conditions of approval are adhered to continuously. In the event the conditions 

are not continuously followed; the SUP approval may be revoked by the Planning and Zoning Commission. 
10. This development is subject to Design Review inspections for the landscaping, lighting, signage, parking and 

buildings (as applicable), prior to the issuance of any Certificate of Occupancy. 
11. The applicant shall return for modification to this SUP at time of future expansion and/or alterations. 
12. The  site  plan  and  landscape  plans  dated  4.25.18  shall be  considered  binding,  except  as  altered  and/or 

approved by the Design Review Committee. 
13. Applicant shall enter into a licenses agreement for sod and irrigation system between the sidewalk and edge 

of road. 
14. Design Review is required for all signage through a separate application. 
15.  This SUP is not transferable to another property. 
16. The applicant shall follow all staff and agency recommendations. 
17. The applicant shall comply with all local, state and federal laws. 

 
 
DATED: this ______ day of ___________________, 2018.  
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Project Impact STEM Academy 
1577 N. Linder Road 

MB 162 

Kuna, Idaho 83634 

Planning & Zoning Department 
751 W. 4th Street 
PO Box 13 

Kuna, Idaho 83634 

Dear Sirs: 

As a growing bedroom community in the Treasure Valley, Kuna's growth rate is outpacing the ability to provide 
learning environments that are personalized to individual student's needs. As the city of Kuna and its school 
district continues to grow, the need for families to be able to choose a form of education that fits their student's 
needs will also continue to grow. 

Desire from the community for additional education options is evident. In a recent survey completed by KSD, 
nearly 36% of respondents expressed a desire to see STEM/STEAM integrated into each school within the district. 
The only other local charter school, Falcon Ridge Charter School, although not using a STEM integrated model, saw 
over 500 applications in their last lottery and has nearly 300 students on a waiting list. 

Project Impact STEM Academy (PiSA) will offer a much needed and desired additional choice for the families of 
Kuna and their student's educational needs. This was all too evident in the school's first lottery proceedings where 
we had ~450 applications for the 297 positions available. PiSA currently has a waitlist of nearly 150 students. 

PiSA's administration envisions the campus as a community center of learning, reaching far beyond that of the 
enrolled students. PiSA's students, families and staff will be engaged, active members of the community. 
Educational projects will be developed with Kuna in mind and ask questions of our students such as: 

• How can I add value to my community? 

• What is best for Kuna? Where are the needs? 
• How do we best honor our history and shape our future? 

• How can I share my learning, and love of learning with others of my community? 

The school campus will be a visualization of these concepts. While funding does not permit an immediate 
permanent structure or elaborate landscaping designs, our students, families and staff will be actively involved 
developing a campus that enhances the area. Lessons of sweat equity, grit, and 'can-do' will be evident from the 
start. PiSA believes the pride developed from this involvement, being able to see their own individual impact, will 

spread beyond the school and beyond the campus. 

we appreciate your consideration and look forward to working with you. 

~ l6~ 
Teresa Fleming 
Board Chairman 
Project Impact STEM Academy 

www.pistem.org 
208-576-4811 
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Telephone (208) 287-1726; Fax (208) 287-1731 

Email:  mborzick@kunaID.gov 
               

 
 

MEMORANDUM 
 
TO:  Director of Kuna Planning and Zoning 
 
FROM: Bob Bachman ~ Public Works Director  

Paul Stevens ~ City Engineer 
Michael L. Borzick ~ GIS Manager/Plan Review 

 
RE:  PiStem School Project 
  South of Hubbard Road and West of Arbor Ridge Park 
  Construction of 3 Temporary classrooms 
 
DATE:  May 14, 2018 
 
 
Public works staff has reviewed the request of the above applicant dated January 23, 2018. It is noted that 
specific development plans are not provided except those implied as allowed or permitted in a “P” zone. The 
recommendation of Public Works is to proceed with this Project and address any issues and conditions raised 
below in connection with this application during plan review.  Accordingly, Public works provides the 
following comments:   
 

1. Sanitary Sewer System 

 

a. The property is served by the North Wastewater Treatment Plant.  It is recommended this application 
be conditioned to require connection to the City sewer system for all sanitary sewer needs. 

b. This property was not included in Local Improvement District 2006-1 nor did it pre-pay sewer 
connection fees, and consequently, has no connection fee credits and no reserved treatment capacity.     

c. For any connected load, it is recommended this application be conditioned to conform to the sewer 
master plan. In this instance, a frontage or trunk line needs to be constructed from the existing 
manhole to the West only in Hubbard Road. 

d. At all reasonable locations where sewer service could be extended to adjoining properties, sewer 
mains should be stubbed to the property line or extended in right-of-way in or adjacent to the project 
– both at useable depths. 

CITY OF KUNA 
P.O. BOX 13 

KUNA, ID  83634 
www.KunaID.gov 

 
 

MICHAEL L. BORZICK 

GIS MAPPING 



2 | P a g e  
PiStem Charter School Project 

 

e. For assistance in locating existing facilities and understanding issues associated with connection, 
please contact the GIS Manager at 208-287-1726   

f. At this time the current sewer treatment connection fee is $4,326 and the sewer interceptor fee $829 
per equivalent dwelling unit (Resolution R25-2008).  The number of equivalent dwelling units will 
be determined at the time of building permit application, at which time connection fees will be due 
and payable.   
 

2. Potable Water System 

 
a) Water supply capacity is available for this site upon payment of appropriate fees.  Specific 

recommendations of note are as follows: 
b) It is recommended this application be conditioned to require connection to the City water system for 

all potable water needs. 
c) For any connected load, it is recommended this application be conditioned to conform to the water 

master plan.  In this instance, a frontage or 12” trunk line needs to be constructed from the existing 
blow-off across the entire frontage of said project.  

d) Improvements necessary to provide adequate fire protection as required by Kuna Fire District will be 
required of the development. No fire Hydrants are shown on the submitted utility plan.  

e) The current water connection fee is $1,085 for supply per equivalent dwelling unit and $1,173 for 
trunk mains per equivalent dwelling unit.  Fees for any new or additional meter and service are also 
applicable but are dependent on the size of the meter.  The number of equivalent dwelling units will 
be determined at the time of building permit application, at which time the connection fees will be 
due and payable. 

f) For assistance in locating existing facilities and understanding issues associated with connection, 
please contact the GIS Manager at 208-287-1726. 

g) Please verify there is adequate separation between potable water service lines and all non-potable 
water lines (storm drains, sewer services, etc.). 

h) The City Engineer concludes redundancy of water transmission route to the development site is not 
provided by existing facilities. 

i) Please provide easements for all Watermains on this site as prior easements are not shown on site 
plans or recorded with the City.  
 

3. Pressure Irrigation 

 

a) The applicant’s property is not connected to the City pressure irrigation system. 
b) The property’s irrigation needs are presently served by the Boise-Kuna Irrigation District.  The City 

Engineer has evaluated the distribution of irrigation pump stations and available supply in the 
vicinity of the project and concludes there is not a need for a pump station and reservoir within the 
bounds of the project.  

c) Relying on drinking water for irrigation purposes is contrary to City Code (6-4-2I) and the public 
interest and is not accounted for in the approved Water Master Plan.  It is recommended this project 
be conditioned to require connection and annexation to the City Pressure Irrigation system at the 
time of development. 

d) For any connected load, it is recommended this application be conditioned to conform to the water 
master plan.  In this instance, no frontage or trunk line needs to be constructed just the lines needed 
to provide adequate service to said project. Or an appropriate irrigation plan needs to be provided. 
Using the square footage amounts supplied in the landscaping plan the connection fee for this project 
is around - $22,039.67 
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e) It is further recommended that annexation into the municipal irrigation district and pooling of water 
rights is a requirement at the time in which the building permit is issued.  

f) For assistance in locating existing facilities and understanding issues associated with connection, 
please contact the GIS Manager at 208-287-1726 
 

4. Grading, Gravity Irrigation Storm Drainage 

 
The following is required because alteration of surface features is proposed (such as grading or paving)  
in connection with this application: 
 
a) Runoff from public right-of-way is regulated by ACHD.  Plans are required to conform to ACHD 

standards.  
b) Design of the storm water disposal system for the private property portion of the development, if 

applicable, is subject to the review of the City Engineer and any affected drainage entity.  Exclusive 
of public right-of-way, any increase in quantity or rate of runoff or decrease in quality of runoff 
compared to historical conditions must be detained, treated and released at rates no greater than 
historical amounts.  In the alternative, offsite disposal of storm water in excess of historical rates or 
conditions or disposal at locations different than provided historically, approval of the operating 
entity is required. 

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

5. General 

 
a) A plan approval letter will be required if this project affects any local irrigation districts. 
b) The City reserves the right of prior approval to all agreements involving the applicant (or its 

successors) and the irrigation or drainage district related to the property of this application. 
c) Verify that existing and proposed elevations match sufficiently at property boundaries to not impose 

a slope burden on adjacent properties. 
d) State the vertical datum used for elevations on all plans. 
e) Provide engineering certification on all final engineering drawings. 

 
6. Public Works Inspection Fees  

 
An inspection fee will be required for any public water, sewer and irrigation construction work 
associated with this development.  The developer will still require a qualified responsible engineer to do 
sufficient inspection to justly certify to the City of Kuna the project was completed in accordance with 
approved plans and specifications and to provide accurate as-built drawings to the City.  The developer’s 
engineer and the City’s inspector are permitted to coordinate inspections as much as possible.  The 
current inspection fee is $1.00 per lineal foot of sewer, water and pressure irrigation main and payment 
is due and payable prior to City’s scheduling of a pre-construction conference.  It is noted that plans for 
public facility construction are not prepared at this point and extension of public facilities are expected. 
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7. As-Built Drawings  

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

 
We look forward to working with you on this project.  If we may be of further assistance, feel free to 
contact me at 208-287-1726.   
 
Sincerely, 

Michael L Borzick 
Michael L Borzick 
GIS Manager/Plan Review 
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Development Services Department 

 
Project/File:  PiStem Academy/ KUNA18-0014/ 18-08-SUP 

This is a special use permit allow for the development of a 420 student K-8th grade 
STEM school.   

Lead Agency: City of Kuna 

Site address: 2275 W. Hubbard Road  

Staff Approval: June 6, 2018 

Applicant: Brett Jensen 
 Ensign Development 
 2694 N. 920 E. 
 North Logan, UT 84341 
 

Representative: Same as above 
 

Staff Contact:  Mindy Wallace, AICP 
 Phone: 387-6178 
 E-mail: mwallace@achdidaho.org 

A.  Findings of Fact 
1. Description of Application:  The applicant is requesting approval of a special use permit to allow 

for the development of a new STEM charter school.  At build out, the K-8th grade school is 
anticipated to have 420 students.  The school is proposed to be constructed in multiple phases 
with the first phase consisting of 3 modular buildings.  The applicant intends to construct the 
permanent buildings within 3 years of opening.   

2. Description of Adjacent Surrounding Area:   
Direction Land Use Zoning 
North Single family residential R-4/R-5 
South Single family residential R-4 
East Single family residential R-4 
West Single family residential RR 

 
3. Site History:  ACHD has not previously reviewed this site for a development application. 
4. Transit:  Transit services are not available to serve this site.   

5. New Center Lane Miles:  The proposed development includes 0.12 centerline miles of new 
public road. 

mailto:mwallace@achdidaho.org
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6. 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. 

7. Capital Improvements Plan (CIP)/ Integrated Five Year Work Plan (IFYWP): 
The intersection of Hubbard Road and Ten Mile Road is listed in the CIP to be widened to a single 
land roundabout between 2031 and 2035. 

B.  Traffic Findings for Consideration 
1. Trip Generation:  This development is estimated to generate 777 vehicle trips per day; 466 

vehicle trips per hour in the AM peak hour, and 59 vehicle trips per hour in the AM peak hour, 
based on the traffic impact study. 

2. Traffic Impact Study  
Thompson Engineers prepared a traffic impact study (TIS) for the proposed PiStem, Academy.  
The traffic impact study can be found as attachment 3.  ACHD has reviewed the submitted traffic 
impact study for consistency with ACHD policies and practices, and may have additional 
requirements beyond what is noted in the summary.   ACHD Staff comments on the submitted 
traffic impact study can be found below under staff comments. 
Staff Comments/Recommendations:  
School Bus Plan:  The TIS notes that the school will have four buses to provide bus service for 
approximately 100 students.  The bus drop off is along the western side of the site and is 
separated from the parking lot and parent drop off/pick up area.  Staff is supportive of this 
proposal.   
Internal Traffic Circulation:  The proposed plan is to have vehicles enter the site from Hubbard 
Road and queue in the parking aisle while waiting for the drop off/pick up of children.  The TIS 
notes there will be 300-feet of vehicle storage for parent drop off/pick up queuing.  The site plan 
provided in the study shows only one lane for parent drop off/pick up which allows for children to 
exit vehicles curbside so they don’t have to walk in front or behind parked vehicles to access the 
site.   
The site plan included in the application materials shows 3 lanes of vehicle storage for parent 
drop off/pick up area.  This is different from the information provided in the TIS and of significant 
concern, as students will need to cross up to 2 travel lanes to access the school.  The site plan 
did not include a striping or crosswalk plan to show how students would navigate the parent drop 
off/pick up area and crossing guards are not recommended in the TIS.   
If the City of Kuna approves the proposed parent drop off/pick up area with 3 lanes of vehicle 
storage, as proposed and issues arise, such as a student is hit by a car, the drop off/pick up area 
isn’t clearly striped and signed to define the pedestrian areas, there aren’t any crossing guards or 
parking attendants, then modifications may need to be make to ensure the parent drop off/pick up 
area is safe for all students.  This may include reducing the parent drop off/pick up  area to 1 lane, 
as shown in the TIS which would warrant the construction of a dedicated right turn lane on 
Hubbard Road to allow stacking for vehicles waiting to enter the parent drop off/pick up area.  
This may impact landscaping and sidewalks.   The parent drop off/pick up area should be signed 
for “NO PARKING” and school personnel should provide on-site monitoring for student safety and 
traffic flow. 
Signage:  The applicant should be required to install school zone signage on Hubbard Road.  
Coordinate a signage program with District Development Review staff.  The installation of School 
Zone flashing beacons is not recommended, as students will primarily arrived by bus and parent 
drop off/pick up.   
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Turn Lanes:  The TIS recommends the construction of a center left turn lane at the school’s 
driveway onto Hubbard Road.  Staff is supportive of this proposal.   
The PiStem Academy shall be responsible for all costs associated with the design, hardware, and 
construction of any additional pedestrian facilities needed to accommodate future pedestrian 
needs of the school.  This includes flashing beacons, crosswalk striping and signage, and HAWK 
signals or RRFBs.   

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

 
 
 
 
 
 
 
 
 
 

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

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

• The average daily traffic count for Hubbard Road east of Ten Mile Road was 1,666 on 
9/20/16.   

• The average daily traffic count for Linder Road south of Columbia Road was 7,444 on 
3/22/17. 

• The average daily traffic count for Ten Mile Road south of Columbia Road was 6,424 on 
9/20/16.   

C. Findings for Consideration 
1. Hubbard Road 

a. Existing Conditions:  Hubbard Road is improved with 2-travel lanes and no curb, gutter or 
sidewalk abutting the site.  There is 50 to 60-feet of right-of-way for Hubbard Road (25-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 

Roadway Frontage Functional 
Classification 

PM Peak 
Hour 

Traffic Count 

PM Peak 
Hour Level 
of Service 

Hubbard Road 665-feet Minor Arterial 68 Better than 
“E” 

Linder Road N/A Minor Arterial 333 Better than 
“E” 

Ten Mile Road N/A Minor Arterial 370 Better than 
“E” 
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arterials listed as impact fee eligible in the adopted Capital Improvements Plan using available 
impact fee revenue in the Impact Fee Service Area. 
No compensation will be provided for right-of-way on an arterial that is not listed as impact fee 
eligible in the Capital Improvements Plan.  
The District may acquire additional right-of-way beyond the site-related needs to preserve a 
corridor for future capacity improvements, as provided in Section 7300. 
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 Hubbard Road is designated in the 
MSM as a Residential Arterial with 3-lanes and on-street bike lanes, a 46-foot street section 
within 74-feet of right-of-way. 

c. Applicant Proposal:  The applicant has proposed to widen Hubbard Road to provide a center 
left turn lane at the site’s entrance and to construct vertical curb, gutter, and an 8-foot wide 
attached sidewalk on Hubbard Road within the influence area of the two-way left turn lane.  
East and west of the turn lane the vertical curb and gutter transitions to a gravel shoulder and 
an 8-foot wide detached concrete sidewalk.   

d. Staff Comments/Recommendations:  Consistent with the MSM, the applicant should be 
required to dedicate additional right-of-way to total 37-feet from the centerline of Hubbard 
Road abutting the site. The applicant will not be compensated for this right-of-way dedication 
as this segment of Hubbard Road is not listed in ACHD’s CIP. 
The applicant’s proposal to construct a center left turn lane on Hubbard Road at the site 
access is consistent with the findings of the traffic impact study and should be approved, as 
proposed.   
The applicant’s proposal to construct vertical curb, gutter, and an 8-foot wide attached 
sidewalk on Hubbard Road within the influence area of the two-way left turn lane should not 
be approved.  ACHD policy doesn’t require the construction of curb and gutter on arterial 
roadways.   

This section of Hubbard Road is planned to be widened to 3 lanes in the future and any curb 
and gutter would be torn out as part of the roadway widening process.  Additionally, there is 
no curb and gutter on this segment of Hubbard Road and there will be future improvements at 
the west property line at the collector/Hubbard Road intersection (turn lanes and/or single lane 
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roundabout), which would also require the removal of curb and gutter constructed abutting the 
site. 

The applicant should be required to construct a minimum 3-foot wide gravel shoulder and a 
minimum 5-foot wide detached concrete sidewalk located a minimum of 30-feet from the 
centerline of Hubbard Road abutting the site.  The sidewalk should tie into the existing 
sidewalk located at the site’s east property line.   

The applicant should be required to provide a permanent right-of-way easement for detached 
sidewalks located outside of the dedicated right-of-way. 

2. North/South Mid-Mile Collector 
a. Existing Conditions: There is no north/south mid mile collector abutting or through the site. 
b. Policy: 

Collector Street Policy:  District policy 7206.2.1 states that the developer is responsible for 
improving all collector frontages adjacent to the site or internal to the development as required 
below, regardless of whether access is taken to all of the adjacent streets. 
Master Street Map and Typologies Policy:  District policy 7206.5 states that if the collector 
street is designated with a typology on the Master Street Map, that typology shall be 
considered for the required street improvements.  If there is no typology listed in the Master 
Street Map, then standard street sections shall serve as the default. 
Street Section and Right-of-Way Policy:  District policy 7206.5.2 states that the standard 
right-of-way width for collector streets shall typically be 50 to 70-feet, depending on the 
location and width of the sidewalk and the location and use of the roadway.  The right-of-way 
width may be reduced, with District approval, if the sidewalk is located within an easement; in 
which case the District will require a minimum right-of-way width that extends 2-feet behind 
the back-of-curb on each side. 
The standard street section shall be 46-feet (back-of-curb to back-of-curb). This width typically 
accommodates a single travel lane in each direction, a continuous center left-turn lane, and 
bike lanes. 
Residential Collector Policy:  District policy 7206.5.2 states that the standard street section 
for a collector in a residential area shall be 36-feet (back-of-curb to back-of-curb).  The District 
will consider a 33-foot or 29-foot street section with written fire department approval and 
taking into consideration the needs of the adjacent land use, the projected volumes, the need 
for bicycle lanes, and on-street parking. 
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 7-foot attached or 5-foot detached), 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.   
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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 
intersection Hubbard Road at the half mile between Ten Mile and Linder Road.  The new 
collector should run along the west property line stubbing to the south.  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 36-foot street section within 54-feet of right-
of-way. 

c. Applicant Proposal:  The applicant has proposed to construct half of a north/south mid-mile 
collector abutting the site’s west property line with 30-feet of pavement, with vertical curb, 
gutter, and an 8-foot wide attached concrete sidewalk continuing approximately 100-feet south 
of Hubbard Road.  The applicant has then proposed to construct an 8-foot wide detached 
concrete sidewalk that wraps around a bus loop driveway and terminates at the south property 
line.  Vertical curb, and gutter is proposed to be constructed within the bus loop.   

d. Staff Comments/Recommendations:  The applicant’s proposal to construct a new 
north/south mid-mile collector abutting the site’s west property line is consistent with the MSM 
and should be approved, as proposed.  The applicant should be required to construct the new 
north/south mid-mile collector as half of a 36-foot collector street section with vertical curb, 
gutter, and sidewalk, plus 12-feet of additional pavement (to total 30-feet) 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 should be constructed on the west side 
of the roadway.  To accommodate these improvements the applicant should be required to 
dedicate right-of-way to extend 2-feet behind the back of an attached sidewalk or 2-feet 
behind the back of the curb if the sidewalk is detached extending west to encompass the 
barrow ditch.   
The applicant’s proposal to construct an 8-foot wide attached concrete sidewalk that 
transitions to an 8-foot wide detached concrete sidewalk exceeds District policy, which 
requires a 7-foot wide attached or 5-foot wide detached sidewalk and should be approved as 
proposed.   The sidewalk needs to transition west to be attached at the south property line to 
allow for its future extension when the parcel to the south develops.   

3. Mid-Mile Collector/Hubbard Road Intersection  
a. Policy: 

ACHD Master Street Map:  ACHD Policy Section 3111.1 requires the Master Street Map 
(MSM) guide the right-of-way acquisition, collector street requirements, roundabout 
requirements, and specific roadway features required through development.  A new 
roundabout was identified on the MSM.  The new single lane roundabout is planned at the 
mid-mile at the Mid-Mile Collector and Hubbard Road intersection.   
 

b. Staff Comments/Recommendations:  As noted above, the intersection of the Mid-Mile 
Collector and Hubbard Road is shown as a single lane roundabout on the MSM. Construction 
of a roundabout at the Mid-Mile Collector and Hubbard Road intersection is not required at 
this time.  However, the applicant should be required to dedicate right-of-way at the Mid-Mile 
Collector and Hubbard Road intersection consistent with the template shown below to 
accommodate the future construction of a single lane roundabout at the intersection.  
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4. Stub Streets 
a. Existing Conditions:  There are no stub streets to or from the site.   
b. Policy: 

Stub Street Policy:  District policy 7206.2.4 states that stub streets will be required to provide 
circulation or to provide access to adjoining properties.  Stub streets will conform with the 
requirements described in Section 7206.2.5.4 except a temporary cul-de-sac will not be 
required if the stub street has a length no greater than 150-feet.  A sign shall be installed at 
the terminus of the stub street stating that, “THIS IS A DESIGNATED COLLECTOR 
ROADWAY.  THIS STREET WILL BE EXTENDED AND WIDENDED IN THE FUTURE.” 
In addition, stub streets must meet the following conditions: 
• A stub street shall be designed to slope towards the nearest street intersection within the 

proposed development and drain surface water towards that intersection; unless an 
alternative storm drain system is approved by the District. 

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

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

c. Applicant Proposal:  The applicant has proposed to construct one stub street to the south, a 
mid-mile north/south collector roadway located at the site’s west property line. 

d. Staff Comments/Recommendations:  The applicant’s proposal meets District policy and 
should be approved, as proposed.  The applicant should be required to install a sign at the 

Hubbard Road 

M
id-m

ile C
ollector 
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terminus of the stub street stating that, “THIS IS A DESIGNATED COLLECTOR ROADWAY.  
THIS STREET WILL BE EXTENDED AND WIDENDED IN THE FUTURE.” 
Typically, a temporary cul-de-sac turnaround would be required at the terminus of the stub 
street, as it greater than 150-feet in length.  In lieu of constructing a temporary cul-de-sac 
turnaround at the terminus of the stub street, the applicant should be required to provide a 
public use easement over the bus loop driveway which will allow the public turnaround at the 
end of the street.  The easement may be removed when the stub street is extended.   

5. Driveways 
 5.1 Hubbard Road 

a. Existing Conditions:  There are 3 driveways onto Hubbard Road from the site. 
b. Policy 

Access Points Policy:  District Policy 7205.4.1 states that all access points associated with 
development applications shall be determined in accordance with the policies in this section 
and Section 7202.  Access points shall be reviewed only for a development application that is 
being considered by the lead land use agency.  Approved access points may be relocated 
and/or restricted in the future if the land use intensifies, changes, or the property redevelops. 
Access Policy:  District policy 7205.4.6 states that direct access to minor arterials is typically 
prohibited.  If a property has frontage on more than one street, access shall be taken from the 
street having the lesser functional classification.  If it is necessary to take access to the higher 
classified street due to a lack of frontage, the minimum allowable spacing shall be based on 
Table 1a under District policy 7205.4.6, unless a waiver for the access point has been 
approved by the District Commission. 
Driveway Location Policy:  District policy 7205.4.5 requires driveways located on minor 
arterial roadways from a signalized intersection with a single left turn lane shall be located a 
minimum of 330-feet from the nearest intersection for a right-in/right-out only driveway and a 
minimum of 660-feet from the intersection for a full-movement driveway. 
Successive Driveways:  District policy 7205.4.6 Table 1a, requires driveways located on 
minor arterial roadways with a speed limit of 45 MPH to align or offset a minimum of 380-feet 
from any existing or proposed driveway. 
Driveway Width Policy:  District policy 7205.4.8 restricts high-volume driveways (100 VTD or 
more) to a maximum width of 36-feet and low-volume driveways (less than 100 VTD) to a 
maximum width of 30-feet. Curb return type driveways with 30-foot radii will be required for 
high-volume driveways with 100 VTD or more.  Curb return type driveways with 15-foot radii 
will be required for low-volume driveways with less than 100 VTD. 
Driveway Paving Policy:  Graveled driveways abutting public streets create maintenance 
problems due to gravel being tracked onto the roadway.  In accordance with District policy, 
7205.4.8, the applicant should be required to pave the driveway its full width and at least 30-
feet into the site beyond the edge of pavement of the roadway and install pavement tapers in 
accordance with Table 2 under District Policy 7205.4.8. 
Cross Access Easements/Shared Access Policy:  District Policy 7202.4.1 states that cross 
access utilizes a single vehicular connection that serves two or more adjoining lots or parcels 
so that the driver does not need to re-enter the public street system. 

c. Applicant’s Proposal:  The applicant has proposed to construct one 32-foot wide full access 
driveway onto Hubbard Road to provide access to the parent drop-off/pick-up loop for the 
school.  The driveway is proposed to align centerline to centerline with Iditarod Drive located 
on the north side of Hubbard Road across from the site.   
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d. Staff Comments/Recommendations:  The applicant's proposal to construct a 32-foot wide 
full access driveway aligned centerline to centerline with Iditarod Drive located on the north 
side of Hubbard Road meets District policy and should be approved, as proposed.  

 5.2 North/South Mid-Mile Collector 
a. Existing Conditions:  The north/south mid-mile collector roadway does not exist abutting the 

site. 
b. Policy: 

Access Policy:  District Policy 7205.4.1 states that all access points associated with 
development applications shall be determined in accordance with the policies in this section 
and Section 7202.  Access points shall be reviewed only for a development application that is 
being considered by the lead land use agency.  Approved access points may be relocated 
and/or restricted in the future if the land use intensifies, changes, or the property redevelops. 
District Policy 7206.1 states that the primary function of a collector is to intercept traffic from 
the local street system and carry that traffic to the nearest arterial.  A secondary function is to 
service adjacent property.  Access will be limited or controlled.  Collectors may also be 
designated at bicycle and bus routes. 
Driveway Location Policy:  District policy 7206.4.3 requires driveways located on collector 
roadways near a signalized intersection to be located outside the area of influence; OR a 
minimum of 440-feet from the signalized intersection for a full-access driveway and a 
minimum of 220-feet from the signalized intersection for a right-in/right-out only driveway. 
Dimensions shall be measured from the centerline of the intersection to the centerline of the 
driveway 
Driveway Location Policy:  District policy 7206.4.4 requires driveways located on collector 
roadways near a STOP controlled intersection to be located outside of the area of influence; 
OR a minimum of 150-feet from the intersection, whichever is greater. Dimensions shall be 
measured from the centerline of the intersection to the centerline of the driveway. 
Successive Driveways:  District policy 7206.4.5 Table 1, requires driveways located on 
collector roadways with a speed limit of 25 MPH and daily traffic volumes greater than 100 
VTD to align or offset a minimum of 245-feet from any existing or proposed driveway. 
Driveway Width Policy:  District policy 7206.4.6 restricts high-volume driveways (100 VTD or 
more) to a maximum width of 36-feet and low-volume driveways (less than 100 VTD) to a 
maximum width of 30-feet. Curb return type driveways with 30-foot radii will be required for 
high-volume driveways with 100 VTD or more.  Curb return type driveways with 15-foot radii 
will be required for low-volume driveways with less than 100 VTD. 
Driveway Paving Policy:  Graveled driveways abutting public streets create maintenance 
problems due to gravel being tracked onto the roadway.  In accordance with District policy, 
7206.4.6, the applicant should be required to pave the driveway its full width and at least 30-
feet into the site beyond the edge of pavement of the roadway and install pavement tapers in 
accordance with Table 2 under District Policy 7206.4.6. 

c. Applicant’s Proposal:  The applicant has proposed to construct two 30-foot wide driveways 
onto the new north/south mid-mile collector roadway.  The driveways are proposed to be 
located 145 and 315-feet south of Hubbard Road (measured centerline to centerline).  The 
southern driveway is proposed as an enter only driveway and the northern driveway is exit 
only; these driveways are proposed to provide access for the bus only drop-off/pick-up loop.   

d. Staff Comments/Recommendations: The applicant's proposal does not meet District 
Driveway location or Successive Driveway policies, which requires driveway on collector 
roadways to located a minimum of 150-feet from a stop controlled intersection and to offset by 
245-feet.  However, staff recommends a modification of policy to allow the driveways to be 
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located, as proposed.  Staff’s recommendation is due to the fact that the northern driveway is 
only 5-feet shy of meeting the required offset and will be a bus only, exit only driveway.  The 
southern driveway will be a bus only, enter only driveway, and the bus loop driveway is 
necessary to separate the parent drop-off/pick-up traffic from the buses.   
The applicant should be required to sign both driveways as BUS ONLY, and sign the northern 
driveway as DO NOT ENTER, EXIT ONLY, and the southern driveway as ENTER ONLY. 

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 
Hubbard Road is classified as an arterial roadway and the north/south roadway abutting the west 
property line is classified as a collector roadway.  Other than the access specifically approved with 
this application, direct lot access is prohibited to these roadways.  

D. Site Specific Conditions of Approval 

1.    Sign the parent drop off/pick up area for “NO PARKING”. 
2. Install School Zone signage on Hubbard Road.  Coordinate a signage program with District 

Development Review staff. 
3. The PiStem Academy shall be responsible for all current and future costs associated with the 

design, hardware, and construction of any additional pedestrian facilities needed to accommodate 
future pedestrian needs of the school.  This includes flashing beacons, crosswalk striping and 
signage, and HAWK signals or RRFBs.   

4. Dedicate additional right-of-way to total 37-feet from the centerline of Hubbard Road abutting the 
site. Compensation will not be provided for this right-of-way dedication.  

5. Construct a center left turn lane on Hubbard Road at the site’s access, as proposed.    

6. Construct a detached concrete sidewalk a minimum of 5-feet in width located a minimum of 30-
feet from the centerline of Hubbard Road abutting the site.  The sidewalk shall tie into the existing 
sidewalk at the east property line.   

7. Construct one new north/south collector roadway to intersect Hubbard Road at the ½ mile, as 
proposed.   
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8. Construct the new north/south mid-mile collector as half of a 36-foot collector street section with 
vertical curb, gutter, and sidewalk, plus 12-feet of additional pavement (to total 30-feet) widening 
beyond the centerline established for the street to provide an adequate roadway surface, with the 
pavement crowned at the ultimate centerline.  Construct a 3-foot wide gravel shoulder and a 
borrow ditch sized to accommodate the roadway storm runoff on the west side of the roadway.  
Dedicate right-of-way to extend 2-feet behind the back of an attached sidewalk or 2-feet behind 
the back of the curb if the sidewalk is detached extending west to encompass the barrow ditch.   

9. Construct an 8-foot wide attached concrete sidewalk on the new north/south collector that 
transitions to an 8-foot wide detached concrete sidewalk, as proposed.  The sidewalk needs to 
transition to be attached at the south property line. 

10. Provide a permanent right-of-way easement for any sidewalks located outside of the dedicated 
right-of-way. 

11. Dedicate right-of-way at the Mid-Mile Collector and Hubbard Road intersection consistent with the 
template shown on page 7 to accommodate the future construction of a single lane roundabout at 
the intersection. Compensation will not be provided for this right-of-way dedication. 

12. Construct one stub street to the south, a mid-mile north/south collector roadway located at the 
site’s west property line.  Install a sign at the terminus of the stub street stating that, “THIS IS A 
DESIGNATED COLLECTOR ROADWAY.  THIS STREET WILL BE EXTENDED AND 
WIDENDED IN THE FUTURE.” 

13. In lieu of constructing a temporary cul-de-sac turnaround at the terminus of the stub street provide 
a public use easement over the bus loop driveway.  The easement may be removed when the 
stub street is extended.   

14. Construct a 32-foot wide full access driveway on Hubbard Road aligned centerline to centerline 
with Iditarod Drive located on the north side of Hubbard Road, as proposed. 

15. Construct two 30-foot wide driveways onto the new north/south mid-mile collector roadway 
located 145 and 315-feet south of Hubbard Road.  Sign both driveways as BUS ONLY, and sign 
the northern driveway as DO NOT ENTER, EXIT ONLY, and the southern driveway as ENTER 
ONLY. 

16. Other than the access specifically approved with this application, direct lot access is prohibited to 
Hubbard Road and the north/south collector roadway.    

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

18. 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.   
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4. Replace any existing damaged curb, gutter and sidewalk and any that may be damaged during 
the construction of the proposed development.  Contact Construction Services at 387-6280 (with 
file number) for details. 

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

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

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

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

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

10. Construction, use and property development shall be in conformance with all applicable 
requirements of ACHD prior to District approval for occupancy. 

11. No change in the terms and conditions of this approval shall be valid unless they are in writing 
and signed by the applicant or the applicant’s authorized representative and an authorized 
representative of ACHD.  The burden shall be upon the applicant to obtain written confirmation of 
any change from ACHD. 

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

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

are satisfied. 
2. ACHD requirements are intended to assure that the proposed use/development will not place an 

undue burden on the existing vehicular transportation system within the vicinity impacted by the 
proposed development. 

 

 

 

  

 

 

 



 16      PiStem Academy 
 

Traffic Impact Study 
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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.  

 
 

 





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 site plan for the proposed Pisa Charter School indicates two access locations along Hubbard Road. Hubbard 
Road is identified as an arterial road. Arterials typically carry most of the traffic entering and leaving urban areas. 
Access should be controlled or limited, which allows for better traffic flow and reduces conflict points for 
pedestrians and bicyclists.  

 

 

 

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: PiStem Academy (18-08-SUP)   Agency: Kuna  

CIM Vision Category: Future Neighborhoods 
 
New households: 0    New jobs: 25  Exceeds CIM forecast: No 
 

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: No 
Farmland within 1 mile: 929 acres 
 
 

Housing within 1 mile: 1,686 
Jobs within 1 mile: 292 
Jobs/Housing Ratio: 0.2 
 

Nearest bus stop: >4 miles 
Nearest public school: 1.4 miles 
Nearest public park: 0.1 miles 
Nearest grocery store: 2.0 miles 
 
 

CIM Corridor: N/A 
Pedestrian level of stress: R--Hubbard 
Bicycle level of stress: R--Hubbard 
 

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: 2.2 miles 
Nearest fire station: 2.0 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.   

http://www.compassidaho.org/
mailto:info@compassidaho.org


 
                        STATE OF IDAHO 

                        DEPARTMENT OF ENVIRONMENTAL QUALITY 
                        BOISE REGIONAL OFFICE 
                        1445 North Orchard StreetBoise, ID 83706-2239(208) 373-0550 
  

 
 

DEQ Response to Request for Environmental Comment 
 
 

Date:  May 23, 2018 
Agency Requesting Comments: City of Kuna  
Date Request Received: May 11, 2018 
Applicant/Description: 18-08-SUP (Special Use Permit) – PiStem Academy  
 
Thank you for the opportunity to respond to your request for comment.  While DEQ does not review 
projects on a project-specific basis, we attempt to provide the best review of the information 
provided.  DEQ encourages agencies to review and utilize the Idaho Environmental Guide to assist 
in addressing project-specific conditions that may apply.  This guide can be found at 
http://www.deq.idaho.gov/ieg/.   
 
The following information does not cover every aspect of this project; however, we have the 
following general comments to use as appropriate: 
 
1. Air Quality  

  Please review IDAPA 58.01.01 for all rules on Air Quality, especially those regarding 
fugitive dust (58.01.01.651), trade waste burning (58.01.01.600-617), and odor control 
plans (58.01.01.776). 
 
For questions, contact David Luft, Air Quality Manager, at 373-0550. 
 

  IDAPA 58.01.01.201 requires an owner or operator of a facility to obtain an air quality 
permit to construct prior to the commencement of construction or modification of any 
facility that will be a source of air pollution in quantities above established levels.  DEQ 
asks that cities and counties require a proposed facility to contact DEQ for an 
applicability determination on their proposal to ensure they remain in compliance with 
the rules. 
 
For questions, contact the DEQ Air Quality Permitting Hotline at 1-877-573-7648. 
 

2. Wastewater and Recycled Water  
  DEQ recommends verifying that there is adequate sewer to serve this project prior to 

approval.  Please contact the sewer provider for a capacity statement, declining balance 
report, and willingness to serve this project.   
 

  IDAPA 58.01.16 and IDAPA 58.01.17 are the sections of Idaho rules regarding 
wastewater and recycled water.  Please review these rules to determine whether this or 
future projects will require DEQ approval.  IDAPA 58.01.03 is the section of Idaho rules 
regarding subsurface disposal of wastewater.  Please review this rule to determine 
whether this or future projects will require permitting by the district health department.  
 
All projects for construction or modification of wastewater systems require 
preconstruction approval.  Recycled water projects and subsurface disposal projects 

http://www.deq.idaho.gov/ieg/
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require separate permits as well. 
 

  DEQ recommends that projects be served by existing approved wastewater collection 
systems or a centralized community wastewater system whenever possible.  Please 
contact DEQ to discuss potential for development of a community treatment system 
along with best management practices for communities to protect ground water. 
 

  DEQ recommends that cities and counties develop and use a comprehensive land use 
management plan, which includes the impacts of present and future wastewater 
management in this area.  Please schedule a meeting with DEQ for further discussion 
and recommendations for plan development and implementation.   
 

 For questions, contact Todd Crutcher, Engineering Manager, at 373-0550. 
 
3. Drinking Water  

  DEQ recommends verifying that there is adequate water to serve this project prior to 
approval.  Please contact the water provider for a capacity statement, declining balance 
report, and willingness to serve this project. 
 

  IDAPA 58.01.08 is the section of Idaho rules regarding public drinking water systems.  
Please review these rules to determine whether this or future projects will require DEQ 
approval.   
 
All projects for construction or modification of public drinking water systems require 
preconstruction approval.   
  

  DEQ recommends verifying if the current and/or proposed drinking water system is a 
regulated public drinking water system (refer to the DEQ website at 
http://www.deq.idaho.gov/water-quality/drinking-water.aspx).  For non-regulated 
systems, DEQ recommends annual testing for total coliform bacteria, nitrate, and nitrite. 
  

  If any private wells will be included in this project, we recommend that they be tested for 
total coliform bacteria, nitrate, and nitrite prior to use and retested annually thereafter.  
 

  DEQ recommends using an existing drinking water system whenever possible or 
construction of a new community drinking water system.  Please contact DEQ to 
discuss this project and to explore options to both best serve the future residents of this 
development and provide for protection of ground water resources.   
 

  DEQ recommends cities and counties develop and use a comprehensive land use 
management plan which addresses the present and future needs of this area for 
adequate, safe, and sustainable drinking water.  Please schedule a meeting with DEQ 
for further discussion and recommendations for plan development and implementation.   
 

 For questions, contact Todd Crutcher, Engineering Manager at 373-0550. 
 
4. Surface Water  

  A DEQ short-term activity exemption (STAE) from this office is required if the project will 
involve de-watering of ground water during excavation and discharge back into surface 
water, including a description of the water treatment from this process to prevent 
excessive sediment and turbidity from entering surface water.   

  Please contact DEQ to determine whether this project will require a National Pollution 
Discharge Elimination System (NPDES) Permit.  If this project disturbs more than one 

http://www.deq.idaho.gov/water-quality/drinking-water.aspx
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acre, a stormwater permit from EPA may be required.    
 

  If this project is near a source of surface water, DEQ requests that projects incorporate 
construction best management practices (BMPs) to assist in the protection of Idaho’s 
water resources.  Additionally, please contact DEQ to identify BMP alternatives and to 
determine whether this project is in an area with Total Maximum Daily Load stormwater 
permit conditions. 
 

  The Idaho Stream Channel Protection Act requires a permit for most stream channel 
alterations.  Please contact the Idaho Department of Water Resources (IDWR), Western 
Regional Office, at 2735 Airport Way, Boise, or call 208-334-2190 for more information.  
Information is also available on the IDWR website at: 
http://www.idwr.idaho.gov/WaterManagement/StreamsDams/Streams/AlterationPermit/AlterationPermit.htm 
 

  The Federal Clean Water Act requires a permit for filling or dredging in waters of the 
United States.  Please contact the US Army Corps of Engineers, Boise Field Office, at 
10095 Emerald Street, Boise, or call 208-345-2155 for more information regarding 
permits.   
 

 For questions, contact Lance Holloway, Surface Water Manager, at 373-0550. 
 
5. Hazardous Waste And Ground Water Contamination 

  Hazardous Waste.  The types and number of requirements that must be complied with 
under the federal Resource Conservations and Recovery Act (RCRA) and the Idaho 
Rules and Standards for Hazardous Waste (IDAPA 58.01.05) are based on the quantity 
and type of waste generated.  Every business in Idaho is required to track the volume of 
waste generated, determine whether each type of waste is hazardous, and ensure that 
all wastes are properly disposed of according to federal, state, and local requirements. 
 

  No trash or other solid waste shall be buried, burned, or otherwise disposed of at the 
project site.  These disposal methods are regulated by various state regulations 
including Idaho’s Solid Waste Management Regulations and Standards, Rules and 
Regulations for Hazardous Waste, and Rules and Regulations for the Prevention of Air 
Pollution. 
 

  Water Quality Standards.  Site activities must comply with the Idaho Water Quality 
Standards (IDAPA 58.01.02) regarding hazardous and deleterious-materials storage, 
disposal, or accumulation adjacent to or in the immediate vicinity of state waters (IDAPA 
58.01.02.800); and the cleanup and reporting of oil-filled electrical equipment (IDAPA 
58.01.02.849); hazardous materials (IDAPA 58.01.02.850); and used-oil and petroleum 
releases (IDAPA 58.01.02.851 and 852).  
 
Petroleum releases must be reported to DEQ in accordance with IDAPA 
58.01.02.851.01 and 04.  Hazardous material releases to state waters, or to land such 
that there is likelihood that it will enter state waters, must be reported to DEQ in 
accordance with IDAPA 58.01.02.850. 
 

  Ground Water Contamination.  DEQ requests that this project comply with Idaho’s 
Ground Water Quality Rules (IDAPA 58.01.11), which states that “No person shall 
cause or allow the release, spilling, leaking, emission, discharge, escape, leaching, or 
disposal of a contaminant into the environment in a manner that causes a ground water 
quality standard to be exceeded, injures a beneficial use of ground water, or is not in 

http://www.idwr.idaho.gov/WaterManagement/StreamsDams/Streams/AlterationPermit/AlterationPermit.htm
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accordance with a permit, consent order or applicable best management practice, best 
available method or best practical method.”   
 

 For questions, contact Albert Crawshaw, Waste & Remediation Manager, at 373-0550. 
 

6.  Additional Notes 
  If an underground storage tank (UST) or an aboveground storage tank (AST) is 

identified at the site, the site should be evaluated to determine whether the UST is 
regulated by DEQ.  EPA regulates ASTs.  UST and AST sites should be assessed to 
determine whether there is potential soil and ground water contamination.  Please call 
DEQ at 373-0550, or visit the DEQ website (http://www.deq.idaho.gov/waste-mgmt-
remediation/storage-tanks.aspx) for assistance. 
 

  If applicable to this project, DEQ recommends that BMPs be implemented for any of the 
following conditions:  wash water from cleaning vehicles, fertilizers and pesticides, 
animal facilities, composted waste, and ponds.  Please contact DEQ for more 
information on any of these conditions. 

 

We look forward to working with you in a proactive manner to address potential environmental impacts 
that may be within our regulatory authority.  If you have any questions, please contact me, or any our 
technical staff at 208-373-0550. 
 
Sincerely,  
 

 
 

Aaron Scheff 
aaron.scheff@deq.idaho.gov 
Regional Administrator 
Boise Regional Office 
Idaho Department of Environmental Quality 
 
 

ec: TRIM 2018AEK63 

mailto:aaron.scheff@deq.idaho.gov


1

Troy Behunin

From: Jon McDaniel <so4217@adaweb.net>
Sent: Monday, June 04, 2018 2:22 PM
To: Troy Behunin
Subject: PISA Charter School

Hi Troy, 
 
Concerning the site plans you received on 5/7/18 from the board of PISA Charter School, I do have a couple of 
recommendations: 
 

 The ability to electronically lock and unlock all exterior doors to their campus buildings is suggested 

 In addition to the electronic remote locks, it is also suggested camera’s with audio also be installed at each 
exterior door.  This would allow someone in the admin office to question anyone wanting to enter prior to 
unlocking the doors.  

 
When PISA Charter School is designing their permanent building, I would suggest they use the same technology for all 
exterior doors if there are multiple buildings.   If there will be one large building utilized for their campus, I would 
recommend they have a locked receiving vestibule like Falcon Ridge Charter uses.    
 
Please let me know if you have an questions or concerns.  
 
Thanks, Jon 
 

Jon McDaniel 
Kuna Police Chief 

 
1450 W. Boise St. Kuna, Idaho 83634  (208) 577-3850   jmcdaniel@adaweb.net   www.adasheriff.org 

  
“We make safer places for you to live, work, and play.” 
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