
Kuna City Codes, Comprehensive Plan, and Maps are available at www.kunacity.id.gov 
 

KUNA PLANNING AND ZONING COMMISSION 
Agenda for October 23, 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:    All Listed Consent Agenda Items are Action Items 

a. Meeting Minutes for October 9, 2018. 
b. Findings of Fact and Conclusions of Law for 18-04-AN & 18-03-S; Lugarno Terra 

Subdivision. 
c. Findings of Fact and Conclusions of Law for 18-01-S; Whisper Meadows Subdivision. 
d. Findings of Fact and Conclusions of Law for 18-11-SUP; Pinson’s Muffler Shop. 

 
3. PUBLIC HEARING 

a. 18-03-AN (Annexation), 18-01-CPM (Comprehensive Map Change), 18-04-ZC 
(Rezone), 18-02-PUD (Planned Unit Development), 18-04-S (Preliminary Plat) & 18-20-
DR (Design Review) – Falcon Crest Subdivision; Scott Wonders with JUB Engineers, on 
behalf of M3 Companies- Mark Tate (Owner), requests approval to Annex approximately 
996 acres into Kuna City limits, Change the Comprehensive Plan Map (CPM) from 
Agriculture to Mixed-Use for approximately 163 acres, for a Planned Unit Development 
(PUD) for approx. 1,028 acres, to rezone approx. 20 acres and subdivide approx. 132 acres 
into 409 residential lots, 51 common lots, four common driveway lots, two well lots and one 
private road. This site is located at the NEC of Cloverdale and Kuna Roads, Kuna, Idaho. 
Please see the application for a list of parcel numbers affected by this application.  
ACTION ITEM.  *Staff requests this case be tabled to November 27, 2018. 

 
4. NEW BUSINESS 

a. 18-29-DR (Design Review) – Arbor Ridge Villas; The applicant, Tim Eck, requests Design 
Review approval for eight four plex buildings (32 total units), accompanying open space and 
landscaping, lighting and parking lot on approximately 2.10 acres. The site is located on the 
northwest corner of West Ardell Road and North School Avenue, Kuna, ID 83634 (APN# 
S1314244201). ACTION ITEM. 
 

5. ADJOURNMENT 
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City of Kuna 
Planning and Zoning Commission 

Findings of Fact and Conclusions of Law 

 

 
     
 
 

To:   Planning and Zoning  
   Commission 
 

Case Numbers: 18-04-AN (Annexation), 18-03-S 
(Preliminary Plat) & 18-23-DR 
(Design Review) Lugarno Terra 
Subdivision 

 
Site Location: 1919 E. Deer Flat Road & E. Deer 

Flat Road, Kuna, ID 83634 
 

Planner:   Jace Hellman, Planner II 
 

Hearing Date:  October 9, 2018 
Findings:  October 23, 2018 
  

Owner/Applicant: Select Development & 
Contracting, LLC. 

   PO Box 1030 
   Meridian, ID 83680 
   208.288.0700 
   randy@selectmanagement.com 
   
Representative:  Billy Edwards   
   P.O. Box 1030 

Meridian, ID 83680 
208-288-0700 
wedwards@selectdev.com 

 
Table of Contents: 

A. Process and Noticing    
B. Applicants Request 
C. Exhibit Maps 
D. Site History 
E. General Project Facts 
F. Staff Analysis 
G. Applicable Standards 
H. Factual Summary 

I. Findings of Fact 
J. Comprehensive Plan Analysis 
K. Kuna City Code Analysis 
L. Conclusions of Law 
M. Commission’s Recommendation  
N. Commission’s Order of Decision  
O. Recommended Conditions of Approval 

 

A. Process and Noticing: 

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

 

           P.O. Box 13 

Phone: (208) 922-5274 

Fax:     (208) 922-5989 

www.Kunacity.id.gov 

 

mailto:randy@selectmanagement.com
mailto:wedwards@selectdev.com


 

Page 2 of 10 Case No.18-04-AN, 18-03-S & 18-23-DR  
10/23/18    P: P&Z\SHARED\CASES\SUBDIVISIONS\Lugarno Terra – Findings of Fact 
 

a. Notifications 
i. Neighborhood Meeting  May 30, 2018 (9 people attended) 
ii. Agency Comment Request  August 17, 2018 
iii. 350’ Property Owners Notice September 19, 2018 
iv. Kuna, Melba Newspaper  September 19, 2018 
v. Site Posted   September 28, 2018 
vi. Public Hearing   October 9, 2018 

 

B. Applicant’s Request: 
Billy Edwards, with Select Development and Contracting, LLC., requests to annex a 40-acre parcel on East Deer Flat 
Road into Kuna City Limits with an R-4 zoning designation and to subdivide the 40-acres into 134 total lots, 
consisting of 114 single family buildable lots, and 20 Common lots. The subject site is located at East Deer Flat 
Road, Kuna, ID 83634, within Section 18, Township 2 North, Range 1 East; (APN# S1418346600). Additionally, the 
applicant also requests to annex a 1.725-acre parcel into Kuna City Limits with an R-6 zoning designation. The 
subject site is located at 1919 East Deer Flat Road, Kuna, ID 83634, within Section 19, Township 2 North, Range 1 
East; (APN# S1419223000). 

 

C. Exhibit Maps:  
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D.  Site History:  
These parcels are currently within Ada County. The approximately 1.725-acre property has served as residential 
property and the approximately 40-acre parcel has historically been considered agricultural land.  
 

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

the decision-making body for the City. The Comp Plan map indicates land use designations, it is not the actual 
zone. The Future Land Use Map identifies the 40-acre site as professional office and the 1.725-acre site as 
medium density residential. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

2. Recreation and Pathways Map: The Recreation and Pathways Master Plan Map does not indicate a future 
trail through either site. However, a future bike path is shown along the future extension of Stroebel Road. 
Accordingly, it is the City’s goal and desire to increase the number of trails and pathways in Kuna. Staff 
highly recommends 
that developers 
design and construct 
trails and pathways, 
or work with Ada 
County Highway 
District to pay their 
proportionate share 
to comply with the 
Master Plan’s goals 
by either starting a 
pathway, or 
extending current 
ones at time of 
development. 
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3. Surrounding Land Uses:     

North 
RUT 
RR 

Rural Urban Transition – Ada County 
Rural Residential – Ada County 

South RR Rural Residential – Ada County 

East RR Rural Residential – Ada County 

West 
RUT 
R-6 

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

 
4. Parcel Sizes, Current Zoning, Parcel Numbers: 

Property Owner Parcel Size Current Zone: Parcel Number 

Select Development & Contracting, LLC 40.00 acres RR, Ada County S1418346600 

Select Development & Contracting, LLC 1.725 acres RUT, Ada County S1419223000 

Total Acres 41.725 
 

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

6. Existing Structures, Vegetation and Natural Features:  
The 1.725-acre parcel contains one manufactured home and several outbuildings. The front of the site 
contains landscaping typically associated with a residential lot (i.e. grass, trees and shrubs). The 40-acre parcel 
historically has been farmed and contains features associated with agricultural land. A Boise Project Board of 
Control irrigation access easements divides the subject site. The site is relatively flat with an estimated 
average slope of 0% to 2% towards the Mason Creek Feeder. Bedrock depth is estimated to be between 
twenty and forty inches according to the USDA Soil Survey for Ada County. 
 

7.  Transportation / Connectivity:  
The applicant has proposed connections to public streets in two locations, including a new section of the mid 
mile collector Stroebel Road. All proposed access points will need to follow design standards according to City 
and ACHD (Ada County Highway Dist.) codes. Internal pathways and sidewalks have been proposed for 
pedestrian connectivity. 
 

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

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

• Kuna School District …………………………………………………………………………………………… Exhibit C-2 

• Kuna City Engineer …………………………………………………………………………………………….. Exhibit C-3 

• Idaho Transportation Department (ITD) …………………………………………………………….. Exhibit C-4 

• Department of Environmental Equality (DEQ) ……………………………………………………. Exhibit C-5 

• Central District Health Department (CDHD) ……………………………………………………….. Exhibit C-6 

• Community Planning Association of Southwest Idaho (Compass) ………………………. Exhibit C-7 

• Nampa & Meridian Irrigation District …………………………………………………………………. Exhibit C-8 

• Ada County Highway District (ACHD) …………………………………………………………………. Exhibit C-9 
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• Boise Project Board of Control …………………………………………………………………………... Exhibit C-11 
 

F. Staff Analysis: 
The applicant requests to annex an approximately 40-acre site into Kuna City limits with an R-4 (Medium 
Density Residential) zoning designation. The applicant proposes to subdivide the 40-acre site into 134 total 
lots, consisting of 114 single family buildable lots, and 20 Common lots. Density per acre for the site is 
proposed to be approximately 2.8 residential units per acre with lot sizes ranging from approximately 8,100 
square feet to 13, 100 square feet. 
 
This project is adjacent to Deer Flat Road. All major public utilities are located approximately within 300 feet 
of the subject site within East Deer Flat Road. Applicant is aware that development of these parcels will require 
connection to all city services and associated connection fees at time of building permit submittal. Full build 
out is estimated to be built out by 2025 and may require up to two (2) phases.  
 
Applicant is constructing a new section of Stroebel Road along the east property line. Stroebel Road is listed 
as a north-south collector according to the City of Kuna’s Street Circulation Map. Staff would recommend the 
applicant work with Staff and Ada County Highway District to ensure the new collector street is constructed 
to each agency’s standards. Several stub streets have been provided as a part of this project, two (2) to the 
west and two (2) the north, including the stub of future collector Stroebel Road. The applicant will be required 
to install a sign at the terminus of each of the roads stating these roads will continue in the future. Staff will 
defer the applicant to comments provided by ACHD for preferred language. 
 
Kuna’s Comprehensive Plan (Comp Plan), encourages a variety of housing types for all income levels numerous 
times throughout the document. Pertinent sections of the Comp Plan that address housing types are included 
below, in Section K (Comp Plan Analysis) of this report. The City attempts to balance all housing types within 
the City. Staff has reviewed the proposed preliminary plat for technical compliance with Kuna City Code (KCC), 
and finds the pre plat and landscape plan is in compliance with applicable codes. Staff would recommend that 
the applicant work with Kuna’s staff, ACHD, and Kuna Rural Fire District (KRFD) to conform to each agency’s 
requirements. 

 
A design review application for landscaping and open space was included as a part of the overall application. 
Applicant proposes several dedicated landscaping and buffer areas through out the project representing 
approximately 12% of the total project. Staff finds the proposed follows the landscaping requirements set by 
City code. A 1.6-acre common area has been proposed, it is anticipated this lot will feature a clubhouse, pool, 
sports courts and playground equipment. The applicant will be required to bring common lot amenities, such 
as the pool and pool house, through the design review process prior to receiving building permits. Parking for 
the common area is proposed as a series of parking stalls along the east and west sides of the lots. The parking 
stalls are oriented in a way that vehicles backing from the space will back directly into public right-of-way. 
Kuna City Code 5-9-2-G: - Standards, states “any parking area shall be designed in such a manner that any 
vehicle leaving or entering the parking area from or onto a public or private street shall be traveling in a 
forward motion.” The applicant has been made aware of Staff’s preference and City Code, and it is for the 
Commission to decide if a new parking area design will be required. 
 
All monument signage shall go to the Commission for review and approval. No application for signage was 
submitted with this application, and shall be approved through the design review process prior to installation. 
 
The Recreation and Pathways Master Plan Map does not indicate a future trail through either site. However, 
a future bike path is shown along the future extension of Stroebel Road. Staff will require the applicant to 
work with ACHD and follow the American Association of State Highway and Transportation Officials (AASHTO) 
standards and guidelines for the development of bicycle facilities. Internal pathways and sidewalks have been 
proposed throughout the project site in order to provide a pedestrian connectivity component to the project. 
 



 

Page 6 of 10 Case No.18-04-AN, 18-03-S & 18-23-DR  
10/23/18    P: P&Z\SHARED\CASES\SUBDIVISIONS\Lugarno Terra – Findings of Fact 
 

Additionally, the applicant proposes to annex an approximately 1.725-acre parcel into Kuna City limits with 
an R-6 zoning designation. This parcel will serve as a path of annexation for the overall proposed project. City 
limits are contiguous to the western property line. No development is proposed for this parcel at this time. 

 
Staff has determined the annexations and the preliminary plat comply with the goals and policies for Kuna 
City, Title 5 and Title 6 of the Kuna City Code; Idaho Statute § 67-6511; and the Kuna Comprehensive Plan; 
and forwards a recommendation of approval for Case No’s 18-04-AN (Annexation), 18-03-S (Preliminary Plat) 
and 18-23-DR (Design Review), subject to any conditions of approval outlined by Kuna’s Planning and Zoning 
Commission and City Council. 

 

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

2. City of Kuna Subdivision Ordinance Title 6. 

3. City of Kuna Public Ways and Property Ordinance Title 7. 

4. City of Kuna Comprehensive Plan. 

5. Idaho Code, Title 67, Chapter 65- the Local Land Use Planning Act. 
 

H. Factual Summary: 
These parcels on Deer Flat Road just east of Meridian Road. The project consists annexation of two parcels into 
Kuna City limits and to subdivide one of the two parcels. The first parcel is 1.725 acres and proposed to be zoned 
R-6. No development is proposed at this time. The purpose of annexing this parcel is to create a path of annexation. 
The second parcel is approximately 40.00 acres and proposed. The applicant requests preliminary plat approval 
on the 40.00-acre lot for 114 single family residential lots and 20 common lots. Density per acre for the site is 
proposed to be approximately 2.8 residential units per acre with lot sizes ranging from approximately 8,100 square 
feet to 13,100 square feet. 
 

I. Findings of Fact: 
Based upon the record contained in Case No’s 18-04-AN, 18-03-S and 18-23-DR including the Comprehensive Plan, 
Kuna City Code, Staff’s Memorandums, including the exhibits, and the testimony during the public hearing, the 
Kuna Commission hereby recommends approval of the Findings of Fact and Conclusions of Law, and conditions of 
approval for Case No’s 18-04-AN, 18-03-S and 18-23-DR, a request for annexation, preliminary plat and design 
review approval by the applicant: 
 

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

 
Comment: The Kuna Planning and Zoning Commission held a public hearing on the subject applications on 
October 9, 2018, to hear from City staff, the applicant and to accept public testimony.  The decision by the 
Commission is based on the application, staff report and public testimony, both oral and written.  

 

2. Based on the evidence contained in Case Nos. 18-04-AN, 18-03-S and 18-23-DR, this proposal does generally 
comply with the Comprehensive Plan and City Code. 

 
Comment: The Comp Plan has listed numerous goals for providing a variety of housing densities and types to 
accommodate various lifestyles, ages and economic group in Kuna.  

 

3. The Kuna Planning and Zoning Commission has the authority to approve or deny Case No. 18-23-DR and to 
recommend approval or denial of case nos. 18-04-AN and 18-03-S. 

 
Comment: On July 25, 2018, the Commission voted to approve Case No. 18-12-DR and recommend approval 
of case no. 18-01-CPF. 
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4. The public notice requirements were met and the public hearing was conducted within the guidelines of 
applicable Idaho Code and City Ordinances. 

 
Comment: As noted in the process and noticing sections, notice requirements were met to hold a public hearing 
on October 9, 2018. 

 

J. Comprehensive Plan Analysis: 
The Kuna Planning and Zoning Commission may accept or reject the Comprehensive Plan components, and has 
determined the proposed combination preliminary and final plat request for the site is consistent with the 
following Comprehensive Plan components as described below:  

 
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 a private property “takings”.  
 
Policy:  As part of a land use action review, the staff shall evaluate with guidance from the City’s attorney; The 

Idaho Attorney General’s six criteria established to determine the potential for property taking. 
 
6.0 – Land Use 
Policy: Provide a variety of housing densities and types to accommodate various lifestyles, ages and economic 

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

community. 
 
Goal 3: Protect the quality of existing residential neighborhoods and ensure new residential development is 

sustainable. Provide a variety of housing opportunities to meet the needs of all Kuna residents. 
 
Objective 3.1:  Encourage and plan for the development of cohesive neighborhood units that incorporate a variety 

of housing densities and styles. 
 
9.0 – Transportation 
Goal 1: Promote and encourage bicycling and walking as transportation modes. 
 
10.0 – Recreation 
Goal 2: Integrate trails, pathways, bike lanes and greenway corridor systems into community life and 

development patterns. 
 
Objective 2.1:    Ensure that neighborhoods have easy access to open green space, pathways, trails and bike lanes. 

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

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

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

range of income levels and lifestyles. 
 
Policy:  encourage the development community to provide a variety of lot sizes, dwelling types, densities and price 

points. 
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Goal 3: Encourage high-quality residential development. 

 

K. 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 and Title 6 of KCC. The 
Planning and Zoning Commission made a recommendation for a deviation from Kuna City Code Title 5 Chapter 
9 Section 2 Sub-Section G: “Off Street Parking and Loading Facilities Standards”. Additionally, the Commission 
added a condition to have the applicant work with staff to come to agreement for the Subdivision’s primary 
common area parking configuration. 
 

2. The Planning and Zoning Commission feels the site is physically suitable for the proposed development. 
 
Comment: The 40.00-acre (approximate) site does appear to be suitable for the proposed development. 
 

3.  The annexation and preliminary plat request are not likely to cause substantial environmental damage or 
avoidable injury to wildlife or their habitat. 

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

 

4. These applications are not likely to cause adverse public health problems. 
 

Comment: The project would connect to public sewer and potable water systems, therefore 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 preliminary plat request considers the location of the property and adjacent uses. The 
adjacent uses are residential and agricultural. 

 

6. The existing and proposed street and utility services in proximity to the site are suitable or adequate for 
single family homes. 

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

 

L. Conclusions of Law: 
1. Based on the evidence contained in Case Nos. 18-04-AN, 18-03-S and 18-23-DR, Commission finds Case Nos. 

18-04-AN, 18-03-S and 18-23-DR do adequately comply with Kuna City Code. 
 

2. Based on the evidence contained in Case Nos. 18-04-AN, 18-03-S and 18-23-DR, Commission finds Case Nos. 
18-04-AN, 18-03-S and 18-23-DR generally does with Kuna City Codes. 
 

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

 



 

Page 9 of 10 Case No.18-04-AN, 18-03-S & 18-23-DR  
10/23/18    P: P&Z\SHARED\CASES\SUBDIVISIONS\Lugarno Terra – Findings of Fact 
 

M. Commission’s Recommendation: 
Note: This motion is for the recommendation of approval, conditional approval or denial of the annexation and 
preliminary plat applications to the City Council. 
 
Based on the facts outlined in staff’s report and public testimony as presented, the Planning and Zoning 
Commission of Kuna, Idaho, hereby recommends approval of Case No. 18-04-AN (Annexation) & 18-03-S 
(Preliminary Plat) to the City Council subject to the conditions of approval listed in section O of this staff report. 
 

N. Commission’s Order of Decision: 
Note: This motion is for the approval, conditional approval or denial of the design review application. 

 
Based on the facts outlined in staff’s report and materials as presented, the Planning and Zoning Commission of 
Kuna, Idaho, hereby approves Case No. 18-23-DR (Design Review) subject to the conditions of approval listed in 
section O of this staff report. 
 

O. Recommended Conditions of Approval: 
- Applicant shall work with staff in order to come to an agreement on the parking configuration for common 

area. 
 

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 all civil plans. No construction, grading, filling, clearing or 

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

c. Central District Health Department recommends the plan be designed and constructed in 
conformance with standards contained in, “Catalog for Best Management Practices for Idaho 
Cities and Counties”. 

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

e. The Kuna Municipal Irrigation District and Boise Project Board of Control shall approve any 
modifications to the existing irrigation system. 

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

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

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

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

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

5. Curb, gutter and sidewalk shall be installed throughout the proposed project site and along the site’s 
frontages on Deer Flat Road and Stroebel Road. 
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6. Applicant shall work with ACHD and follow the American Association of State Highway and Transportation 
Officials (AASHTO) standards and guidelines for the development of bicycle facilities. 

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

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

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

10. All signage within/for the project shall comply with Kuna City Code and shall be approved through the design 
review process. 

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

12. All proposed amenities shall comply with Kuna City Code and shall be approved through the design review 
process prior to receiving building permits. 

13. If any revisions are made, the applicant shall provide the Planning and Zoning Staff with a revised copy of 
the preliminary plat. 

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

15. Developer/owner/applicant shall follow staff, City engineers and other agency recommended requirements 
as applicable. 

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

 DATED: This 23rd day of October, 2018. 
 

 
 
 
 

Lee Young, Chairman 
Kuna Planning and Zoning Commission 

 
 

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

   P &Z Findings of Fact & Conclusions of Law  
      
 

 
To:      P & Z Commission 
 
File Numbers:  18‐01‐S (Preliminary Plat) and 
  18‐07‐DR (Sub Design Review) 
   
Location:    Northwest corner; Linder and 
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Planner:    Troy Behunin, Planner III 
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Findings of Fact:  October 23, 2018 
 
Owner:      Thistle Farm, LLC, and  
      Vanderkooy Farm LLC’s, 
      6152 W. Half Moon Ln.  
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      208.850.0591 

      Timothyeck@me.com 
 

Engineer:    Bailey Engineers, 
      Katie Miller 
      4242 Brookside Ln. 
      Boise, ID, 83713 
      208. 938.0013 
      Kmiller@baileyengineers.com   
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A. Process and Noticing: 
1. Kuna City Code 1‐14‐3 (KCC), Title 1, Chapter 14, Section 3, states that Preliminary Plats are designated 

as public hearings, with the Commission as the recommending body, and City Council as the decision 
making body, and the Commission as the decision making body for the Design Review. These land use 
applications were given proper public notice and followed the requirements set forth  in  Idaho Code, 
Chapter 65 Local Planning Act.  
 
a. Notifications 

i. Neighborhood Meeting    August  8, 2018 (fourteen (14) persons attended) 

  

          P.O. Box 13 

Phone: (208) 922-5274 

Fax: (208) 922-5989 

www.Kunacity.id.gov 
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ii. Agency Comment Request    February 12, 2018 
iii. 350’ Property Owners     August 31, 2018 

  COURTESY MAILING NOTICE  October 1, 2018 
iv. Kuna, Melba Newspaper    August 16, 2018 
v. Site Posted      August 31, 2018 

 

B. Applicants Request: 
1. Request: 

Applicant, Katie Miller, with Bailey Engineers, on behalf of Thistle Farm, and Vanderkooy Farm, LLC’s 
(Owner), requests approval to subdivide approximately 73.50 acres (previously zoned R‐6 and four lots 
within Chisum Valley Subdivision No. 1 and 2) into 310 single home lots, an additional 38 common lots, 
following the Comprehensive Plan of MDR and the Council approved conditions of approval  from the 

recent  rezone. This site  is  located at  the NWC Linder and Columbia Roads. APN No’s; R1393850100, 
R1693860010, R1693860290, R1693860280. 
 

C. Aerial Map:  
  
 

   
 
  

                                                             ©Copyrighted 
D. Site History:  

These lots historically have been used for agricultural purposes and were rezoned from Agriculture (Ag.) to R‐6 
MDR (Medium Density Residential) on June 5, 2018, (18‐04‐ZC). 
 

E. General Projects Facts:  
1. Comprehensive Plan Map: The Comp Plan Map designation  for  this  site  is Medium Density Residential 

(MDR) for the west half, and Mixed‐Use for the east half. Both uses encourage residential uses. The Future 
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Land Use Map (Comprehensive Plan Map) is intended to serve as a guide for the decision making body. This 
map indicates land use designations, it is not actual zoning. These land use designations have been in place 
since 2009, and were contemplated as such in early 2008. 
 

 
 
 
 
 
 

 

2. Recreation and Pathways Map: The Rec. & Path Master Plan Map indicates a future trail along the Mason 
Creek, which  is off‐site. With this application, staff recommends that the applicant  incorporate green and 
open spaces and should be considered a binding site plan. 
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3. Surrounding Land Uses:           
North  AG, RR   Agriculture & Rural Residential – Kuna City & Ada County 

South  RR  Rural Residential – Ada County

East  AG  Agriculture – Kuna City

West  AG  Agriculture – Kuna City

 
4. Lot Sizes, Current Zoning, Parcel No’s, and L & B No’s: 

Lot Size 
(Approximately) 

Current Zone: (Ag.)  
      

Parcel Number(s) Chisum Valley Sub., 
Lot & Block Numbers 

 1.00 acre R-6 R1393850100 Lot 1, Block 1, Sub No. 1
35.77 acres R-6 R1693860010 Lot 2, Block 1, Sub No. 2
35.38 acres R-6 R1693860290 Lot 30, Block 1, Sub No. 2
1.00 acre R-6 R1693860280 Lot 29, Block 1, Sub No. 2
 

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

6. Existing Structures, Vegetation and Natural Features:  
There are no structures on site. The site has vegetation that is generally associated with an Agricultural field. 
 

7.   Transportation / Connectivity:  
The site has significant Linder Road frontage. The applicant proposes two points of ingress/egress on Linder 
Road; one at the mid‐mile between Columbia and Lake Hazel, and a second access approx. 820 feet south of 
that mid‐mile. Applicant has proposed two points of ingress/egress along the future east‐west mid‐mile on 
the north side of the site and a single ingress/egress on the west side of the site. All points of access must 
follow City & ACHD standards. 

 
8. Environmental Issues:  

Staff is not aware of any environmental issues, health or safety conflicts. The site’s topography is generally 
flat with less than 3 percent slope. This site is within the Nitrate Priority Area (NPA), and will be required to 
connect to Kuna City sanitary sewer, potable water and pressurized Irrigation services. 

 
9. Agency Responses:  

The following agencies returned comments are included with this case file: 
‐ Ada County Highway District (ACHD)     Exhibit B 2 
‐ Boise Project Board of Control        Exhibit B 3 
‐ Central Dist. Health Dept. (CDHD)     Exhibit B 4 
‐ COMPASS           Exhibit B 5 
‐ Dept. of Environmental Quality (DEQ)     Exhibit B 6 
‐ ID Transportation Dept. (ITD)       Exhibit B 7 
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F. Staff Analysis: 
  The applicant rezoned four lots within Chisum Valley Subdivisions 1 and 2, as part of a previous application 

(18‐01‐ZC), and now submits an application for preliminary plat and subdivision design review approvals and 
entitlements. 

 
  These four lots were rezoned last spring from Agriculture to the R‐6 (MDR) zone. During the public hearings 

for said rezone, certain density and layout conditions were approved by City Council; “...actual density [shall] 
not exceed 4.25 DUA (dwelling units/acres), and provide a max 2 DUGA (Dwelling units/gross acre) along [the] 
border of existing homes in Chisum Valley Subdivision”. Staff finds that this proposed subdivision conforms 
to said condition as outlined in the Findings of Fact and Conclusions of Law as ordered by Council. 

   
  In July of 2006 (06‐14‐AN), when these lots were annexed into Kuna city limits, all four lots were already in 

the Chisum Valley Subdivision with an Agriculture zone. Furthermore, these lots were annexed into Kuna with 
the Local Improvement District (LID). The applicant seeks approval for a preliminary plat for approximately 
73.50 acre site to include 310 buildable lots and 38 common lots. The project is adjacent to Linder Road (a 
major arterial) and all public utilities are near, or adjacent to the site. Applicant has been made aware that 
development of these lots will require connection to all city services and will be subject to connection fees 
for that purpose. It is anticipated that it will require five (5) phases for complete build‐out and applicant has 
provided a phasing plan illustrating the order. 

 
  Applicant proposes connection to only one of the two existing Chisum Valley stub streets even though Kuna 

City Code (KCC) 6‐3‐3‐C, requires connections to all provided stub streets. The applicant also petitioned ACHD 
through a variance request to allow connection to only one of the two existing stub streets. However, the 
ACHD Commissioners voted to deny the variance request and conditioned a connection with both existing 
stub streets. 

 
  Kuna Classified Road Map states that a minor collector road be placed on the west side of this site. Due to the 

reasons stated within the ACHD report (Dated 9.26.2018; Item C. 4 pg. 7), staff supports the alignment and 
offset nature of the north/south minor collector. Staff agrees with the ‘Site Specific Condition of Approval’ D. 
8 in the same ACHD report. 

    
  Based on the review Comprehensive Plan Map (CPM), staff views this request to be in concert with the CPM 

approved by Council. This request reflects the goals of the City leaders and its Citizens. 
 
  This  application  includes  a  request  for  subdivision  landscape  design  review.  Staff  finds  the  proposed 

landscaping for common areas appears to be in substantial conformance with KCC Title 5 chapter 17, Kuna’s 
Landscaping Ordinance (KCC 5‐17). Staff recommends that the applicant be conditioned to provide a code 
compliant scheme. Staff would  like to highlight that this  landscape plan (if approved), will be considered a 
binding  plan,  and  shall  be  followed  as  presented  and  not  changed  or  substitutions made without  prior 
approval, except to bring it into conformance. Design Review for a subdivision monument(s) was not applied 
for, with this project, however, if a monument sign(s) is/are desired, Design Review is required. 

 
  Staff has determined this application generally complies, or as conditioned, will follow Idaho Statutes §50‐

222 (Annex) and §65‐67 (LLUPA–Subs); Title 5 of the Kuna City Code; and the Kuna Comprehensive Plan; and 
forwards a recommendation of approval  for Case No. 18‐01‐S and 18‐07‐DR subject to the recommended 
conditions of approval listed in Section ‘N’ of this report. 

 
G. Applicable Standards: 

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

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

3. Idaho Code, Title 67, Chapter 65‐ the Local Land Use Planning Act. 
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H. Procedural Background: 
On October 9,  2018,  the Commission  considered Case No.  18‐01‐S  and 18‐07‐DR,  including  the  applications, 
agency comments, staff’s report, application exhibits and public testimony presented or given. 
 

I. Findings of Fact for Councils Consideration: 
Based on the record contained in Case No. 18‐01‐S and 18‐07‐DR, including the exhibits, staff’s report and 
the public testimony at the public hearing, the Commission of Kuna, Idaho, hereby recommends approval of 
the proposed Findings of Fact and Conclusions of Law, and Conditions of Approval for Case No’s 18‐01‐S and 
18‐07‐DR, for the Thistle and Vanderkooy, Farm, LLC, rezone request. 

 
  The  Commission  concludes  that  the  Application  does  comply  with  the  City  of  Kuna’s  Zoning 
  regulations (Title 5) of KCC and/or regulations outlined in title 5 of KCC. 
 

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

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

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

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

 

2. The Commission has the authority to recommend approval or denial for Case No. 18‐01‐ZC and approve or 
  deny Case No. 18‐7‐DR. On October 9, 2018, Kuna’s Commission voted to recommend approval for Case No. 
  18‐01‐S; and voted to approve Case No. 18‐07‐DR. 
 
Comment: On October 9, 2018, Commission voted to recommend approval for Case No. 18‐01‐S, to Council and 
  approved Case No. 18‐07‐DR. 
 

3. The public notice requirements were met and the public hearing was conducted within the guidelines of 
  applicable Idaho Code and City Ordinances to hold a public hearing on October 9, 2018, with the Commission. 
 

4. The  Kuna  Commission  accepts  the  facts  as  outlined  in  the  staff  report,  the  public  testimony  and  the 
  supporting evidence list presented. 
 
  Comment: The Commission held a public hearing on the subject application on October 9, 2018, to hear from 
  the City staff, the applicant and to accept public testimony.  The decision by the Commission is based on 
  the application, staff report and public testimony, both oral and written. 
 
5. Based on  the evidence  contained  in Case No. 18‐01‐S and 18‐07‐DR,  this proposal appears  to generally 
  comply with the Comprehensive Plan and Comp Plan Map as amended. 
 
  Comment: The Comp Plan has listed numerous goals for providing a variety in housing options in Kuna. The 
  Kuna Planning Map designates this property as Medium Density Residential and Mixed‐Uses. As this 
  request proposes MDR, the proposal follows the goals of the Comp Plan and the Comp Plan Map.  
 

6. The public notice requirements were met and the public hearing was conducted within the guidelines of 
  applicable Idaho Code and City Ordinances. 
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  Comment: As noted in the process and noticing sections, notice requirements were met to hold a public 
  hearing on October 9, 2018. 
 

J. Factual Summary: 
This approximately 73.50 acre site, is in Kuna City limits, zoned R‐6, (MDR), with varying historical Ag. uses and is 
located at the northwest corner  (NWC) of Linder and Columbia Roads. These  lands are  lots within the Chisum 
Valley  Subdivision.  These  lands  were  included  in  the  Local  Improvement  District  (LID);  whereby  they  were 
obligated to satisfy a sewer connection fee equivalent to 3 Dwelling Units an Acre (DUA) at a minimum. Applicant 
proposes a preliminary plat for these approximately 73.50 acre, to subdivide said property into 310 boilable lots 
and 38 common lots. This property is adjacent to Linder Road, a principle arterial road. 
 

K. Comprehensive Plan Analysis:      
The Kuna Commission accepts the Comprehensive Plan components as described below: 
 
The designations of Medium Density Residential and Mixed‐Use shown on the Planning Map (See Map above) for 
these  lots were  approved  by  Council.  The  proposed  subdivision  for  the  site  is  consistent with  the  following 
Comprehensive Plan components: 
 
Community Vision Statement: 
Residents hoped  for  the  creation of business  and  light  commercial use  centers within neighborhoods.  These 
centers  would  include  restaurants,  gas  stations,  churches,  multi‐family  use  facilities,  and  other  mixed‐use 
developments. (Page 21). 
 
Housing: 
Residents envisioned higher densities  in the City’s core to  include opportunities for mixed residential and  light 

commercial  activity.  They  expressed  interest  in  a mix of  residential  type  dwellings  applications;  including 
single‐ family, multi‐family, apartments and condominiums. They were receptive to a greater mix of lot sizes 
and house prices to appeal to a variety of people. A goal expressed by many was the preservation of large lots 
and  rural  cluster  development  in  appropriate  balance  with  a  complement  of  other  types  of  residential 
development (Page 21). 
 
Comment: The proposed rezone follows the community vision and provides a way to achieve the housing goals as 
stated and adopted, by supplementing other existing large lot subdivisions nearby. 
 
Private Property Rights Goals and Objectives ‐ Section 2 ‐ Summary: 
Ensure the City land use policies, restrictions, conditions and fees do not violate private property rights and ensure 
that land use actions, decisions, and regulations do not effectively eliminate all economic value of the subject 
property. Ensure that City land use actions, decisions, and regulations do not prevent a private property owner 
from  taking advantage of a  fundamental property  right and staff shall evaluate with guidance  from  the City’s 
attorney; the Idaho Attorney General’s six criterion established to determine the potential for property taking. 
             
Comment: Utilizing the Idaho Attorney 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 (Pg. 42 – 1.5 and Pg. 43 – 3.1). 
 
Comment: The proposed application complies with  these elements of  the comprehensive plan by providing an 
opportunity to supply varied housing types and provide pedestrian connections, thereby meeting this goal. 
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Land Use Goals and Objectives ‐ Section 6 ‐ Summary: 
Adopt a future land use plan and map that includes natural and developed open spaces, while providing a variety 
of housing densities and  types  to accommodate various  lifestyles, ages and economic groups. Protect existing 
neighborhoods  and  ensure  new  development  is  sustainable  and  keeps  Kuna  desirable.  Develop  cohesive 
neighborhoods with character and quality while incorporating a variety of densities and styles (Pg. 64 – 3.1 & Goal 
3 and Pg. 65 – 4.3). 
 
Medium Density Residential: 
This designation describes areas where residential development densities generally range from four to eight units 
per acre. These areas will be made up of single‐family homes, but may include townhomes, row houses duplexes 
and other types of multi‐family  land uses. Areas  featuring these densities are generally  located within the City 
Center and around Neighborhood Centers (Page 88). 
 
Comment: The proposed rezone requests an R‐6 zone, for residential uses, conforming to the Comprehensive Plan 
and Planning Map approved by Council in August of 2015. 
 
Mixed‐Uses: 
The mixed use general land use designation pertains to a land parcel or combination of parcels that are planned 
and developed together. This comprehensive  land use category may contain residential, commercial, office and 
technical uses, a variety of building types and densities, common open space variations, clustered development 
and recreational facilities (Page 105). 
 
Comment: The proposed rezone requests an R‐6 zone, for residential uses, conforming to the Comprehensive Plan 
and Planning Map approved by Council in August of 2015. 

 
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 (Pg. 155 – 1.2, Pg. 163 12.4 and Pg. 165 – 2.1). 
 
Encourage mixed‐use development that  includes town centers, single‐family, multi‐family, accessory units, and 
other types of residential development. – Policy 1.1.2, Section 12, Housing (Page 155). 
 
Comment: Applicant proposes medium density residential which will contribute to availability of varied types and 
home sizes in a logical and orderly manner with an opportunity to provide a quality development. 
 
Community Design Goals and Objectives ‐ Section 13 ‐ Summary: 
Strengthen  Kuna’s  Image  through  good  community  and  urban  design  principles  that  create  self‐sufficient 
neighborhoods. Foster good community design concepts that incorporate landscape features to serve as buffers 
between incompatible uses while reducing scale and creates a sense of place. 
 
Neighborhoods: 
Kuna’s updated Plan is an advocate for the development of self‐sufficient neighborhoods. These neighborhoods 
are intended to be connected by transit and other non‐motorized methods of transportation. Each neighborhood 
will have a center, a core and an edge. (Page 179). 
 
Comment: With this development, the applicant will provide an extension of the sidewalk and roadway system 
which must comply with the Master Street Plan adopted by Kuna. Applicant has proposed connections to existing 
and future neighborhoods by adding pathways, sidewalks for pedestrian and non‐motorized transportation, and 
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adding  and  connecting  to  stub  streets. Applicant  appears  prepared  to propose a  variety of housing  densities 
thereby complying with approved land use designation outlined within the Comp Plan and Planning Map. 

 

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

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

 

2. The site is physically suitable for the proposed R‐6 new subdivision. 
 

Comment: The 73.50 acre (approximate) project includes a request for subdividing the lands in 310 
buildable lots and 38 common lots. The site appears to be compatible with the proposal. 
 

3. The Preliminary Plat is not likely to cause substantial environmental damage or avoidable injury to wildlife or 
their habitat. 
 
Comment: The land to be subdivided is not used as wildlife habitat.  Future roads, dwelling units and open 
spaces must be planned for construction according the City requirements and best practices and will 
therefore not cause environmental damage or loss of habitat.  

 

4. The Preliminary Plat proposal is not likely to cause adverse public health problems. 
 
  Comment:  The  proposed  subdivision  of  the  property  appears  to  follows  Kuna  City  Codes.  All
  development  requires  connection  to  public  sewer  and  potable water  systems,  therefore  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 Commission did consider the location of the property and adjacent uses.  The subject property 
is in Kuna City and will be connected to the Kuna City central sewer and potable and pressure irrigation water 
systems. The current adjacent uses are agriculture in nature uses and the site it adjacent to an arterial road. 
 

6. Based on the evidence contained in Case No’s 18‐01‐S and 18‐07‐DR, Commission finds Case No’s 18‐01‐S 18‐
07‐DR adequately comply with Kuna City Code. 
 

7. Based on the evidence contained in Case No’s 18‐01‐S and 18‐07‐DR, Commission finds Case No’s 18‐01‐S and 
18‐07‐DR, generally comply with Kuna’s Zoning Code. 

 

M. Conclusions of Law:  
1. Based on the evidence contained in Case No’s 18‐01‐S and 18‐07‐DR, Commission finds Case No’s 18‐01‐S 

and 18‐07‐DR generally does comply with Kuna City Code. 
 

2. Based on the evidence contained in Case No's 18‐01‐S and 18‐07‐DR, Commission finds Case No’s 18‐01‐S 
and 18‐07‐DR, generally are consistent with Kuna’s Comprehensive Plan and Comprehensive Plan Map. 
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3. The public notice requirements have been met and the neighborhood meeting was conducted within the 
guidelines of applicable Idaho Code and City Ordinances. 
 

N. Recommendation of the Commission to City Council: 
18‐01‐S (Preliminary Plat), Note: This proposed motion is to recommend approval, conditional approval, or denial 
for  this  request  to City Council.  If  the Commission wishes  to approve or deny  specific parts of  the  requests as 
detailed in this report, those changes must be specified. 
 
18‐07‐DR  (Design Review), Note: The proposed motion  is  to approve or deny  the design  review  request.  If  the 
Planning and Zoning Commission wishes to approve or deny specific parts of the requests as detailed in the report, 
those changes must be specified. 
 
On October 9, 2018, the Commission voted to recommend approval for Care No. 18‐01‐S to City Council, based on 
the facts outlined in staff’s report, the Comp Plan, City Code, the record before the Commission, the applicant’s 
presentation, public testimony and discussion during the public hearing by the Planning and Zoning Commission 
of Kuna,  Idaho.  Therefore,  the Commission hereby  recommends approval  to Council  for Case No. 18‐01‐S,  a 
Preliminary Plat request, and voted to approve Case No. 18‐07‐DR, a Design Review request by Katie Miller (Bailey 
Engineers) on behalf of Thistle Farm, LLC and Vanderkooy Farm, LLC, with the following conditions of approval: 
 

‐ ‐ Applicant shall follow the conditions stated in the staff report and related agency reports. 
 

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

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

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

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

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

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

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

2.1– At time of development and as necessary, dedicate right‐of‐way in sufficient amounts to follow 
City and ACHD standards and widths. 

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

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

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

6. All street lighting within and for the site shall be LED lighting and must comply with Kuna City Code. 
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7. Parking within the site shall comply with Kuna City Code. (Unless specifically approved otherwise). 

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

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

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

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

12. Applicant is conditioned to follow the these planting notes for all trees on site: 

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

13. The applicant’s proposed landscape plan (dated 01/11&12/2018) shall be considered binding site plans, or 
as modified and approved through the public process. 

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

15. Developer/owner/applicant shall comply with all local, state and federal laws. 
 
 
DATED this  23rd, day of October, 2018. 
 

___________________________ 
Lee Young, Chairman 

Kuna Planning and Zoning Commission 
ATTEST:__________________________________ 
Troy Behunin, Planner III, 
Kuna Planning and Zoning Department 
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A. Course of Proceedings: 

1. Applicant is proposing an automobile maintenance shop as described in Kuna City Code 5-3-2 and 5-1-6-
2 (Zoning District Regulations; Definitions). Kuna City Code (KCC) requires obtaining a Special Use Permit 
(SUP) and Design Review (DR) approval within the Central Business District.  
 

2. In accordance with KCC Title 5, Chapters 1 and 3, this application seeks SUP and Design Review approval 
for an automobile maintenance shop. 
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a. Notifications 

i. Neighborhood Meeting  August 7, 2018 (No attendees) 
ii. Agencies    August 27, 2018 
iii. 300’ Notice to Property Owners  August 19, 2018 
iv. Kuna, Melba Newspaper  August 19, 2018 
v. Site Posted   September 28, 2018 
vi. Public Hearing   October 9, 2018 

 

B. Applicants Request: 
Applicant Darrell Pinson, requests special use permit approval in order to operate an automobile maintenance 
shop within the Central Business District. The subject sites are located at 156 and 120 West Main Street, Kuna, ID 
83634, within Section 23, Township 2 North, Range 1 West; (APN# R5070000315 and R5070000350). 

 

C. Aerial Map:  

      

D. History:  
This site is apart of Kuna’s Central Business District, and has served as a self-serve carwash, owned and operated 
by Ada County Highway District, for the last few years. 

 
E. General Projects Facts: 

1. Surrounding Land Uses:      
North CBD Central Business District – Kuna City 

South P Public – Kuna City 

East CBD Central Business District – Kuna City 

West CBD Central Business District – Kuna City 

 
2. Parcel Sizes, Current Zoning, Parcel Numbers: 

• Parcel Size: 0.481 acres 

• Zoning:  Commercial Business District (CBD) 

• Parcel #: R5070000350 & R5070000315 
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3. Services: 
Sanitary Sewer– City of Kuna 
Potable Water – City of Kuna 
Irrigation District – 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:  

Currently a self-serve carwash exists on the property. A large portion of the subject site is improved with 
pavement. The remaining section exists as an unimproved dirt lot. 

 
5.  Transportation / Connectivity:  

An existing improved right-in/right-out ingress/egress serves as the subject site’s main access point. An 
alternative access point exists at the rear of the lot via an existing alley way. Curb, gutter and sidewalk around 
the site have previously been installed with the installation of the roundabout at the intersection of West 
Main Street and North Linder Road.   

 
6. Environmental Issues:  

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

 
7. Comprehensive Future Land Use Map:  

The Future Land Use Map (FLU) identifies this site as mixed-use city center. 

 
8. Agency Responses:  

The following agencies returned comments which are included as exhibits with this case file: 

• Department of Environmental Quality (August 31, 2018) – Exhibit B4 

• Nampa Meridian Irrigation District (September 4, 2018) – Exhibit B5 

• J&M Sanitation (September 6, 2018) – Exhibit B6 

• Idaho Transportation Department (September 6, 2018) – Exhibit B7 
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F. Staff Analysis: 

The applicant proposes to remodel the existing 2,301 square foot self-serve car wash by adding a 1,217 square 
foot addition in order to operate an automobile maintenance shop within the Central Business District. Per Kuna 
City Code, in order to operate an automobile maintenance shop within the Central Business District, special use 
permit and design review approval are required. 
 
The subject site is located on the main entrance into Downtown Kuna on the northwest corner of the roundabout 
at the intersection of West Main Street and North Linder Road. Street lights, curb, gutter and sidewalk were 
installed around the site as apart of the roundabout project in 2016.\ 
 
Kuna City Code 5-4-6 encourages earthen tones with flat or low gloss finishes. The applicant has indicated that he 
intends to match the existing roof. Split face CMU will be used for the construction of the proposed addition and 
added as an accent throughout the exterior of the buildings. A band of smooth face CMU is proposed to wrap 
around the building as an accent. Existing concrete walls will be painted to match the corresponding CMU. Staff 
finds that the proposed commercial building for the automobile maintenance shop to be in general conformance 
with the Design Review Ordinance (Kuna City Code [KCC] Title 5, Chapter 4). 
 
Staff would note these parcels are included in phase two of Kuna’s downtown revitalization project. As a result of 
the overall revitalization effort, a specific list of plants has been created and approved to be used within the 
downtown area. The applicant has proposed a ten-foot landscape buffer along Linder Road and an additional 
landscape island on the east side of the main ingress/egress on Main Street. The applicant has proposed one shade 
tree and five shrubs every 35 feet of street frontage. Staff finds the proposed Landscaping to be in conformance 
with the KCC Title 5 Chapter 17, the Landscaping Ordinance, however as a part of the downtown revitalization 
effort staff the applicant will be required to work with staff in order to provide a landscape plan that conforms to 
the approved plant list for the downtown revitalization project. 
 
According to the site plan dated August 23, 2018, 14 parking spaces, one of which will be designated handicapped 
parking, has been proposed. KCC Title 5, Chapter 9 specifies that for this type of use, two parking spaces are 
required for each service bay. The applicant has proposed to have four service bays on site. Staff would note that 
KCC 5-4-6-2 requires, within the CBD, off street parking to be located behind buildings where physically possible. 
A majority of the proposed parking spots located in the rear of the lot, staff would recommend that the applicant 
be required to keep all “project” vehicles in the parking space proposed behind the building.  
 
Comments received from J&M sanitation indicates that the proposed location of the enclosure meets their needs. 
However, staff will require the applicant to work with J&M sanitation in order to build the enclosure to their 
standards. Staff would note the applicant has submitted a new site plan illustrating CMU with steel gates as the 
proposed construction materials for the enclosure. 
 
Applicant is subject to design review inspections and fees (post construction), for compliance verification of the 
building, parking lot, landscaping and signage, prior to the Certificate of Occupancy being issued. 

 
Staff has determined that this application complies with Title 5 of Kuna City Code and the Kuna Comprehensive 
Plan; Staff will rely on the Commission’s determination as to whether or not to approve or deny Case No. 18-11-
SUP (Special Use Permit) and 18-27-DR (Design Review), subject to the recommended conditions of approval. 
 

G. Applicable Standards: 
1. Kuna City Code, Title 5, Zoning Regulations  

2. City of Kuna Comprehensive Plan 

3. Idaho Code, Title 67, Chapter 65, Local Land Use Planning Act 
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H. Comprehensive Plan Analysis:    

The Kuna Planning and Zoning Commission has accepted the Comprehensive Plan components as described below: 
 

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

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

attract firms.  
 
Goal 2: Expand Kuna’s shopping and entertainment opportunities. 
 
Objective 2.1:  

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

 
Objective 2.2: 

 Promote the development of neighborhood retail centers throughout the City. 
 
6.0 – Land Use 
Goal 2:  Encourage a balance of land uses to ensure that Kuna remains a desirable, stable, and self-sufficient 

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

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

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

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

 
I. Findings of Fact:  

1. Based on the record contained in Case No’s 18-11-SUP and 18-27-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 the Findings of Fact and Conclusions of Law, and the conditions of approval for Case No’s 18-11-SUP 
and 18-27-DR. 
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2. The Kuna Planning and Zoning Commission approves the facts as outlined in the staff report, the public 
testimony and the supporting evidence list presented. 
 

Comment: The Kuna Commission held a public hearing on the subject applications on October 9, 2018, to hear 
from the City staff, the applicant, and to accept public testimony.  The decision by the Commission is based on 
the application, staff report and public testimony, both oral and written. 

 
3. Based on the evidence contained in Case No’s 18-11-SUP and 18-27-DR, this proposal does appear to generally 

comply with the Comprehensive Plan and Future Land Use Map. 
 
Comment: The Comp Plan Future Land Use Map designates the approximately 0.481 acres (project site) as 
Mixed-Use City Center. The proposed automobile maintenance shop is allowed in this zone after obtaining a 
Special Use Permit. 

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

 
Comment: On October 9, 2018, Kuna’s Planning and Zoning Commission has voted to approve Case No’s 18-
11-SUP and 18-27-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 October 9, 2018. 

 

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

 
Comment: The proposed application adheres to the applicable requirements of Title 5, Chapters 4 and 6, of 
the KCC. 

 
2. The site is physically suitable for the proposed automobile maintenance shop. 

 
Comment: The approximately 0.481-acre project site remains suitable for an automobile maintenance shop. 
 

3. The Special Use Permit is not likely to cause substantial environmental damage or avoidable injury to 
wildlife or their habitat 
 
Comment: The subject site is not used as wildlife habitat.  Roads, structures and open space already exist 
and will therefore not cause environmental damage or loss of habitat. 
 

4. The Special Use Permit application is not likely to cause adverse public health problems. 
 
Comment: The automobile maintenance shop 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. 
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Comment: The Special Use Permit request considers the location of the property and adjacent uses. The 
adjacent uses are Commercial – 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. 
 
Comment: Utility services are available to the automobile maintenance shop and adequate for this use. 

 
K. Conclusions of Law:  

1. Based on the evidence contained in Case No’s 18-11-SUP and 18-27-DR, Commission finds Case No’s 18-11-
SUP and 18-27-DR, generally do comply with Kuna City Code. 

2. Based on the evidence contained in Case No’s 18-11-SUP and 18-27-DR, Commission finds Case No’s 18-11-
SUP and 18-27-DR are 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. Commission’s Order of Decision: 
Based on the facts outlined in staff’s report and public testimony as presented, the Planning and Zoning 
Commission of Kuna, Idaho, hereby approves Case No. 18-11-SUP, a Special Use Permit and 18-27-DR, a Design 
Review request by Darrell Pinson, with the following conditions of approval listed in section M of this staff report. 

 
M. Conditions of Approval: 

- Applicant shall work with staff to ensure landscape plan conforms with the plan set for phase two 
of the downtown revitalization project. 

- Applicant shall work with Kuna City Engineer to cap existing drainage. 
 

1. The applicant shall obtain a building permit for required building modifications, remodeling, or additions to 
the existing structure, prior to construction. 

2. In the event the uses or the building on this parcel are enlarged, expanded upon or altered in anyway (even 
for temporary purposes), the applicant shall seek an amendment to the approvals of this Special Use Permit 
through the public hearing process.  

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

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

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

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

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

prior to issuance of any building permit(s).  
4. Installation of service facilities shall comply with the requirements of the public utility or irrigation district 

providing the services. All utilities shall be installed underground. 
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. 
6. Lighting on site shall comply with current Kuna City Code. All street lighting within and for the site shall be 

LED lighting and establish dark skies practices. 
7. Landscaping on site shall comply with KCC Title 5 Chapter 17. 
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8. Applicant shall work with staff in order to provide a landscape plan that conforms to the approved plant list 
for the downtown revitalization project. 

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

10. Parking on site shall comply with Kuna City Code. 
11. Applicant shall construct onsite trash enclosure with CMU brick wall and with steel gates on the front. 
12. Applicant shall work with J&M Sanitation to build the trash enclosure to their standards. 
13. This development is subject to building and landscaping design review inspections. Inspections shall be 

completed prior to receiving a Certificate of Occupancy. 
14. This special use permit is valid if the conditions of approval are adhered to continuously. In the event the 

conditions are not continuously followed; the special use permit approval may be revoked by the Planning 
and Zoning Commission. 

15. The special use permit is not transferable from one parcel of land to another. 
16. A separate design review will be required for all signage. 
17. Applicant shall follow staff, City Engineer and other agency recommended requirements, as applicable. 
18. Applicant shall comply with all local, state and federal laws. 

 
DATED this 23rd day of October, 2018 

 
 
 

Lee Young, Chairman 
Planning and Zoning Commission 

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

 
 






















































































