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KUNA PLANNING AND ZONING COMMISSION 
Agenda for February 12, 2019  

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 John Laraway 
Commissioner Stephen Damron 
 

2. CONSENT AGENDA:    All Listed Consent Agenda Items are Action Items 

a. Meeting Minutes for January 22, 2019. 
b. Findings of Fact and Conclusions of Law for 18-06-AN (Annexation), 18-08-S (Preliminary 

Plat) & 18-35-DR (Design Review) – Ledgestone Subdivision. 
c. Findings of Fact and Conclusions of Law for 18-07-S (Preliminary Plat) – Arbor Ridge Villas 

Subdivision. 
 

3. PUBLIC HEARING 
a. 18-09-S (Preliminary Plat) & 18-36-DR (Design Review) – Sapphire Ranch; Victor Clark 

requests to subdivide approximately 0.508-acres into three (3) single family buildable lots. The 
subject site is located on West Park Avenue, Kuna, ID 83634, within Section 23, Township 2 
North, Range 1 West; (APN# R5070002532).  ACTION ITEM. 
 

b. 18-04-ZC (Rezone) – Caspian Addition Rezone; On behalf of Waters Edge Farm, LLC, B & A 
Engineers (applicant), requests approval for a rezone of approximately 57.50 acres from A 
(Agriculture) to R-6, Medium Density Residential (MDR). These lots are known as Lot 17 and 
Lot 28, Block 1, of Patriot Ridge Estates. This site is located near the northwest corner of Lake 
Hazel and Linder Roads and are parcel No’s R6934730350 and R6934730210, in Section 35, 
Township 3 North, Range 1 West. ACTION ITEM. 

 
4. COMMISSION REPORTS 
a. None 

 
5. ADJOURNMENT 
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PZ COMMISSION MEMBER PRESENT CITY STAFF PRESENT: PRESENT 
Chairman Lee Young X Wendy Howell, Planning Director X 
Commissioner Dana Hennis 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 
Meeting Minutes for January 8, 2019. 
Findings of Fact and Conclusions of Law For 18-07-AN (Annexation) & 18-05-ZC (Rezone) – Bodahl-Stiner Annexation 
and Rezone. 
 
Commissioner Hennis Motions to approve the consent agenda; Commissioner Gealy Seconds, all aye and motion 
carried 3-0. 
 

2. PUBLIC HEARING 
18-06-AN (Annexation), 18-08-S (Preliminary Plat) & 18-35-DR (Design Review) – Ledgestone Subdivision; On 
behalf of trilogy development, Inc., Jane Suggs, with WHPacific requests to annex two contiguous parcels 
comprising of approximately 60.85 acres on East Hubbard Road and North Locust Grove Road into Kuna City Limits 
with an R-8 zoning designation; and to subdivide the 60.85-acres into 298 total lots, consisting of 253 single family 
buildable lots, and 45 Common lots. The subject sites are adjacent to the southwest corner of East Hubbard Road 
and North Locust Grove Road, Kuna, ID 83634, within Section 18, Township 2 North, Range 1 East; (APN’s 
S1418121126 & S1418123400). 
 
Jane Suggs: Jane Suggs, WH Pacific, 2141 Airport Way. I represent Trilogy Development and Ledgestone 
Subdivision. We agree with all conditions in the staff report. We are asking for an annexation into Kuna of R-8. We 
have a property just over 60 acres and a density of just over 4 units per acre. We are below the Mason Creek 
Feeder. This density is approved in the Comprehensive Plan and the future Comprehensive Plan. The preliminary 
plat drawing shows alley loads. We are on the south portion of this site introducing alley-loaded products. The 
garages are accessed from the alley and the rear. That kind of design allows us to build lots that are 40 feet wide. 
The 40-foot-wide lot doesn’t have a garage in the front like you normally see. You’re probably familiar with alley 
loads in other communities. The lots are typically 4400 square feet. The can provide a garage and a 20-foot apron 
behind the garage on the property. R-8 is the only type of zoning that allows you to do the alley-load lot. I’ll point 
out that R-8 seems like a high density, but we’re tying that density right to that plat. Unlike the rezones that you’ve 
approved recently without a plat, which can be difficult, this one is tied directly to that plat. This home design is 
very desirable, it promotes a very nice streetscape so when you go down the street, you see the front houses and 
front porches. There is very little yard maintenance. There will be side yard separation. You will have side yard and 
a little front yard. The backyard will just be the side and the apron. There is no parking in the alleyways. The alley 
loaded homes make up 20 percent of all the homes there. The average lot size of the standard lots is 6800 square 
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feet. The landscape plan shows that 14 percent of the site is landscaped. This includes some of the buffers that are 
along the streets. If you take out the streets which are basically landscaped areas, we still have over 10 percent of 
usable open space. The most prominent feature of our landscaping of course is the regional pathway along the 
Mason Creek Feeder. The developer is going to build a pathway that’s going to be matching the city’s recreation 
and pathways master plan. We will build over 2,000 feet of your master plan pathway along Mason Creek. Once 
it’s completed, it will be dedicated to the City. There are other landscaped areas throughout the subdivision. We 
have a centrally located park that will have a top lot, a gazebo, and a half-basketball court as well as open areas for 
playing. There are five other additional green spaces around. They will be passive landscaping areas. When you 
want to meet a neighbor, there’s a place to meet. Stroebel Road will be the main entrance, and there will be open 
space there. We are extending all utilities to and through the site. We did a traffic impact study and it was 
reviewed by ACHD and ITD, we agree with all of the conditions they have set. One condition from ITD is to fund a 
right-turn lane as you’re going north on Highway 69 turning right onto Hubbard eventually. We have a phase map 
that shows it’s done in five phases. There will be a four-way stop sign at Hubbard and Locust Grove. There will a 
couple letters in your package from neighbors. We are building this development at the low end of the 
Comprehensive Plan for medium density. This goes up to seven to eight units per acre. We have a true mix of 
homes and sizes. C/Laraway: I noticed on this plat that you’re requesting R-8 because of the specialty type 
construction. You only have six blocks with this alleyway. Will others be R-8 also? Jane Suggs: We have a few 
blocks with the R-8 size lots, the rest will be R-6 and R-4 lots. C/Laraway: The whole plat will be rezoned as R-8, 
correct? Jane Suggs: We’re not zoning and coming back with a change, we will tie that condition of approval and 
rezone this with that plat. C/Laraway: I noticed the staff report there was discussion about street lights that will be 
later talked about. Will there be lights in the alley? Jane Suggs: There will generally not be lights in the alley. The 
lights generally stay on the street and on intersections. I’ve seen this in the past, where sometimes people put 
lights on the garages so that whenever they drive up, there are some lights. Typically, there are no street lights in 
the alley. C/Laraway: Will there be any driveways in the alley, or will it be a property line garage? Jane Suggs: It 
will be 20 feet. It will be a 20-foot alley, a 20-foot apron, and then a garage. You have not only garage parking but 
20 feet in an apron. When you don’t have garages on the street, you have a lot of parking. C/Laraway: Who will do 
the snow removal in the alleys? They will be public alleys, and we’re building this to public alley standards. Jace 
Hellman: Chairman, Commissioner, for the record, Jace Hellman, Kuna Planning and Zoning Staff 751 W. 4th St. The 
application before you this evening is for an annexation Preliminary Plat and Design Review. The applicant 
requests to annex two contiguous parcels comprising of approximately 60.85 acres on East Hubbard Road and 
North Locust Grove Road into Kuna City Limits, with an R-8 zoning designation, and to subdivide the 60.85 acres 
into 298 total lots consisting of 253 single family buildable lots and 45 common lots. The project is proposed to be 
completed in five phases. Although the applicant has proposed R-8 as the zoning classification, the proposed 
density is actually only 4.15 dwelling units per acre. However, the dimensional lot standards of an R-8 designation 
allow the applicant to provide a new type of home product to the City. 53 buildable lots are proposed as alley 
loaded homes. These are single family homes, however the driveway and garage access will available from the rear 
of the house via a public alley way. Applicant is constructing a new section of Stroebel Road along the east 
property line, which will serve as the main entrance into the Project. Stroebel Road is listed as a north-south 
collector according to 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.  A 
secondary access has been proposed onto existing Locust Grove Road. However, this access point is not projected 
to be constructed until a later phase of site development. In the meantime, the applicant proposes a temporary 
emergency access point on to Hubbard Road. Several stub streets have been provided as a part of this project, two 
(2) to the south, including the stub of future collector Stroebel Road, and one (1) to the northeast, across the 
Mason Creek Feeder. 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. A design review application for common area landscaping and open space was included as a part of the 
overall application. Applicant proposes several dedicated landscaping and buffer areas throughout the project. 
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Approximately 14%, or 8.51 acres of the project has been dedicated to common area; and 10.2%, or 6.2 acres of 
the project have been determined as “usable open space”.  Staff find the proposed landscaping, buffers and 
common space to be in compliance with Kuna City Code. However, staff would recommend the applicant be 
conditioned to place sod wherever the landscape plan identifies “Lawn”, and provide staff an updated landscaping 
plan accommodating requested change. The Recreation and Pathway Master Plan Map identifies a regional green 
way corridor pathway along Mason Creek on the South, which would be the applicant’s property. The applicant 
proposes the construction of over 2,000 linear feet of regional public pathway along the south side of Mason Creek 
along the northeastern edge of the subject site’s property line, which will connect with the pathway installed by 
Patagonia to the North. The property was posted and 400-foot notices were sent out to all people within 400 feet 
of the property. An additional courtesy notice was sent after this was tabled prior. And with that I will stand for 
any questions you have. C/Young: We will open the public testimony at 6:18. Jane Suggs: I don’t have anything to 
rebut, but I want to respectfully request your recommended approval of the annexation, rezone and the design 
review for the landscaping. C/Gealy: Ms. Suggs, can you address the concerns in the letters that were sent in? Jane 
Suggs: Mr. Browning lives across Hubbard Road. He had some questions about landscaping. We are doing our 
landscaping to meet code. The only difference I see is that for Patagonia, ACHD asked us to put our landscaping in 
but not put curb and gutter in, because of future widening of Hubbard Road. It looks like Patagonia chose to put 
curb and gutter in, which will likely have to come out whenever Hubbard is improved. We put in the widened 
street, a little bit of the shoulder. We will then put in our sidewalk and have a 30-foot buffer like Patagonia has. 
That is the only difference that I see. He asked for limited access to Hubbard Road and we will only have one 
temporary access. Our main access is off of Stroebel Road, which is a new road that we will be building. You’ll see 
there at the top of the project. There is a temporary access, because we will build likely more than 30 buildings 
with one access. If you go to the park area to Hubbard Road, lot 14 will actually be an emergency access until we 
get the road connecting to Locust Grove. He was concerned about accesses off of Hubbard Road, and that’s a 
temporary access. He talked about the walking path matching and we will meet the requirements for the pathway 
just like Patagonia did. We will not have a pool and clubhouse. When I looked up Patagonia, they have over 400 
homes in there. The pool and clubhouse thing is one of those things that depends on how many units that you’re 
building. The type of HOA fees that you want to homeowners to take to pay. We have found that the walking path 
and the smaller parks and places where people can gather are more popular. The Garretts live right across the 
canal from us. They have that nice piece of property right there on the corner of Locust Grove and Hubbard. They 
are in the southwest corner of Locust Grove and Hubbard. They are right across the canal. They are concerned 
mostly because we are coming in. They are in the RR zone which is in the county. Patagonia is here, that area is 
changing. We do have the infrastructure to sustain this. He comments that he has issues with that. We do have the 
sewer and water irrigation capacity to sustain this. We will be building oversized pipes through the property to 
deal with expansion east of us. The road coming off of Locust Grove is right on the property boundary. The next 
person can actually use that road. Those are the forwarding thinking things that the staff asked us to do. We’re 
very much in keeping with the Comprehensive Plan, yes things are changing a bit. I left a message for Mr. Browning 
and didn’t have a phone number for the Garrett’s, but I’d be happy to chat with him too. C/Young: I will close the 
public testimony at 6:25. Jace Hellman: Regarding the curb and gutter, there is proposed Condition No. 6 that 
requires that it is installed per Kuna City Code, so if the body would like to try and enforce that. C/Hennis: I like the 
amenities provided in the center along with the path. C/Young: For the site, the overall density is closer to an R-4 
than R-8, which for the alleyway product is not just a 20-foot little slot. C/Gealy: I appreciate the variety of lot sizes 
and the variety of housing product that can be made available. There are some larger and smaller lots. I appreciate 
the open space and the pathway along the canal. Another concern I have is transitional lots, but I think with the 
alley-loaded product where it is, it makes sense to have smaller single family lots around that area on that end of 
the development and then have the larger lots on the other end. I do have a question regarding the curb and 
gutter. It is included as a condition of approval that curb, gutter and sidewalk shall be installed in accordance with 
Kuna City Code. You did say that you were accepting all of the conditions of approval. Jane Suggs: Commissioners, 
when I read that I was thinking about the curb, gutter and sidewalk being inside the property and not that along 
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the arterials. Again, because that curb and gutter hasn’t been set and designed by ACHD for any kind of specific 
elevations and things, it often comes out. That’s why ACHD doesn’t ask us to do the curb, gutter and sidewalk. I 
can only ask that the condition be adjusted to say interior, but I did not say that at the beginning. We don’t do a lot 
of curb, gutter and sidewalk. We were looking at that as just being in the interior, so we would ask that this 
condition be changed to curb, gutter and sidewalk inside the subdivision. C/Hennis: You said that ACHD has this in 
the work plan? Jane Suggs: I don’t know that they do, I haven’t looked. The elevations of what the curb and gutter 
would look like for drainage. You put that in, and then you prevent drainage issues on the corners. They typically 
don’t like to put that in bits and pieces. Once you pick up that drainage, it goes on and there’s no system to take 
care of it. They wait until on arterials, a whole half-mile of improvements. I’m sorry I don’t have the five-year work 
plan in front of me. I don’t think that we’ve got elevations on curb, gutter and sidewalk. ACHD did not require it. 
C/Gealy: You are planning to put curb, gutter and sidewalk along Stroebel, correct? Jane Suggs: yes, we are going 
on Stroebel as a mid-mile collector. C/Gealy: The other condition that was requested from staff was that you have 
sod in all cases. Jane Suggs: Absolutely, we’ll resubmit a plan showing where it says lawn, we’ll put sod in. They’re 
just asking to be sodded instead of seeded, because sod takes a little faster. We agree to that. I would ask that this 
be changed so that the interior streets and Stroebel will be considered the curb, gutter, and sidewalk. Wendy 
Howell: This very scenario with curb and gutter has come up in the past, where they do not have the elevations 
yet. ACHD has worked with the City and the developer so that curb and gutter could be put in. Maybe change the 
condition that developers work with the City and ACHD regarding curb and gutter, so that come to the best 
solution that we can. Our direction from Council is if it’s not in the five-year work plan, they need to put it in as our 
ordinance states. Jane Suggs: I can accept a work-with condition. C/Young: As far as the curb and gutter goes, 
we’ve not done that when we know that Wendy said the five-year plan is coming and we’re not tearing in brand 
new stuff, knowing what’s developing to our west and to our east. It’s required for City Code. C/Hennis: Well yes, 
but then again also if you don’t have a road section plan as to where to put it, then it’s going to be kind of difficult 
too. The condition to work with the City and ACHD would give a viable solution in the end. C/Gealy: We’ll know 
more in five years than we do now since it’s phased. 

 
Commissioner Gealy motions to recommend approval of Case No. 18-06-AN & 18-08-S to the City Council with the 
conditions as outlined in the staff report; With an modification to Condition No. 6 that the developer will provide 
curb, gutter and sidewalk on the interior of the development and along Stroebel Road, and the developer will work 
with ACHD and City staff regarding the curb and gutter along Locust Grove and Hubbard Road; And an additional 
condition that on the landscaping plan in cases where “lawn” is mentioned, the developer would use sod; 
Commissioner Hennis seconds, all aye and motion carried 3-0. Commissioner Gealy motions to approve 18-35-DR 
with the conditions as outlined in the staff report; With an modification to Condition No. 6 that the developer will 
provide curb, gutter and sidewalk on the interior of the development and along Stroebel Road, and the developer will 
work with ACHD and City staff regarding the curb and gutter along Locust Grove and Hubbard Road; And an 
additional condition that on the landscaping plan in cases where “lawn” is mentioned, the developer would use sod. 
Commissioner Hennis seconds, all aye and motion carried 3-0. 

 
18-07-S (Preliminary Plat) – Arbor Ridge Villas Subdivision; On behalf of Endurance Holdings, LLC., B&A Engineers 
requests to subdivide approximately 2.1-acres into eleven (11) total lots, consisting of eight (8) buildable multi-family 
lots, and three (3) common lots and has reserved the name Arbor Ridge Villas Subdivision. The subject site is located 
on the northwest corner of West Ardell Road and North School Avenue, Kuna, ID 83634, within Section 14, Township 
2 North, Range 1 West; (APN# S1314244201). 
 
David Crawford: I’m David Crawford with B&A Engineers, here representing the applicant for Arbor Ridge Villas 
Subdivision. Arbor Ridge has been completing developments over the past few years. We’re up to phase four, and 
we’re currently working on Arbor Ridge No. 5 and 6 concurrently. Arbor Ridge Villas will be a re-subdivision of 
three commercial lots in Arbor Ridge Subdivision No. 5. Arbor Ridge Subdivision No. 5 is currently beginning 
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construction and will complete the road improvements for the full widening of School Avenue to the north 
boundary and Ardell Road clear over to Walnut Creek Subdivision. That will complete the widening of Ardell Road. 
Ardell Road has been a partial widening for many years. This would complete that widening. Ardell Road has been 
fully completed east of the site through Ardell Estates Subdivision. Ardell Estates Subdivision No. 3 is going to be 
approved and going to construction this year. That will complete a full travel width road section all the way to 
Linder Road. Arbor Ridge Villas contemplates taking the three lots that were created in Arbor Ridge Subdivision No. 
5. Placing lots around the buildings that were approved by the Planning and Zoning Commission in October. We’re 
not really expanding the use, we’re just allowing the buildings to exist on their own lot rather than having multiple 
buildings on a total of three lots. It’s a little complicated, we’re doing work up front and then just platting around 
what we’re doing. It allows for individual ownership of the buildings rather than having multiple buildings on one 
lot. There was a letter that we received from the Planning Staff dated January 14 from the Ewings. Some of the 
developments like Mineral Springs that are kind of close and cut through Ardell Road and then on out to Ten Mile. 
With the completion of Ardell Road and Linder Road we leave a lot of that alleviated. The connection of School 
Street to the Arbor Ridge first phase of development will also allow traffic to go out to Hubbard Road. I believe that 
a lot will be alleviated to some regard, but we can’t say that nobody is going to go through there. We will allow at 
least two connection points for the residential then for these developments to occur. Arbor Ridge Subdivision was 
a Planned Unit Development that was approved several years ago. It dedicated a five-acre park to the City with the 
first phase of development directly south of Hubbard Road. With that development, we are extremely lucky to also 
work with the Boise Project Board of Control to allow a twelve-foot pathway to connect all the way from Ardell 
Road through phases of Arbor Ridge subdivision. Arbor Ridge Phase 6 will complete that pathway system to 
connect all the way from Ardell Road to Kuna City Park that is located in Arbor Ridge Subdivision No. 1. Arbor Ridge 
Subdivision No. 5 is a very large lot subdivision. Most of the lots exceed 12-14,000 square feet. It was part of the 
original PUD. Down at the intersection, on the northwest corner of Ardell and School Street, this was slated for 
commercial. There was also a few years ago, a development with the re-subdivided Mineral Springs Subdivision. 
This created Mineral Springs Subdivision No. 2. That was also slated for commercial construction but found not to 
be viable. They made it into a single-family home development and rezoned that. This is the last portion of 
commercial land that existed within the approvals. I’ll stand for any questions you may have, but we respectfully 
request your approval for the Arbor Ridge Villas tonight. C/Gealy: Is it your intention then to construct the 
pathway along the canal that runs to the Northwest portion of the commercial piece? David Crawford: It was not 
our intent to install the pathway along there, we are actually creating a fencing boundary that is required to 
maintain the access from the Boise Project Board of Control. I don’t know exactly what the pathway system would 
look like, that hasn’t been discussed as a condition of approval. I do know that currently, the Boise Project Board of 
Control doesn’t allow construction of pathways within the right of way. I think it will be the state lateral. The only 
thing that we’ll be able to do is put a gravel pathway down. It wouldn’t allow the construction of asphalt. If that 
condition were imposed in this development, it would be a condition that we couldn’t comply with. This is because 
they simply wouldn’t allow it. It’s not that we don’t want to do it, it’s just that we can’t get their permission to do 
it. Jace Hellman: Chairman, Commissioners, for the record, Jace Hellman, Kuna Planning and Zoning Staff 751 W. 
4th St. The application before you this evening is a request for a preliminary plat recommendation to the City 
Council of approval or denial. The applicant is proposed to subdivide approximately 2.1-acres into eleven total lots, 
consisting of 8 buildable multi-family lots and three common lots. The project has reserved the name Arbor Ridge 
Villas. The site of the project is located on the northwest corner of Ardell Road and School Avenue. The proposed 
project site was identified in original Arbor Ridge Villas Subdivision Planned Unit Development (PUD), which was 
approved in 2003. The subject site is currently zoned R-4, and is identified as medium-density residential on the 
Comprehensive Plan Future Land Use Map. However, following the original approval of the Arbor Ridge PUD, a 
development agreement was signed, which guaranteed the proposed project site area the zoning designation of C-
1 (neighborhood commercial). If approved, the applicant will have to record the separation of the parcel, and staff 
will provide a rezone ordinance reflecting the approvals laid out in the signed development agreement. Access to 
the site is proposed via two full access driveways. The first is situated on West Ardell Road and the second is 
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situated on North School Avenue. Additionally, the applicant will be constructing the remain half of the street 
sections of West Ardell Road and North School Avenue that fronts the proposed project site as a part of the 
required public improvements listed in Kuna City Code. Currently, there is no curb, gutter or sidewalk along the 
property’s frontage. And both Ardell and School Road are unimproved roadways. Staff would note that both West 
Ardell Road and North School Avenue are listed as Major Collectors according to the City of Kuna’s Street 
Circulation Map. Kuna City Code requires the right-of-way improvements such as street widening, curb, gutter and 
sidewalk along a property’s frontage as a part of the subdivision process. Following email correspondence with the 
project’s engineer on January 16, 2019 (exhibit D3) confirms all required right-of-way improvements will be 
installed with the installation of Arbor Ridge phases five and six prior to the re-subdivision and development of the 
proposed project. The Recreation and Pathways Master Plan Map indicates a future trail along the eastern 
boundary of the proposed project site along the State Lateral. However, the preliminary plat does not identify the 
location of a trail on site. It is the City’s goal and desire to increase the number of trails and pathways in Kuna. Staff 
highly recommends the developers be conditioned to comply with the Master Plan’s goals and design and 
construct the identified pathway along the State Lateral to the standards set in Kuna City Code 6-4-2 (Required 
Public Improvements). Notices were sent out to people that were within 400 feet of the property as mandated by 
state code which requires 300 feet. The property was noticed and an ad was run in the Kuna Melba News. With 
that I will stand for any questions you may have. C/Hennis: With regards to the applicant, he discussed having a 
pathway along the canal, what’s the city’s stance on that with being able to allow anywhere along that easement, 
do you know otherwise a method to where we can provide a pathway along there? Jace Hellman: Typically, it’s 
been done in other subdivisions and it’s been done on where they’ve allowed it with it on their own private 
property rather than not on their property. That might be an option to explore. This is why we could do a condition 
that they work with staff and the Boise Project to get that goal of getting a pathway in there. C/Young: We’ll open 
the public testimony at 6:48. Tim Donka: I live at 2332 North Corktree Way. First and foremost, I’d like to thank 
you for taking the time to hear me out. I did take the time to look at the vision of Kuna. I notice that it’s been 
updated several times throughout the last couple years back in 2003 and as current as 2015. I do understand that 
there must a balance made between affordable housing and apartment complexes or lower income. The vision I 
saw that stood out in my mind was building stronger communities. I oppose apartment complexes. I know that 
these won’t be a concern for Planning and Zoning. I live in Arbor Ridge Subdivision and I enjoy the pathway that’s 
mostly completed. The opposition that we’ve had in the past is people that have come forth and said I don’t want 
an apartment close to my house. Those don’t build stronger neighborhoods. I do appreciate the fact that they will 
finish Ardell all the way through. If you guys do submit this and approve it. Right now, it’s a one lane road. Multiple 
times, I’ve seen vehicles coming both directions and they’ve got nowhere to go. That is a plus for that. The only 
thing concerning with this was that it’s two acres and they’re dividing it into 11 lots, three of them being open 
space which I assume is parking. You can’t put eight apartments in there and then tell me that there’s going to be a 
park there. There is a park that’s fairly close, and it’s within maybe five or six blocks. It would be nice to have more 
green space inside there, besides just the huge asphalt section. I don’t have a plat of what they have or what it’s 
going to look like. Ian Gordon: I live at 2246 N Citrine, which is on the corner of Ardell and Citrine. I’m opposed to 
the zoning being changed on that property. I’m opposed to the construction of apartments. It is zoned for 
multifamily right now rather than single-family, which I had initially thought was the planned use. Was this 
changed recently? C/Young: As staff indicated as a part of the PUD approved in 2002, that parcel would be used as 
a C-1 commercial property. Ian Gordon: I moved here recently like many of the people behind me. Many of us 
came from high-density cities with a lot of problems and we moved here for a different experience. We moved to 
support the community. I spent $500,000 on my house with the expectation that other houses would certainly be 
built. As you’re planning another community, you would take into account keeping comparable property values 
when you build a new subdivision. The most important thing for new home owners is to build equity in their 
house. We have a lot of senior citizens up here who brought their retirement. We’ve got a house that we want to 
appreciate as much as possible. The construction of our apartment building is going to depreciate our property. 
We’re going right back to where we just left. We left 900 miles away to come here and be faced with the social 
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problems that will be brought by having apartments in this area. This town has plenty of area to build apartments. 
Have an apartment section where all the apartments are. I don’t see where there’s good planning if you take a low 
value property, something that’s turning people over month after month in our neighborhood. If you look at 
national statistics by the FBI, we will be faced by not only this traffic problem. The fact that this developer plans to 
finish Ardell Road is not really finishing it. Until Ardell is completed, there won’t be a solution to that. John Hoit: I 
live at 2251 N Citrine Avenue at the corner of Ardell and Citrine. My comments will echo Ian’s. I do appreciate the 
fact that road improvement is part of this development. High density rental housing, rental housing in particular is 
incongruous with the adjacent properties. As you look around, there are new homes being built across School Ave. 
Mineral Springs has $4-500,000 houses popping up. That property would be far better suited to the density that’s 
already there. I don’t know if we’re talking about fourplexes, eightplexes, I don’t know what the ultimate number 
of people that would be living in these eight buildings. If they’re eightplexes, that’s 64 families. That’s totally 
incongruous to have 64 families living in two acres across from one guy who lives on half of an acre. I really think 
that regardless of how this was platted or thought of, in 2002 which is 16 years ago. There’s no way that you 
thought this town was going to look like it does today. You have to change the plan as you go. We’re talking about 
hopscotching two acres at a time. That doesn’t make sense. This is not the type of property, not the type of 
development that needs to go on that property. Zack Ricketts: I live at 2597 N Snowbell. My concerns will 
centralize around safety, there are issues in this area. A lot of this has to do with traffic. This development at this 
location is putting the cart ahead of the horse. Infrastructure needs to be completed before such development 
should be considered. All collector roadways to this location. School Avenue from Ardell is not full width. School 
Avenue north of Ardell is a dead end. Ardell running east and west of School are dead ends. Access to this location 
from West, North and East requires cutting through subdivisions. Accessing this location via Arbor Ridge 
Subdivision creates significant concerns with existing driver behaviors. Speeding with the further development of 
the subdivision, there has been an increase on Quaking Aspen off of Linder and Kelson off of Hubbard. As you 
heard earlier, the developer plans on using Kelson as one of the cut-throughs for this subdivision or development 
to go North to Hubbard. That’s already a road that’s being used significantly to bypass the incomplete roads. This 
subdivision has a lot of on-street parking. That reduces the visibility to children and animals along the side of the 
road, significantly increasing the risk of an accident. With the on-street parking, the width of the roadways is 
reduced and, in some situations, there is not room for two-way traffic. The observation of stop signs near my 
residence and witnessing other behavior by other stop signs in the subdivision. There are three different 
behaviors. First, there are drivers that obey the law and stop. Second, there are drivers that roll through the 
intersection. Third, there are drivers that fail to observe the signs at all. I have personally been almost been 
involved in three accidents near my house, because people ignore stop signs in the subdivisions. With the addition 
of eight multifamily units in an area that does not have adequate roads or access, this would add traffic to roads 
that are not designed or completed as collector roadways as of yet. The Envision Kuna proposed plan does not 
include this location as a high-density residential area. I ask that you take these into consideration as you make the 
decision on this. Tom Matus: I live at 2164 N Star Garnet Drive, and I am on the Board of Directors of the Mineral 
Springs HOA and I’m a six-year veteran of the US Navy. I have a number of concerns that the previous opposition 
has been presented. I have outlined mine here with a few bullet points. Traffic on School Street is a major concern, 
and my concerns encompass neighborhood safety, increase flow on School Street through Walnut Creek 
Subdivision as well as Arbor Ridge Subdivisions. I don’t mean to exclude the home values with an apartment 
complex going in. As a vested member of the community, I believe that structure, progress and growth are 
important. However, I believe that progress and growth should be monitored and thorough impact studies should 
occur prior to approving this type of project. The future development of other areas in Falcon Crest, which was a 
subdivision south of the tracks that was approved last week, leads me to believe that we have enough 
development going on. I think we want the community to stand out as well as a well thought out community with 
strong leaders and members backing it. We need to protect our community through its growth phase over the next 
decade and beyond. The area that the development is requesting does not need to be commercial and we do not 
need multifamily housing going in there. Do we really need to continue urban sprawl, hopscotching small areas 
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without good planning and fore thought? The number of multifamily housing within Kuna now is pretty 
substantial. I believe inserting this project in the middle of three established subdivisions with housing prices 
between $250-500,000 is a poor plan and at the least, will have a negative impact on all surrounding subdivisions. I 
urge you to make detailed observations when generating any changes or approvals to this request. How will this 
affect our school density. We’re already at full capacity. My recommendation is plain and simple. At the very least, 
make this single-family homes and finish Ardell east and west. Go both directions before we start anything in that 
area. Ben Steinbaugh: I live at 2424 N Sunset Farm Avenue in Walnut Creek Subdivision. The widening of Ardell 
over to Walnut Creek is going to encourage cut-through traffic. This development is not consistent with all the 
other homes around it. As I understand it, the previous agreement in 2002 had a stipulation for some commercial 
lots, this wouldn’t even be considered. This is because it’s not consistent with everything that’s changed and is 
going on forward. Mineral Springs lost a C-1 status and went to single-family. I believe that this piece of property 
should be developed as a single-family property and be consistent with Mineral Springs. One of the gentlemen and 
others up here I’m sure live in Mineral Springs. I don’t have an issue with apartments, but an apartment complex 
should be on an arterial road such as Deer Flat or Ten Mile to support the amount of traffic and the amount of flow 
as a result of those people living there. This property would not be developed if it were started today. The only 
reason that’s it’s in consideration is because 16 years ago, someone thought well maybe we could develop this as a 
commercial. Maybe we could put something there. This development should be single-family. They wouldn’t even 
consider making this a commercial property. This is dead-center in the middle of three subdivisions, please 
consider denying this. John Sanders: I live at 2217 N Citrine. First of all, the sign that was put up an Ardell, could we 
get that moved, because that’s our passing lane. We can’t get through if there’s a car coming. I came from a place 
with apartments, and it brings crime and I don’t have the facts to support that. There is no pride of ownership, I 
bought a house for $360,000. You put apartments next door with 60-70 families, will they care about how the 
community looks? Will we have more police and fire to support that. Schools were mentioned, my wife is a school 
teacher. Are the schools going to be able to handle the additional children coming in? They’re striking because 
they’re overcrowded. Has that been considered? Nicole Corney: I live at 1340 W Oak Tree Drive in the neighboring 
Walnut Creek neighborhood. I am hoping that you will hold off this decision and vote no against it today. My first 
concern is the traffic impact. We have already seen already a giant increase in traffic cutting through our 
neighborhood in Walnut Creek from Mineral Springs or the southwest area of Arbor Ridge just to get to the Ten 
Mile area. If you’re considering approving these, at least extend Ardell all the way to Ten Mile and all the way to 
Linder on both directions. Until roads are extended, I don’t believe these should be even considered and I’m sure 
that these units will use our subdivision and Arbor Ridge as a cut-through to neighboring major roadways. These 
do not fit the characteristics of the surrounding area. Multi-family housing right in the middle of the developed 
neighborhood is awkward. This type of housing should be done closer to arterial roadways. Mineral Springs has 
half-acre custom homes right next to this valuing at almost $500,000. This does not fit with the area, and this will 
surely bring down home prices close to it. Single-family homes are a much better fit for this specific piece of 
property in my opinion. Third, I’m very concerned about our already bursting schools. I would assume these would 
fall under Silver Trail Elementary boundaries. My kids have attended there for the last five years, and every year 
class sizes seem to get bigger and bigger. This year in particular, my son has been suffering greatly because of it. He 
is a fifth grader, but because of lack of budget, he is stuck in a class of half fourth and half fifth grade. The school 
tried to make it look appealing by putting a less kids in it to help with teachers. The principal said there is no 
money and nothing he can do. Something needs to be done about schools before we keep approving housing 
developments left and right. I feel that our children are suffering for it. Please consider these issues before 
approving this. David Crawford: I would like to thank everybody for coming out tonight and expressing their 
concerns with the growing pains. I would like to point out that we had two neighborhood meetings on this project. 
For the first meeting, two people came and expressed their approval for the project. For the second neighborhood 
meeting, nobody attended. I didn’t get a copy of the letter, but if there was anybody who could get a hold of that, I 
might be able to address those concerns. Ardell and School Road have been built in bits and pieces. That’s because 
the developer that improves the roads, such as in Mineral Springs Subdivision and in Walnut Creek Subdivision, we 
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are the engineers of record. All those were built in pieces and parts as the lands developed. Arbor Ridge was a 
phased development. It was thought out with the comprehensive plan at the time, a traffic study was done. Part of 
a planned unit development is that a mix of housing types is brought. Arbor Ridge Subdivision did that. There was a 
park placed there and a pathway all the way along from Ardell Road to School will be completed and paved with 
Arbor Ridge Subdivision No. 6. It’s interesting that the highway district doesn’t fund the overall construction of 
roads that are adjacent to development. The developer builds these roadways as the phases are required. They are 
connected up, and eventually they’ll connect. Those roads are dedicated to the public at each platted phase of the 
development. It should be noted that schools were primarily funded through taxes on housing. The more houses 
that come in and people get to enjoy the great City of Kuna from other states are actually helping to pay for 
schools. There was talk about high density housing and this not being the right area. This was part of the overall 
desire and one of the Comprehensive Plan goals from the City of Kuna to bring a mix of housing types. We have 
half-acre lots, R-4 and R-6 densities within this direct area. Arbor Ridge has a mix of housing types that range from 
R-4 designations and into Arbor Ridge Subdivision No. 5 where it’s huge lots that are more consistent with the 
Mineral Springs. We always have a mix of housing types, and it’s one of the objectives of the Comprehensive Plan. I 
think this fits it really well. Currently, School Street on-street parking was discussed as it reduces travel ways. There 
is no on-street parking allowed on any collector or arterial roadways. This project has all of it’s on-street parking, 
and it was approved with the number of parking units that are required for the development. This is part of Arbor 
Ridge Subdivision No. 5. It’s going to create the three lots where these buildings will be built, the Arbor Ridge Villas 
Subdivision plat is here just to create lots around those buildings. The development has been ongoing for quite 
some time. It’s a test to the developer that’s funding the project. He’s been able to hang in there during the 
economic downturn that starved the housing in the community in about 2006. Much of this sat vacant and 
dormant until about 2013. We subsequently completed a phase of development annually as required, and this 
year alone we will complete two phases of Arbor Ridge No.5 and 6, to continue to well-planned and thought out 
community of Arbor Ridge Subdivision. There was enough urban development in the area and we have lots of 
urban sprawl. Arbor Ridge is pretty close to the city center now. This isn’t really urban sprawl, we’re filling in the 
middle. The comprehensive plan, the city’s impact area, has grown remarkably over the years. Police, fire, and 
schools are all funded primarily through taxes that are brought by people who come here to enjoy these 
communities in our area. We’re not putting the cart before the horse, the roadways of Ardell and School will be 
completed to the extent practical within the boundaries of the development to complete them to where they end. 
There’s another property owner and when that property develops, those will be connected. With Arbor Ridge’s 
Phases No. 5 and 6, that will create the connections through to Hubbard Road, Walnut Creek and over to Linder 
Road. School Street was slated as being under width, it’s actually got full trap lanes all the way from Deer Flat to 
Ardell Road. It was constructed with more than 24 feet of paving, which allows two vehicles to pass each other. 
Ardell Road wasn’t built quite to that same standard. It will be fully completed with these two projects, Arbor 
Ridge No. 5 and 6 and Ardell No. 3. All those are slated to be completed this year. I’m also aware of another 
development that’s occurring west of Mineral Springs on the south side of Ardell that will build the rest of it out to 
Ten Mile. Development is what builds our roads, and those are dedicated to the highway district at the end of it. 
I’ve got to talk a little bit about our pathway before we run out of time. We’re not opposed to putting in a 
pathway. The reality of it is, we end up in a situation where I was able to broker a deal with the Boise Project Board 
of Control with Hubbard where we were allowed to put in a pathway. When the gentleman that allowed to occur 
at the time is no longer there, and the Bureau of Reclamation Boise Project Board of Control, being the federal 
entity that it is, changed its mind on what we’re allowed to do within the right of way to secure their approval. We 
can only get their approval to install gravel pathways. We’re not opposed to doing that. The minute we start 
talking about asphalt, it’s not going to happen. We had the same discussion with the Mineral Springs development 
to the state lateral. We created a large open space lot, we piped the thing the whole way through, almost 2,000 
feet of piping. We created a large lot, and the only thing we were allowed to do was put grass in it. They absolutely 
denied having any pathway through there. The Boise Project actually abdicated its responsibility for maintenance 
to others. It’s kind of an interesting scenario, and we’re not opposed to putting in a pathway. I’m just concerned 
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about what that pathway needs to look like. I’ll stand for any questions you may have. C/Hennis: You’re applying 
for eight buildable lots and three common lots, but to my understanding, this will be overseen by an HOA that has 
all that common area taken care of. This will not be up to each individual ownership to maintain their landscaping 
and common areas, correct? David Crawford: The developer that’s doing this is very savvy and well-known. He 
does a lot of these, and he is very concerned about how his developments look. CC&Rs are being prepared so that 
these will be managed and the landscaping will be professionally maintained. C/Laraway: Here’s a follow-up 
question, these apartment complexes are going to be for rent and not for sale, correct? David Crawford: 
Commissioner, Chairman, they are not condos, so there are eight buildings that are proposed on three lots in 
Arbor Ridge Subdivision No. 5. We are allowing ownership of those buildings to be determined. The develop will 
own them, but it’s possible that he could sell those to other people. They’ll have to tie it on to the HOA and CC&R’s 
as well. C/Laraway: Could there be eight different owners running an HOA? David Crawford: It’s possible. The 
CC&Rs will dictate how that operates. The CC&Rs dictate the maintenance obligations and the controls for 
building, maintenance and all that kind of thing. That will be handled by a professional management company. 
Somebody else could own a particular lot within there. C/Hennis: You’ll have eight buildings, each which will have 
multiple units, which you have not determined at this point. That building will have an owner, but not each 
individual unit. Those will be a rental, but you’ll have eight ownerships that are still tied to a common CC&R and 
HOA. David Crawford: Absolutely. C/Laraway: You mentioned that your development will have access to Hubbard 
Road, is that going to be through School Street, that they will extend up past the PI Stem school, or are you talking 
about running it back to the subdivision? David Crawford: Arbor Ridge Subdivision No. 5 and 6 are going to 
complete School up to the project’s northerly most boundary. Where it will connect with another road that I think 
is Pin Cherry Street, which goes east and ends up over at Kelson up to Hubbard Road through Arbor Ridge 
Subdivision. C/Young: I’ll close the public testimony at 7:28. Now is the Commission discussion. The police 
department, fire department and school district have all been noticed and received copies of the application and 
have had their chance to review and comment on that? Jace Hellman: Correct. The police department and fire 
department typically attend pre-ap meetings. That’s usually when they provide comments. No comments were 
provided on this project. C/Young: Has ACHD also received application and had no comment on the application as 
well. I was trying to address some of the other points addressed in public testimony. C/Hennis: The multi-family 
housing currently is in coordination with that. The applicant tried to clarify it to, with respect to the streets being 
fixed and widened prior to the development going in, it’s kind of hard for a developer to put that in until he’s 
putting the development. My understanding from the applicant is that those roads will be put in as this is 
developed. You can’t just go in and build the streets without the development going in. You can’t build streets on 
something the applicant doesn’t own. C/Hennis: He can only take it up as far as he can go. Concerns have been 
heard yes. C/Young: We did the design review on this not too long ago, which is why we have the preliminary plat 
before us today. C/Hennis: The audience has seen a lot of the preliminary plat. It doesn’t appear. The one’s that 
we’ve seen lately for this multi-family housing, I think it’s laid out well with open space. We’re not going to have a 
line of apartment buildings, it will be separated into little building pods with a lot of open space and green in 
between it. Internal parking will exist. Based on the sentiment that the audience has brought forth, you look at the 
actual plat, the applicant and the owner has tried to keep a lot of your concerns in mind. It’s not by any means a 
boxy development. C/Young: We can’t just change the zoning. It’s an allowed use in this zone. C/Laraway: I think 
that we’ve asked for this in other multifamily complexes is that they have the open space. It would be nice if they 
had the amenities to put in those spaces to keep the kids in these areas. I’m assuming the park is a part of this, but 
that is still five blocks away. I don’t think parents will want their kids running off down that far if they have some 
amenities in the complex itself. There seem to be a couple of larger areas that would easily hold something that 
would keep the kids there to entertain them. I don’t know if that’s unreasonable. C/Young: No, it’s something 
we’ve discussed in the past. The canal along the side will really help as well. C/Laraway: I think that once these 
arteries are completed on North School and Ardell to the west, traffic will most likely funnel out three different 
ways rather than straight through the subdivision. I understand that this is probably a short-term problem, but I 
think the end result is that the traffic will disperse three other directions. C/Gealy: I do think that affordable 
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housing is important and that we provide a variety of housing type and product. We need to mix it and not have 
whole areas that are one kind of house. It’s important to have diversity in our housing areas. I do think these 
corners tend to get busier and busier, and because of that they lend themselves more to commercial or 
multifamily units. They’ve done a nice job with the two access points, so it’s not like a dead end. I do think it would 
be nice if there were some amenities and some of that green space there. I’d like for them to work on a pathway 
along that canal.  

 
Commissioner Hennis motions to recommend approval to the City Council of Case Nos. 18-07-S with the conditions 
as outlined in the staff report; with an additional condition that the applicant work with the City to arrive at an 
amicable solution for the pathway that the City has in its Comprehensive Plan; and an additional condition to work 
with the City to provide at least an amenity for a gathering place for children like a tot lot or gazebo; Commissioner 
Gealy seconds, all aye and motion carried 3-0.  

  
3. COMMISSION REPORTS 

C/Young: We have the Planning and Zoning Elections for Chairman and Vice Chairman for the year of 2019.  
 
Commissioner Gealy nominates Chairman Young and Commissioner Hennis to serve as Chairman and Vice Chairman 
of the Planning and Zoning Commission for the year of 2019. Commissioner Laraway seconds, all aye and motion 
carried 3-0.  
 
Wendy Howell: I hope you all are looking at the new Comprehensive Plan. C/Laraway: Do you know when our 
changes that we talked about last meeting will go before the City Council? Wendy Howell: They will go February 5th.  

 
4. ADJOURNMENT 

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

 
 
 
 
 
________________________________ 

Lee Young, Chairman 
Kuna Planning and Zoning Commission 

 
ATTEST: 
 
__________________________________ 
Wendy I. Howell, Planning and Zoning Director  
Kuna Planning and Zoning Department 
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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. 
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a. Notifications 
i. Neighborhood Meeting  July 9, 2018 (6 people attended) 
ii. Agency Comment Request  October 22, 2018 
iii. 400’ Property Owners Notice November 21, 2018 
iv. Kuna Melba Newspaper  November 21, 2018 
v. Site Posted   November 29, 2018 

 

B. Applicant’s Request: 
On behalf of Trilogy Development, Inc., Jane Suggs, with WHPacific requests to annex two contiguous parcels 
comprising of approximately 60.85 acres on East Hubbard Road and North Locust Grove Road into Kuna City Limits 
with an R-8 zoning designation; and to subdivide the 60.85-acres into 298 total lots, consisting of 253 single family 
buildable lots, and 45 Common lots. The subject sites are adjacent to the southwest corner of East Hubbard Road 
and North Locust Grove Road, Kuna, ID 83634, within Section 18, Township 2 North, Range 1 East; (APN’s 
S1418121126 & S1418123400).  

 

C. Exhibit Maps:  

 
D.  Site History:  

Both parcels are currently zoned Rural Residential (RR) within unincorporated Ada County. Historically these 
parcels have served as farmland. 
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E. General Projects Facts:  
1. Comprehensive Plan Map: The Future Land Use Map (Comp Plan Map) is intended to serve as a guide for 

the decision-making body for the City. The Comp Plan map indicates land use designations generally speaking, 
it is not the actual zone. The Future Land Use Map identifies the 60.85-acre site as Medium Density 
Residential. 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

2. Recreation and Pathways Map: The Recreation and Pathways Master Plan Map indicates a future trail 
through the northeast edge of the site situated along the Mason Creek Feeder. Accordingly, it is the City’s 
goal and desire to increase the number of trails and pathways in Kuna. Staff highly recommends that 
developers design and construct trails and pathways along frontages of their canals and ditches to comply 
with the Master Plan’s goals by either starting a pathway, or extending current ones at time of development. 

 

 

3. Surrounding Land Uses:     

North 
R-6 
RR 

Medium Density Residential – Kuna City 
Rural Residential – Ada County 

South RR Rural Residential – Ada County 

East RR Rural Residential – Ada County 

West RR Rural Residential – Ada County 
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4. Parcel Sizes, Current Zoning, Parcel Numbers: 

Property Owner Parcel Size Current Zone: Parcel Numbers 

TJ Johnson 60.85 acres RR (Rural Residential) S1418121126 & S1418123400 

 
5. Services: 

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

6. Existing Structures, Vegetation and Natural Features:  
The proposed project sites are generally vacant of any structures with the exception of a few outbuildings. 
vegetation on-site is consistent with that of crop fields. The site is relatively flat with an estimated average 
slope of 0% to 2%. Bedrock depth is estimated to be greater than sixty inches according to the USDA Soil 
Survey for Ada County. 
 

7.  Transportation / Connectivity:  
The applicant proposes connections to public streets in two locations, which includes a new section of the 
mid mile collector Stroebel Road and existing Locust Grove Road. Additionally, a temporary access onto 
Hubbard Road has been proposed, which will be relinquished upon a later phase of development. A 
continuation of the regional pathway along the Mason Creek Feeder has been proposed along the 
northeastern property line of the proposed project site. 
 

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: 

• Department of Environmental Quality …………………………………………………………………………. Exhibit C-2 

• Central District Health Department ……………………………………………………………………………… Exhibit C-3 

• Community Planning Association of Southwest Idaho (Compass) .……………………………….. Exhibit C-4 

• Nampa & Meridian Irrigation District …………………………………………………………………………… Exhibit C-5 

• Boise Project Board of Control ……………………………………………………………………………………… Exhibit C-6 

• Kuna City Engineer ………………..…………………………………………………………………………………….. Exhibit C-7 

• Idaho Transportation Department ………………………………………………………………………………. Exhibit C-8 

• Ada County Highway District ………………………………………………………………………………………. Exhibit C-9 
 

F. Staff Analysis: 
The applicant proposes to annex two contiguous parcels comprising of approximately 60.85 acres on East Hubbard 
Road and North Locust Grove Road into Kuna City Limits with an R-8 zoning designation; and to subdivide the 
60.85-acres into 298 total lots, consisting of 253 single family buildable lots, and 45 Common lots. 
 
The applicant has proposed a zoning designation of R-8, which falls under the classification of Medium Density 
Residential. However, the applicant proposed an actual density of 4.15 dwelling units per acre. Lots are proposed 
to be significantly larger than the minimum of 3,300 square feet listed in Kuna City Code 5-3-3, with lot sizes 
ranging from approximately 5,400 square feet to 10,600 square feet. However, the dimensional lot standards of 
an R-8 designation allow the applicant to provide a new type of home product to the City of Kuna. 53 buildable 



 

Page 5 of 11 Case Nos.18-06-AN, 18-08-S & 18-35-DR  
2/12/19    P: P&Z\SHARED\CASES\SUBDIVISIONS\Ledgestone Subdivision – Findings of Fact and Conclusions of Law 
 

lots are proposed as alley loaded homes. These single-family homes will face the street; however, driveway and 
garage access will be available from the rear of the house via a public alley way. This product will fit into the current 
dimensional lot standards of an R-8 zone except for a proposed lot coverage of 52%. Kuna City Code 5-3-3 allows 
for a maximum lot coverage of 40%. However, the City of Kuna encourages creativity in the design of its 
subdivisions and Kuna City Code 5-3-3-B allows for the Planning and Zoning director to modify some dimensional 
standards with the Planning and Zoning Commissions concurrence. The remaining 200 buildable lots will be 
standard single-family home lots. 
 
Applicant is constructing a new section of Stroebel Road along the east property line, which will serve as the main 
entrance into the Project. Stroebel Road is listed as a north-south collector according to 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.  A secondary access has been proposed onto existing 
Locust Grove Road. However, this access point is not projected to be constructed until a later phase of site 
development. In the meantime, the applicant proposes a temporary emergency access point on to Hubbard Road. 
Several stub streets have been provided as a part of this project, two (2) to the south, including the stub of future 
collector Stroebel Road, and one (1) to the northeast, across the Mason Creek Feeder. 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. 
 
The installation of streetlights are a required public improvement listed under Kuna City Code 6-4-2. The applicant 
has not identified streetlight locations on the preliminary plat. Applicant will be required to work with staff in 
order to comply with Kuna City code and install street lights a maximum spacing of two hundred fifty (250) feet 
along the site’s frontage. The locations of street lights will be approved at the time of construction document 
review. Staff would note that these street lights must be designed and installed according to “Dark skies” 
standards. 
 
Applicant proposes to install an eight (8) foot sidewalk within the proposed buffer areas along Hubbard, Stroebel 
and Locust Grove Roads. Road sections of Hubbard Road and Locust Grove Road that abut the site are designated 
as arterials, while the newly proposed section of Stroebel Road is designated as a collector. Kuna City Code 5-17 
requires the construction of detached eight (8) foot sidewalks along classified roadways. This sidewalk needs to 
be located within the public right-of-way and separated from public vertical curb by a four to eight-foot-wide 
irrigated and landscaped planter strip, which is in addition to the required landscape buffers. Staff will require the 
applicant install curb and gutter along all roadways. Furthermore, the applicant is required to conform to Kuna 
City Code and install the proposed sidewalk within the right-of-way separated from the public vertical curb by a 
four to eight-foot-wide irrigated and landscaped planter strip. 
 
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 are 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 common area landscaping and open space was included as a part of the overall 
application. Applicant proposes several dedicated landscaping and buffer areas throughout the project. 
Approximately 14%, or 8.51 acres of the project has been dedicated to common area; and 10.2%, or 6.2 acres of 
the project have been determined as “usable open space”.  Staff find the proposed landscaping, buffers and 
common space to be in compliance with Kuna City Code. However, staff would recommend the applicant be 
conditioned to place sod wherever the landscape plan identifies “Lawn”, and provide staff an updated landscaping 
plan accommodating requested change. 
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The Recreation and Pathway Master Plan Map identifies a regional green way corridor pathway along Mason Creek 
on the South The applicant proposes the construction of over 2,000 linear feet of regional public pathway along 
the south side of Mason Creek along the northeastern edge of the subject site’s property line. As a proposed green 
way corridor pathway, Kuna City Code 5-17-14 requires pathway of a minimum of ten (10) feet wide and it must 
be located within a thirty-foot wide public easement. Staff has determined that the proposed pathway complies 
with Kuna City Code. Additionally, several internal pathways have been proposed throughout to promote 
pedestrian connectivity throughout the project.  
 
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. 
 
Applicant is hereby notified that this project is subject to design review inspection fees. Required inspections (post 
construction), are to verify landscaping compliance prior to signature on the final plat. 
 
Staff has determined the preliminary plat and design review complies 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 for a recommendation of approval for Case Nos. 18-06-AN (Annexation) and 18-08-S 
(Preliminary Plat); and forwards a recommendation of approval for 18-35-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 Comprehensive Plan. 

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

H. Factual Summary: 
The proposed project sites are adjacent to the southwest corner of East Hubbard Road and North Locust Grove 
Road. The applicant proposes to annex two contiguous parcels comprising of approximately 60.85 acres on East 
Hubbard Road and North Locust Grove Road into Kuna City Limits with an R-8 zoning designation; and to subdivide 
the 60.85-acres into 298 total lots, consisting of 253 single family buildable lots, and 45 Common lots. The 
applicant proposes to complete this project in five phases. 
 

I. Comprehensive Plan Analysis: 
The Kuna Planning and Zoning Commission has accepted the Comprehensive Plan components, and has 
determined the proposed annexation and preliminary plat requests for the site are 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. 
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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 

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

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

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

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

 

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

 
Comment: The proposed applications adhere to the applicable requirements of Title 5 and Title 6 of KCC. 
 

2. The Planning and Zoning Commission feels the site is physically suitable for the proposed development. 
 
Comment: The 60.85-acre (approximate) site does appear to be suitable for the proposed development. 
 

3.  The preliminary plat request is 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.  
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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 medium density residential (Kuna City) and rural residential (Ada County). 

 

6. The existing and proposed street and utility services in proximity to the site are suitable or adequate for a 
commercial development. 

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

 
K. Commission’s Recommendation: 

Note: These motions are for the approval, conditional approval or denial of the design review application and the 
recommendation of approval or denial of the annexation and preliminary plat applications. However, if the 
planning and Zoning Commission wishes to approve or deny specific parts of these requests as detailed in the 
report, those changes must be specified. 
 
Based on the facts outlined in staff’s report and public testimony as presented, the Planning and Zoning 
Commission of Kuna, Idaho, hereby recommends approval of Case Nos. 18-06-AN (Annexation) and 18-08-S 
(Preliminary Plat), a subdivision request from Jane Suggs with WHPacifc, on behalf to Trilogy Development to 
annex and subdivide approximately 60.85 acres into 298 total lots (253 buildable commercial lots and 45 common 
lots), and approves Case No. 18-35-DR (Design Review), subject to the following conditions of approval listed in 
section L of this staff report. 
 

L. Recommended Conditions of Approval: 
- Applicant shall work with Ada County Highway District and City Staff regarding curb, gutter and sidewalk 

along Hubbard Road and Locust Grove Road. 
- Applicant shall place sod wherever the landscape plan identifies “Lawn”. Additionally, the applicant shall 

provide staff with an updated landscaping plan accommodating the required change. 
 

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. 
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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. Connection to City Services (Sewer, Water, Pressurized Irrigation) is required.  The applicant shall conform 
all corresponding Master Plans. 

6. Curb, gutter and sidewalk (attached and detached) shall be installed along Stroebel Road and within the 
interior of the development in accordance with Kuna City Code Title 5 Chapter 17. 

7. Applicant shall work with staff in order to provide locations of street lights as required by Kuna City Code.  

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

9. Fencing within and around the site shall comply with Kuna City Code (Unless specifically approved otherwise 
and permitted). 

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

13. 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. 

14. Developer/owner/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 12th day of February, 2019. 
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City of Kuna 
Planning and Zoning Commission 

Proposed Findings of Fact and Conclusions of Law 
 

 
 

Based upon the record contained in Case Nos. 18-06-AN, 18-08-S and 18-35-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 approves Case No. 18-35-DR and recommends approval of the Findings of Fact and 
Conclusions of Law, and conditions of approval for Case No’s 18-06-AN and 18-08-S, a request from WHPacific to 
annex two contiguous parcels comprising of approximately 60.85 acres on East Hubbard Road and North Locust 
Grove Road into Kuna City Limits with an R-8 zoning designation; and to subdivide the 60.85-acres into 298 total 
lots, consisting of 253 single family buildable lots, and 45 Common lots. 

 

1. Based on the evidence contained in Case Nos. 18-06-AN, 18-08-S and 18-35-DR, this proposal does generally 
comply with the City Code. 
 
Finding: The applicant has submitted a complete application, and following staff review for technical 
compliance the application appears to be in general compliance with the design requirements, public 
improvement requirements, objectives and considerations listed in Kuna City Code Title 5 and Title 6. 

 

2. The public notice requirements have been met and the neighborhood meeting was conducted within the 
guidelines of applicable Idaho Code and City Ordinances. 
 
Finding: Neighborhood Notices were mailed out to residents within 400-FT of the proposed project site on 
November 21, 2018 and a legal notice was published in the Kuna Melba Newspaper on November 21, 2018. 
The applicant posted sign on the property on November 29, 2018. 

 

3. Based on the evidence contained in Case Nos. 18-06-AN, 18-08-S and 18-35-DR, this proposal does generally 
comply with the Comprehensive Plan. 

 
Finding: 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. The proposed zoning designation is R-8 
(Medium Density Residential). The Comp Plan Map designates this property as Medium Density. 

 

4. The contents of the proposed preliminary plat application does contain all of the necessary requirements as 
listed in Kuna City Code 6-2-3: - Preliminary Plat. 
 
Finding: Review by Staff of the proposed preliminary plat confirms all technical requirements listed in KCC 6-
2-3 were provided. 
 

5. The availability of existing and proposed public services and streets can accommodate the proposed 
development. 
 
Finding:  Correspondence from ACHD and Kuna Public Works confirms that the streets and utility services 
and suitable and adequate to accommodate the proposed project. 
 

6. The proposed development is continuous with Master Utility Plans (Sewer/Water/Pressurized Irrigation). 
 
Finding: Correspondence from Kuna Public Works recommends the applicant be required to conform to the 
Master Sewer Plan, Master Water Plan and Master Pressurized Irrigation Plan, therefore satisfying this 
requirement.  
 

7. The public does have the financial capability to provide supporting services to the proposed development. 
 

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

www.Kunacity.id.gov 
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Finding: Throughout the development of the project and beyond, connection fees, impact fees (Fire, Park and 
Ada County Highway District), and property taxes will be collected, therefore satisfying the financial 
capability to provide supporting services. 
 

8. The proposed project does consider health and safety of the public and the surrounding area’s environment. 
 
Finding: Connection to City services, as well as other public improvements such as streetlights, fire hydrants, 
sidewalks, bike lanes, etc. are required to be implemented as a part of this project. No major wildlife habitats 
will be impacted by the proposed development. 
 

9. All private landowners have consented to annexation. 
 
Finding: An affidavit of legal interest was signed by TJ and Elaine Johnson allowing WHPacific to act on their 
behalf of this project, therefore consenting to the annexation of the proposed project site. 
 

10. The proposed project lands are contiguous or adjacent to property within Kuna City Limits. 
 
Finding: The parcel is contiguous with City limits to the north. 
 

11. The site landscaping does minimize the impact on adjacent properties through the use of screening. 
 

Finding: Per the submitted landscape Plan, the applicant is proposing a 38-foot landscape buffer along 
Hubbard Road, a 25-foot landscape buffer along the proposed road section of Stroebel Road, and 25-foot 
landscape buffer along Locust Grove Road. Additionally, the applicant has proposed several landscaped 
areas throughout the development. A six-foot vinyl fence is proposed around the entire project. 

 
DATED this 12th day of February, 2019. 

 
 

 
 

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 
Planning and Zoning Commission 

Findings of Fact and Conclusions of Law 
 

 
     
 
 

To:   Planning and Zoning Commission 
 

Case Numbers: 18-07-S (Preliminary Plat) -  
 Arbor Ridge Villas Subdivision 

 
Site Location: Northwest corner of West Ardell 

Road and North School Avenue, 
Kuna, ID 83634. 

 

Planner:   Jace Hellman, Planner II 
 

Hearing Date:  January 22, 2019 
Findings:  February 12, 2019 
  

Owner: Endurance Holdings, LLC. 
   1977 E. Overland Road 
   Meridian, ID 83642 
   
Applicant:  David Crawford,  

B&A Engineers, Inc  
5505 W. Franklin Road 
Boise, ID 83705 
208.343.3381 
dawcrawford@baengineers.com 

 
Table of Contents: 

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

I. Comprehensive Plan Analysis 
J. Kuna City Code Analysis 
K. Commissions Order of Decision 
L. Recommended Conditions of Approval 

 

A. Process and Noticing: 

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

 
a. Notifications 

i. Neighborhood Meeting  July 30, 2018 (no attendees) 
ii. Agency Comment Request  November 30, 2018 
iii. 400’ Property Owners Notice January 2, 2019 
iv. Kuna Melba Newspaper  January 2, 2019 
v. Site Posted   January 11, 2019 

 

           P.O. Box 13 

Phone: (208) 922-5274 

Fax:     (208) 922-5989 

www.Kunacity.id.gov 
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B. Applicant’s Request: 
On behalf of Endurance Holdings, LLC., B&A Engineers requests to subdivide approximately 2.1-acres into eleven 
(11) total lots, consisting of eight (8) buildable multi-family lots, and three (3) common lots and has reserved the 
name Arbor Ridge Villas Subdivision. The subject site is located on the northwest corner of West Ardell Road and 
North School Avenue, Kuna, ID 83634, within Section 14, Township 2 North, Range 1 West; (APN# S1314244201).  

 

C. Aerial Map:  

 
D.  Site History:  

This parcel is currently zoned R-4 within Kuna City Limits. However, a development agreement (DA) was signed as 
a part of the overall Arbor Ridge Preliminary Plat approval on April 28th, 2003. This development agreement 
guarantees the proposed project area a designation of C-1 (Neighborhood Commercial).   
 

E. General Projects Facts:  
1. Comprehensive Plan Map:  

The Future Land Use 
Map (Comp Plan Map) 
is intended to serve as a 
guide for the decision-
making body for the 
City. The Comp Plan 
map indicates land use 
designations generally 
speaking, it is not the 
actual zone. The Future 
Land Use Map identifies 
the 2.1-acre site as 
medium-density 
residential. 
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2. Recreation and Pathways Map: The Recreation and Pathways Master Plan Map indicates a future trail along 
the eastern boundary of the proposed project site along the State Lateral. Accordingly, it is the City’s goal and 
desire to increase the number of trails and pathways in Kuna. Staff highly recommends the developers design 
and construct trails and pathways along frontages of their canals and ditches to comply with the Master Plan’s 
goals by either starting a pathway, or extending current ones at time of development. 

 

3. Surrounding Land Uses:     
North RR Rural Residential – Ada County 

South R-4 Medium Density Residential – Kuna City 

East R-4 Medium Density Residential – Kuna City 

West RR Rural Residential – Ada County 

 
4. Parcel Sizes, Current Zoning, Parcel Numbers: 

Property Owner Parcel Size Current Zone: Parcel Number 

Endurance Holdings, LLC 2.1 acres R-4 (Guaranteed C-1 per Development 
Agreement) 

S1314244201 

 

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

6. Existing Structures, Vegetation and Natural Features:  
The proposed project site is generally vacant of any structures and vegetation on-site include natural grasses 
and shrubbery associated with an ungraded, unimproved building lot. The site is relatively flat with an 
estimated average slope of 0% to 6%. Bedrock depth is estimated to be between 20 to 40 inches according to 
the USDA Soil Survey for Ada County. 
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7.  Transportation / Connectivity:  
Access to the site is proposed via two full access driveways. The first is on North School Avenue and the second 
is on West Ardell Road.  Curb, gutter and sidewalk do not abut the site. 
 

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: 

• Boise Project Board of Control ……………………………………………………………………………………… Exhibit B-2 

• Nampa & Meridian Irrigation District ….……………………………………………………………………….. Exhibit B-3 

• Idaho Transportation Department …………….…………………………………………………………………. Exhibit B-4 

• J&M Sanitation …………………………………..………………………………………………………………………… Exhibit B-5 

• Department of Environmental Quality …….…………………………………………………………………… Exhibit B-6 

• Central District Health Department ……….…………………………………………………………………….. Exhibit B-7 

• Ada County Highway District ………………………………………………………………………………………… Exhibit B-8 

• Kuna City Engineer ……………………………………………………………………………………………………….. Exhibit B-9 
 

F. Staff Analysis: 
The proposed project site was identified in original Arbor Ridge Villas Subdivision Planned Unit Development 
(PUD), which was approved in 2003. The subject site is currently zoned R-4, and is identified as medium-
density residential on the Comprehensive Plan Future Land Use Map. However, following the original approval 
of the Arbor Ridge PUD, a development agreement was signed, which guaranteed the proposed project site 
area the zoning designation of C-1 (neighborhood commercial). If approved, the applicant will have to record 
the separation of the parcel, and staff will provide a rezone ordinance reflecting the approvals laid out in the 
signed development agreement. 
 
The proposed preliminary plat includes the request to subdivide an approximately 2.1-acre site into eleven 
(11) total lots, consisting of eight (8) buildable multi-family lots, and three (3) common lots. Additionally, the 
applicant has proposed that approximately one (1) acre of the entire 2.1-acre site is dedicated to open space 
and landscaping. 
 
This project lies on the northwest corner of West Ardell Road and North School Avenue. All major public 
utilities located approximately within 300 feet of the subject site. 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. 
 
Access to the site is proposed via two full access driveways. The first is situated on West Ardell Road and the 
second is situated on North School Avenue. Additionally, the applicant will be constructing the remain half of 
the street sections of West Ardell Road and North School Avenue that fronts the proposed project site as a 
part of the required public improvements listed in Kuna City Code. 
 
Currently, there is no curb, gutter or sidewalk along the property’s frontage. Staff would note that both West 
Ardell Road and North School Avenue are listed as Major Collectors according to the City of Kuna’s Street 
Circulation Map. Kuna City Code requires the right-of-way improvements such as curb, gutter and sidewalk 
along a property’s frontage as a part of the subdivision process. Following email correspondence with the 
project’s engineer on January 16, 2019 (exhibit D3) confirms all right-of-way improvements will be installed 
with the installation of Arbor Ridge phases five and six prior to the re-subdivision and development of the 
proposed project.   
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The installation of streetlights are a required public improvement listed under Kuna City Code 6-4-2. The 
applicant has not identified streetlight locations on the preliminary plat. Applicant will be required to work 
with staff in order to comply with Kuna City code and install street lights a maximum spacing of two hundred 
fifty (250) feet along the site’s frontage. Street Lights as well as other public improvements shall be shown on 
construction plans to be submitted to verified by staff and approved by the Public Works Department. Staff 
would note that these street lights must be designed and installed according to “Dark skies” standards. 
 
The Recreation and Pathways Master Plan Map indicates a future trail along the eastern boundary of the 
proposed project site along the State Lateral. However, the preliminary plat does not identify the location of 
a trail on site. It is the City’s goal and desire to increase the number of trails and pathways in Kuna. Staff highly 
recommends the developers be conditioned to comply with the Master Plan’s goals and design and construct 
the identified pathway along the State Lateral to the standards set in Kuna City Code 6-4-2 (Required Public 
Improvements). 

 
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. 

 
Staff has determined the preliminary plat and design review complies 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 Nos. 18-05-S (Preliminary Plat) and 18-26-DR (Design 
Review), subject to any conditions of approval outlined by Kuna’s Planning and Zoning Commission and City 
Council.  
 
Staff would note that the design review for the landscaping, parking lot and the eight (8) multi-family buildings 
was approved by the Planning and Zoning Commission on October 23, 2018. 

 

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

2. City of Kuna Subdivision Ordinance Title 6. 

3. City of Kuna Comprehensive Plan. 

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

H. Factual Summary: 
The proposed project site is located on the northwest corner of W. Ardell Road and N. School Avenue. The 
applicant proposes to subdivide approximately 2.1-acres into eleven (11) total lots, consisting of eight (8) buildable 
multi-family lots, and three (3) common lots and has reserved the name Arbor Ridge Villas Subdivision. The 
property is currently zoned R-4. However, due to a development agreement signed in 2003, the proposed project 
site is guaranteed the zoning designation of C-1 (Neighborhood Commercial). 

 

I. Comprehensive Plan Analysis: 
The Kuna Planning and Zoning Commission has accepted the Comprehensive Plan components, and has 
determined the proposed combination preliminary 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. 
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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. 
 

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

 
Comment: The proposed applications adhere to the applicable requirements of Title 5 and Title 6 of KCC. 
 

2. The Planning and Zoning Commission feels the site is physically suitable for the proposed development. 
 
Comment: The 2.1-acre (approximate) site does appear to be suitable for the proposed development. 
 

3.  The preliminary plat request is 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. This application is not likely to cause adverse public health problems. 
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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. 

 

6. The existing and proposed street and utility services in proximity to the site are suitable or adequate for a 
commercial development. 

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

 
K. Commission’s Order of Decision: 

Note: The motion is for the recommendation of approval or denial of the preliminary plat application. However, if 
the planning and Zoning Commission wishes to approve or deny specific parts of these requests as detailed in the 
report, those changes must be specified. 
 
Based on the facts outlined in staff’s report and public testimony as presented, the Planning and Zoning 
Commission of Kuna, Idaho, hereby recommends approval of Case No. 18-07-S (Preliminary Plat), a subdivision 
request from B&A Engineers to subdivide approximately 2.1 acres into eleven (11) total lots (eight (8) buildable 
multi-family lots, and three (3) common lots) subject to the following conditions of approval listed in section L of 
this staff report. 
 

L. Recommended Conditions of Approval: 
- Applicant shall work with staff regarding the installation of a pathway as identified on City of Kuna’s Pathways 

Master Plan Map. 
- Applicant shall work with staff regarding the installation an amenity within a common area on the proposed 

project site. 
 

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). 
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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. Connection to City Services (Sewer, Water, Pressurized Irrigation) is required.  The applicant shall conform 
all corresponding Master Plans. 

6. Curb, gutter and sidewalk shall be installed along the proposed project sites frontages on West Ardell Road 
and North School Avenue. 

7. Applicant shall work with staff in order to provide locations of street lights as required by Kuna City Code.  

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

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

10. Fencing within and around the site shall comply with Kuna City Code (Unless specifically approved otherwise 
and permitted). 

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

12. 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. 

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 12th day of February, 2019. 
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City of Kuna 
Planning and Zoning Commission 

Proposed Findings of Fact and Conclusions of Law 
 

 
 
Based upon the record contained in Case No. 18-07-S 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. 18-
07-S (Preliminary Plat), a subdivision request from B&A Engineers to subdivide approximately 2.1 acres into eleven 
(11) total lots (eight (8) buildable multi-family lots, and three (3) common lots). 

 

1. Based on the evidence contained in Case No. 18-07-S, this proposal does generally comply with the City Code. 
 
Finding: The applicant has submitted a complete application, and following staff review for technical 
compliance the application appears to be in general compliance with the design requirements, public 
improvement requirements, objectives and considerations listed in Kuna City Code Title 5 and Title 6.  

 

2. The public notice requirements have been met and the neighborhood meeting was conducted within the 
guidelines of applicable Idaho Code and City Ordinances. 
 
Finding: Neighborhood Notices were mailed out to residents within 400-FT of the proposed project site on 
January 2, 2019 and a legal notice was run in the Kuna Melba Newspaper on January 2, 2019. The applicant 
posted a sign on the property on January 11, 2019. 

 

3. Based on the evidence contained in Case no. 18-07-S, this proposal does generally comply with the 
Comprehensive Plan. 

 
Finding: 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. The Comp Plan Map designates this 
property as Medium Density. However, following the original approval of the Arbor Ridge PUD, a development 
agreement was signed, which guaranteed the proposed project site area the zoning designation of C-1 
(neighborhood commercial). If approved, the applicant will have to record the separation of the parcel, and 
staff will provide a rezone ordinance reflecting the approvals laid out in the signed development agreement. 

 

4. The contents of the proposed preliminary plat application does contain all of the necessary requirements as 
listed in Kuna City Code 6-2-3: - Preliminary Plat. 
 
Finding: Review by Staff and the Planning and Zoning Commission of the proposed preliminary plat confirms 
all technical requirements listed in KCC 6-2-3 were provided. 
 

5. The availability of existing and proposed public services can accommodate the proposed development. 
 
Finding: Correspondence from Kuna Public Works confirms that utility services are suitable and adequate to 
accommodate the proposed project. 
 

6. The proposed development is continuous with Master Utility Plans (Sewer/Water/Pressurized Irrigation). 
 
Finding: Correspondence from Kuna Public Works recommends the applicant be required to conform to the 
Master Sewer Plan, Master Water Plan and Master Pressurized Irrigation Plan, therefore satisfying this 
requirement. 
 

7. The public does have the financial capability to provide supporting services to the proposed development. 
 

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

www.Kunacity.id.gov 
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Finding: Throughout the development of the project and beyond, connection fees, impact fees (Fire, Park and 
Ada County Highway District), and property taxes will be collected, therefore satisfying the financial 
capability to provide supporting services. 
 

8. The proposed project does consider health and safety of the public and the surrounding area’s environment. 
 
Staff Finding: Connection to City services, as well as other public improvements such as streetlights, fire 
hydrants, sidewalks, bike lanes, etc. are required to be implemented as a part of this project. Additionally, 
the Planning and Zoning Commission has recommended a condition that the applicant work with Staff in 
order to provide a pathway as identified on the City of Kuna’s Master Pathway Map. No major wildlife 
habitats will be impacted by the proposed development. 

 
DATED this 12th day of February, 2019. 
 
 
 
 

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 
Planning and Zoning Commission 

Staff Report 
 

 
     
 
 

To:   Planning and Zoning Commission 
 
Case Numbers: 18-09-S (Preliminary Plat) & 

18-36-DR (Design Review) -  
 Sapphire Ranch Subdivision 

 
Site Location: 1394 W. Park Avenue, Kuna, ID 

83634. 
 
Planner:   Jace Hellman, Planner II 
 
Hearing Date:  February 12, 2019 
  
Owner/Applicant: Victor Clark 
   214 South Cole Road 
   Boise, ID 83709 
   208.922.6460 
   victor@brightstarps.com 
   
Representative:  ALC Architecture  

1119 East State Street, Suite 120 
Eagle, ID 83616 
208.514.2713 
dougn@alcarchitecture.com 
 

Representative:  Corinne Graham 
   921 S. Orchard St, Suite 200 
   Boise, ID 83705 
   208.946.3874 
   cgraham@cswengineering.com 
 
Table of Contents: 

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

G. Applicable Standards 
H. Factual Summary 
I. Proposed Comprehensive Plan Analysis 
J. Proposed Kuna City Code Analysis 
K. Commissions Order of Decision 
L. 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 combination preliminary plat and final plats 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 
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a. Notifications 
i. Neighborhood Meeting  July 12, 2018 (six people attended) 
ii. Agency Comment Request  November 5, 2018 
iii. 400’ Property Owners Notice January 23, 2019 
iv. Kuna Melba Newspaper  January 23, 2019 
v. Site Posted   February 1, 2019 

 
B. Applicant’s Request: 

Victor Clark requests to subdivide approximately 0.508-acres into three (3) single family buildable lots. The 
subject site is located on West Park Avenue, Kuna, ID 83634, within Section 23, Township 2 North, Range 1 West; 
(APN# R5070002532).  

 
C. Aerial Map:  

 
D.  Site History:  

This parcel is currently zoned R-6 within Kuna City Limits. A special use permit for one tri-plex was approved by 
the Planning and Zoning Commission on February 13, 2018. The property remains vacant. 
 

E. General Projects Facts:  
1. Comprehensive Plan Map:  

The Future Land Use Map (Comp Plan Map) is intended to 
serve as a guide for the decision-making body for the City. The 
Comp Plan map indicates land use designations generally 
speaking, it is not the actual zone. The Future Land Use Map 
identifies the 0.508-acre site as medium-density residential. 
 

2. Recreation and Pathways Map: The Recreation and 
Pathways Master Plan Map indicates there are no future trails 
proposed through the subject site. 
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3. Surrounding Land Uses:     
North P Public – Kuna City 
South R-6 Medium Density Residential – Kuna City 
East R-6 Medium Density Residential – Kuna City 
West R-6 Medium Density Residential – Kuna City 

 
4. Parcel Sizes, Current Zoning, Parcel Numbers: 

Property Owner Parcel Size Current Zone: Parcel Number 
Victor Clark 0.508 R-6 (Medium Density Residential) R5070002532 

 
5. Services: 

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

6. Existing Structures, Vegetation and Natural Features:  
The proposed project site is generally vacant of any structures and vegetation on-site includes natural grasses 
and shrubbery associated with an ungraded, unimproved building lot. The site is relatively flat with an 
estimated average slope of 0% to 10%. Bedrock depth is estimated to be between 10 to 20 inches according 
to the USDA Soil Survey for Ada County. 
 

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

 
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: 
• Boise Project Board of Control ……………………………………………………………………………………… Exhibit C-2 
• Department of Environmental Quality ….………………………………….………………………………….. Exhibit C-3 
• Idaho Transportation Department …………….…………………………………………………………………. Exhibit C-4 
• Central District Health Department ….……………………………..…………………………………………… Exhibit C-5 
• Ada County Highway District ……………..…….…………………………………………………………………… Exhibit C-6 
• Kuna City Engineer/Public Works ….……….…………………………………………………………………….. Exhibit C-7 

 
F. Staff Analysis: 

The proposed project site was recently granted special use permit approval for a triplex to be located within 
an R-6 zone. Despite having approvals granted for the tri-plex, the applicant has made the determination to 
bring a different project forward that they feel, based on conversation with neighbors and testimony given at 
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the public hearing regarding the overall size of the triplex, will satisfy the neighbors within the area. The 
proposed project now includes subdividing approximately 0.508-acres into three (3) single family buildable 
lots. The applicant has reserved the name Sapphire Ranch Subdivision. 

 
The proposed shared driveway will not be included in the subdivision as its own separate lot. Rather, it will 
be placed within an easement that will stretch across all proposed lots. Staff would note that Kuna City Code 
and Ada County Highway District’s Local Roadway Policy requires the applicant to construct the section of 
West Park Ave that is adjacent to the proposed project site as half of a 36-foot street section, which includes 
pavement widening, curb, gutter and a minimum of a 5-foot sidewalk. 

 
The installation of streetlights is a required public improvement listed under Kuna City Code 6-4-2. The 
applicant has not identified streetlight locations on the preliminary plat. Applicant will be required to work 
with staff in order to comply with Kuna City code and install street lights with a maximum spacing of two 
hundred fifty (250) feet along the site’s frontage. Street Lights as well as other public improvements required 
by Kuna City Code shall be shown on construction plans to be submitted and verified by staff and approved 
by the Public Works Department. These street lights must be LED and designed and installed according to 
“Dark skies” standards. 
 
City services and facilities are within 300-feet of the subject site. The applicant will be required to make the 
connection to all city utilities. Additionally, the applicant will be required to conform to the City of Kuna’s 
Master plan for water, sewer and irrigation.  

 
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. 
 
A design review application was included with this application for the landscaping for the proposed 
preliminary plat. The sites frontage along West Park Avenue is classified as a local street. Kuna City Code 5-17 
requires a four to eight-foot landscape planter strip along the property’s frontage. The applicant has proposed 
a 15-foot landscape buffer along the property’s frontage on West Park Avenue, and an additional five-foot 
buffer along the parcel’s west property line. Staff finds the proposed landscaping is exponentially in 
conformance with Kuna City Code. 

 
Staff has determined the preliminary plat and design review complies with Kuna City Code, Title 5 and Title 6; 
Idaho Statute § 67-6511; and the Kuna Comprehensive Plan; Staff would recommend that if the proposed 
project is approved, the applicant be subject to the conditions of approval listed in section “L” of this report 
and any additional conditions requested by the Planning and Zoning Commission.  

 
G. Applicable Standards: 

1. City of Kuna Zoning Ordinance Title 5. 
2. City of Kuna Subdivision Ordinance Title 6. 
3. City of Kuna Comprehensive Plan. 
4. Idaho Code, Title 67, Chapter 65- the Local Land Use Planning Act. 

 
H. Factual Summary: 

The proposed project site is located on West Park Avenue. The applicant proposes to subdivide approximately 
0.508-acres into three (3) buildable lots. The site is to be access via a shared common drive that will exist within 
an easement across all three parcels. 
 

I. Proposed 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/is not consistent with the 
following Comprehensive Plan components as described below:  
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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. 
 

Objective 3.1:  Encourage and plan for the development of cohesive neighborhood units that incorporate a variety 
of housing densities and styles. 

 
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. 
J. Proposed Kuna City Code Analysis:  

1. This request appears to be consistent and in compliance with Kuna City Code (KCC). 
 
Comment: The proposed applications adhere/do not adhere to the applicable requirements of Title 5 and Title 
6 of KCC. 
 

2. The Planning and Zoning Commission feels the site is/is not physically suitable for the proposed development. 
 
Comment: The 0.508-acre (approximate) site does/does not appear to be suitable for the proposed 
development. 
 

3.  The preliminary plat request is 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 will be usedl 
therefore not causing environmental damage or loss of habitat. 

 
4. This application is/is 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.  
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5. The application appears to avoid detriment to the present and potential surrounding uses; and 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. 

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

commercial development. 
 

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

K. Commission’s Order of Decision: 
Note: These motions are for the recommendation of approval, conditional approval or denial of the preliminary 
plat application and approval, conditional approval or denial of the design review application. However, if the 
planning and Zoning Commission wishes to approve or deny specific parts of these requests as detailed in the 
report, those changes must be specified. 
 
Based on the facts outlined in staff’s report and public testimony as presented, the Planning and Zoning 
Commission of Kuna, Idaho, hereby approves/conditionally approves/denies Case No. 18-36-DR (Design Review) 
AND recommends approval/conditionally approves/denial of Case No. 18-09-S (Preliminary Plat), a subdivision 
request from Victor Clark to subdivide approximately 0.508 acres into three (3) single family buildable lots subject 
to the following conditions of approval listed in section L of this staff report. 
 

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

5. Connection to City Services (sewer, water and irrigation) is required. The applicant shall conform to all 
corresponding Master Plans. 

6. Curb, gutter and detached sidewalk shall be installed in accordance with Kuna City Code Title 5 Chapter 17 
along the proposed project sites frontages. 

7. Applicant shall work with staff in order to provide locations of street lights as required by Kuna City Code.  
8. Street lights and parking lights for the site shall be LED lighting and must comply with Kuna City Code and 

established Dark Skies practices. 
9. Fencing within and around the site shall comply with Kuna City Code (Unless specifically approved otherwise 

and permitted). 
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 three (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. If any revisions are made, the applicant shall provide the Planning and Zoning Staff with a revised copy of 
the preliminary plat for approval. 

13. 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. 

14. Developer/owner/applicant shall follow staff, City engineers and other agency recommended requirements. 
15. Developer/owner/applicant shall comply with all local, state and federal laws. 
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City of Kuna 
Planning and Zoning Commission 

Proposed Findings of Fact and Conclusions of Law 
 

 
DATED this. 
 

Based upon the record contained in Case Nos. 18-09-S and 18-36-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/denial of the Findings of Fact and Conclusions of Law, and conditions 
of approval for Case Nos. 18-09-S (Preliminary Plat) and 18-36-DR (Design Review), a subdivision request from 
Victor Clark to subdivide approximately 0.508 acres into three (3) single-family lots. 
 
If the Planning and Zoning Commission wishes to approve, deny or modify specific parts of the Findings of Facts 
and Conclusions of Law as detailed below, those changes must be specified. 

 
1. Based on the evidence contained in Case Nos. 18-09-S and 18-36-DR, this proposal does generally comply with 

the City Code. 
 
Staff Finding: The applicant has submitted a complete application, and following staff review for technical 
compliance the application appears to be in general compliance with the design requirements, public 
improvement requirements, objectives and considerations listed in Kuna City Code Title 5 and Title 6. 

 
2. The public notice requirements have been met and the neighborhood meeting was conducted within the 

guidelines of applicable Idaho Code and City Ordinances. 
 
Staff Finding: Neighborhood Notices were mailed out to residents within 400-FT of the proposed project site 
on January 23, 2019 and a legal notice was run in the Kuna Melba Newspaper on January 23, 2019. The 
property was posted on February 1, 2019. 

 
3. Based on the evidence contained in Case nos. 18-09-S and 18-36-DR, this proposal does generally comply with 

the Comprehensive Plan. 
 

Staff Finding: 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. The Comp Plan Map designates this 
property as Medium Density. 

 
4. The contents of the proposed preliminary plat application does contain all of the necessary requirements as 

listed in Kuna City Code 6-2-3: - Preliminary Plat. 
 
Staff Finding: Review by Staff of the proposed preliminary plat confirms all requirements listed in KCC 6-2-3 
were provided. 
 

5. The availability of existing and proposed public services and streets can accommodate the proposed 
development. 
 
Staff Finding: Correspondence from Kuna Public Works and Ada County Highway District (exhibits C6 and C7) 
confirms that the streets and utility services are suitable and adequate to accommodate the proposed 
project. 
 

6. The proposed development is continuous with Master Utility Plans (Sewer/Water/Pressurized Irrigation). 
 
Staff Finding: Correspondence from Kuna Public Works recommends the applicant be required to conform to 
the Master Sewer, Master Water and Master Irrigation Plans, therefore satisfying this requirement. 
 
 

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

www.Kunacity.id.gov 
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7. The public does have the financial capability to provide supporting services to the proposed development. 
 
Staff Finding: Throughout the development of the project and beyond, connection fees, impact fees (Fire, 
Park and Ada County Highway District), and property taxes will be collected, therefore satisfying the financial 
capability to provide supporting services. 
 

8. The proposed project does consider health and safety of the public and the surrounding area’s environment. 
 
Staff Finding: Connection to City services, as well as other public improvements such as streetlights, fire 
hydrants, sidewalks, etc. are required to be implemented as a part of this project. However, there are no 
sidewalks and few streetlights leading to the site. No major wildlife habitats will be impacted by the 
proposed development. 

 
DATED this 12th day of February, 2019. 





































































































 

ALC ARCHITECTURE   □   1119 EAST STATE STREET   □   EAGLE, IDAHO 83616 

 

Neighborhood Meeting Notes/Recap (7/12/18) – Sapphire Ranch 

 

- Neighbors are supportive of the development of the empty lot with site improvements 

that come with it. 

- East neighbor expressed concern over the spacing of houses. Believing there wasn’t 

enough room to fit 3 houses on the lot. (Although we have measured and placed houses 

that will fit as per submitted plans). 

- West neighbor expressed concern about property line location. (Part of their driveway 

and yard is over the property line). Talked with owner about possibly keeping some of 

their driveway and yard. Not doable without property line adjustment. 

- Discussions about where the driveway for the new development will go. It is proposed 

for 5’ from the existing property line.  

- Neighbors expressed concerns about increased traffic flow coming onto the street 

(single-lane road in and out). 

- Worried about new kids moving in there so close to the train tracks.  

- Overall, the neighbors are excited for new development in area despite some minor 

concerns. 

 

 



































































































































 

Page 1 of 10 Case No. 18-04-ZC 

02/6/19  
            P:\PLANNING AND ZONING\SHARED\CASES\Subdivision\17-01-S – Caspian Addition Subdivision 

City of Kuna 
 

   P & Z Commission Staff Report 
 
      
 
 

To:      P & Z Commission 
 
File Numbers:  18‐04‐ZC (Rezone) 
   
Location:    NEC of Ten Mile Road 
      & Lake Hazel Road, 
      Meridian, Idaho 
 
Planner:    Troy Behunin, Planner III 
 
Hearing date:    February 12, 2019 
 
 
Representative:   B & A Engineers 
      5505 W. Franklin Rd. 
      Boise, ID 83705 
      208.342.5792 
              dacrawfod@baengineers.com  
 
Owner:   Waters Edge Farm, LLC  
      6152 W. Half Moon Ln. 
      Eagle, ID 83616 
      208.286.0520  
 
     
Table of Contents:

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

 

I. Proposed Factual Summary 
J. Proposed Comprehensive Plan Analysis 
K. Proposed Kuna City Code Analysis 
L. Proposed Recommendation of the 

Commission to City Council 
M. Proposed Findings of Fact and 

Conclusions of Law 
 

A. Process and Noticing: 
1. Kuna City Code 1‐14‐3 (KCC), Title 1, Chapter 14, Section 3, states that rezones are designated as public 

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

i. Neighborhood Meeting    August 14, 2018 (Eight persons attended) 
ii. Agency Comment Request    November 19, 2018 
iii. 300’ Property Owners     January 31,  2019 

  

          P.O. Box 13 

Phone: (208) 922-5274 

Fax: (208) 922-5989 

www.Kunacity.id.gov 
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iv. Kuna, Melba Newspaper    January  16, 2019 
v. Site Posted      January 29, 2019 

 

B. Applicants Request: 
1. Request: 

On behalf of Waters Edge Farm,  LLC, B & A Engineers  (applicant),  requests approval  for a  rezone of 
approximately 57.05 acres from A (Agriculture) to R‐6, Medium Density Residential (MDR). These lots are 
known as Lot 17 and Lot 28, Block 1, of Patriot Ridge Estates. This site is located near the northwest corner 
of Lake Hazel and Linder Roads and are parcel No’s R6934730350 and R6934730210, in Section 35, T3N, 
R 1W. 
 

C. Aerial Map:  

 
  
 

   
 
 

                                                             ©Copyrighted 
D. Site History:  

This  site was annexed  into Kuna  in 2009  (09‐01‐AN), and has historically been used  for agricultural and  farm 
purposes for many years. The site is adjacent to approved City subdivisions and platted County subdivisions. 
 
 

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

guide for the decision making body for the City. This map indicates a land use designation and it is not the 
actual zoning. The Comp Plan Map designation for this site was amended July 5, 2016, to Medium Density 
Residential (MDR). 
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2. Recreation  and Pathways Map:  The Recreation  and Pathways Master Plan Map does not  indicate  any 
pathway  facilities  in  the  area.  However,  with  development  the  applicant  will  be  required  to  provide 
continuation of pathways, trails and other accesses from other subdivisions approved before this application. 

 

 

 
3. Surrounding Land Uses:           

North  RUT Rural Urban Transition – Ada County

South  R‐6  Medium Density Residential ‐ Kuna City,

East  RUT, R2  Rural Urban Transition, and Residential – Ada County

West  RUT Rural Urban Transition – Ada County

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

Parcel Size 
(Approximately) 

Current Zone: (Ag.) 
        Agriculture 

Parcel Number 

18.17 acres Ag – Kuna City R6934730350 
38.88 acres Ag – Kuna City R8468870305 

      
5. Services: 

  Sanitary Sewer– City of Kuna 
  Potable Water – City of Kuna 
  Irrigation District – Nampa and Meridian Irrigation District 
  Pressurized Irrigation – City of Kuna (KMID) 
  Fire Protection – Meridian 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 eastern  lot (lot 28)  is near Linder Road however, has no touch to Linder Road. The west  lot (lot 17)  is 
adjacent to Jarvis Court. 
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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. The prevailing slope if from the northeast to the southwest. 

 
9. Agency Responses:  

The following agencies returned comments are included with this case file: 
‐ City Engineer (Paul Stevens, P.E.) Exhibit B 1 
‐ Ada County Highway District (Mindy Wallace) Exhibit B 2 
‐ Boise Project Board of Control (Bob Carter) Exhibit B 3 
‐ COMPASS (Carl Miller), Exhibit B 4 
‐ Idaho Transportation Department ( Sarah Arjona), Exhibit B 5 
 

F. Staff Analysis: 
  In  September of 2009,  these  approximately 57.05  acres were  annexed  into Kuna  city  limits with  an  ‘Ag’ 

(Agricultural)  zone,  in preparation  for  future development. The  site  is adjacent and near other Kuna  city 
subdivisions  that are under  construction or have been approved  for development with an R‐6  zone. The 
project has no connection to any classified roadways. All public utilities are in the vicinity, and the applicant 
or assigns will be required to provide all services to this subdivision, with future development. 

 
  The applicant seeks a rezone for approximately 57.05 acres from Agriculture (Ag.) to R‐6, Medium Density 

Residential (MDR),  in order to develop the property  in the future. Applicant will need to follow the public 
hearing process for a preliminary plat to request subdividing the lands. 

 
Long ago, the city of Kuna recognized the importance of the Ten Mile corridor and the critical role of the new 
Ten Mile  Interchange at  I‐84, one of  the newest  interchanges  in  the Treasure Valley  funded by  the  Idaho 
Transportation Department (ITD) and the Ada County Highway District (ACHD) in anticipation of the growth 
along the Ten Mile corridor and neighboring areas. Furthermore, ACHD has completed a study for the south 
Ten Mile corridor that anticipates additional growth for this area and designated Ten Mile as a major arterial 
roadway. Additionally, the city of Kuna anticipated the roll of the interchange and growth for this area ahead 
of all agencies by placing one of Idaho’s newest and most advanced waste water treatment plants a 1/4 mile 
south of Lake Hazel Road on Ten Mile in 2009. This site was anticipated to be a part of the service area for the 
Kuna sewer facility.  
 
Furthermore, landowners have noticed the opportunity of the interchange, the treatment plant. Developers 
have responded by developing  lands as an R‐6 (MDR) subdivision directly west of the treatment plant and 
other subdivisions nearby. The developer for Memory Ranch (west of the plant) sized and built a lift‐station 
for purposes of serving the entire region and placed it just 470 feet south of Lake Hazel. Furthermore, sewer 
lines have been installed from Ten Mile Road to Linder Road, in Lake Hazel for development purposes. If, this 
application is approved, development of this site will extend all of Kuna’s services to the site and connect to 
this up‐sized lift‐station. In addition to Memory Ranch, phase one for the nearby R‐6 subdivision (Springhill 
Subdivision at SEC of Linder and Lake Hazel) was recorded for last summer. Springhill is approximately 203 +/‐ 
acres and could bring 677 new homes to the area and is just 1,400 feet from this project (See Exhibit C 1). 
 
Kuna has extensively planned for and studied this area since 2006. That planning effort has included a way to 
provide city services,  installation of sewer and water  lines, a complete Comprehensive Plan Text re‐write, 
Comprehensive Plan and Planning Maps including lands between Lake Hazel and Amity, and the construction 
of the treatment plant. Many sections within Kuna’s Comp Plan discuss and plan for the lands between Lake 
Hazel and Amity Roads, along with considerations for traffic, services and housing for the entire region. The 
lands in this application have been included (and designated as residential) on the planning Map and Area of 
City Impact (ACI) map since 2008. Furthermore, and in addition to Kuna’s extensive planning, between 2012 
and today, Kuna City and Meridian City have had numerous discussions about the ACI line between the cities. 
At the same time, Kuna was negotiating its own new ACI with Ada County. As a compromise, Kuna elected to 
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withdraw from the debate over the mile between Lake Hazel and Amity, and eventually pulled the ACI line 
down  to Lake Hazel. Prior  to  this application, Kuna’s city  limits existed above Lake Hazel Road. The Kuna 
planning map approved by City Council in August 2015 (See Exhibit C 10), identifies the lands in this application 
as Medium Density, and the proposed rezone requests R‐6 conforming to the map.  As stated in their request 
for R‐6,  the applicant anticipates  that  if  the rezone  is approved, and a preliminary plat  is placed  forward, 
densities will actually be between 4‐5 dwelling units an acre (DUA). 

   
  Staff has determined this application complies with Title 5 of the Kuna City Code; Idaho Statute §50‐222; and 

the Kuna Comprehensive Plan; and forwards a recommendation of approval for Case No. 18‐04‐ZC, subject to 
the recommended conditions of approval listed in Section “L” 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. 
 

H. Proposed Procedural Background: 
On  February  12,  2019,  the  Commission will  consider  Case  No.  18‐04‐ZC,  including  the  applications,  agency 
comments, staff’s report, application exhibits and public testimony presented or given. 
 

I. Proposed Factual Summary: 
This approximately 57.05 acre site is within Kuna City limits and is currently zoned Agriculture. This site is located 
near the northwest corner (NWC) of Lake Hazel Roads and Linder Road. These lots are known as Lot 17 and Lot 
28, Block 1, of Patriot Ridge Estates. Applicant proposes a rezone from Ag (Agriculture) to R‐6 (Medium Density 
Residential) for both lots. 
 

J. Proposed Comprehensive Plan Analysis: The Kuna Commission accepts the Comprehensive Plan components 
as described below: 

 
 

 
 
 

The designation of Medium Density shown on the Planning Map (See above Map) for these parcels was amended 
in  August  of  2015  by  Council.  The  proposed  preliminary  plat  for  the  site  is  consistent  with  the  following 
Comprehensive Plan components: 
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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. Citizens anticipated the manufacturing area moving south and eastward between the Union Pacific 
Railroad Line and Kuna Mora Road (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 preliminary plat with a proposed 3.77/DUA follows the community vision and provides a 
way to achieve the housing goals as stated and adopted. 
 
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 a non‐
standard housing type meeting 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 (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 preliminary plat requests an R‐6 zone, and approximately 3.77 / DUA, conforming to the 
Comprehensive Plan and Planning Map approved by Council in August of 2015. 
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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 while providing 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. The Neighborhood Center will be the core of the neighborhoods churches, 
schools,  and  public  facilities.  The  neighborhood  centers  will  feature  denser  developments  and multi‐family 
residential development (Page 179). 
 
Comment: Applicant proposes an extension of the sidewalk and roadway system which complies with the Master 
Street Plan adopted by Kuna. Applicant also proposes connections to future neighborhoods by adding pathways 
and sidewalks for pedestrian and non‐motorized transportation. Applicant proposes R‐6 housing densities thereby 
complying with Medium Density land use designation outlined within the Comp Plan and Planning Map. 
 

K. Proposed 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 Titles 5 and 
6 of the KCC. 

 

2. The site is physically suitable for a rezone to R‐6 MDR. 
 

Comment: The 57.05 acre (approximate) project is a request for a rezone from Agriculture to R‐6 (Medium 
Density) subdivision. The site appears to be compatible with the proposal. 
 

3. The Rezone use is/is not likely to cause substantial environmental damage or avoidable injury to wildlife or 
their habitat. 

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

4. The Rezone and Subdivision proposals are not likely to cause adverse public health problems. 
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  Comment: The proposed Rezone and Subdivision for the property follows all Kuna City Codes. The medium 
  density  land  use  application  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 limits and will be connected to the Kuna City central sewer and potable and 
pressure irrigation water systems.  The current adjacent uses are both farms and residential uses and are 
adjacent to three major arterial roads. 

 

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 streets and utility services 
  are suitable and adequate for the residential project. 
     

L. Proposed Recommendation of the Commission to City Council: 
18‐04‐ZC (Rezone), 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. 
 
Based on the facts outlined in staff’s report and the public testimony during the public hearing by the Planning 
and Zoning Commission of Kuna, Idaho, the Commission hereby recommends to City Council an approval or denial 
for Case No. 18‐04‐ZC, a rezone request from B &A Engineers, with 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‐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. 
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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 Irrigation System of the City 
(KMIS). 

6. All street lighting within and for the site shall be LED lighting and must comply with Kuna City Code. 

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

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

 
DATED this  ___, day of _____, 2019, 
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City of Kuna 
City Council 

Proposed Findings of Fact and Conclusions of Law 
 

M.  
 
 
 
 

N.  
 
 

 
Based upon the record contained in Case No. 18‐04‐ZC, including the Comprehensive Plan, Kuna City Code, Staff’s 
Report,  including  the  exhibits,  and  the  testimony  during  the  public  hearing,  the  Kuna  Commission  hereby 
recommends approval or denial the Findings of Fact and Conclusions of Law, and conditions of approval for Case 
No. 18‐04‐ZC a request for rezone, by B & A Engineers, on behalf of Waters Edge Farm, LLC: 

 

1. The Kuna City Council 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 February 12, 2019, to 
hear from City staff, the applicant and to accept public testimony.  The decision by the Commission is based 
on the application, staff report and public testimony, both oral and written. 

 

2. Based  on  the  evidence  contained  in  Case  No.  18‐04‐ZC,  this  proposal  generally  complies  with  the 
Comprehensive Plan and City Code. 

 
Comment: The Comp Plan has listed numerous goals for promoting and supporting a diverse and sustainable 
economy that will allow more Kuna residents to work in their community and encouraging a balance of land 
uses to ensure that Kuna remains desirable, stable and a self‐sufficient community. 

 

3. Based on the evidence contained in Case No. 18‐04‐ZC, this proposal generally complies with the City Code. 
 
Comment: The applicant has submitted a complete application, and  following staff  review  the application 
appears  to  be  in  general  compliance  with  the  design  requirements,  public  improvement  requirements, 
objectives and considerations listed in Kuna City Code Title 5 and Title 6. 
 

4. Kuna’s Commission has the authority to recommend approval or denial Case No’s 18‐04‐ZC. 
 

Comment: On February 12, 2019, Commission voted to recommend approval or denial Case No. 18‐04‐ZC. 
 

5. The public notice requirements have been met and the neighborhood meeting was conducted within the 
guidelines of applicable Idaho Code and City Ordinances. 
 
Comment: Notices were mailed out to land owners within 450 FT of the proposed project site on December 
21, 2018, and a legal notice was published in the Kuna Melba Newspaper on December 12, and 19, 2018. 
The applicant placed signs on the property on December 22, 2018. 
 

DATED: this ____ day of _______________, 2019.  
       
 
 

 

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

www.Kunacity.id.gov 
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B & A Engineers, Inc. 

} consulting Engineers & surveyors 
5505 w. Franklin Rd. Boise, Id . 83705 
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City of Kuna 
751 W. 4th St. 
Kuna, Idaho 83634 

August 30, 2018 

Subject: Re-zone Request Caspian Addition 

Council and Staff: 

We are pleased to present this request for approval of a Re-zone of57.05 Acres ofland from Agricultural 
zoning to R-6. 

Site Data 
The entire site consists of 57.05 acres ofland. It is located within the Kuna City Limits, and currently Zoned 
"A" for agricultural use. The Ada County Assessor lists no address for the parcel, and the parcel numbers are 
R6934730210 and R6934730350. The property consists of Lot 17, and Lot 28, Block 1 of Patriot Ridge Estates 
Subdivision. Patriot Ridge Estates Subdivision was platted in 1992. 

Existing Site Use 
The site is currently being farmed and utilized in accordance with its current zoned use as agricultural. 

Pre-application Meeting 
A pre-application meeting was held at the City Planning and Zoning office on Wednesday, August 15, 2018 at 
10:00 am. The re-zone application requirements were discussed, along with the potential for development. 

Neighborhood Meeting 
A neighborhood meeting was held for the proposed project on August 14, 2018 at 6:00 PM at the Kuna Waste 
Water Treatment Plant. The neighborhood sign in sheet has been included within the application. Ten (10) 
people were in attendance. Seven (7) were from the adjoining neighborhood. 

There was much discussion at the meeting revolving around uses and rights to easements related to Patriot 
Ridge Subdivision both on this property and other portions of the Subdivision. This discussion is outside of the 
re-zone request. 

Statements and questions from some of those in attendance were made as follows: 
I. Desire density less than 6 units to the acre. 

In order to reasonably and economically develop land while providing for the infrastructure necessary to 
provide each lot with domestic water, pressure irrigation, sanitary sewer, install streets, storm drain 
systems public utilities and other items, large lots or lower density is not a viable option. 

While the density residential land use designation allow up to 8 dwelling units to the acre, we are 
requesting R6 with anticipated layout with density closer to 4 units to the acre. 

This re-zone is for the lands directly north of and contiguous to the recently approved Caspian 
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Subdivision which is currently Zoned -R6. This development is not asking for anything that is outside of 
the comprehensive plan that was used to define the zoning for Caspian Subdivision and other 
developments in the immediate area. 

2. Too much traffic 
Traffic is often a concern, particularly with the current growth throughout Ada County. Developments 
that occur provide improved roadways and infrastructure. This can occur through required 
improvements based on traffic impact studies, impact fees, and right-of-way dedications for roadway 
expansions. 

3. Quality of homes 
The quality of homes is based on current building standards, the builder and those purchasing a home. 
While some pre-determined opinions may exist about specific builders, we encouraged the neighbors to 
investigate other developments such as Walnut Creek Subdivision. 

4. Alignments of the mid-mile collectors - connection to Existing Jarvis Court 
The alignment of mid mile collectors is based on specific criteria developed by the City of Kuna and the 
Ada County Highway District. Any future development would be required to meet these requirements. 
Since no development application is being presented at this time; specific requirements for these 
connections are unknown, but preliminary drawings are based on initial consultation with the Highway 
District and City of Kuna. 

5. Want More open space and parks in the area. 
Since no development application is being presented it is difficult to know the exact layout or open 
space plan. However, based on our current preliminary drawings there will be open space set aside in 
concert with the City of Kuna ordinances. We did note that the City of Kuna is now requiring a park 
impact fee which will add to the public opens spaces and parks benefitting the City of Kuna residents. 

6. Requesting one story homes adjacent to the homes in Patriot Ridge Subdivision 
It is difficult for a land owner to set aside a substantial number of homes which restrict the buildings 
within the development. Many future homeowners may wish to enjoy the same rights afforded to other 
citizens of the City of Kuna and the futu~e builders may wish to provide for those options. 

7. Timing of the Development 
In order to provide the necessary services to this future development, Caspian Subdivision must develop 
to a point to bring the services to the boundary of this new development. Caspian Subdivision has not 
started construction at this time. It is anticipated to start in the very near future. Based on the phasing 
plan for the Caspian development, it is not until phase 4 until Caspian will develop far enough along to 
even touch this land. It may not be until Phase 9 that construction has commenced far enough along to 
even consider developing these lands. 

Based on current development pace; the development of these lands would not commence for another 4 
to 9 years. This time frame may change based on market pressures and housing sales. 

Many of the comments above are more related to the actual development which is not anticipated for some 
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B & A Engineers, Inc. 
Consulting Engineers & Surveyors 
5505 W. Franklin Rd. Boise, Id. 83705 
Ph. 208·343·338 l Fax 208·342-5792 

time. Granting the re-zone to R-6 will allow the land owner to move forward with planning the future 
development in a manner that is consistent this the goals of the comprehensive plan and as driven by the 
housing market. This will inspire confidence that the lands can be developed. 

Proximity to City Services 
This future development is located near the Kuna Waste Water Treatment facility which is located just south of 
the Lake Hazel and Ten Mile intersection. Construction has recently been completed to provide City water, 
sewer and pressurized irrigation infrastructure within the Ten Mile and Lake Hazel corridor. These services are 
installed and functional to the Caspian Subdivision. 

Development Agreement 
This re-zone request is for a contemplated Single-family home development in the City of Kuna. We do not 
envision asking for uses that are not allowed by City Code for the specified zone. Should the City of Kuna 
require a development agreement we are willing to work with the City to provide it one. 

Comprehensive Plan 
The previous Kuna comprehensive plan for this area it is designated as Medium Density Residential 4 - 8 units 
per acre. R-6 is compliant with this designation. The preliminary design for this development indicates a density 
at near the lower end of the spectrum at near 4 dwelling units to the acre. The future development envisions 
compliance with the R-6 designation. 

Adjacent Developments such as Caspian Subdivision have been zoned R-6. Other developments such as Spring 
Hill Subdivision, and Memory Ranch have recently been zoned and developed within this designation. 

This proposal is of medium density residential that will allow the future development to provide a high-quality 
development with a variety oflots, dwelling types, densities and price points to meet the needs of current and 
future population increases. 

Summary 
Re-zoning the subject land to R-6 is consistent with the future plans for the City of Kuna. This is evidenced by 
the annexation oflands adjacent to and near this project area. Including the annexation of the parcels which are 
the subject of this application. No special dispensation is being requested. 

On behalf of the applicant, as their representative, we respectfully request approval for the Re-zone form 
Agricultural to a medium density residential zone ofR-6. 

Sincerely, 

David Crawford 
B&A Engineers, Inc. 
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REZONE REVIEW MEMORANDUM 

Date: 8 February 2019 

From: Paul A. Stevens, P.E. 

To:         Wendy Howell, Planning and Zoning Director 

RE:        Caspian Addition Rezone 18-04-ZC 

               

The Caspian Addition Rezone request by Waters Edge Farm, LLC, dated November 19, 2018 has been reviewed. No 

preliminary plat was provided. The following narrative is limited to the rezone request. A discussion regarding the 

availability of city utility services (pressurized irrigation, sewer, & water) will accompany the preliminary plat when 

submitted. 

 

1. General 

 

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

pressurized irrigation, sewer, and water utilities, this property will be placing demand on constructed 

facilities and on water rights provided by others. It is expected that this property transfer to the City, at time 

of connection, all conveyable water rights by deed and “Change of Ownership” form from IDWR. The 

domestic water right associated solely with a residence and ½ acre or less is not conveyable. The water right 

held in trust by an irrigation district is also not conveyable. 

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

Creek is one of those facilities. 

c) The City reserves the right of prior approval to all agreements involving the applicant, successors & assigns 

and the irrigation or drainage district related to the property of this application and any attempt to abandon 

surface water rights. 

d) R-6 is defined as six dwellings per net acre. Or about 7,260 square feet per lot. This is considered medium 

density development by the City of Kuna. 

 

2. Property Description 

 

a) The applicant provided a metes and bounds property description (legal description) of the subject parcel. 

The legal description pertains to the gross area and the property boundary. No subdivision has been 

presented. 

 

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 

 

http://www.kunacity.id.gov/
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Sara M. Baker, President 

Rebecca W. Arnold, Vice President 
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Paul Woods, Commissioner
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 December 14, 2018 
 

  To: Tim Eck 
   Waters Edge Farm, LLC 
   2228 W. Piazza Street 
   Meridian, ID 83646 

  
  Subject: KUNA18-0024/ 18-04-ZC 
   Jarvis Court

 Rezone 57 acres from agriculture to residental 
 
This application is for annexation and rezone only.  Listed below are some findings for 
consideration that the District may identify when it reviews a future development application.  
The District may add additional findings for consideration when it reviews a specific 
redevelopment application. 

 

A. Findings of Fact 
1. Right-of-Way 

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

Street Section and Right-of-Way Policy: District Policy 7207.5 states that right-of-way 
widths for all local streets shall generally not be less than 47-feet wide and that the 
standard street section shall be 33-feet (back-of-curb to back-of-curb). 

Standard Urban Local Street—33-foot Street Section and Right-of-way Policy:  
District Policy 7207.5.2 states that the standard street section shall be 33-feet (back-
of-curb to back-of-curb) for developments with any buildable lot that is less than 1 
acre in size.  This street section shall include curb, gutter, and minimum 5-foot wide 
concrete sidewalks on both sides and shall typically be constructed within 47-feet of 
right-of-way. 

For the City of Kuna and City of Star:  Unless otherwise approved by Kuna or Star, 
the standard street section shall be 36-feet (back-of-curb to back-of-curb) for 
developments with any buildable lot that is less than 1 acre in size.  This street section 
shall include curb, gutter, and minimum 5-foot wide concrete sidewalks on both sides 
and shall typically be constructed within 50-feet of right-of-way.  

Continuation of Streets Policy:  District Policy 7207.2.4 states that an existing street, 
or a street in an approved preliminary plat, which ends at a boundary of a proposed 
development shall be extended in that development.  The extension shall include 
provisions for continuation of storm drainage facilities.  Benefits of connectivity include 
but are not limited to the following: 

 Reduces vehicle miles traveled. 
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 Increases pedestrian and bicycle connectivity. 

 Increases access for emergency services. 

 Reduces need for additional access points to the arterial street system 

 Promotes the efficient delivery of services including trash, mail and deliveries. 

 Promotes appropriate intra-neighborhood traffic circulation to schools, parks, 
neighborhood commercial centers, transit stops, etc. 

 Promotes orderly development. 

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

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

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

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

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

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

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

 The median is platted as right-of-way owned by ACHD. 
 The width of an island near an intersection is 12-feet maximum for a minimum 

distance of 150-feet.  Beyond the 150-feet, the island may increase to a 
maximum width of 30-feet. 
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 At an intersection that is signalized or is to be signalized in the future, the median 
width shall be reduced to accommodate the necessary turn lane storage and 
tapers. 

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

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

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

b. Staff Comments/Recommendations:  Jarvis Court, an existing local roadway abuts 
the site’s northeast property line.  As part of any future development application on 
the site improvements to Jarvis will be required, including but not limited to 
pavement widening and the construction of curb, gutter, and a 5-foot wide sidewalk 
abutting the site.   
 
As part of any future development application, the applicant should be required to 
construct the internal local streets as 36-foot wide street sections with curb, gutter, 
and 5-foot wide concere sidewalks within 50-feet of right-of-way. 
 
Consistent with ACHD’s Continuation of Streets policy, Baluchi Street should be 
extended into the site, as part of a future development application.  Baluchi Street 
stubs to the site’s south property line,  and was required to be constructed as part 
of ACHD’s April 2017 of Caspian Subdivision located directly south of the site.    
 

2. Improvements 
a. Policy: 

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

b. Staff Comments/Recommendations: New local street intersections should be 
consistent with the policy noted above.  Staff is supportive of a new local street 
connection to Jarvis Court as it will provide connectivity within the area and 
additional access for emergency services.    

 

B. Traffic Information 
Trip Generation 
A single family home is estimated to generated approximately 9.44 vehicle trips per day with 
1 trip occurring during the PM peak hour, based on the Institute of Transportation Engineers 
Trip Generation Manual, 10th edition. 
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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

Jarvis court 250-feet Local  N/A N/A 

Lake Hazel Road N/A 
Principal 
Arterial 

2-lane

85 Better than “E” 

Linder Road N/A 
Minor  

Arterial  
2-lane

245 Better than “E” 

 

 
* Acceptable level of service for a two-lane principal arterial is “E” (690 VPH). 
 
* 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 

 Traffic counts are not available for Jarvis Court. 

 The average daily traffic count for Lake Hazel Road from Ten Mile Road to Linder Road was 
1,069 on 12/16/16. 

 The average daily traffic count for Linder Road from Amity to Lake Hazel Road was 1,530 in 
2016.   
 

C. Attachments 

1. Vicinity Map 
2. Standard Conditions of Approval 
3. Appeal Guidelines 
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If you have any questions, please feel free to contact me at (208) 387-6178. 
 
Sincerely, 

 

 
 

Mindy Wallace, AICP  
Planner III 
Development Services  
 
cc: City of Kuna 

 B & A Engineers – Dave Crawford 
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VICINITY MAP 
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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, 7203.6, the applicant may be required to update any 
existing non-compliant pedestrian improvements abutting the site to meet current 
Americans with Disabilities Act (ADA) requirements.  The applicant’s engineer should 
provide documentation of ADA compliance to District Development Review staff for 
review.   

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

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

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

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

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

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

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

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

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

 

1. Appeal of Staff Decision:  The Commission shall hear and decide appeals by an 
applicant of the final decision made by the Development Services Manager when it is 
alleged that the Development Services Manager did not properly apply this section 
7101.6, did not consider all of the relevant facts presented, made an error of fact or law, 
abused discretion or acted arbitrarily and capriciously in the interpretation or 
enforcement of the ACHD Policy Manual. 

 
a. Filing Fee:  The Commission may, from time to time, set reasonable 

fees to be charged the applicant for the processing of appeals, to 
cover administrative costs. 

 
b. Initiation:  An appeal is initiated by the filing of a written notice of 

appeal with the Secretary and Clerk of the District, which must be filed 
within ten (10) working days from the date of the decision that is the 
subject of the appeal.  The notice of appeal shall refer to the decision 
being appealed, identify the appellant by name, address and 
telephone number and state the grounds for the appeal. The grounds 
shall include a written summary of the provisions of the policy relevant 
to the appeal and/or the facts and law relied upon and shall include a 
written argument in support of the appeal.  The Commission shall not 
consider a notice of appeal that does not comply with the provisions 
of this subsection.  

 
c. Time to Reply:  The Development Services Manager shall have ten 

(10) working days from the date of the filing of the notice of appeal to 
reply to the notice of the appeal, and may during such time meet with 
the appellant to discuss the matter, and may also consider and/or 
modify the decision that is being appealed. A copy of the reply and 
any modifications to the decision being appealed will be provided to 
the appellant prior to the Commission hearing on the appeal.   

 
d. Notice of Hearing:  Unless otherwise agreed to by the appellant, the 

hearing of the appeal will be noticed and scheduled on the 
Commission agenda at a regular meeting to be held within thirty (30) 
days following the delivery to the appellant of the Development 
Services Manager’s reply to the notice of appeal. A copy of the 
decision being appealed, the notice of appeal and the reply shall be 
delivered to the Commission at least one (1) week prior to the hearing. 

 
e. Action by Commission:  Following the hearing, the Commission shall 

either affirm or reverse, in whole or part, or otherwise modify, amend 
or supplement the decision being appealed, as such action is 
adequately supported by the law and evidence presented at the 
hearing. 
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Communities in Motion 2040 Development Review 

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

 

Recommendations 

A site plan was not provided with this proposal. However, the application indicates that the requested development 
would be “closer to 4 units per acre.” At 57 acres, that would create approximately 250 new housing units. This 
proposal, coupled with previously approved developments in the vicinity, exceeds growth forecasted for this area. 
Transportation infrastructure may not be able to support the new transportation demands. This location is still in a 
largely farmland area. Nearby services, such as schools, parks, emergency services, grocery, and other stores are 
likely accessed only by vehicle and there are no plans for public transportation to this location. 

Consider providing stub roads to adjacent properties for future connectivity. 

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 

Agency: Kuna Development Name: Caspian Addition (18-04-ZC)

 CIM Vision Category: Future Neighborhoods 

New households: ±250 New jobs: 0 Exceeds CIM forecast: Yes 
 

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

Farmland consumed: Yes 
Farmland within 1 mile: 1,317 acres 

Housing within 1 mile: 130 
Jobs within 1 mile: 50 
Jobs/Housing Ratio: 0.4 

Nearest bus stop: >4 miles 
Nearest public school: 3.4 miles 
Nearest public park: 2.9 miles 
Nearest grocery store: >4 miles 

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

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: >4 miles 
Nearest fire station: >4 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
http://www.compassidaho.org/dashboard/devreview.htm
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December 7, 2018 
 
 
Troy Behunin 
City of Kuna, Planning and Zoning Department 
P.O. Box 13 
Kuna, ID 83634 
 
VIA EMAIL 
 
Development 
Application 18-04-ZC 
Project Name CASPIAN ADDITION REZONE 

Project Location 
East of South Linder Road approximately 0.34 miles north of the intersection of South 
Linder Road and West Lake Hazel Road, west of SH-69 milepost 6.5 

Project Description 
Rezone approximately 57.05 acres in Kuna from Agriculture to an R-6 Medium density 
residential zone.   

Applicant David Crawford, B& A Engineers Inc.  
Representing Waters Edge Farm LLC 

 
The Idaho Transportation Department (ITD) reviewed the referenced rezone application and has the 
following comments: 

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

 
2. Future development of this parcel will require submittal of trip generations to ITD and may 

require a Traffic Impact Study (TIS). 
 

3. The City is reminded that the SH-69 corridor is already congested. This project will increase the 
number of vehicle trips in the corridor.  As the City continues to add additional trips to the 
corridor through development, the congestion will worsen until the roadway system is ultimately 
overloaded and fails. . ITD has no current funding assigned to mitigate traffic congestion in the 
SH-69 corridor in this area. 

 
4. Idaho Code 40-1910 does not allow advertising within the right-of-way of any State highway.  
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IDAHO TRANSPORTATION DEPARTMENT 
P.O. Box 8028  •  Boise, ID  83707-2028 

(208) 334-8300  •  itd.idaho.gov 

 

 
 
 
 

5. IDAPA 39.03.60 rules govern advertising along the State highway system.  The applicant may 
contact Justin Pond, Program Manager for ITD’s Headquarters Right-of-Way Section at (208) 
334-8832 for more information 

 
6. ITD does not object to the rezone from Agriculture to R-6 as presented in the application. 

 
 
If you have any questions, you may contact Ken Couch at (208) 332-7190 or me at (208) 334-8338.   
 
Sincerely, 
  

 
Sarah Arjona 
Development Services  
Sarah.Arjona@itd.idaho.gov 
 

mailto:Sarah.Arjona@itd.idaho.gov
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