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KUNA PLANNING AND ZONING COMMISSION 

Agenda for July 1, 2019 

SPECIAL MEETING 

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 June 11, 2019. 

b. Findings of Fact and Conclusions of Law for 19-04-AN (Annexation) – Washburn Annexation 

c. Findings of Fact and Conclusions of Law for 19-07-DR (Design Review) – Indian Creek Sports 

Sign 

d. Findings of Fact and Conclusions of Law for 19-11-DR (Design Review) – Peak Construction 

Office & Shop 

e. Findings of Fact and Conclusions of Law for 19-12-DR (Design Review) – USPS Parking Lot 

 

3. NEW BUSINESS: 

 

a. 19-17-DR (Design Review) & 19-07-SN (Sign) – PiSTEM Academy Sign; The PiSTEM 

Academy request sign and design review approval for an approximately 18 square foot, double-

sided monument sign. The subject site is located 2275 W. Hubbard Road, Kuna, ID 83634 (APN# 

S1314120891). ACTION ITEM 

 

b. 19-13-DR (Design Review) – Shortline Park No. 2 Flex Space; The applicant, Cleary Building 

Corporation, requests design review approval for a new multi-tenant commercial building, 

approximately 8,400 square feet, including landscaping, lighting and a parking lot, within the 

Shortline Park Subdivision No. 2; The site is located 689 East Access Street, Kuna, Idaho 83634.  

ACTION ITEM 

 

c. 19-10-DR (Design Review) – Memory Ranch Pool House and Pool; Rob TeBeau, with TAO 

Architects Idaho, requests Design Review (DR) approval to construct a pool house, one pool, and 

an accompanying a parking lot with seven stalls. ACTION ITEM 
 

d. 19-20-DR (Design Review) Modification - Snerk's Drive Thru + Retail Building; The applicant, 

Bolton Company, LLC, requests design review modification approval for the landscape plan. The 

site is located 450 East Deer Flat Road, Kuna, Idaho 83634. ACTION ITEM 
 

4. ADJOURNMENT: 
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City of Kuna 
Planning and Zoning Commission 

Findings of Fact and Conclusions of Law 
 

 

     

 

 

To:   Planning and Zoning Commission 
 

Case Numbers: 19-05-SN (Sign); 
19-07-DR (Design Review) -  
Indian Creek Sports  
Monument Sign 

 
Site Location: 8797 S. Meridian Road 
 

Planner:   Jace Hellman, Planner II 
 

Meeting Date:  May 28, 2019 
Findings:  July 1, 2019 
  

Owner/Applicant: Troy Todd 
   6029 Sunrise Ave. 
   Kuna, ID 83634 
   208-794-2806 
   Troy@indiancreeksports.com 
   
Representative:  Superior Signs; Aaron Vance 

812 Main St. 
Caldwell, ID 83605 
208-454-0860 
aaron@superiorsignsidaho.com 
 

Table of Contents: 
A. Process and Noticing    
B. Applicants Request 
C. Site History 
D. Aerial Map 

E. General Project Facts 
F. Staff Analysis 
G. Applicable Standards 
H. Commission’s Order of Decision 

 

A. Process and Noticing: 
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. As a 
public meeting item, this action requires no formal public noticing actions. 

 

B. Applicant’s Request: 
Troy Todd, owner of Indian Creek Sports, request design review approval for a 15-ft multi-tenant commercial 
monument sign. The subject site is located 8797 S. Meridian Road, Kuna, ID 83634(APN# S1312142304).  
 

C. Site History:  
This parcel is currently zoned C-1 within Kuna City Limits. Indian Creek Sports was approved for design review by 
the Planning and Zoning Commission on May 8, 2018. At the time of the original approval, a sign was not included 
in the application. 
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Page 2 of 4 Case No. 19-07-DR (Design Review)  
7/1/2019    P: P&Z\SHARED\CASES\DESIGN REVIEW\Indian Creek Sports Monument Sign – Findings of Fact and Conclusions of Law 
 

D. Aerial Map:  

 

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

North RR Rural Residential – Ada County 

South PUD Planned Unit Development – City of Kuna 

East RR Rural Residential – Ada County 

West RR Rural Residential – Ada County 

 
2. Parcel Sizes, Current Zoning, Parcel Numbers: 

Property Owner Parcel Size Current Zone: Parcel Number 

Indian Creek Sports Real Estate, LLC 5.49 acres C-1 (Commercial)  S1312142304 

 

3. Existing Structures, Vegetation and Natural Features:  
The subject site includes a new showroom, shop, a boat lot and a paved parking surface. Site improvements 
for Indian Creek Sports are near completion. 

 

4. 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. 

 

F. Staff Analysis: 
The applicant is proposing to construct a new onsite freestanding monument sign for Indian Creek Sport, 
located at 8797 S. Meridian Road. The monument sign stands approximately fifteen (15) ft high and ten (10) 
ft across at its widest point. The sign area is approximately 70 square feet, which includes an approximately 
20 square foot reader board and a 50 square foot sign copy that preserves space for future tenant expansion. 
The applicant has proposed the sign to be built approximately 75 ft from the right-of-way.  

 
Staff has determined the design review application complies with Kuna City Code, Title 5; Staff recommends 
if the proposed project is approved, the applicant be subject to the conditions of approval listed in section 
“H” of this report and any additional conditions requested by the Planning and Zoning Commission.  
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G. Applicable Standards: 
1. City of Kuna Zoning Ordinance Title 5. 

2. City of Kuna Comprehensive Plan. 

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

H. Commission’s Order of Decision: 
Based on the facts outlined in staff’s report and public testimony as presented, the Planning and Zoning 
Commission of Kuna, Idaho, hereby approves Case Nos. 19-05-SN (Sign) & 19-07-DR (Design Review), a request 
from Troy Todd for a 15-ft multi-tenant commercial monument sign subject to the following conditions: 
 

1. All signage on site shall comply with KCC 5-10. 

2. All electrical components of sign shall be permitted with the City of Kuna. All work shall be inspected by Kuna 
City inspectors. 

3. Any footings and foundations shall be permitted with the City of Kuna. All work shall be inspected by Kuna 
City inspectors. 

4. The land owner/applicant/developer, and any future assigns having an interest in the subject property, shall 
fully comply with all conditions of approval by the Design Review Committee/Planning and Zoning 
Commission, or seek an amendment through the Design Review process. 

5. Applicant shall follow staff, City Engineer and other agency recommended requirements, as applicable. 

6. Applicant shall comply with all local, state and federal laws. 
 
DATED this 1st day of July, 2019. 
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City of Kuna 
Planning and Zoning Commission 

Findings of Fact and Conclusions of Law 
 

 
 
 
 

Based upon the record contained in Case Nos. 19-05-SN & 19-07-DR including the Comprehensive Plan, Kuna City 
Code, Staff’s Memorandums, including the exhibits, the Kuna Commission hereby approves the Findings of Fact 
and Conclusions of Law, and conditions of approval for Case Nos. 19-05-SN & 19-07-DR, a design review request 
from Troy Todd for a 15-ft multi-tenant commercial monument sign.  
 

1. Based on the evidence contained in Case Nos. 19-05-SN & 19-07-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 listed in Kuna 
City Code Title 5. 

 

2. The contents of the proposed design Review application does contain all of the necessary requirements as 
listed in Kuna City Code 5-4-9: - Design Review Application Required. 
 
Finding: Review by Staff and the Commission of the proposed Design Review confirms all applicable 
requirements listed in KCC 5-4-9 were provided. 
 

3. The proposed project does generally conform to the Kuna Architecture Guidelines. 
 
Finding: The applicant proposes to construct a monument sign that stands approximately fifteen (15) ft high 
and ten (10) ft across at its widest point. The sign area is approximately 70 square feet, which includes an 
approximately 20 square foot reader board and a 50 square foot sign copy that preserves space for future 
tenant expansion. The applicant has proposed to construct the sign out of materials and colors that are 
consistent with the existing building. 
 
 
 

DATED this 1st day of July, 2019. 
 
 
 
 

Lee Young, Chairman 
Kuna Planning and Zoning Commission 

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

 
 
 
 
 
 

P.O. Box 13 

Phone: (208) 922-5274 

Fax:     (208) 922-5989 

www.Kunacity.id.gov 
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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: 19-12-DR (Design Review) -  
US Postal Service Parking Lot 

 
Site Location: 199 S. Kay St., Kuna, ID 83634. 
 

Planner:   Jace Hellman, Planner II 
 

Meeting Date:  May 28, 2019 
Findings:  July 1, 2019 
  

Owner/Applicant: Michael Stafford 
   PO Box 624 
   Donnelly, ID 83615 
   559.681.1983 
   mike@STI.com 
   
Representative:  David Gronbeck  

1400 E. Kokanee Ln. 
Kuna, ID 83634 
208.861.6664 
Gronbeck@KGGDEV.com 
 

Table of Contents: 
A. Process and Noticing    
B. Applicants Request 
C. Site History 
D. Aerial Map 

E. General Project Facts 
F. Staff Analysis 
G. Applicable Standards 
H. Decision by the Commission 

 

A. Process and Noticing: 
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. As a 
public meeting item, this action requires no formal public noticing actions. 

 

B. Applicant’s Request: 
Michael Stafford requests design review approval for a private parking lot, driveway and corresponding 
landscaping which will be utilized and maintained by the United States Postal Service (USPS) following their 
relocation. The subject site is located on 199 S. Kay Ave., Kuna, ID 83634(APN# R0615253160).  
 

C. Site History:  
This parcel is currently zoned R-4 within Kuna City Limits. However, this parcel is apart of what was originally 
approved as Airenel Park Subdivision. Along with the preliminary plat approval, a rezone was approved as well, 
which guaranteed this lot the zoning designation of C-1 (neighborhood commercial). A rezone ordinance for the 
parcel has not been approved by City Council. 
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D. Aerial Map:  

 

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 subject site as Commercial. 

 

2. Surrounding Land Uses:     
North C-3  Service Commercial District – Kuna City 

South R-4 (Pending C-1) Medium Density Residential – Kuna City 

East C-1 Neighborhood Commercial District – Kuna City 

West R-4 (Pending R-6) Medium Density Residential – Kuna City 

 
3. Parcel Sizes, Current Zoning, Parcel Numbers: 

Property Owner Parcel Size Current Zone: Parcel Number 

Michael Stafford 2.00 acres C-1 (Commercial) (Pending Ordinance) R0615253162 

 

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

5. 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 3%. Bedrock depth is estimated to be greater than sixty (60) inches according 
to the USDA Soil Survey for Ada County. 
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6.  Transportation / Connectivity:  
Current access to site exists via South Kay Avenue. The applicant has proposed to construct a private drive 
aisle off of Kay Avenue to access the site. 

 

7. 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. 

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

• Kuna City Engineer/Public Works …………………………………………………………………………………… Exhibit C-2 
 

F. Staff Analysis: 
The applicant proposes to construct a private driveway and parking lot that will be utilized by the United 
States Postal Service once they relocate to their new location located at 693 E. Wythe Creek Court (former 
location of Freedom Fitness). 
 
The proposed private driveway is approximately 270 FT, which exceeds the maximum distance of 150 FT 
without a turnaround. As a remedy, the applicant has identified a turnaround within the proposed private 
parking lot. Concrete curbing is proposed along the north side of the private drive, and on the east and west 
side of the private drive. Curb and gutter have been proposed along what will be the south side of the parking 
lot. The applicant’s letter of intent indicates that the remaining property will be developed to include two 
additional commercial lots. Staff would note that once the remaining site is developed in the future, curb will 
be required on the south side of the proposed private drive. 
 
Four streetlights have been proposed around the private parking lot. Street Lights shall be shown on 
construction plans and verified by staff and approved by the Public Works Department Staff would note that 
these streetlights must be LED and designed and installed according to “Dark skies” standards. 

 
The applicant has proposed a ten (10) ft landscape buffer of the east and west side of the parking lot and 
twenty (20) ft landscape buffer on the south side of the parking lot which contains a proposed drainage swale. 
Staff finds that the proposed landscaping is in conformance with Kuna City Code. However, staff will require 
the applicant to use sod where the landscape plan (dated 04/25/2019) identifies “turf grass”.  
 
Staff has determined the design review application complies with Kuna City Code, Title 5; Idaho Statute § 67-
6511; and the Kuna Comprehensive Plan; Staff recommends if the proposed project is approved, the applicant 
be subject to the conditions of approval listed in section “H” 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 Comprehensive Plan. 

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

H. Decision by the Commission: 
Based on the facts outlined in staff’s report and public testimony as presented, the Planning and Zoning 
Commission of Kuna, Idaho, hereby approves Case No. 19-12-DR (Design Review), a request from Michael Stafford 
for design review approval for a private parking lot, private driveway and landscaping subject to the following 
conditions: 
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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. The applicant shall provide the subsurface seepage bed design with supporting calculations to 
the City Engineer’s office prior to commencement of construction. Storm Water shall be 
managed on site. 

d. The Kuna Fire District shall approve fire flow requirements. Installation of fire protection 
facilities as required by Kuna Fire District are required. 

e. The Kuna Public Works Department and Boise Project Board of Control shall approve any 
modifications to the existing irrigation system. 

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

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

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

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

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

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

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

7. The proposed site plan (dated 04/26/2019) and the landscape plan (dated 04/25/2019) shall be considered 
binding site plans, or as modified approved through the public process. 

8. 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. 

9. Applicant shall install sod where the submitted landscape plan (dated 04/25/2019) identifies “turf grass” 

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

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

12. Developer/owner/applicant shall comply with all local, state and federal laws. 
 
DATED this 1st day of July, 2019. 
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City of Kuna 
Planning and Zoning Commission 

Findings of Fact and Conclusions of Law 
 

 
 
 

Based upon the record contained in Case No. 19-12-DR including the Comprehensive Plan, Kuna City Code, Staff’s 
Memorandums, including the exhibits, the Kuna Commission hereby approves the of the Findings of Fact and 
Conclusions of Law, and conditions of approval for Case No. 19-12-DR (Design Review), a request for design review 
approval for a private parking lot, driveway and corresponding landscaping which will be utilized and maintained 
by the United States Postal Service (USPS)  . 
 

1. Based on the evidence contained in Case No. 19-12-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 listed in Kuna 
City Code Title 5. 

 

2. The contents of the proposed design Review application does contain all of the necessary requirements as 
listed in Kuna City Code 5-4-9: - Design Review Application Required. 
 
Finding: Review by Staff and the Commission of the proposed Design Review confirms all applicable 
requirements listed in KCC 5-4-9 were provided. 
 

3. The parking lot site plan design does minimize the impact of traffic on adjacent streets, and provide 
appropriate, safe vehicle parking. 
 
Finding: The parking lot is a private parking lot that serves the United States Postal Service. The parking lot is 
accessed via a private drive off of Kay Street The applicant has provided a 40-FT vision triangle, which provides 
vehicles safe vision clearance when accessing Kay Street. The proposed private driveway is approximately 270 
FT, which exceeds the maximum distance of 150 FT without a turnaround. As a remedy, the applicant has 
identified a turnaround within the proposed private parking lot. Proposed parking stalls measuring at nine (9) 
FT wide and twenty (20) FT deep are compliant with KCC 5-9. 
 

4. The site landscaping does minimize the impact on adjacent properties. 
 
Finding: The applicant has proposed a ten (10) ft landscape buffer of the east and west side of the parking lot 
and twenty (20) ft landscape buffer on the south side of the parking lot which contains a proposed drainage 
swale. The proposed landscaping is in conformance with Kuna City Code, and minimizes impact on adjacent 
uses.  
 

5. On-site grading and drainage are designed to maximize land use benefits and minimize off-site impact. 
 
Finding: The applicant proposes a storm drain swale along the southern property line of the parking lot. 
Additionally, the applicant is required to have all civil plans reviewed and approved by the Kuna City Engineer 
prior to construction in order to ensure that the drainage benefits the land use and minimizes off-site impact. 
 
 
 
 

DATED this 1st day of July, 2019. 
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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 
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Findings of Fact and Conclusions of Law 
 

 

     

 

 

To:   Planning and Zoning Commission 
 
Case Numbers: 19-04-AN (Annexation) 
 Washburn Annexation 
 
Site Location: 7015 S. Ten Mile Road 
 Meridian, ID 83642 
 

Planner:   Jace Hellman, Planner II 
 

Hearing Date:  June 11, 2019 
Findings:  July 1, 2019 
  
Owner: Jefferson Washburn 
 7015 S. Ten Mile Rd. 
 Meridian, ID 83642 
 208.860.8836 
 Jefe722@gmail.com 
 

Applicant: Dave Washburn 
 512 Seasons Ct. 
 Nampa, ID 83686 
 208.573.5511 
 Kellywashburn@hotmail.com 
   
Representative:  Intermountain Engineering 
   208.941.1245 
 
Table of Contents: 

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

F. Applicable Standards 
G. Comprehensive Plan Analysis 
H. Kuna City Code Analysis 
I. Commission’s Recommendation

 

A. Process and Noticing: 

1. Kuna City Code (KCC), Title 1, Chapter 14, Section 3, states that annexation are designated as a public hearing, 
with the Planning and Zoning Commission as a recommending body and 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  April 15, 2019 (2 people attended) 
ii. Agency Comment Request  April 24, 2019 
iii. 400’ Property Owners Notice May 22, 2019 
iv. Kuna Melba Newspaper  May 22, 2019 
v. Site Posted   May 31, 2019 
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B. Applicant’s Request: 
On behalf of Jefferson Washburn (Owner), Dave Washburn is requesting to annex an approximately nineteen (19) 
acre parcel in Kuna City Limits with an R-8 (medium density residential) zoning designation. The subject site is 
located at 7015 S. Ten Mile Road, Meridian, ID 83642, within Section 3, Township 2 North, Range 1 West; (APN 
S1303141900).  

 
C.  Site History:  

The parcel is currently zoned Rural Residential (RR) within unincorporated Ada County. Historically this parcel has 
been considered farmland. 
 

D. 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 Future Land Use Map indicates land use designations generally 
speaking, it is not the actual zone. The Future Land Use Map identifies the subject site as having a Medium 
Density Residential designation. 
 

 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 

2. Surrounding Land Uses:     
North R-6 Medium Density Residential – Kuna City 

South RR Rural Residential – Ada County 

East RR 
A 

Rural Residential – Ada County 
Agriculture – Kuna City 

West R-6 Medium Density – Kuna City 

 
3. Parcel Sizes, Current Zoning, Parcel Numbers: 

Property Owner Parcel Size Current Zone: Parcel Numbers 

Jefferson Washburn 19.41 acres RR (Rural Residential) S1303141900 

 
4. Services: 

 Sanitary Sewer– City of Kuna (future) 
 Potable Water – City of Kuna (future) 
 Pressurized Irrigation – City of Kuna (KMIS) (future) 
 Fire Protection – Kuna Rural Fire District 
 Police Protection – Kuna Police (Ada County Sheriff’s office) 
 Sanitation Services – J & M Sanitation (future) 
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5. Existing Structures, Vegetation and Natural Features:  
The subject site contains one single family dwelling and multiple outbuildings associated with agricultural 
practices. Vegetation on-site is consistent with that of a single-family lot and crop fields. The site is relatively 
flat with an estimated average slope of 0% to 6%. Bedrock depth is estimated to be between twenty (20) and 
forty (40) inches according to the USDA Soil Survey for Ada County. 
 

6.  Transportation / Connectivity:  
The site is currently accessed via an existing driveway onto Ten Mile Road. No development is proposed with 
this application at this time. 
 

7. Environmental Issues:  
The subject sites are within 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. 

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

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

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

• Nampa & Meridian Irrigation District …………………………………………………………………………... Exhibit B-4 

• Idaho Transportation Department ……………………………………………………………………………….. Exhibit B-5 

• The Community Planning Association of Southwest Idaho (COMPASS) ………………………… Exhibit B-6 

• Ada County Highway District (ACHD) ……………………………………………………………………………. Exhibit B-7 
 

E. Staff Analysis: 
On April 5, 2019, the applicant and his representatives met with Kuna Planning and Zoning Staff to review their 
annexation application. The applicant is proposing an R-8 designation for his 19.41-acre parcel, which under Kuna 
City Code is classified as medium-density residential. The applicant’s intention is to have this parcel serve as a 
transition piece from R-6 to north (Memory Ranch) and a parcel to the south that the Envision Kuna, 
Comprehensive Plan identifies as “Mixed Use” (see section D.1 in this staff report), however there were no 
development plans included in the application. A neighborhood meeting was held by the applicant for residents 
within the vicinity of the proposed project on April 15, 2019. A recap of the neighborhood meeting minutes can 
be found within the applicant’s “Neighborhood Meeting Certification”. 
 
Staff has determined that the property is eligible for annexation into Kuna City limits. The property owner is 
consenting to the annexation and the property is contiguous, or has its touch, with Kuna City limits situated to the 
north, east and west of the subject site. 
 
The City of Kuna Street Circulation Map identifies a proposed major collector running along the subject site’s 
southern property line. Staff notes, at the time of future development, the applicant will be responsible to 
construct a portion of the newly proposed road. Standard right-of-way for collector streets is typically 50 to 70-
feet. 
 
Staff has determined the applicant’s annexation request is in compliance with Kuna City Code, Title Five; Idaho 
Statutes § 50-222 and § 67-65 and the goals and policies set in Kuna’s Comprehensive Plan. The Planning and 
Zoning Commission voted 2-1 to recommend approval of case no. 19-04-AN to the City Council, subject to the 
conditions of approval listed in section “I” of this report. 

 

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

2. City of Kuna Comprehensive Plan. 



 

Page 4 of 6 Case Nos.19-04-AN (Annexation)  
7/1/2019    P: P&Z\SHARED\CASES\ANNEXATION\Washburn Annexation – Findings of Fact and Conclusions of Law 
 

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

4. Idaho Code, Title 50, Chapter 2 – General Provisions – Government – Territory. 
 

G. Comprehensive Plan Analysis: 
The Kuna Planning and Zoning Commission has determined the proposed annexation request for the site is 
consistent with the following Comprehensive Plan components as described below:  

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

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

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

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

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

of housing densities and styles. 
 

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

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

 

2. The annexation 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. 

 

3. This application is not likely to cause adverse public health problems. 
 

Comment: The project will connect to public sewer and potable water systems at the point of future 
development, therefore eliminating the occurrence of adverse public health problems.  

 

I. Commission’s Recommendation 
Based on the facts outlined in staff’s report and public testimony as presented, the Planning and Zoning 
Commission of Kuna, Idaho, voted 2-1 to recommend approval of Case No. 19-04-AN (Annexation); a request from 
Dave Washburn to annex approximately 19-acres into Kuna City limits with an R-8 zoning designation, subject to 
the following conditions of approval: 
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1. The applicant and/or owner shall obtain written approval on letterhead or may be written/stamped on the 
approved 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 construction plans. 
Installation of fire protection facilities as required by Kuna Fire District are required. 

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

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

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

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

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

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

5. Connection to City Services (Sewer, Water, Pressurized Irrigation) is required. All City services shall be 
brought to and through the subject property. The applicant shall conform to all corresponding Master Plans. 

6. 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. 

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

8. Developer/owner/applicant shall comply with all local, state and federal laws. 
 
 
DATED this 1st day of July, 2019.  
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City of Kuna 
Planning and Zoning Commission 

Findings of Fact and Conclusions of Law 
 

 
 

Based upon the record contained in Case No. 19-04-AN (annexation) including the Comprehensive Plan, Kuna City 
Code, Staff’s Memorandums, exhibits, and the testimony during the public hearing, the Kuna Planning and Zoning 
Commission hereby approves the Findings of Fact and Conclusions of Law, and conditions of approval for Case No. 
19-04-AN, a request a request from Dave Washburn to annex approximately 19-acres into Kuna City limits with an 
R-8 zoning designation. 

 

1. Based on the evidence contained in Case No. 19-04-AN, 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 Kuna City Code Title 5. 

 

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 to residents within 400-ft of the proposed project site on May 
22, 2019 and a legal notice was published in the Kuna Melba Newspaper on May 22, 2019. The applicant 
posted a sign on the property on May 31, 2019. 

 

3. Based on the evidence contained in Case No. 19-04-AN, this proposal does generally comply with the 
Comprehensive Plan. 

 
Finding: The Comprehensive Plan has listed numerous goals for providing a variety of housing densities that 
will accommodate various lifestyles, ages and economic group in Kuna. The proposed zoning designation is R-
8 (Medium Density Residential). The Comprehensive Plan Map designates this property as medium density. 
 

4. All private landowners have consented to annexation. 
 
Finding: An affidavit of legal interest was signed by Jefferson Washburn allowing Dave Washburn to act on 
his behalf for this project, therefore consenting to the annexation of the proposed project site. 
 

5. 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, east and west. 

 
 
DATED this 1st day of July, 2019. 
 
 
 

Lee Young, Chairman 
Kuna Planning and Zoning Commission 

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

P.O. Box 13 

Phone: (208) 922-5274 

Fax:     (208) 922-5989 

www.Kunacity.id.gov 
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To: Planning and Zoning Commission  

(acting as Design Review Committee) 
 
Case Numbers: 19-11-DR (Design Review)  
 Peak Construction Office & Shop 
 
Location: 706 East Stagecoach Way 
 Kuna, ID 83634 
 
Planner:   Sam Weiger, Planner I 

 
Meeting Date:  June 11, 2019 
Findings:  July 1, 2019 
 
Owners:  MMB Holdings, LLC 
   PO Box 1346 
   Meridian, ID 83680 
   208.514.9547 
   mark@peakconstruction.com 
   
Applicant:  Marla Carson 

725 East Second Street 
Meridian, ID 83642 
208.884.2824 
mcarson@neudesignarch.com 

 
Table of Contents: 

A. Course Proceedings  
B. Applicant’s Request      
C. General Project Facts 
D. Staff Analysis  
E. Applicable Standards 
F. Decision by the Commission

 
A. Course of Proceedings: 

1. According to Kuna City Code (KCC) Title 5, Chapter 4 (Design Review), all new shops for building contractors with 
landscaping, parking lots and lighting are required to submit an application for review by the Planning and Zoning 
Commission. As a public meeting item, this action requires no formal public noticing actions. 
 

a. Notifications    
i. Completeness Letter    April 29, 2019 
ii. Agency Notifications    April 30, 2019 
iii. Agenda      June 11, 2019 
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B. Applicant’s Request: 

The applicant, NeuDesign Architecture, requests approval of a design review for a new 4,207 square-foot shop for a 
building contractor, including landscaping, lighting and a parking lot, within Shortline Park Subdivision No. 1, lot 2 block 1 
at 706 East Stagecoach Way, Kuna, Idaho 83634.  

 
C. General Projects Facts: 

1. Comprehensive Plan Designation: The Comprehensive Plan Future Land Use Map identifies this project location 
as Light Industrial.  
 

2. Surrounding Land Uses: 
North RUT Rural-Urban Transition – Ada County 
South M-1 Light Industrial – Kuna City 
East C-3 Service Commercial – Kuna City 
West M-1 Light Industrial – Kuna City 

 
3. Parcel Sizes, Current Zoning, Parcel Numbers: 

• 1.08 (approximate) acres 
• M-1 (Light Industrial) 
• Parcel No. R7880430020 

 
4. Services: 

Sanitary Sewer – City of Kuna 
Potable Water – City of Kuna 
Irrigation District – Kuna Municipal Irrigation System (KMIS) 
Pressurized Irrigation – City of Kuna (KMIS) 
Fire Protection – Kuna Rural Fire District 
Police Protection – Kuna City Police (Ada County Sheriff’s office) 
 

5. Existing Structures, Vegetation and Natural Features:  
The site consists of a bare dirt lot. Existing landscaping and fencing were approved in 2018 by a Special Use Permit 
and Design Review approval for a contractor’s storage yard.   
 

6.  Transportation / Connectivity: 
The applicant proposes one ingress/egress from East Stagecoach Way. 
 

7. Environmental Issues:  
The subject site lies within the designated Nitrate Priority Area (NPA). Beyond the NPA, staff is not aware of any 
additional environmental issues, health or safety conflicts. 

 
D. Staff Analysis: 

The applicant is subject to design review inspections and fees, for compliance verification of the building, parking lot and 
landscaping, prior to the Certificate of Occupancy being issued. 
 
The applicant has not proposed a sign, which will require a separate sign permit application. The sign(s) shall be submitted 
in conformance with Kuna City Code Title 5, Chapter 10, Signs. 
 
The applicant plans to cover 80 percent of the lot with recycled asphalt. KCC 5-9-2 allows recycled asphalt in storage areas 
when screened by solid fencing or other means of approved screening. The proposed parking areas, driveway and 
driveway aisles must be paved and striped to comply with Kuna City Code Title 5, Chapter 9, Off-Street Parking and Loading 
Facilities. 



 

 
There are 12 existing shrubs along the street frontage. Kuna City Code 5-17-18 requires five shrubs for every 35 linear feet 
of street frontage between a parking lot and adjacent public right-of-way. Staff recommends that the applicant install 
additional shrubs along the street frontage to comply with Kuna City Code Title 5, Chapter 17, Landscaping Requirements. 

 
The applicant indicated that existing fencing near the western boundary that was approved with Case No. 19-01-SUP 
would be removed as part of construction of the shop, in order to allow visitors access to the parking lot through the 
proposed driveway. The site plan notes indicate that the gate to the east of the parking lot is an existing gate. The applicant 
indicated that this gate is being proposed, rather than existing. 

 
With the recommended and required changes, staff has determined that the application generally complies with Title 5 
of KCC; Idaho Code; the Kuna Architecture guidelines and the Kuna Comprehensive Plan; Staff recommends approval of 
Case No. 19-11-DR to the Planning and Zoning Commission, subject to the recommended conditions of approval. 
  

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

 
F. Decision and Order by the Planning and Zoning Commission: 

Based on the facts outlined in staff’s report, the case file and discussion at the public meeting, the Planning and Zoning 
Commission of Kuna, Idaho, hereby approves Case No. 19-11-DR, a design review request to construct a new 4,207 square-
foot shop for a building contractor, including landscaping, lighting and a parking lot with the following conditions of 
approval: 
 
1. The applicant shall follow all requirements for sanitary sewer, potable water, irrigation system connections, and all 

other requirements of the Kuna Public Works Department. 
2. The applicant shall obtain written approval of the construction plans from the agencies noted below. The approval 

may be either on agency letterhead referring to the approved use or may be written or stamped upon a copy of the 
approved plans. The following site improvements are prohibited prior to approval of these agencies and/or the 
issuance of a building permit: 

a. No construction, grading, filling, clearing or excavation of any kind shall be initiated until the applicant has 
received approval of the civil plan from the Kuna City Engineer. 

b. 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. 

c. The KMIS Irrigation District shall approve any modifications to the existing irrigation system. 
d. Approval from Ada County Highway District and Impact Fees, if any shall be paid prior to building permit 

approval. 
3. Any future signage will require a separate sign permit application. The sign(s) shall be submitted in conformance 

with KCC Title 5, Chapter 10. 
4. Fencing within and around the site shall obtain a fence permit prior to construction. 
5. All proposed parking areas, driveway and driveway aisles shall be paved and have an approved grading plan.to 

comply with KCC 5-9-2.  
6. The proposed driveway shall be installed according to the City, ITD and ACHD’s access management standards to 

comply with Kuna City Code Title 6, Chapter 4, Improvement Standards. 
7. 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 Planning and Zoning Commission, or seek amending 
them through the design review process. 

8. Applicant shall follow staff, City engineer and other agency recommended requirements, as applicable. 
9. Applicant shall comply with all local, state and federal laws. 

 
DATED: This 11h day of June, 2019. 



 

 
 
 
 
 
 
 

Based upon the record contained in Case No. 19-11-DR including the Comprehensive Plan, Kuna City Code, and Staff’s 
Memorandums, including the exhibits, Kuna Planning and Zoning Commission hereby (approves/conditionally 
approves/denies) Case No. 19-11-DR, a request from NeuDesign Architecture to construct a new 4,207 square-foot shop 
for a building contractor, including landscaping, lighting and a parking lot, within Shortline Park Subdivision No. 1. 
 
If the Planning and Zoning Commission wishes to change 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 No. 19-11-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, objectives and considerations listed 
in Kuna City Code Title 5. 

 
2. Based on the evidence contained in Case No. 19-11-DR, this proposal does comply with the Comprehensive Plan Map. 
 

Staff Finding: The proposed zoning designation is M-1 (Light Industrial). The Comp Plan Map designates this property 
as Light Industrial. 

 
3. The proposed project does generally conform to the design review requirements for light industrial districts. 

 
Staff Finding: The proposed structure is completely enclosed. Additionally, all proposed lighting is LED and complies 
with KCC 6-4-2-T as outlined in Kuna City Code Title 5, Chapter 4, Design Review Overlay District.  

 
4. The proposed project does provide appropriate, safe vehicle parking and safe access. 

 
Staff Finding: Per the submitted site plan, there are a total of 14 proposed parking spaces with one proposed ADA 
accessible space. All spaces are nine feet in width and twenty feet in depth. Additionally, the proposed driveway 
access is 24 feet wide. The parking spaces and driveway access comply with KCC 5-9-3. 
 

5. The proposed project does generally conform to the Kuna Architecture guidelines.  
 
Staff Finding: Per the submitted elevations, the maximum building height is 24 feet. Per the submitted design review 
application, the proposed fencing will match the existing eight-foot chain-link fencing. Additionally, the applicant 
indicated in Exhibit B9 that all metal siding will have a silicon polyester finish or equivalent. 

 
 

 
DATED: This 11h day of June, 2019. 
 

 
 
 
 

City of Kuna 
Kuna Planning and Zoning Commission 
Findings of Fact and Conclusions of Law 

 

 P.O. Box 13 
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Lee Young, Chairman 

Planning and Zoning Commission 

 
ATTEST: 

 
_____________________________________________ 
Sam Weiger, Planner I 
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:  19‐07‐SN (Sign); 
19‐17‐DR (Design Review) ‐  
Pi STEM Academy 
Monument Sign 

 
Site Location:  2275 W. Hubbard Rd. 
  Kuna, Idaho 83634 
 

Planner:     Troy Behunin, Planner III 
 

Meeting Date:    July 1, 2019 
   

Applicant:  PiSTEM Academy 
  Teresa Fleming 
        2273 W. Hubbard Rd. 
        Kuna, Idaho 83634 
        208.576.4811 
        Tfleming@pistem.org  
     

 
 

 
Table of Contents: 

A. Process and Noticing       
B. Applicants Request 
C. Site History 
D. Aerial Map 

E. General Project Facts 
F. Staff Analysis 
G. Applicable Standards 
H. Proposed Decision by the Commission 

 

A. Process and Noticing: 
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. As a 
public meeting item, this action requires no formal public noticing actions. 

 

B. Applicant’s Request: 
The PiSTEM Academy, request sign and design review approval for an approximately 18 square foot, double‐
sided monument sign. The subject site is located 2275 W. Hubbard Road, Kuna, ID 83634 (APN# S1314120891).  
 

C. Site History:  
This parcel is currently zoned R‐6 within Kuna City Limits. The Pi STEM academy was originally approved for design 
review by the Planning and Zoning Commission on June 12, 2018. At the time of the original approval, and the 
Modification in 2019 a monument sign was not included in the application. 

 

          P.O. Box 13 
Phone: (208) 922-5274 
Fax:     (208) 922-5989 
www.Kunacity.id.gov 
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D. Aerial Map:  

 

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

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

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

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

West  RR  Rural Residential – Ada County

 
2. Parcel Sizes, Current Zoning, Parcel Numbers: 

Property Owner  Parcel Size Current Zone: Parcel Number

Pi STEM Academy  9.62 acres R‐6 (Med. Den. Resid.)   S1314120891

 

3. Existing Structures, Vegetation and Natural Features:  
There are currently three (3) modular buildings used for school purposes on approximately five acres of the 
9.63 acre site, with vegetation on the remaining site that is typical for an Agriculture field. 

 

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

 

F. Staff Analysis: 
The applicant is proposing to construct a new onsite freestanding monument sign for the Pi STEM Academy, 
located at 2275 W. Hubbard Road. The monument sign stands approximately four (4) ft high and eight (8) ft 
across at its widest point. The sign area is approximately 18 square feet of just sign area. The applicant has 
proposed the sign to be built approximately 10 ft from the rights‐of‐way.  

 
Staff has determined the design review application complies with Kuna City Code, Title 5; Staff recommends 
if the proposed project is approved, the applicant be subject to the conditions of approval listed in section 
“H” of this report and any additional conditions requested by the Planning and Zoning Commission.  
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G. Applicable Standards: 
1. City of Kuna Zoning Ordinance Title 5. 

2. City of Kuna Comprehensive Plan. 

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

H. Commission’s Order of Decision: 
Note: This motion is for the 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 this request 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’s 19‐17‐DR (Design Review) 
and 19‐07‐SN (Sign), a request from Teresa Fleming, on behalf of the PiSTEM Academy, for design review approval 
for a low profile monument sign, subject to the following conditions: 
 

1. All signage on site shall comply with KCC 5‐10. 

2. All electrical components of sign shall be permitted with the City of Kuna. All work shall be inspected by Kuna 
City inspectors. 

3. Applicant shall obtain and pay fees for a building permit for the footings, foundations, electrical and/or other 
items determined by the building official. All work shall be inspected by Kuna City inspectors. 

4. The land owner/applicant/developer, and any future assigns having an interest in the subject property, shall 
fully  comply  with  all  conditions  of  approval  by  the  Design  Review  Committee/Planning  and  Zoning 
Commission, or seek an amendment through the Design Review process. 

5. Applicant must ensure that sign is no closure than 10’ to Rights‐of‐Way 

6. Applicant shall follow staff, City Engineer and other agency recommended requirements, as applicable. 

7. Applicant shall comply with all local, state and federal laws. 
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City of Kuna 
Planning and Zoning Commission 

Findings of Fact and Conclusions of Law 
 

 
 

 
 
 
 

Based upon the record contained in Case No’s 19‐17‐DR & 19‐07‐SN including the Comprehensive Plan, Kuna City 
Code, Staff’s Memorandums, including the exhibits, the Kuna Commission hereby approves the Findings of Fact 
and Conclusions of Law, and conditions of approval for Case No’s 19‐17‐DR & 19‐07‐SN, a design review request 
from Teresa Fleming with Pi STEM Academy for a 4‐ft high low profile monument sign.  
 

1. Based on the evidence contained in Case No’s 19‐17‐DR & 19‐07‐SN, this proposal does/does not 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 listed in Kuna 
City Code Title 5. 

 

2. The contents of the proposed design Review application does contain all of the necessary requirements as 
listed in Kuna City Code 5‐4‐9: ‐ Design Review Application Required. 
 
Finding:  Review  by  Staff  and  the  Commission  of  the  proposed  Design  Review  confirms  all  applicable 
requirements listed in KCC 5‐4‐9 were provided. 
 

3. The proposed project does generally conform to the Kuna Architecture Guidelines. 
 
Finding: The applicant proposes to construct a monument sign that stands approximately four (4) ft high and 
eight (8) ft across at its widest point. The sign area is approximately 18 square feet. The applicant has proposed 
to construct the sign out of materials and colors that are consistent with the existing building. 

 
 
DATED this 1st day of July, 2019. 

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

www.Kunacity.id.gov 



Kuna Canal

Teed Lateral

State Lateral

ARDELL POND

W Hubbard Rd

N 
Lin

de
r R

d

W Ardell Rd

S L
ind

er 
Rd

S P
erf

ec
t L

n
N A

ttw
oo

d L
n

W Sagwon Dr

W Quaking Aspen Ln

N 
Sc

ho
ol 

Av
e

N 
Ci

tri
ne

 Av
e

N 
Ke

lsa
n A

ve

W Screech Owl Dr

W Oak Tree Dr

W Seldovia St

S U
pd

ale
 Av

e

S I
dit

aro
d D

r

N 
Co

un
try

sid
e A

ve

W Heartland Dr

W Seward St

W Soldotna St

N 
Ke

nn
eth

 Av
e

W Tanzanite Dr

E Ardell Rd

W Allspice St

N Honeysuckle Way

W Quaking Aspen Dr
N 

Sp
arr

ow
 H

aw
k A

ve

W Treehouse Way
W Silverdale Ct

N Blueblossom Dr

E Hillgreen Dr

N Corktree Way

N 
Sn

ow
be

ll R
d

N A
zu

rit
e P

l

N 
Fir

e O
pa

l A
ve

S P
ino

va
 Av

e

S F
or

ak
er 

Av
e

N 
Up

da
le 

Av
e

W Stayman Way
S Riley Creek Ave

W Tiger Eye St

N 
Gr

ey
 H

aw
k A

ve

W Mats
u Ct

W Allspice CtN 
Sc

ho
ol 

Av
e

·

Legend
PiStem School

PARCEL LINES

ROADS

KUNA CITY LIMITS

WATER FEATURES

TB

VICINITY MAP































 

City of Kuna 
 

                Staff Report 
 

 
 
To: Planning and Zoning Commission  

(acting as Design Review Committee) 
 
Case Numbers: 19-13-DR (Design Review)  
 Shortline Park No. 2  
 
Location: 689 East Access Street 
 Kuna, ID 83634 
 
Planner:   Sam Weiger, Planner I 

 
Meeting Date:  June 25, 2019 
 
Owners:  Stellco, LLC  
   2703 North Lake Harbor Lane 

Boise, ID 83703 
619.447.5866 

   bbrunye@hotmail.com 
   
Applicant:  Cleary Building Corporation 

326 East Franklin Road 
   Meridian, ID 83642 
   208.884.5700 

ddaniel@clearybuilding.com 
 

Table of Contents: 
A. Course Proceedings  
B. Applicant’s Request      
C. General Project Facts 
D. Staff Analysis  
E. Applicable Standards 
F. Proposed Decision by the Commission

 
A. Course of Proceedings: 

1. According to Kuna City Code (KCC) Title 5, Chapter 4 (Design Review), all new commercial buildings with landscaping, 
a parking lot and lighting are required to submit an application for review by the Planning and Zoning Commission. As 
a public meeting item, this action requires no formal public noticing actions. 
 

a. Notifications    
i. Completeness Letter    May 13, 2019 
ii. Agency Notifications    May 13, 2019 
iii. Agenda      June 25, 2019 

 
 
 

 

   
   P.O. Box 13 

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

Fax: (208) 922-5989 
www.Kunacity.Id.gov 
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mailto:ddaniel@clearybuilding.com


 

B. Applicant’s Request: 
The applicant, Cleary Building Corporation, requests approval of a design review for a new 8,400 square-foot multi-tenant 
commercial building, including landscaping, lighting and a parking lot, within Shortline Park Subdivision No. 2, lot 9 block 
2, at 689 East Access Street, Kuna, Idaho 83634.  

 
C. General Projects Facts: 

1. Comprehensive Plan Designation: The Comprehensive Plan Future Land Use Map identifies this project location 
as Light Industrial.  
 

2. Surrounding Land Uses: 
 

North M-1 Light Industrial – Kuna City 
South M-1 Light Industrial – Kuna City 
East M-1 Light Industrial – Kuna City 
West M-1 Light Industrial – Kuna City 

 
3. Parcel Sizes, Current Zoning, Parcel Numbers: 

• 0.91 (approximate) acres 
• M-1 (Light Industrial) 
• Parcel No. R7880440070 

 
4. Services: 

Sanitary Sewer – City of Kuna 
Potable Water – City of Kuna 
Pressurized Irrigation – City of Kuna (KMIS) 
Fire Protection – Kuna Rural Fire District 
Police Protection – Kuna City Police (Ada County Sheriff’s office) 
 

5. Existing Structures, Vegetation and Natural Features:  
The site consists of a bare dirt lot.  
 

6.  Transportation / Connectivity: 
The applicant proposes two driveway accesses from East Access Street. 
 

7. Environmental Issues:  
The subject site lies within the designated Nitrate Priority Area (NPA). Beyond the NPA, staff is not aware of any 
additional environmental issues, health or safety conflicts. 

 
D. Staff Analysis: 

Comments from the City Engineer on Exhibit C3 indicate that he requires “the subsurface seepage bed design with 
supporting calculations before commencing construction.” Additionally, the applicant is subject to design review 
inspections and fees, for compliance verification of the building, parking lot and landscaping, prior to the Certificate of 
Occupancy being issued. 

 
Staff welcomes a shared driveway with a neighboring parcel on one or both sides of the subject site.  

 
The applicant has not proposed a sign, which will require a separate sign permit application. The sign(s) shall be submitted 
in conformance with KCC Title 5, Chapter 10. 

 
With the recommended and required changes, staff has determined that the application generally complies with Title 5 
and 6 of KCC; Idaho Code; the Kuna Architecture guidelines and the Kuna Comprehensive Plan; Staff forwards a 



 

recommendation of approval for Case No. 19-13-DR to the Planning and Zoning Commission, subject to the recommended 
conditions of approval. 
  

E. Applicable Standards: 
1. Kuna City Code, Title 5 
2. Kuna City Code, Title 6 
3. City of Kuna Comprehensive Plan 
4. Idaho Code, Title 67, Chapter 65, Local Land Use Planning Act 

 
F. Proposed Decision and Order by the Planning and Zoning Commission: 

Note: This proposed motion is for (approval, conditional approval or denial) of this request. If the Planning and Zoning 
Commission wishes to change specific parts of the request as detailed in the report, those changes must be specified. 
 
Based on the facts outlined in staff’s report, the case file and discussion at the public meeting, the Planning and Zoning 
Commission of Kuna, Idaho, hereby (approves/conditionally approves/denies) Case No. 19-13-DR, a design review request 
to construct a new 8,400 square-foot multi-tenant commercial building, including landscaping, lighting and a parking lot, 
with the following conditions of approval: 
 
1. The applicant shall follow all requirements for sanitary sewer, potable water, irrigation system connections, and all 

other requirements of the Kuna Public Works Department. 
2. The applicant shall obtain written approval of the construction plans from the agencies noted below. The approval 

may be either on agency letterhead referring to the approved use or may be written or stamped upon a copy of the 
approved plans. The following site improvements are prohibited prior to approval of these agencies and/or the 
issuance of a building permit: 

a. No construction, grading, filling, clearing or excavation of any kind shall be initiated until the applicant has 
received approval of the civil plan, including the subsurface seepage bed design, with supporting 
calculations, from the Kuna City Engineer. 

b. 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. 

c. The KMIS Irrigation District shall approve any modifications to the existing irrigation system when available. 
d. Approval from Ada County Highway District and Impact Fees, if any shall be paid prior to building permit 

approval. 
3. All street lighting within and for the site shall be LED lighting and establish dark skies practices.  
4. All required landscaping shall be permanently maintained in a healthy growing condition. The property owner shall 

remove and replace any unhealthy or dead plant material immediately 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 a 
license agreement from the public and/or private entities owning the property. 

5. Any future signage will require a separate sign permit application. The sign(s) shall be submitted in conformance 
with KCC Title 5, Chapter 10. 

6. The proposed driveway and concrete aprons shall be installed according to the City, ITD and ACHD’s access 
management standards to comply with Kuna City Code Title 6, Chapter 4, Improvement Standards. 

7. 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 Planning and Zoning Commission, or seek amending 
them through the design review process. 

8. Applicant shall follow staff, City engineer and other agency recommended requirements, as applicable. 
9. Applicant shall comply with all local, state and federal laws. 

 
 
 
 
 
 



 

 
 
 
 
 
 
 

Based upon the record contained in Case Nos. 19-13-DR including the Comprehensive Plan, Kuna City Code, and Staff’s 
Report, including the exhibits, Kuna Planning and Zoning Commission hereby approves/conditionally approves/denies 
Case No. 19-13-DR, a request from Cleary Building Corporation to construct a new 8,400 square-foot multi-tenant 
commercial building, with landscaping, lighting and a parking lot, within Shortline Park Subdivision No. 2, lot 2 block 9. 
 
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 No. 19-13-DR, this proposal (does/does not) 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, objectives and considerations listed 
in Kuna City Code Title 5 and 6. 

 
2. Based on the evidence contained in Case No. 19-13-DR, this proposal (does/does not) comply with the Comprehensive 

Plan Map. 
 

Staff Finding: The proposed zoning designation is M-1 (Light Industrial). The Comp Plan Map designates this property 
as Light Industrial. 

 
3. The proposed project (does/does not) generally conform to the design review requirements for light industrial 

districts. 
 

Staff Finding: The proposed structure is completely enclosed. Additionally, all proposed lighting is LED and complies 
with KCC 6-4-2-T as outlined in Kuna City Code Title 5, Chapter 4, Design Review Overlay District. 

 
4. The proposed project (does/does not) provide appropriate, safe vehicle parking and safe access. 

 
Staff Finding: Per the submitted site plan, there are a total of 21 proposed parking spaces with two proposed ADA 
accessible spaces. All spaces are nine feet in width and twenty-three feet in depth. Additionally, the proposed 
driveway access is 22 feet wide. The parking spaces and driveway access comply with KCC 5-9-3. 
 

5. The proposed project (does/does not) generally conform to the Kuna Architecture guidelines.  
 
Staff Finding: Per the submitted elevations, the maximum building height is approximately 24 feet. Per the 
submitted site plan, each unit features a gable porch entry. Additionally, the applicant indicated in Exhibit D6 that all 
metal siding will be anodized. 

 
6. The site landscaping (does/does not) minimize the impact on adjacent properties through the use of screening. 

 
Staff Finding: Per the submitted landscape plan, the applicant proposes a 20-foot buffer between the building 
development and public right-of-way. The number of trees and shrubs within the buffer exceeds KCC requirements. 
 

DATED: This 25h day of June, 2019. 

City of Kuna 
Kuna Planning and Zoning Commission 

Proposed Findings of Fact and Conclusions of Law 
 

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

www.Kunacity.id.gov 
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DESIGN REVIEW MEMORANDUM 

Date: 20 May 2019 

From: Paul A. Stevens, P.E. 

To:         Wendy Howell, Planning and Zoning Director 

RE:        STELCO, LLC 689 E. ACCESS STREET 19-13-DR 

               

The STELCO, LLC design review dated May 7, 2019 has been reviewed. The following narrative is limited to the 

design review request.  

 

1. General 

a. The site plan shows a total width of 148 feet. Street lights appear evenly spaced along E. Access Street.  

Additional lighting may be needed at the proposed facility entrances. 

b. All connections to City utilities (pressurized irrigation, sewer, water) shall adhere to the City of Kuna 

standards in effect at the time of construction.  

c. Coordinate connection to the City utilities with the City Public Works department. 

 

2. On Site Stormwater Retention 

a. The Design Review Application provides a drainage plan. The drainage plan does not provide on site 

storm water retention design or supporting calculations. 

i. Provide the subsurface seepage bed design with supporting calculations to the City Engineer’s 

office for review before commencing construction. 

 

3. Irrigation 

a. Pressurized irrigation is available along the rear (South) boundary of this lot.  

 

4. Sewer 

a. A sewer mainline of sufficient capacity to service this property is available at the South boundary of the 

lot. 

 

5. Water 

a. A water mainline of sufficient capacity to service this property exists in E. Access Street along the North 

boundary of the lot. 

  

  

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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 E. Pressure Regulator: Netafim Model PRV075HF35, 3/4", one per zones.

 F. Flushing Valve: Netafim Model TLFV-1, two per zone (each end).

 G. Filter: Netafim Model DF075-120, 3/4" filter; one per drip zone.

 H. Air Relief Valve:  Netafim Model TLAVRV,

2.5  MISCELLANEOUS

 A. Chemicals: primer and solvent glue as required by pipe manufacturer.

 B. Valve box - high impact plastic, green in color.

 C. Valve cover and frame - compatible with valve box with provision for locking.

 D. Drainage backfill - clean gravel or crushed stone, graded from 3" maximum to

   3/4" minimum.

PART 3 - EXECUTION

3.1  GENERAL

 A. Install system to provide for adequate protection against freeze damage.

 B. Install system in accordance with approved Contractor design drawings. All

   deviations from the plans must be approved, and clearly recorded on record drawing.

 C. Install system and components in strict accordance with manufacturer's

   recommendations.

 D. Install quick coupler(s) on main supply line, approximately equal spacing, at

   valve box locations or intervals of approximately 200 feet, whichever is greater.

   Locate adjacent to paved surfaces, at valve boxes where practical.

3.2  SURFACE CONDITIONS

 A. Examine the areas and conditions under which work will be performed.  Notify

   Contractor of conditions detrimental to timely and proper completion of Section

   work.  Do not proceed until unsatisfactory conditions are corrected.

 B. Locate all underground utilities and structures and notify Architect of any

   conflict with Section work.  Protect structures and utilities.  Repair or

   replace said structures or utilities damaged by this work at no cost to the Owner.

3.3  SLEEVING

 A. Sleeving installed by others. Coordinate with other trades.

3.4  TRENCHING AND BACKFILLING

 A. Trenching and backfilling shall be per applicable ISPWC Section.

 B. Cut trenches straight and without abrupt grade changes to allow the following

   minimum cover:

   1. Main Lines and Sleeving: 18 inches.

   2. PVC Laterals: 12 inches.

 C. Surround lines with 2 inches of clean rock-free material on all sides.

3.5  MISCELLANEOUS VALVES

 A. Install manual drain valves up stream.  Install devise at mainline tap in accordance

   with manufacturer requirements for complete operation.  Install backflow provision

   and connect to controller.

3.6  CIRCUIT VALVES

 A. Install in valve box, arranged for easy adjustment and removal.

   1. Provide union on downstream side.

   2. Adjust automatic control valves to provide flow rate of rated operating

     pressure required for each sprinkler circuit.

3.7  PIPE INSTALLATION

 A. Lay PVC pipe in accordance with standard and acceptable practice.  Thrust

   blocks to be used at points of intersection and change of direction in main line

   pipe as per manufacturer's recommended specifications. Install manual drains.

 B. PVC pipe joints, solvent welded except as indicated.  Cut pipe square, deburr,

   wipe from surface all saw chips, dust, dirt, moisture and any foreign matter

   which may contaminate the cemented joint.  Apply cleaner/primer and solvent

   cement, make joints in accordance with manufacturer's recommendations.  Use

   Teflon thread sealant (tape) at all threaded joints.

 C.Contractor shall size pipe according to schedule provided.  Flow velocities shall

   not exceed 5 feet/second in all cases.  Lateral lines shall be laid out and installed

   per zone to balance the pressure loss and provide minimum fluctuation in system

   operating pressures.

      Pipe Size     Pipe Section               Pipe Size     Pipe Section

        3/4"        0-9 GPM                  1 1/2"      26-34 GPM

         1"        10-17 GPM                   2"        35-50 GPM

       1 1/4"      18-25 GPM                 2 1/2"      51-80 GPM

 D. Techline Drip Line: Place in shallow furrow at 1"-2" below finish topsoil grade, below layer

   of specified mulch.  Lay in uniform grid pattern in groundcover/shrub areas (rows 18"-24"

   apart max).  Coil 20 linear  feet at each balled and burlapped tree around base and to allow

   for tree removal if required.  Staple drip line every 36" max.  Flush all lines with full head

   of water prior to installation of flush valves at end of circuit runs.

 E. Flush Valves: Install flush valve at end of each drip line run.

3.8  SPRINKLER HEADS

 A. Flush circuit lines with full head of water prior to head installation.

   1. Install heads at level with mulch

   2. Locate part-circle shrubbery heads to maintain a minimum distance of six

     inches (6") from walls and four inches (4") from other boundaries unless

     otherwise indicated.  Keep overspray to a minimum.

3.9  CONTROL WIRE INSTALLATION

 A. Bury wires beside or below main line pipe in same trench.

 B. Bundle multiple wires together with tape at ten feet (10') maximum intervals.

 C. Provide 36 inch loop in wires at each valve where controls are connected and

    at 100' maximum intervals between.

 D. Make all electrical joints (splices) in boxes only.  Make electrical joints

   waterproof.  Scotch-Lock connectors, or approved.

3.10  AUTOMATIC CONTROLLER

 A. Install on site as approved. Verify location with Owner Representative.

 B. Install typewritten legend inside controller door.

3.11 TESTING

 A. Do not allow or cause any work of this Section to be covered up or enclosed

   until it has been inspected and tested.

 B. Pressure testing:

   1. Make necessary provision for thoroughly bleeding the line of air and debris.

   2. Before testing, cap all risers, and install all valves.

   3. Fill all main supply lines with water.  Pressurize to 100 psi.  Close air supply

      and test for leakage.  Test shall be approved if no greater than 5 psi loss

      occurs in 15 minutes.

   4. Fill all zone lines with water to static pressure.  Hold for 15 minutes.

      Inspect for leakage.

   5. Contractor shall provide all required testing equipment and personnel.  Test

      shall be performed in presence of Architect.  Contractor shall make notice

      of test (48) hours in advance.

   6. Provide required testing equipment and personnel.

   7. Repair leaks, and retest until acceptance by the Architect.

 C. Coverage inspection: upon completion of all systems, perform a coverage test

   to determine if coverage of water afforded all areas is complete, adequate and

   uniform.  Change heads, nozzles, orifices and/or adjustment as directed to

   provide uniform coverage.

 D. Final inspection:

   1. Clean, adjust, and balance all systems.  Verify that:

       a. Remote control valves are properly balanced;

       b. Heads are properly adjusted for radius and arc of coverage;

       c. The installed system is workable, clean and efficient.

 E. Winterization: Winterize system at the end of first season of system operation.

   Review procedures with Owner Representative.

END OF SECTION

SECTION 32 84 00 - IRRIGATION (PERFORMANCE)

PART 1 - GENERAL

1.1 CONDITIONS AND REQUIREMENTS:

 A. General and Supplementary Conditions, and Division 1 General Requirements.

1.2  SUMMARY

 A. Work included:

   1. Provide and install a complete and operating automatic irrigation system for

     all planting areas.

   2. Connect to main water supply at existing site stubout as provided.

   3. Sleeving under paved areas (by others)

   4. Obtain and pay for all permits and fees for the work of this section.

   5. Perform work on a design/construct basis, subject to the requirements of

     the Contract Documents, applicable codes, and good design practice.

   6. Winterization of system.

1.3  SUBMITTALS

 A. Within 30 days after Contractor's receipt of Owner's Notice to Proceed, submit:

   1. Manufacturer's printed product information and catalog cut sheets for all

     system components; five copies.

 B. Shop Drawings: Submit shop drawings for underground irrigation system including

     plan layout and details illustrating location and type of head, type and size

     of valve, piping circuits, circuit GPM, pipe size, controls, and accessories.

 C. Record Drawings: At completion of this work, submit to the Contractor:

   1. Record Drawings; reproducible and five prints.

   2. Operations and Maintenance information (2 copies), including:

      a. Information including descriptive details, parts list, specifications,

         maintenance schedules and procedures for system components.

      b. Operation, adjustment of system and components instructions.

      c. Winterization procedures.

      d. Schedule indicating required open valve time to produce given precipitation

         amounts and seasonal adjustments.

      e. Warranties and guarantees.

      f. Submit five copies.

1.4  GUARANTEE

 A. Guarantee in writing all materials, equipment and workmanship furnished to be

   free of all defects of workmanship and materials.  Within one year after date of

   Substantial Completion repair or replace all defective parts or workmanship that

   may be found at no additional cost to Owner.

 B. Fill and repair all depressions and replace all necessary planting which

   result from the settlement of irrigation trenches for one year after date of

   Substantial Completion.

 C. Supply all manufacturer's printed guarantees.

1.5  QUALITY ASSURANCE

 A. Contractor shall be licensed in the State in which this work is being performed.

 B. Contractor shall have at least two years prior experience in projects of equal

   or larger scope.  Provide minimum of three references and list of similar

   projects with owners' names, addresses, and phone numbers, when requested by

   Owner.

 C. Contractor shall employ on site at all times a foreman who is thoroughly

   experienced and competent in all phases of the work of this Section.

1.6  SYSTEM DESCRIPTION

 A. Design requirements:

   1. Minimum water coverage: Planting areas - 85%

   2. Layout system to obtain optimum coverage using manufacturer's standard

      heads.  Spray on walks, walls or paved areas is not acceptable.

   3. Zoning shall be designed for optimum use of available pressure and efficient

      distribution for types of plantings and shapes of planting areas.

   4. Design pressures: Install pressure regulating equipment as necessary.

   5. Provide/install approved fixed tee or coupling device for air blow winterization.

      Location shall be on main supply line downstream from main shut off valve.

   6. Install approved backflow prevention device in conformance with local or

      prevailing codes, and in approved site location.  Provide for drainage

      without erosive damage.

1.7  EXTRA EQUIPMENT

 A. In addition to installed system, furnish owner with the following:

   1. Valve operating key and marker key.

   2. Wrench for each sprinkler head cover type.

   3. Two (2) sprinkler head bodies of each size and type.

   4. Two (2) nozzles for each size and type used.

 B. Store above items safely until Substantial Completion.

 C. Deliver above items at Substantial Completion.

PART 2 - PRODUCTS

2.1  PIPE AND FITTINGS

 A. PVC 1120, ASTM D-1784, permanently marked with manufacturer's name,

   schedule rating, size, type.  Solvent-weld type:

   1. Pipe:

      a. Pressure lines: Schedule 40 solvent weld.

      b. Lateral lines: Class 200 pvc.

      c. Sleeving: Class 200 pvc.

   2. Fittings: Schedule 40 PVC, solvent-weld type.  Install threaded joints where

      required at valves, risers, etc.

   3. Risers: Shrub heads - flexible and damage-resistant plastic

     "polypipe" riser.

   4. Solvent: NSF approved solvent for Type I & II PVC.

 B. Polyethylene Pipe

   1. Pipe: Class 100, 3/4" lateral line, for use on drip irrigation zone(s) where

     drip tubing is not otherwise used.

   2. Fittings: Schedule 80 PVC.

   3. Clamps: Stainless Steel.

 C. Drip Line: Netafim Techline Dripperline, with .6 GPH drippers at 18" spacing.

2.2  SPRINKLER HEADS

 A. Description: Appropriate for application in throw, pressure and discharge. Each

   type of head shall be of a single manufacturer.

 B. Manufacturer: Rainbird, Hunter, Weathermatic Irrigation Company.

2.3  AUTOMATIC CONTROL SYSTEM

 A. General; Furnish low voltage system manufactured expressly for control of

   automatic circuit valves of underground irrigation systems. Provide unit of

   capacity to suit number of circuits as indicated.

 B. Control Enclosure: Manufacturer's standard wall mount with locking cover,

   complying with NFPA 70.

 C. Circuit Control: each circuit variable from approximately 5 to 60 minutes.

   Including switch for manual or automatic operation of each circuit.

 D. Timing Device: Adjustable 24-hour and 7 or 14 day clocks to operate any time

   of day and skip any day in a 7 or 14 day period.

 E. Wiring: Solid or stranded direct-burial type as recommended by manufacturer

   of control unit; type AWG-UF, UL approved.

2.4  VALVING

 A. Manual valves: brass or bronze for direct burial, gate valves, 150 pound class,

   threaded connection with cross type handle designed to receive operating key.

 B. Automatic circuit valves: high impact plastic with corrosion-resistant internal

   parts.  Low power solenoid control, normally closed, with manual flow

   adjustment; same manufacturer as control unit.

   1. Standard sprinkler valve shall be Rainbird PEB-PRS-B. Use scrubber

valve if not connected to potable water.

   2. Drip Control Zone Kit: Hunter PCZ-101.

 C. Quick coupler valve: brass or bronze construction with hinged top. One per zone

     or valve grouping.

 D. Manual drain valves:

   1. Bronze construction, straight type, 150 pound class, threaded connections,

     with cross type operating handle designed to receive operating key.  Calco,

     Champion 100, or approved equal.

   2. Size: 3/4 inch.

PART 2 - PRODUCTS

2.1  TOPSOIL

A. If deemed usable, native topsoil shall be stockpiled for re-use in landscape work. Topsoil

shall be fertile, friable, natural loam, surface soil, reasonable free of subsoil, clay lumps,

brush, weeds, roots, stumps, stones larger than 1 inch in any dimension, and other

extraneous or toxic matter harmful to plant growth.

1.  Contractor shall send a minimum of three (3) representative topsoil samples for testing.

See testing requirements below.  Contractor is responsible for whatever soil additives are

recommended by the tests. Submit to Architect for approval.  Compost will be added to

other additives and added regardless of test results.

B. If quantity of stockpiled topsoil is insufficient, contractor to provide imported topsoil that is

fertile, friable, natural loam, surface soil, reasonably free of subsoil, clay lumps, brush,

weeds and other litter, and free of roots, stumps, stones larger than 1 inches in any

dimension, and other extraneous or toxic matter harmful to plant growth.

1. Obtain topsoil from local sources or areas with similar soil characteristics to that of project

site.  Obtain topsoil only from naturally well-drained sites where topsoil occurs in a depth

of not less than 4 inches. Do not obtain from bogs or marshes.

2. Composition: Topsoil shall contain from 1 to 20% organic matter as determined by the

Organic Carbon, 6A, Chemical Analysis Method described in USDA Soil Survey

Investigation Report No. 1.  Maximum particle size, 3/4-inch, with maximum 3% retained

on 1/4-inch screen.

Other components shall conform to the following limits:

pH 6.5 to 7.5

Soluble Salts 600 ppm maximum

Silt 25-50%

Clay 10-30%

Sand 20-50%

3.  Contractor shall submit representative soil report on imported topsoil proposed for use for

approval.  Report shall meet standards below.  Contractor is responsible for whatever

soil additives are recommended by the test.  Compost will be in addition to other

additives and added regardless of test results.

C.  Soil Testing

1. Soil tests are required for this project (see above for requirements).  Test shall be provided

as follows:

a.  Provide certified analysis at time of sample submitted (three samples imported

topsoil). Amend soils per chemist's recommendations and as herein specified unless

otherwise approved by Architect.

2.  Test shall include, but not limited to recommendations on chemical distributions, organic

contents, pH factors, and sieve analysis as necessary.  Test #1T by Western

Laboratories (1-800-658-3858) is required.

3.  Contractor is responsible for whatever soil additives are recommended by the soil testing

laboratory.

4.  Contractor shall coordinate, obtain and pay for all soil tests.

5.  If regenerative noxious weeds are present in the soil, remove all resultant growth

including roots throughout one-year period after acceptance of work, at no cost to Owner.

2.2  pH ADJUSTERS

A. When pH does not comply with this specification, commercial grade aluminum sulfate shall

be used to adjust soil pH.

2.3  SOIL AMENDMENTS

A. Compost: Compost: “Cascade Compost” from Cloverdale Nursery (208) 375-5262 and

NuSoil Compost (208) 629-6912 or approved equal in equal amounts by volume.

B. Commercial Fertilizer: Fertilizer shall be complete, standard commercial brand fertilizer.  It

shall be free-flowing and packaged in new waterproof, non-overlaid bags clearly labeled as

to weight, manufacturer, and content.  Protect materials from deterioration during delivery

and while stored at site.

1. Commercial fertilizer "A" for trees and shrubs during planting; slow release Agriform

Planting 5-gram tablets 20-10-5 type or equal.

C. Herbicide:  Pre-emergent for topical application in planting beds.  Oxiadiazon 2G brand or

pre-approved equal. Use in accordance with manufacturer's recommendation on all planting

beds.

2.4  PLANT MATERIALS

A. Quality: Provide trees, shrubs, and other plants of size, genus, species, and variety shown

for landscape work and complying with recommendations and requirements of ANSI Z60.1

"American Standard for Nursery Stock".

B. Deciduous Trees: Provide trees of height and caliper scheduled or shown with branching

configuration recommended by ANSI Z60.1 for type and species required.  Single stem trees

except where special forms are shown or listed.

C. Deciduous Shrubs: Provide shrubs of the height shown or listed, not less than minimum

number of canes required by ANSI Z60.1 for type and height of shrub.

D. Coniferous and Broadleafed Evergreens: Provide evergreens of sizes shown or listed.

Dimensions indicate minimum spread for spreading and semi-spreading type evergreens

and height for other types, such as globe, dwarf, cone, pyramidal, broad upright, and

columnar.  Provide normal quality evergreens with well balanced form complying with

requirements for other size relationships to the primary dimension shown.

2.5  MISCELLANEOUS LANDSCAPE MATERIALS

A. Anti-Desiccant: Emulsion type, film-forming agent designed to permit transpiration, but retard

excessive loss of moisture from plants.  Deliver in manufacturer's fully identified containers

and mix in accordance with manufacturer's instructions.

B. Mulch: Mulch for planting beds shall be medium ground bark mulch, free of splinters,

consistent in appearance, and shall contain no toxic substance detrimental to plant life.

C. Stakes and Guys: Provide stakes and deadmen of sound new hardwood, treated softwood,

or redwood, free of knot holes and other defects.  Provide wire ties and guys of 2-strand,

twisted, pliable galvanized iron wire, not lighter than 12 ga. with zinc-coated turnbuckles.

Provide not less than 2 inch diameter rubber or plastic hose, cut to required lengths and of

uniform color, material, and size to protect tree trunks from damage by wires.

SECTION 32 90 00 - LANDSCAPE WORK

PART 1 - GENERAL

1.1  RELATED DOCUMENTS

A. Drawings and general provisions of Contract, including General and Supplementary

Conditions and Division 1 Specification Sections.

1.2  SUMMARY

A. This Section includes provisions for the following items:

1. Trees.

2. Shrubs; Ground cover.

3. Topsoil and Soil Amendments.

4. Miscellaneous Landscape Elements.

5. Initial maintenance of landscape materials.

B. Related Sections: The following sections contain requirements.

1. Underground sprinkler system is specified in Section 32 84 00 -  Irrigation

1.3  QUALITY ASSURANCE

A. Subcontract landscape work to a single firm specializing in landscape work.

B. Source Quality Control:

1. General: Ship landscape materials with certificates of inspection required by governing

authorities.  Comply with regulations applicable to landscape materials.

2. Do not make substitutions.  If specified landscape material is not obtainable, submit proof

of non-availability to Architect, with proposal for use of equivalent material.

3. Analysis and Standards: Package standard products with manufacturer's certified

analysis.  For other materials, provide analysis by recognized laboratory made in

accordance with methods established by the Association of Official Agriculture Chemists,

wherever applicable.

4. Trees, Shrubs and Groundcovers: Provide trees, shrubs, and groundcovers of quantity,

size, genus, species, and variety shown and scheduled for work complying with

recommendations and requirements of ANSI Z60.1 "American Standard for Nursery

Stock". Provide healthy, vigorous stock, grown in recognized nursery in accordance with

good horticultural practice and free of disease, insects, eggs, larvae, and defects such as

knots, sun-scald, injuries,  abrasions, or disfigurement.

5. Label at least one tree and one shrub of each variety with attached waterproof  tag with

legible designation of botanical and common name.

a. Where formal arrangements or consecutive order of trees or shrubs are shown, select

stock for uniform height and spread.

6. Inspection: The Architect may inspect trees and shrubs either at place of growth or at site

before planting, for compliance with requirements for genus, species, variety, size, and

quality. Architect retains right to further inspect trees and shrubs for size and condition of

balls and root systems, insects, injuries and latent defects, and to reject unsatisfactory or

defective material at any time during progress of work.  Remove rejected trees or shrubs

immediately from project site.

1.4  SUBMITTALS

A. General: Submit the following in accordance with Conditions of Contract and Division 1

Specification Sections.

B. Plant and Material Certifications:

1. Certificates of inspection as required by governmental authorities.

2. Manufacturer's or vendor's certified analysis for soil amendments and fertilizer materials.

3. Label data substantiating that plants, trees, shrubs and planting materials comply

specified requirements.

   C. Mulch: Submit 1 gal bag of mulch sample for approval.

1.5  DELIVERY, STORAGE AND HANDLING

A. Trees and Shrubs: Provide freshly dug trees and shrubs.  Do not prune prior to delivery

unless otherwise approved by Architect. Do not bend or bind-tie trees or shrubs in such

manner as to damage bark, break branches, or destroy natural shape.  Provide protective

covering during delivery.  Do not drop balled and burlapped stock during delivery.

B. Deliver trees and shrubs after preparations for planting have been completed and plant

immediately.  If planting is delayed more than 6 hours after delivery, set trees and shrubs in

shade, protect from weather and mechanical damage, and keep roots moist by covering with

mulch, burlap or other acceptable means of retaining moisture.

C. Do not remove container-grown stock from containers until planting time.

D. Do not drop or dump materials from vehicles during delivery or handling.  Avoid any damage

to rootballs during deliver, storage and handling.

1.6  JOB CONDITIONS

A. Utilities: Determine location of underground utilities and work in a manner which will avoid

possible damage.  Hand excavate, as required.  Maintain grade stakes until removal is

mutually agreed upon by parties concerned.

B. Excavation: When conditions detrimental to plant growth are encountered, such rubble fill,

adverse drainage conditions, or obstructions, notify Architect before planting.

C. Adjacent Landscape: Protect planted areas adjacent to construction area.  Replace or

recondition to prior conditions at project completion.

1.7  SEQUENCING AND SCHEDULING

A. Planting Time: Proceed with, and complete landscape work as rapidly as portions of site

become available, working within seasonal limitations for each kind of landscape work

required.

1. Plant or install all plant materials during normal planting seasons from 15 March to

15 November.

2. Correlate planting with specified maintenance periods to provide maintenance from

date of substantial completion.

1.8  SPECIAL PROJECT WARRANTY

A. Warranty trees and shrubs, for a period of one year after date of substantial completion,

against defects including death and unsatisfactory growth, except for defects resulting from

neglect by Owner, abuse or damage by others, or unusual phenomena or incidents beyond

Landscape Installer's control.

B. Remove and replace trees, shrubs, or other plants dead or in unhealthy condition during

warranty period.  Make replacements during growth season following end of warranty period.

Replace trees and shrubs which are in doubtful condition at end of warranty period; unless,

in opinion of Architect, it is advisable to extend warranty period for a full growing season.

PART 3 - EXECUTION

3.1  PREPARATION - GENERAL

A. General Contractor shall be responsible for excavating planting areas to appropriate depths

for placement of topsoil as specified herein.

B. Lay out individual tree and shrub locations and areas for multiple plantings. Stake locations

and outline areas and secure Architect's acceptance before start of planting work.  Make

minor adjustments as may be required.

3.2  PREPARATION OF PLANTING SOIL

A. Before mixing, clean topsoil of roots, plants, sod, stones, clay lumps, and other extraneous

materials harmful or toxic to plant growth.

B. Mix specified compost and fertilizers with topsoil at rates specified.  Delay mixing fertilizer if

planting will not follow placing of planting soil in a few days.

Compost: Shrub Areas: 1/3 compost, 2/3 topsoil.

Fertilizer: Per soil test and manufacture's recommendations.

C. For shrub area, mix planting soil either prior to planting or apply on surface of topsoil and mix

thoroughly before planting.

3.3  PREPARATION OF PLANTING BEDS

A. Loosen subgrade of planting areas to a minimum depth of 6 inches using a culti-mulcher or

similar equipment.  Remove stones measuring over 1 1/2 inches in any dimension.  Remove

stocks, stones, rubbish, and other extraneous matter.

B. Spread planting soil mixture to minimum 12 inch depth required to meet lines, grades, and

elevations shown, after light rolling and natural settlement.  Add 1 1/2 inches of specified

compost over entire planting area and mix thoroughly into upper 6 inches of topsoil. Place

approximately 1/2 of total amount of planting soil required. Work into top of loosened

subgrade to create a transition layer, then place remainder of the planting soil.

C. Apply Pre-Emergent per manufacturer's recommendation.

3.4  PLANTING TREES AND SHRUBS

A. Set balled and burlapped (B&B) stock on layer of compacted planting soil mixture, plumb and

in center of pit or trench with top of ball at same elevation as adjacent finished landscape

grades. Remove burlap from sides of balls; retain on bottoms. When set, place additional

backfill around base and sides of ball, and work each layer to settle backfill and eliminate

voids and air pockets.  Place fertilizer tablets in excavated area per manufacture's written

instructions. When excavation is approximately 2/3 full, water roughly before placing

remainder of backfill.  Repeat watering until no more is absorbed.  Water again after placing

final layer of backfill.  Remove all ties from around base of trunk.

B. Set container grown stock, as specified, for balled burlapped stock, except cut cans on 2

sides with an approved can cutter and remove can; remove bottoms of wooden boxes after

partial backfilling so as not to damage root balls.

C. Dish top of backfill to allow for mulching.

D. Mulch pits, and planted areas.  Provide not less than following thickness of  mulch, and work

into top of backfill and finish level with adjacent finish grades.

      1. Provide 3 inches thickness of mulch.

E. If season and weather conditions dictate, apply anti-desiccant, using power spray, to provide

an adequate film over trunks, branches, stems, twigs and foliage.

F. Prune, thin out, and shape trees and shrubs in accordance with standard horticultural

practice. Prune trees to retain required height and spread.  Unless  otherwise directed by

Architect, do not cut tree leaders, and remove only injured or dead branches from flowering

trees, if any. Prune shrubs to retain natural character.

G. Remove and replace excessively pruned or misformed stock resulting from improper pruning.

H. Guy and stake trees immediately after planting, as indicated.

I. Apply approved herbicide to all shrub bed areas at manufacture specified rate. Re-apply as

necessary for elimination of weeds.

3.5  MAINTENANCE

A. Begin landscape maintenance immediately after planting.  Maintenance shall continue until

Project Final Acceptance.

B. Maintain trees, shrubs, and other plants by pruning, cultivating, and weeding as required for

healthy growth.  Restore planting saucers.  Tighten and repair stake and guy supports and

reset trees and shrubs to proper grades or vertical position as required.  Restore or replace

damaged wrappings.  Spray as required to keep trees and shrubs free of insects and

disease.

3.6 CLEANUP AND PROTECTION

A. During landscape work, keep pavements clean and work area in an orderly condition.

B. Protect landscape work and materials from damage due to landscape operations, operations

by other contractors and trades, and trespassers.  Maintain protection during installation and

maintenance periods.  Treat, repair, or replace damaged landscape work as directed.

3.7 INSPECTION AND ACCEPTANCE

A. When landscape work is completed, including maintenance, Architect will, upon request,

make an inspection to determine acceptability.

B. When inspected landscape work does not comply with requirements, replace rejected work

and continue specified maintenance until reinspected by Architect and found to be

acceptable.  Remove rejected plants and materials promptly from project site.

END OF SECTION
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City of Kuna 
 

Planning & Zoning Commission - Staff Report 
 

 
 
 
 

To:  Kuna Planning and Zoning Commission acting as the Design Review Committee 
 
File Numbers:  19‐10‐DR (Design Review) 
   
Location:  Future Lot 5, Block 26 
  Memory Ranch Sub. No. 3. 

Meridian, Idaho 83642 
 
Planner:    Troy Behunin, Planner III 
 
Hearing date:    July 1, 2019 
      Special Meeting 
 
Owner:  Trilogy Development 
  Shawn Brownlee 
  9839 W. Cable Car  
  Suite 101 
  Boise, ID 83709 
  208.895.8858 
  Shawn@trilogyidao.com        
 
Architect:  TAO Architects 
  Rob TeBeau 
  499 Main St. 
  Boise, ID 83702 
      208.639.6407 
      rob@taoidaho.com 
       
 
Table of Contents: 

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

 
F. Staff Analysis 
G. Applicable Standards 
H. Comprehensive Plan Analysis 
I. Proposed Decision by the Commission

 
A. Course of Proceedings: 

1. According to Kuna City Code (KCC) Title 5, Chapter 4, Section 2 (Design Review); all new commercial projects 
and parking lots are required to submit an application for review by the Planning and Zoning Commission. As 
a public meeting item, this action requires no formal public noticing actions. 

 
a. Notifications 

i. Completeness Letter        June 26, 2019 
ii. Agenda            July 1, 2019 

 
 

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

Fax: (208) 922-5989 
www.Kunacity.id.gov 
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B. Applicants Request: 
Rob TeBeau, with TAO Architects  Idaho, requests Design Review  (DR) approval to construct a pool house, one 
pool, and an accompanying a parking lot with seven stalls. 
 

C. Aerial Map: 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
D. History: The property is within City limits and is currently zoned R‐6 (Medium Density Residential). The Memory 

Ranch Subdivision was approved on October 6, 2015. This property had historically been used  for agricultural 
purposes until 2016 when construction on the subdivision began. The Pool and Pool house will be on lot 26, block 
5, in Phase three Memory Ranch. 
 

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

North  R‐6  Medium Density Residential – Kuna City

South  R‐6  Medium Density Residential – Kuna City

East  R‐6  Medium Density Residential – Kuna City

West  R‐6  Medium Density Residential – Kuna City

 
2. Parcel Sizes, Current Zoning, Parcel Numbers: 

 Approximately .91 acres (currently, it may change once platted) 

 Zoning:  R‐6 (Medium Density Residential) 

 Parcel # S1303111910, (until platted) 

 
3. Services: 

Sanitary Sewer – City of Kuna        Potable Water – City of Kuna 
Pressurized Irrigation – Kuna Municipal System (KMIS)  Fire Protection – Kuna Rural Fire District 
Police Protection – Kuna Police (Ada County Sheriff’s office)  Sanitation Services – J&M Sanitation 
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4. Existing Structures, Vegetation and Natural Features:  
There  are  no  structures  or  vegetation  on  the  subject  site.  This  site  has  been  graded  and  prepped  for 
development and is generally flat. 

 
5.   Transportation / Connectivity:  

Vehicle ingress/egress will become available with the future construction of Memory Ranch Subdivision No. 
3’s construction via a public road. 

 

6. Environmental Issues:  
The subject site lies within the designated Nitrate Priority Area (NPA). Beyond the NPA, staff is not aware of 
any additional environmental issues, health or safety conflicts.  
 

7. Comprehensive Future Land Use Map: The Future Land Use Map  (FLU)  identifies this site as Medium 
Density Residential.  
 

 
 
 
 
 
 
 
 
 
 
 

 
 
 
 

 
F. Staff Analysis: 

The pool, pool house is planned for future Lot 26, Block 5 of Memory Ranch Subdivision No. 3. Staff has reviewed 
the application and finds that the proposed pool house, pool, and parking lot satisfy the intent of Kuna’s Codes 
and conform to the Kuna architecture guidelines and parking standards and should blend in well with the current 
architectural theme the builder has established. 

 
Staff finds that the proposed pool house building height, masonry and asphalt shingle‐roof generally appears to 
conform to Kuna City Code Title 5, Chapter 4, Design Review Overlay District. The proposed structure appears to 
comply with Kuna City Code. It was not apparent to staff how the applicant plans to treat trash collection. Staff 
also recommends a bike rack to provide parking for at least six (6) bikes be provided. Staff recommends at least 
one street light be provided in the parking lot. 
 
The applicant proposes seven off‐street parking stalls on the lot. Staff finds that the proposed number of parking 
spaces appears to meet the requirements specified in Kuna City Code (KCC) 5‐9‐3. With the proposed size of the 
pool, staff recommends that at least one more stall be added. Staff also notes KCC states the minimum depth for 
stalls is 20’ rather than the proposed 17’. Staff recommends that stalls be placed following KCC. Staff notes the 
applicant will be required to have all drainage and storm water retention plans reviewed and approved by the City 
Engineer. 
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The applicant is hereby notified that this project is subject to a Design Review inspection and fees for the building 
and parking lot. Required inspections, post construction, are to verify Design Review compliance for the buildings, 
parking lot and lighting. 
  
Staff has determined that this application complies with Kuna City Code; Kuna Comprehensive Plan; and the Future 
Land Use Map.  Staff  forwards  a  recommendation of  approval  for Case No. 19‐10‐DR  (Design Review)  to  the 
Planning and Zoning Commission, subject to the recommended conditions of approval. 

 
G. Applicable Standards: 

1. Kuna City Code, Title 5, Zoning Regulations 

2. City of Kuna Comprehensive Plan 

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

 
H. Proposed Decision by the Commission: 

Note: This proposed motion is for approval, conditional approval or denial of this request. However, if the Planning 
and Zoning Commission wishes to change specific parts of the request as detailed in the report, those changes must 
be specified. 
 
The decision is based on the facts outlined in staff’s report, the case file, and the discussion at the public meeting. 
The  Planning  and  Zoning  Commission  (acting  as  Design  Review  Committee)  of  Kuna,  Idaho,  hereby 
approves/denies Case No. 19‐10‐DR, a Design Review request by Rob TeBeau to construct a pool house, pool, 
accompanying lighting and a parking lot, with the following conditions of approval: 
 

1. The applicant shall follow all requirements for sanitary sewer, potable water, irrigation system connections, 
and all other requirements of the Kuna Public Works Department. 

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

a. No  construction,  grading,  filling,  clearing  or  excavation  of  any  kind  shall  be  initiated  until  the 
applicant has received approval of the civil plan. 

b. 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. 

c. The KMID Irrigation District shall approve any modifications to the existing irrigation system. 
d. Approval  from Ada County Highway District  /  Impact Fees,  if any  shall be paid prior  to building 

permit approval.  

3. The City Engineer shall review and approve all civil plans and sewer hook‐ups. 

4. The applicant shall obtain separate electrical and plumbing permits prior to construction. 

5. This  development  is  subject  to  building  design  review  inspections  prior  to  receiving  a  certificate  of 
occupancy. Design review inspection fees shall be paid prior to requesting staff inspection. 

6. 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 Planning and Zoning Commission, or seek 
amending them through the Design Review process. 

7. Applicant shall provide 8 stalls for parking, parking stall and dive aisle sizes shall follow KCC. 

8. Applicant shall provide a bike rack to house at least six (6) bikes. 

9. Applicant shall provide at least one street light in the parking lot. 

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

11. Applicant shall comply with all local, state and federal laws. 
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City of Kuna 
Planning and Zoning Commission 

Findings of Fact and Conclusions of Law 
 

 
 
 
 

 
 
 

Based upon the record contained in Case No. 19‐10‐DR including the Comprehensive Plan, Kuna City Code, Staff’s 
Memorandums,  including  the exhibits,  the Kuna Commission hereby approves  the of  the Findings of Fact and 
Conclusions of Law, and conditions of approval for Case No. 19‐10‐DR (Design Review), a request for design review 
approval for a pool, pool house and parking lot. 
 

1. Based on the evidence contained in Case No. 19‐10‐DR, this proposal generally does/does not 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 listed in Kuna 
City Code Title 5. 

 

2. The  contents  of  the  proposed  design  Review  application  does/does  not  contain  all  of  the  necessary 
requirements as listed in Kuna City Code 5‐4‐9: ‐ Design Review Application Required. 
 
Finding:  Review  by  Staff  and  the  Commission  of  the  proposed  Design  Review  confirms  all  applicable 
requirements listed in KCC 5‐4‐9 were provided. 
 

3. The parking lot site plan design does/does not minimize the impact of traffic on adjacent streets, and provide 
appropriate, safe vehicle parking. 
 
Finding: The parking lot is a private parking lot that serves the residents of the Memory Ranch Subdivision – 
all phases. The parking  lot will be accessed via a public  street  connection with phase 3  construction. The 
applicant has proposed seven off‐street stalls, which provides pedestrians safe access to and from the pool. 
Staff recommends an additional stall be added for a total of eight stalls. Applicant shall follow stall and aisle 
design standards listed in KCC. 
 

4. The site landscaping does minimize the impact on adjacent properties. 
 
Finding: The applicant has proposed a landscape buffer including trees, shrubs and a wrought iron fence. The 
proposed landscaping is in conformance with Kuna City Code, and minimizes impact on adjacent uses.  
 

5. On‐site grading and drainage are designed to maximize land use benefits and minimize off‐site impact. 
 
Finding: The applicant proposes a storm drain in the parking lot. The applicant is required to have all civil plans 
reviewed and approved by the Kuna City Engineer prior to construction in order to ensure that the drainage 
benefits the land use and minimizes off‐site impact. 
 

DATED this 1st day of July, 2019. 
 

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

www.Kunacity.id.gov 
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City of Kuna 
 

               Staff Report 
 

 
To: Planning and Zoning Commission  

(acting as Design Review Committee) 
 
Case Numbers: 19-20-DR Mod (Design Review);  
 Snerk’s Drive-Thru and Retail 
 Building  
 
Location: 450 East Deer Flat Road 
 
Planner:   Sam Weiger, Planner I 

 
Meeting Date:  July 1, 2019 
 
Owners of Record: Cory Tanner 
   2619 West Lake Hazel 
   Meridian, ID 83642 
   
Applicant/Engineer: Jeff Likes 
   1119 East State #120 
   Eagle, ID 83709 
   208.514.2713 
   jeff@alcarchitecture.com 
 
Table of Contents: 

A. Course Proceedings   
B. Applicant’s Request   
C. General Project Facts 
D. Staff Analysis 
E. Applicable Standards 
F. Proposed Decision by the Commission  

 
A. Course of Proceedings: 

1. According to Kuna City Code (KCC) Title 5, Chapter 4, Section 2 (Design Review) and Title 5, Chapter 10 (Signs) Section 
4-G-10; all new commercial buildings, landscaping, and parking lots are required to submit an application for review 
by the Design Review Committee (DRC). As a public meeting item, this action requires no formal public noticing 
actions. 
 

a. Notifications    
i. Agency Notifications    November 5, 2018 
ii. Completeness Letter    June 19, 2019 
iii. Agenda      July 1, 2019 

 
B. Applicant’s Request: 

ALC Architecture seeks Design Review modification approval from the Planning and Zoning Commission (acting as Design 
Review Committee) for a new 650 square-foot drive-thru soda shop and a new 6,100 square-foot retail building, 
accompanying landscaping, lighting and a parking lot. The site is located at 450 East Deer Flat Road, Kuna, Idaho 83634. 
 
 

 
   P.O. Box 13 

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

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

 
 



                               

C. General Projects Facts: 
1. Comprehensive Plan Designation: The Comprehensive Plan Future Land Use Map identifies this project location 

as Commercial.  
 

2. Surrounding Land Uses: 
 

North R-2 Low Density Residential – Kuna City 
South P Public – Kuna City 
East R-2 Low Density Residential – Kuna City 
West R-6 Medium Density Residential – Kuna City 

 
3. Parcel Sizes, Current Zoning, Parcel Numbers: 

• 1.02 (approximate) acres 
• C-1 (Neighborhood Commercial) 
• Parcel No. S1313347025 

  
4. Services: 

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

5. Existing Structures, Vegetation and Natural Features:  
The property consists of a bare dirt lot and vegetation associated with a residential lot.  
 

6.  Transportation / Connectivity: 
The applicant proposes one driveway access from East Deer Flat Road.   
 

7. Environmental Issues:  
The subject site lies within the designated Nitrate Priority Area (NPA). Beyond the NPA, staff is not aware of any 
additional environmental issues, health or safety conflicts. 

 
D. Staff Analysis: 

Staff included the conditions of approval from the Planning and Zoning Commission’s motion on December 11, 2018 in 
Section “F” of this report.  Following the initial approval of Snerk’s (18-38-DR) on December 11, 2018, ALC Architecture 
requested to modify the landscape plan. The modified landscape plan features a six-foot landscape buffer in lieu of a 10-
foot landscape buffer along the subject property frontage. 

 
The applicant stated the following in Exhibit A2, the alternative method of compliance: “Due to the ACHD easement of 
25 feet and then the Kuna City landscape buffer of ten feet, this greatly reduces the size of the lot and our ability to 
construct a safe and sound development on the parcel.” Because the additional ACHD easement is a unique site 
condition, the applicant’s request for alternative method of compliance complies with KCC 5-17-19.  
 
In addition to the alternative method of compliance, the applicant proposes to shift the retail building closer to the rear 
of the property. The applicant explained that the purpose of the building shift is to keep the cars in the drive-thru lane 
within the subject property and off the public right-of-way.  

 
With the recommended and required changes, staff has determined that the application modification complies with Title 
5 of Kuna City Code; Idaho Code; and the Kuna Comprehensive Plan; Staff forwards a recommendation of approval for 



                               

Case No. 19-20-DR to the Planning and Zoning Commission, subject to the recommended conditions of approval listed in 
Section “F” of this report.  
 

 
E. Applicable Standards: 

1. Kuna City Code, Title 5 
2. City of Kuna Comprehensive Plan 
3. Idaho Code, Title 67, Chapter 65, Local Land Use Planning Act 

 
F. Proposed Decision by the Planning and Zoning Commission: 

Note: This proposed motion is for approval, conditional approval or denial of this request. However, if the Planning and 
Zoning Commission wishes to change specific parts of the request as detailed in the report, those changes must be 
specified. 
 
Based on the facts outlined in staff’s report, the case file and discussion at the public meeting, the Planning and Zoning 
Commission of Kuna, Idaho, hereby (approves/conditionally approves/denies) Case No. 19-20-DR, a Design Review 
request by ALC Architecture to construct a new drive-thru soda shop and a retail building, accompanying landscaping and 
a parking lot with the following conditions of approval: 
 
1. The applicant shall follow all requirements for sanitary sewer, potable water, irrigation system connections, and all 

other requirements of the Kuna Public Works Department. 
2. The applicant shall obtain written approval of the construction plans from the agencies noted below. The approval 

may be either on agency letterhead referring to the approved use or may be written or stamped upon a copy of the 
approved plans. The following site improvements are prohibited prior to approval of these agencies and the issuance 
of a building permit: 

a. No construction, grading, filling, clearing or excavation of any kind shall be initiated until the applicant has 
received approval of the civil plan from the Kuna City Engineer. 

b. 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. 

c. The KMIS Irrigation District shall approve any modifications to the existing irrigation system. 
d. Approval from Ada County Highway District / Impact Fees, if any shall be paid prior to building permit 

approval. 
3. All signage for the site shall comply with current Kuna City Code, go through the Design Review process, and obtain 

a sign permit prior to construction. 
4. All required landscaping shall be permanently maintained in a healthy growing condition. The property owner shall 

remove and replace any unhealthy or dead plant material immediately or as the planting season permits, as required 
to meet the standards of these requirements. Maintenance and planting within public rights-of-way shall be with 
approval from the public and/or private entities owning the property. 

5. The applicant shall include an Idaho PE design for the seepage beds. The seepage beds shall comply with ACHD 
standards even if remaining private.  

6. This development is subject to building and landscaping design review inspections prior to receiving a Certificate of 
Occupancy. Inspection fees shall be paid prior to requesting staff inspection.  

7. The applicant shall install one street light is added per the City’s recommendation at an equal distance between the 
existing two.  

8. The applicant shall work with the City to arrive at an appropriate fencing material on the two sides. 
9. The applicant shall provide sidewalk along the frontage to comply with ACHD requirements. 
10. The applicant shall provide a rear elevation with some breakup in the architecture, such as the awnings over the rear 

doors. 
11. If verified by ACHD that the work along the applicant’s frontage is going to happen in 2019, the borrow pit can remain 

gravel. 



                               

12. 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 Planning and Zoning Commission, or seek amending 
them through the Design Review process. 

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

 
 
 
DATED this 1st day of July, 2019. 

   





APPROXIMATE LOCATION OF
EXISTING SIDEWALK

6' SQUARE TREE GRATE.
COHO, BY URBAN
ACCESSORIES, OR
APPROVED EQUAL.

LANDSCAPE MATERIALS LEGEND:

3" DEPTH GRAVEL TO MATCH
ADJACENT PROPERTIES

TREES BOTANICAL / COMMON NAME CONT CAL QTY REMARKS
Acer truncatum `Pacific Sunset` TM / Pacific Sunset Maple B & B 2" 10 30`h x 25`w

Gleditsia triacanthos inermis `Shademaster` TM / Shademaster Locust B & B 2" 5 50`h x 30`w

Liriodendron tulipifera `Emerald City` TM / Emerald City Tulip Tree B & B 2" 4 50`h x 25`w

Tilia americana `Redmond` / Redmond American Linden B & B 2" 12 50`h x 30`w

SHRUBS BOTANICAL / COMMON NAME CONT FIELD2 QTY REMARKS
Calamagrostis x acutiflora `Karl Foerster` / Feather Reed Grass 1 gal 49 5`h x 3`w

Deschampsia cespitosa `Pixie Fountain` / Dwarf Tufted Hair Grass 1 gal 37 2`H X 2`W

Juniperus scopulorum `Medora` / Medora Juniper 5 gal 6 10`h x 3`w

Pennisetum alopecuroides `Moudry` / Black Flowering Fountain Grass 1 gal 79 3`h x 3`w

Pinus strobus `Blue Shag` / Blue Shag White Pine 5 gal 9 3`h x 3`w

Rhus aromatica `Gro-Low` / Gro-Low Fragrant Sumac 5 gal 7 2`h x 6`w

Rosa x `Noaschnee` / Flower Carpet White Groundcover Rose 2 gal 52 3`H X 3`W

PLANT SCHEDULE
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1. REGULATIONS & STANDARDS
1.1. All contractor work shall be conducted in

accordance with ISPWC (Idaho Standard
Public Works Construction), 2019; and
Kuna, ID codes, standards and state and
local regulations.

2. EXISTING CONDITIONS
2.1. All utilities shall be located prior to

construction and protected. Any damage
to structures, utilities or concrete will be
replaced at contractor's expense.

2.2. The site has many existing improvements
such as underground utilities, curb and
gutter, light poles and sidewalks.

2.3. See Engineer's plans for information about
existing features; all drainage pipes and
locations. Protect and retain drainage at
all times.

3. GRADING & SITE PREPARATION
3.1. Prepare finish grades for planting by

grubbing and removing weeds. If
necessary apply Round-Up (or equivalent
herbicide),  using a certified applicator.
Remove rocks and other materials over 2".

3.2. All gravel overprep to be removed and
disposed of off site.

3.3. Finish grade to be smooth transition to
allow for entire site to be a natural flowing
space.

3.4. Refer to Engineer's plans for grading
information & for all drainage pipes and
locations.  Protect and retain drainage at
all times.

3.5. No pooling or standing water will be
accepted per industry standards.

4. SOILS
4.1. All planter beds to receive a minimum of

18" depth of screened topsoil. Spread,
compact, and fine grade to smooth and
uniform grade 2.5" below adjacent
surfaces.

4.2. All lawn areas to receive a minimum of 12"
depth of screened topsoil. Spread,
compact, and fine grade topsoil to a
smooth uniform grade 1" below adjacent
surfaces.

4.3. Reuse of existing topsoil that has been
stockpiled on site is permitted if:

4.3.1. Topsoil is tested and analyzed to ensure a
proper growing medium. Provide
additional amendments as
determined by soil tests. And

4.3.2. Topsoil is to be loose, friable sandy loam
that is clean and free of toxic
materials, noxious weeds, weed
seeds, rocks, grass or other foreign
materials.

4.3.3. Topsoil should have a pH of 6.5 to 8.
4.3.4. If on site topsoil does not meet these

minimum standards contractor is
responsible for providing approved
imported topsoil or improving onsite
topsoil per the approval of the project
manager.

4.4. If imported topsoil is used it must be from
a local source and be screened free of
any debris or foreign matter. Topsoil must
not contain rocks, sticks, lumps, or toxic
matter.

4.5. Smooth, compact, and fine grade topsoil in
lawn areas to smooth and uniform grade
.5" below adjacent surfaces.

4.6. Prepare finish grade of topsoil to
elevations set by Engineer's plans with
positive drainage away from structures.
Refer to Civil Engineer's plans for grading
information.

4.7. Amend all new plantings with 2 parts
topsoil and 1 part compost.

5. PLANTER BED MULCH
5.1. All planter beds to receive 3" depth of

round river rock mulch, or approved other.
Install over commercial grade weed
barrier fabric per manufacturer
recommendations.

6. LAWN AREAS
6.1. Sodded, to be tall turf-type fescue or

approved equal per approved by owner.
6.2. All lawn areas to have cut edge.

7. PLANTS
7.1. All plant material shall be installed per

industry standards.
7.2. All plant material shall meet or exceed the

minimum federal standards as regulated
by ANSI z60.1, American Standard for
Nursery Stock. Plants not meeting these
standards for quality, or plants determined
to be unhealthy by Owner's representative,
will be rejected.

7.3. All trees and shrubs to be installed per
details.

7.4. Fertilize all trees and shrubs with
'Agriform' planting tablets or approved
equal. Apply per manufacturers
recommendations.

7.5. All plants shall adhere to plant schedule,
species & sizes.  Any necessary
subsitutions due to availability or
alternatives shall be coordinated to the
landscape architect via submittal.

8. IRRIGATION
8.1. Irrigation system shall be built to the

following specifications:
8.1.1. Adhere to city codes when connecting to

city water.
8.1.2. All irrigation material to be new with

manufacturers' warranty fully intact.
8.2. All remote control valves (including master

control valve) to have flow control device.
8.3. Install indoor rated controller. Coordinate

with general contractor on exact location.
8.4. Controller to include On/Off rain switch or

other rain shut off device that does not
alter program.

8.5. Irrigation system piping to be minimum
class 200 PVC or approved equal, sleeves
to be double the size of pipes located
within, all wires to be contained in
separate sleeves 1-1/2" dia min.

8.6. Use common trenching where possible.
8.7. All PVC located under hardscapes to be

schedule 40 PVC with same req's as
above.

8.8. All mainline pipe and wires to be buried a
minimum of 18" and all lateral piping to be
buried a minimum of 12" below grade.

8.9. All wires to be 14 gauge direct bury wire at
a minimum. Size wire for correct voltage
loss.

8.10. Supply a minimum of (2) spare wires to
furthest valves from controller in all
directions.

8.11. Sprinkler heads shall have a matched
precipitation within each control circuit.
Velocities shall not exceed 5 feet per
second.

8.12. Contractor is responsible complying with
all codes and paying all permits
necessary.

8.13. Sprinkler heads shall have matched
precipitation within each control circuit.
Velocities shall not exceed 5 feet per
second.

9. CONTRACTOR RESPONSIBILITIES
9.1. Estimated quantities are shown for

general reference only. Contractor shall be
responsible for all quantity estimates.

9.2. All plant material and workmanship shall
be guaranteed for a period of one year
beginning at the date of Acceptance by
Owner. Replace all dead or unhealthy
plant material immediately with same type
and size at no cost to Owner.

9.3. Landscape contractor to turn in as built
drawings at the end of project. Substantial
completion will not be granted until 2
copies @ 1"=10' scale are turned in and
approved by owner's representative.

10. In the event of a discrepancy, notify the
General Contractor.

LANDSCAPE NOTES:

NORTH

0

SCALE: 

feet20 40 60

1" = 20'
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TOP TWO STRUCTURAL
ROOTS: <3" BELOW TOP OF

ROOTBALL.

LOWEST STRUCTURAL ROOT:
<5" BELOW TOP OF ROOT

BALL

61
2"

NOTES:
1. DO NOT DAMAGE OR CUT LEADER
2. DO NOT DISTURB ROOT OR DAMAGE ROOT BALL WHEN INSTALLING TREE OR TREE STAKES.
3. TREE STAKING SHALL BE AT THE DISCRETION OF CONTRACTOR. HOWEVER ANY TREES DISTURBED FROM

PLUMB DURING THE PLANT WARRANTEE PERIOD WILL BE REPAIRED OR REPLACED AT CONTRACTOR'S
EXPENSE.

4. WATER PLANTS THOROUGHLY IMMEDIATELY AFTER INSTILLATION.
5. REMOVE ALL BURLAP, TWINE, ROPE, OR MATERIAL FROM THE TOP 13 OF THE ROOTBALL.
6. 4' DIAMETER PLANTER BED/MULCH RING AROUND THE TRUNK OF THE TREE. 3" OF MULCH MIN. DO NOT

PLACE MULCH WITHIN 2" OF TRUNK OF TREE.

GRAFT VISIBLE ABOVE SOIL
LINE

SOIL LINE OF THE TOP OF
THE ROOT BALL AFTER
REMOVING EXCESS SOIL.
2-3" OF MULCH

BACKFILL MIX SEE
NOTES AND
SPECIFICATIONS.

COMPACT SOIL UNDER
ROOTBALL TO 90% PROCTOR.

BALL AND BURLAP TREE PLANTING
3/4" = 1'-0"

21
2"

SOIL SAUCER >3" HIGH;
REMOVE AT COMPLETION OF

PROJECT

CUT AND FOLD WIRE
BASKET FROM TOP OF

ROOTBALL

FINISHED MATERIAL
PER PLAN

1

MULCH 2" MIN.
AWAY FROM TRUNK
OF PLANT.

FINISHED MATERIAL
PER PLAN

BALL AND BURLAP PLANT (IF
CONTAINER - GROWN PLANT
WITH ROOTS LOOSENED AND
PULLED OUT TO PREVENT
PLANT FROM BECOMING ROOT
BOUND)

SOIL SURFACE
ROUGHENED TO
BIND WITH NEW SOIL

FOLD BURLAP FROM TOP
OF ROOT BALL DOWN
INTO GROUND; SET TOP
OF BALL FLUSH WITH
FINISH GRADE

12" TO 18" FOR
LARGER SHRUB
ROOT BALLS,
MAKE DEPTH MIN.
4" DEEPER THAN
BALL)

3" DEEP MULCH MIN.

NOTE:
REMOVE ALL TAGS, TWINE OR
OTHER NON BIODEGRADABLE
MATERIALS ATTACHED TO PLANT OR
ROOT MASS.

BACKFILL SHALL BE 100% TOPSOIL.
WATER SETTLE ALL PLANTINGS TO
ENSURE PLANT ROOTBALL
MAINTAINS 12" HEIGHT ABOVE
EXISTING SOILS WHEN COMPLETE.

SHRUB PLANTING
1" = 1'-0"

2

LANDSCAPE REQUIREMENTS:
PER CITY OF KUNA LANDSCAPING REQUIREMENTS CHAPTER 5.

LANDSCAPE ALONG STREETS:
*1 TREE PER 35 LINEAR FEET.

E. DEER FLAT RD. TREES REQUIRED / TREES PROVIDED: SHRUBS REQUIRED / PROVIDED
· 191 LF (MINUS CURB CUTS) 5/5  25/41

PARKING LOT LANDSCAPE BUFFER:
*1 TREE & 5 SHRUBS PER 35 LINEAR FEET.

WEST BUFFER TREES REQUIRED / TREES PROVIDED: SHRUBS REQUIRED / PROVIDED
· 198 LF 6 / 6 30 / 43  
NORTH BUFFER TREES REQUIRED / TREES PROVIDED: SHRUBS REQUIRED / PROVIDED
· 220 LF 6 / 6 30 / 40  
EAST BUFFER TREES REQUIRED / TREES PROVIDED: SHRUBS REQUIRED / PROVIDED
· 198 LF 6 / 6 30 / 49  

BIODIVERSITY REQUIREMENT:
*A MINIMUM OF 4 DIFFERENT TREE SPECIES ARE REQUIRED WHEN 31-40 TREES ARE PROPOSED.

· PROPOSED TREES SPECIES REQUIRED: SPECIES PROVIDED:
· 31 4 4

PLANT SIZING MINIMUM REQUIREMENTS:

TREE SIZING:
SHADE TREES: MIN 2" CAL, B&B
ORNAMENTAL TREES: MIN 2" CAL, B&B
EVERGREEN TREES: MIN 6 FEET IN HEIGHT



APPROXIMATE LOCATION OF
EXISTING SIDEWALK

6' SQUARE TREE GRATE.
COHO, BY URBAN
ACCESSORIES, OR
APPROVED EQUAL.

LANDSCAPE MATERIALS LEGEND:

LAWN: SOD PER NOTE 6/L1.00

TREES BOTANICAL / COMMON NAME CONT CAL QTY REMARKS
Acer truncatum `Pacific Sunset` TM / Pacific Sunset Maple B & B 2" 20 30`h x 25`w

Gleditsia triacanthos inermis `Shademaster` TM / Shademaster Locust B & B 2" 11 50`h x 30`w

Liriodendron tulipifera `Emerald City` TM / Emerald City Tulip Tree B & B 2" 6 50`h x 25`w

Tilia americana `Redmond` / Redmond American Linden B & B 2" 27 50`h x 30`w

SHRUBS BOTANICAL / COMMON NAME CONT FIELD2 QTY REMARKS
Calamagrostis x acutiflora `Karl Foerster` / Feather Reed Grass 1 gal 49 5`h x 3`w

Deschampsia cespitosa `Pixie Fountain` / Dwarf Tufted Hair Grass 1 gal 37 2`H X 2`W

Juniperus scopulorum `Medora` / Medora Juniper 5 gal 6 10`h x 3`w

Pennisetum alopecuroides `Moudry` / Black Flowering Fountain Grass 1 gal 79 3`h x 3`w

Pinus strobus `Blue Shag` / Blue Shag White Pine 5 gal 9 3`h x 3`w

Rhus aromatica `Gro-Low` / Gro-Low Fragrant Sumac 5 gal 7 2`h x 6`w

Rosa x `Noaschnee` / Flower Carpet White Groundcover Rose 2 gal 52 3`H X 3`W

PLANT SCHEDULE

LANDSCAPE MULCH

3" DEPTH GRAVEL
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SOUTH ELEVATION
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NORTH ELEVATION
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