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

KUNA PLANNING AND ZONING COMMISSION 
Agenda for July 23, 2019  

Kuna City Hall    Council Chambers    751 W. 4th St.    Kuna, Idaho 
  
 
 

1. CALL TO ORDER AND ROLL CALL 
 
Chairman Lee Young     
Vice Chairman Dana Hennis 
Commissioner Cathy Gealy 
Commissioner John Laraway 
Commissioner Stephen Damron 
 

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

a. Meeting Minutes for July 9, 2019. 
b. Findings of Fact and Conclusions of Law for 19-06-SN (Sign) & 19-16-DR (Design Review) – Anchor Baptist Church 

Monument Sign  
c. Findings of Fact and Conclusions of Law for 19-05-AN (Annexation) - Hansen Annexation 
d. Findings of Fact and Conclusions of Law for 19-10-AN (Annexation) – Memory Ranch Pool House and Pool 

 
3. NEW BUSINESS: 

 
a. 19-21-DR (Design Review) - On behalf of Panda Express, Inc., CRM Architects & Planners requests approval of a 

design review for a new 2,381 (approximate) square-foot Panda Express restaurant, including landscaping, lighting and 
a parking lot, within Ashton Estates subdivision No. 1, lot 5 block 1, at 1311 North Jacksonmill Avenue, Kuna, Idaho 
83634. ACTION ITEM 
 

b. 19-15-DR (Design Review) Modification – Downtown Tabby Addition; On behalf of Downtown Tabby, Inc, 
Stephen Miller requests design review approval for proposed additions and modifications to the Downtown Tabby 
commercial building. The subject site is located at 239 W. 4th St., Kuna, ID 83634 (APN# R5070000375). ACTION 
ITEM 

 
4. PUBLIC HEARING: 

 
a. 19-03-SUP (Special Use Permit) – Johns In-Home Salon; The applicants, Will and Ali Johns, seek approval for a Special 

Use Permit in order to operate an in-home salon at 1143 East Yankee Basin Road, Kuna, ID 83634 (APN: R3280931190). 
ACTION ITEM 

 
5. COMMISSION REPORTS 

 
a. None 

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

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

1. CONSENT AGENDA 
Meeting Minutes for July 1, 2019. 
Findings of Fact and Conclusions of Law For 19-13-DR (Design Review) – Shortline Park No. 2 Flex Space 
Findings of Fact and Conclusions of Law For 19-20-DR (Design Review) Modification – Snerk’s Drive Thru + Retail 
Building 

 
Commissioner Hennis Motions to approve the consent agenda; Commissioner Damron Seconds, all aye and motion 
carried 4-0. 
 

2. NEW BUSINESS 
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). 
 
Troy Behunin: Troy Behunin, 751 West Fourth Street, Kuna Planning and Zoning Department. Staff has nothing 
further to add. Theresa Fleming just indicated there is something she needs to address. Theresa Fleming: Theresa 
Fleming, 299 Stewart Road. I did speak with Troy last week, and they let us know what the options were so that 
could take that to the board of directors for the school. The first option is to move forward and submit as we 
submitted and pay the fees. The second option noted was to move forward as normal, and then after paid, ask for 
reimbursement or a waiver on those fees. That couldn’t happen until after the fact. The third option would be to 
just do a wall sign and paint the name of the school on the wall for a lower fee. I took those options to the board of 
directors. Without some sort of guarantee that those fees would be waived, we have decided to withdraw the 
request and just paint the name on the school.  

 
19-06-SN (Sign) & 19-16-DR (Design Review) – Anchor Baptist Church Monument Sign; On behalf of Anchor Baptist 
Church, Superior Signs requests design review approval for an 11-ft multi-tenant commercial monument sign. The 
subject site is located 7910 S. Meridian Road, Kuna, ID 83634. 

 
Sam Weiger: Chairman, commissioners, for the record Sam Weiger, Planner I, City of Kuna 751 W 4th St. The 
application before you this evening is for design review consideration for a multitenant monument sign for Anchor 
Church Sign located at 7910 South Meridian Road. The proposed sign stands approximately 11 ft high and nine ft 
across at its widest point. The proposed sign also includes a 32 square foot reader board and 30 square foot sign 
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copy that features space for three tenants: Anchor Baptist Church, Anchor Academy Daycare and Idaho Baptist 
College. Staff has determined the design review application complies with Kuna City Code, Title 5, and would 
recommend that if the proposed project is approved, the applicant be subject to the conditions of approval listed 
in the staff report and any additional conditions requested by the Planning and Zoning Commission. C/Young: It 
sounds like there is a stone look to the base, which is consistent with everything else that is out there in terms of 
colors. C/Gealy: I have no questions or concerns.  

 
Commissioner Hennis motions to approve Case No. 19-06-SN & 19-16-DR with the conditions as outlined in the staff 
report; Commissioner Damron seconds, all aye and motion carried 4-0. 

 
3. PUBLIC HEARING 

19-05-AN (Annexation) – Hansen Annexation; The applicant, Larry Hansen, on behalf of Sandstone Farms, LLC, Go 
For It, LLC, and Jane Golden and Select Development & Contracting requests to annex six parcels comprising of 
approximately 125 acres at 1863/2075 East Rodeo Lane and 2400 North Meridian Road into Kuna City Limits with C-
1 and R-4 zoning districts; (APNs S141823400, S1418233650, R7534260155, R7534260400, R7534260218, & 
R7534260350).   
 
Sam Weiger: Chairman, Commissioners, for the record, Sam Weiger, Kuna Planning and Zoning Staff 751 W. 4th St. 
The application before you this evening is for an annexation approval at 1863 and 2075 East Rodeo Lane and 2400 
North Meridian Road. The applicant requests to annex six sites, approximately 125 acres, into Kuna City limits. 
Approximately 77 acres will come in with a C-1 (neighborhood commercial) zoning district and 48 acres will come 
in with an R-4 (medium density residential) zoning district. Because the applicant has proposed a combination of 
uses, the application complies with the Future Land Use Map. Staff would like to note that the City of Kuna does 
not force annex any lots into Kuna City limits. Staff has determined the annexation complies with the goals and 
policies for Kuna City, Title 5 and Title 6 of the Kuna City Code; Idaho Code; and the Comprehensive Plan; and 
forwards a recommendation for a recommendation of approval for Case No’s 19-05-AN (Annexation) subject to 
the conditions of approval. I will stand for any questions. C/Gealy: I have no questions. C/Young: This may be a 
question for the applicant, but I know there is a commercial component and a residential component. Is it the 
intent that when the preliminary play comes in, that the commercial property is all frontage on Meridian Road? 
Sam Weiger: Chairman Young, there was no intent given in this application given that it was just for the 
annexation. The applicant might have additional comment on that. C/Hennis: Since we’re bringing these parcels in 
under a C-1 and an R-4, how do we designate what’s being designated as each? In the future land use map, we 
have mixed-use as the zoning, and that’s probably something that you noticed. Initially, Mr. Hansen was going to 
bring everything in exactly how the future land use map was shown. That would have meant that they would come 
in with a mixed-use zoning district. However, that district does not yet exist, because the comprehensive plan was 
tabled. It will be going back July 16, so that zoning district does not exist. Therefore, he had to come in a different 
zoning and we worked on that together. With Wendy’s approval, we worked out the C-1 zoning to replace the 
mixed-use. In addition, there was one parcel, the 17-acre parcel that had a split of R-4 and mixed-use on the future 
land use map. That one needed to come in with one district, because a parcel can’t come in with two different 
zones. That one will be coming in with R-4. Larry Hansen: Larry Hansen, 3440 West Davis Lane, Meridian. I’m really 
representing six clients here. It’s a combination of properties. The intent is that the 48-acres that was spoken of is 
actually an extension of the Lugarno Terra Subdivision. Select Development is doing that. The larger parcel is 
owned by Go For It, or Russ Hunemiller. That is kind of just up for future negotiations with the commission and 
planners as far as what to do with that parcel. When we first started on it, the understanding was to come in with 
mixed-use. Then, Council didn’t approve the mixed-use. As I understand it in the future, we would probably end up 
with more like a development agreement, because bringing it all in under C-1 probably doesn’t make a lot of 
sense. Certainly, a good portion of this would go in as C-1. That piece would still be something for discussion. Staff 
suggested to bring it in under C-1. C/Gealy: I’m a little confused about the six different parcels. Larry Hansen: The 
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larger rectangular piece, which comprises of two parcels, previously known as the Huff property, is approximately 
78 acres. That’s the piece that we were going to bring in as mixed-use, but now C-1 per staff’s request. C-1, correct 
me if I’m wrong, would allow us to come in and do various uses within that C-1. It wouldn’t exceed what is 
required in C-1. All of that piece, both parcels, was sold by Huff Farm to an investor. Now, it is actually being 
reassembled for future development. Before we start doing any planning, it needs to be annexed so we know 
where all the services are coming from. All of the rest of it is the assemblage that will go to Select Development, 
LLC. That will all be an extension of Lugarno Subdivision. With the exception of eight acres, this is all now one 
parcel, owned by Jane Golden. Select wants to buy an approximate amount, but because it needs to be split, staff 
and the county prefer that this was annexed into the City, before we do that split. The split can be done as part of 
the platting for Lugarno Phase 2. C/Gealy: Is it your intention to apply for the southern part of this as R-4, and the 
78 acres up top will be the C-1? Larry Hansen: Correct, everything south of the half-section line, which would be an 
extension of Ardell, would be R-4. Everything north of it would be C-1. C/Gealy: If we look at the six parcels that 
you were talking about, with the different acreages, what makes up that 78 acres? Larry Hansen: The 63 acres and 
the 12 acres, which puts the Huff property back into its original rectangular configuration. Sam Weiger: We initially 
had the 17-acre parcel in the comp plan split with two different uses, but because we can’t annex it with two 
different districts, it’s coming in with an R-4 zoning. Can you please readdress the concern? C/Gealy: In the staff 
report, 63 acres is coming in as an R-4. From what Mr. Hansen is saying, the 63 acres is coming in as a C-1. 
C/Hennis: The total acreage in those zones is not what the applicant is reflecting. Sam Weiger: Commissioner, that 
is correct, there was a mix-up with the numbers. Sam Weiger: The 63 acres should be coming in with a C-1 zoning, 
and the 12 acres. C/Gealy: There are two parcels that come in as C-1 and four parcels that come in with R-4, 
correct? Sam Weiger: Commissioner, the road, Rodeo Lane was supposed to come in as mixed-use. That one is a 
1.13-acre parcel and should be coming in C-1. There should be three and three. The road and two parcels furthest 
north are C-1, and the three parcels on Rodeo Lane should be coming in with R-4. Larry Hansen: With regard to the 
road parcel, I don’t care what that comes in as. That’s a designated private road that will remain private forever. 
The only reason we’re annexing it in, is because we’re doing a road modification that eliminates the cul-de-sac that 
was never built. Staff as well as county determined that it would be much easier to handle that on the City level as 
we’re platting, rather than as a separate application. C/Young: We’ll go ahead an open up the public testimony at 
6:25. Marcia Smith: Marcia Smith, 2284 North Meridian Road. We own the two parcels on Meridian Road in the 
back. One of our five-acre parcels has ingress and egress, according to Ada County for Rodeo Lane. Rodeo Lane 
was not in the contract, and so we have a little difficulty making sure that our ingress and egress goes well. I just 
wanted to say that if this property is being sold, that we still have ingress and egress to Meridian Road. Rich 
Hersey: Rich Hersey, 2202 N Meridian Road. On the map there, I can see the lot that I have. When I first bought it, 
it was a S-curve road that belonged to the county. It came through the one bed south of the corner. I talked with 
Mike and I see he’s not here. he showed me a map that it somehow reappeared in 2016. Sometime between 2010 
and 2013, the County came back and said that I owned the land. I told him at that time, the S curve road that goes 
into Rodeo Lane. This would mean that I could not go through this drive being in my front yard. He said yes, and 
then come back later, because I own the land. That means I needed to go to the County and sign off, which I did. I 
signed off, and then I received a piece of paper. I’ve been to an engineering firm in Emmett, and they agreed with 
me that the land all the way to where Rodeo Lane ends now. My property line on the south side on that show 1.13 
acres. A piece of paper with the same map showed up, with somebody else’s handwriting on it that asked if I was 
giving 20 feet off mine. The answer is no. It needed to be signed off, if it happened, before April 30. This paper 
verifies that it happened, whoever did it a number of months later. When they did it, I got a second copy of the 
map. I have the first one and then the second one. The second one makes it like I am giving away 20 feet, but I am 
not. What Rodeo Lane is now, which is 30 feet, is all that is going to be on my property. I can verify that there are 
one of two others that are on the same property that are not giving away theirs. I want that fully understood. You 
have the paperwork, and I was told by Pioneer Title that somebody wrote a letter to them saying how bad they 
were. My daughter happens to be one of the head employees there. It was done, Rodeo Lane is not to be changed 
on my property. C/Young: When you say “your property” and “twenty feet”, is there an easement that is listed on 
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your parcel that you’re referring to? Rich Hersey: Somebody took a pencil and made a little dotted line down 
through it. C/Young: This is on a recorded document? Rich Hersey: I tried to make it a recorded document. This 
was in 2016, but I brought the property in 2013. It’s deeded. I am not giving it up. C/Damron: There’s no easement 
on your title, correct? Rich Hersey: Absolutely not. There was this S-curve that came in it and created part of that 
20 feet and beyond. That when I went into the County and signed off. They said they could not have it, and they 
signed it off that way and it’s in big and bold print. The County signed off, I signed off and my wife signed off on the 
same night. I have this other piece of paper that shows the same aerial view. My name is on it, my wife’s as well. It 
was dated back in April or May of 2013. I went into the County and did it myself. C/Damron: You went into the 
County, and signed that off saying that this is not an easement within this property. Rich Hersey: That’s right, it’s 
been out there. Engineering has come out from that same company and redone some stuff, like the stakes in front 
of my property. In the west and southeast corner, there’s fence. The Smith’s ingress and egress into the property 
should be on the same tract. C/Damron: They didn’t place any markers to show anything? Rich Hersey: No. 
C/Damron: That’s what I needed, thank you. Larry Hansen: There was a lot of turmoil around the one-acre road 
parcel. It’s all been fixed, long ago. There is no claim to anything other than the 30-foot Rodeo Lane when is an 
actual platted parcel. There are three people who have easements to it. Fifteen years later, we found out that 
there was an easement there. That has nothing to do with this application, though. It has nothing to do with Rodeo 
Lane, I don’t dispute anything. I have a 30-foot wide strip of road there. C/Young: In response to Ms. Smith, the 
lane is going to stay a private lane, correct? Additionally, the access won’t change for anybody, correct? Larry 
Hansen: That’s correct, through some occupation of the cul-de-sac, but to the lane itself, it will stay at 30 feet. It 
doesn’t change. Rich Hersey: Does this application mean that we can be forced into the City? C/Young: No. 
C/Young: We’ll close the public testimony at 6:36. That initiates Commission discussion. C/Hennis: Seems pretty 
much right, altogether. The easements are taken care of. We’ll know later on about what they’re going to do with 
the land. It doesn’t sound like there’s much planned right other than to provide for future use. I think it seems like 
it's laid out pretty well. C/Young: The zone request complies and it’s consistent with our comprehensive plan and 
what we see in the direction going north. I agree as far as everything else, it all looks good as far as the annexation 
goes. Anybody that’s not a part of what’s indicated here will not be pulled into the City at any point. If you want to 
come in, that’s an application you would make, rather than anyone else on your behalf. C/Gealy: I was a lot 
happier when I thought that 63 acres was going to be R-4. I have to rethink how I feel about 78 acres coming in as 
C-1. Sorry we don’t have mixed-use yet. Troy Behunin: Commission, just to clarify, there’s no way that an applicant 
or staff can split a parcel with two different zones. The intention is not to bring in all of that as C-1. With the future 
development that doesn’t fit that zone, they’d have to come back through for a rezone on something that doesn’t 
match that zone. The intention is not to have that entire 63-acre parcel as commercial. It’s only a portion of it. 
C/Gealy: In the future, they can split the use, correct? Troy Behunin: Correct, with a future rezone application and 
a preliminary plat, yes. C/Gealy: Not in the annexation process, correct? Troy Behunin: No. C/Gealy: It has to come 
in under one zone, because it’s one parcel, but they can split it in the future when they come back with a pre-plat, 
correct? Troy Behunin: Correct. With a pre-plat or something that’s defined that states this is how much 
commercial we want, and this is how much non-commercial we want. It would then go through the pre-plat and 
rezone for whatever’s not commercial at that time. They can’t do that now, because they don’t have a pre-plat, 
they don’t have a defined plan for that entire thing, and the only reason that they are coming in now is to set the 
stage for future development. C/Gealy: They could have easily annexed as R-4 and then changed it, correct? Sam 
Weiger: Commissioner Gealy, the R-4 though would not have complied with the future land use map like the C-1 
does. The R-4 doesn’t have the flexibility that the C-1 does. C/Laraway: Going back to what we’ve talked about 
before with the I-69 corridor, that’s what this is all about. We knew it was coming. C/Gealy: We just don’t know 
how deep it could go, but this is all we can do at this point. Troy Behunin: It might be a good idea for the 
Commission to direct staff to make the correction in the staff report for the findings of fact. C/Gealy: I just wanted 
to add that I’m excited about the R-4, because we haven’t seen a lot of the R-4. Now it’s less, though. That’s all. 
C/Laraway: They could come back later from C-1, and come back with R-4 or multifamily. Troy Behunin: C-1 
doesn’t allow for multifamily anymore. They would have to rezone. C/Gealy: Has that been approved? Troy 
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Behunin: Yes. C/Gealy: The mixed-use has not been approved, correct? Troy Behunin: Correct, but multifamily is 
no longer available in a C-1 zone. It’s been that was since February of this year. C/Gealy: Good to know, so that 
was not part of the Comprehensive Plan? Troy Behunin: Correct. That was an ordinance change ahead of the 
Comp Plan, but the mixed-use is part of the Comp Plan that is going to Council on July 16th, because it was tabled 
at its last hearing.  

 
Commissioner Hennis motions to recommend approval of Case No. 19-05-AN with the conditions as outlined in the 
staff report; With an additional condition that staff make the corrections in Section “E” of the staff report with regards 
to the zoning and acreage totals that are going into each zone. Commissioner Damron seconds, all aye and motion 
carried 4-0. 
 

 
4. COMMISSION REPORTS 

 
5. ADJOURNMENT 

Commissioner Hennis motions to adjourn; Commissioner Gealy Seconds, all aye and motion carried 4-0.  
 
 
 

 
 
________________________________ 

Lee Young, Chairman 
Kuna Planning and Zoning Commission 

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

Findings of Fact and Conclusions of Law 
 

 
     
 
 

To:   Planning and Zoning Commission 
 
Case Numbers: 19-06-SN (Sign); 

19-16-DR (Design Review) -  
Anchor Baptist Church Monument Sign 

 
Site Location: 7910 S. Meridian Road, Meridian, ID 83642 
 
Planner:   Sam Weiger, Planner I 
 
Meeting Date:  July 9, 2019 
Findings:  July 23, 2019 
  
Owner/Applicant: Anchor Baptist Church 
   7910 South Meridian Road 
   Meridian, ID 83642 
   208-794-2806 
   pastorgraves@anchorbaptistchurchkuna.org 
 
Representative:  Superior Signs; Dana Vance 

120 N. 21st Ave. 
Caldwell, ID 83605 
208-454-0860 
dana@superiorsignsidaho.com 
 

Table of Contents: 
A. Process and Noticing    
B. Applicant’s Request 
C. General Project Facts 

D. Staff Analysis 
E. Applicable Standards 
F. 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: 

On behalf of Anchor Baptist Church, Superior Signs requests design review approval for an 11-ft (approximate) 
multi-tenant commercial monument sign. The subject site is located 7910 S. Meridian Road, Meridian, ID 83642. 
(APN# 1406336171).  

 
C. General Projects Facts:  

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

R-1 
Rural Residential – Ada County 
Estate Residential – Ada County 

East RR Rural Residential – Ada County 
West A Agricultural – Kuna City 

 

           P.O. Box 13 
Phone: (208) 922-5274 
Fax:     (208) 922-5989 
www.Kunacity.id.gov 
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2. Parcel Sizes, Current Zoning, Parcel Numbers: 

Property Owner Parcel Size Current Zone: Parcel Number 
Anchor Baptist Church 16.44 acres C-1 – Kuna City S1406336171 

 
3. Existing Structures, Vegetation and Natural Features:  

The subject site includes a monument sign for Idaho Baptist College with landscaping, the Anchor Academy 
Daycare building (approved by Special Use Permit in April 2019), a garage and a shop. 

 
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.  

 
D. Staff Analysis: 

The applicant is proposing to construct a new onsite monument sign for Anchor Baptist Church, located at 7910 
S. Meridian Road. The proposed monument sign will replace the existing freestanding sign adjacent to Meridian 
Road. The monument sign stands approximately 11 feet high and nine feet across at its widest point. The sign area 
is approximately 100 square feet, which includes an approximately 32 square foot reader board and a 30 square 
foot sign copy. The applicant has proposed the sign to be built approximately 32 ft from the right-of-way and 
approximately 40 feet from the roadway.  

 
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 “F” of this 
report and any additional conditions requested by the Planning and Zoning Commission.  

 
E. 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. 

 
F. Commission’s Order of Decision: 

Based on the facts outlined in staff’s report as presented, the Planning and Zoning Commission of Kuna, Idaho, 
hereby approves Case Nos. 19-06-SN (Sign) & 19-16-DR (Design Review), a request from Superior Signs for design 
review approval for a 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 obtain a building permit with the City of Kuna. All work shall be 

inspected by Kuna City inspectors. 
3. Any footings and foundations shall obtain a building permit 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 23rd day of July, 2019. 
 
 
 
 



 
 

 
 
 
 
 
Based upon the record contained in Case Nos. 19-06-SN & 19-16-DR including the Comprehensive Plan, Kuna City 
Code, and Staff’s Memorandums, including the exhibits, Kuna Planning and Zoning Commission hereby approves 
Case Nos. 19-06-SN and 19-16-DR, a design review request from Superior Signs for an 11-foot multi-tenant 
commercial monument sign. 
 
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 Nos. 19-06-SN and 19-16-DR, this proposal does generally comply 

with 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. 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. 
 

Staff 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.  

 
Staff Finding: The applicant proposes to construct of multi-tenant monument sign that stands approximately 
11 feet high and nine feet across at its widest point. The sign area is approximately 100 square feet, which 
includes an approximately 32 square foot reader board and a 30 square foot sign copy. The applicant has 
proposed to construct the sign out of materials and colors that are consistent with the existing buildings.  

 
 
 
 DATED this 23rd day of July, 2019. 

 
 
 
 

Lee Young, Chairman 
Planning and Zoning Commission 

 
ATTEST: 

 
_____________________________________________ 
Sam Weiger, Planner I 
Kuna Planning and Zoning Department 
 

City of Kuna 
Planning and Zoning Commission 

Findings of Fact and Conclusions of Law 
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To:   Planning and Zoning Commission 
 
Case Numbers: 19-05-AN 

Hansen Annexation 
 
Site Locations: 1863/2075 East Rodeo Lane  

& 2400 North Meridian Road  
Kuna, ID 83634 

 
Planner:  Sam Weiger, Planner I 
 
Hearing Date:  July 9, 2019 
Findings:  July 23, 2019 
  
Owners: Go For It, LLC 
 Select Development &  

Contracting, LLC 
Jane Golden 
Sandstone Farms 

  
Applicant: Larry Hansen  
   3440 West Davis Lane 
   Meridian, ID 83642 

208.866.0346 
   larryh@lhrealtors.com 
  
 
Table of Contents: 

A. Process and Noticing    
B. Applicant’s Request 
C. Exhibit Maps 
D. General Project Facts 
E. Staff Analysis 

F. Applicable Standards 
G. Comprehensive Plan Analysis 
H. Kuna City Code Analysis 
I. Decision by Planning and Zoning 

Commission 
 

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

with the 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 8, 2019 (13 people attended) 
ii. Site Posted   May 25, 2019 
iii. Agency Comment Request  June 10, 2019 
iv. 400’ Property Owners Notice June 10, 2019 
v. Kuna, Melba Newspaper  June 12, 2019 
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B. Applicant’s Request: 
The applicant, Larry Hansen, requests to annex six contiguous parcels on East Rodeo Lane and North Meridian 
Road into Kuna City Limits with C-1 and R-4 zoning districts. The subject sites are located at 1863 East Rodeo Lane, 
2075 East Rodeo Lane and 2400 North Meridian Road; (APNs S141823400, S1418233650, R7534260155, 
R7534260400, R7534260218, & R7534260350).   

 
C. Exhibit Maps:  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

D. General Projects Facts:  
1. Comprehensive Plan Map: The Future Land Use 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, it is not the actual zone. The 
Future Land Use Map identifies the 63.26-acre parcel, 12.74-acre parcel, 1.13-acre parcel and western portion 
of the 17.13-acre parcel as mixed-use. The 28.69-acre parcel, 1.86-acre parcel and eastern portion of the 
17.13-acre parcel as medium density residential. 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

2. Surrounding Land Uses:     
North RR Rural Residential – Ada County 
South R-4 

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

East RR Rural Residential – Ada County 

West RUT 
RR 

Rural-Urban Transition – Ada County 
Rural Residential – Ada County 

 
3. Parcel Sizes, Current Zoning, Parcel Numbers: 

Property Owner Parcel Size Current Zone: Parcel Number 
Go For It, LLC 63.26 acres RR, Ada County S1418233650 
Go For it, LLC 12.74 acres RR, Ada County S1418234000 
Select Development & Contracting, LLC 28.69 acres RR, Ada County R7534260350 
Select Development & Contracting, LLC   1.86 acres RR, Ada County R7534260218 
Sandstone Farms, LLC   1.13 acres RUT, Ada County R7534260400 
Jane Golden 17.13 acres RUT, Ada County R7534260155 
                                                   Total acres: 124.81 acres 

 
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 Police (Ada County Sheriff’s office) 
 Sanitation Services – J & M Sanitation 

 
 
 



 
 

5. Existing Structures, Vegetation and Natural Features:  
The 63.26-acre parcel contains one agricultural building and historically has been farmed. The 12.74-acre 
parcel and 17.13-acre parcel contain features associated with a residential lot, ag buildings, and farm land. 
The 28.69-acre parcel and 1.86-acre parcel historically have been farmed and contain features associated with 
agricultural land. The 1.13-acre parcel contains a private, gravel road and cul-de-sac. The sites are relatively 
flat with an estimated average slope of 0%. Bedrock depth is estimated to be between 20 and 40 inches and 
greater than 60 inches, according to the USDA Soil Survey for Ada County. 
 

6. Transportation/Connectivity: 
The 17.13-acre site, 1.86-acre site, 1.13-acre site and 28.69-acre site are currently accessed via East Rodeo 
Lane. The 12.74-acre site and 63.26-acre site are currently accessed via North Meridian Road.  

 
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.  

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

• City Engineer - Exhibit B-1 
• Ada County Development Services - Exhibit B-2 
• Community Planning Association of Southwest Idaho - Exhibit B-3 
• Ada County Highway District – Exhibit B-4 

 
E. Staff Analysis: 

A pre-application meeting was held on March 13, 2019. The applicant and Planning and Zoning staff were in 
attendance to discuss the proposed project. A neighborhood meeting was held by the applicant for residents with 
the vicinity of the proposed project on April 8, 2019. A recap of the neighborhood meeting can be found within 
the applicant’s neighborhood meeting certification (Exhibit A2h).  
 
The applicant proposes to annex three parcels of approximately 17.13 acres, 1.86 acres and 28.69 acres 
(approximately 48 total acres) into Kuna City limits with an R-4 (Medium Density Residential) zoning district, and 
annex three parcels of approximately 63.26 acres, 12.74 acres and 1.13 acres (approximately 77 total acres), into 
Kuna City limits with a C-1 (Neighborhood Commercial) zoning district. City limits are contiguous to the southern 
property line of the 17.13 and 28.69-acre parcels.  
 
The applicant stated in the letter of intent that, “The reason for annexation is to plan for future development.” In 
the future, when development is desired, the project will be required to submit for applications pertaining to the 
type of development. 
  
If the annexation is approved, any future reconfiguration of the subject properties shall go through the re-platting 
process or a lot line adjustment as applicable to comply with KCC Title 5, Chapter 16, Special Developments. The 
meeting minutes from Ada County Development Services (Exhibit B2) indicate that the applicant expressed 
interest in a vacation within Rodeo Subdivision. Any vacation within the Rodeo Subdivision following annexation 
into the City will be required to comply with Kuna City Code Title 6, Chapter 6, Vacations, Dedications and 
Variances. 
 
This project is adjacent to North Meridian Road and East Rodeo Lane. All major public utilities are located within 
approximately 300 feet of the subject sites. Development of these parcels will require connection to all city 
services and associated connection fees are required at time of building permit.  
 
Staff would like to note that the ACHD Roadways to Bikeways Master Plan and City of Kuna Pathways Master Plan 
Map identify the future extensions of East Ardell Road and South Stroebel Road as future bike paths. 
 



 
 

Staff has determined the annexation complies with the goals and policies for Kuna City, Title 5 and Title 6 of Kuna 
City Code; Idaho Code; and the Kuna Comprehensive Plan; and forwards a recommendation of approval for Case 
No. 19-05-AN (Annexation), subject to any conditions of approval outlined by Kuna’s Planning and Zoning 
Commission and City Council. 

 
F. Applicable Standards: 

1. City of Kuna Zoning Ordinance Title 5. 
2. City of Kuna Subdivision Ordinance Title 6. 
3. City of Kuna Comprehensive Plan. 
4. Idaho Code, Title 67, Chapter 65 

 
G. Comprehensive Plan Analysis: 

The Kuna Planning and Zoning Commission may accept or reject the Comprehensive Plan components, and has 
determined the proposed annexation request for the sites 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. 
 
Objective 2.1:    Ensure that neighborhoods have easy access to open green space, pathways, trails and bike lanes. 

 
H. Kuna City Code Analysis:  

1. This request appears to be consistent and in compliance with all Kuna City Code (KCC). 
 
Comment: The proposed application adheres to the applicable requirements of Title 5 and Title 6 of KCC. 

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

Comment: The project would connect to public sewer and potable water systems, therefore eliminating the 
occurrence of adverse public health problems.  

 
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, hereby recommends approval of Case No. 19-05-AN (Annexation), an annexation 
request from Larry Hansen, on behalf of Go For It, LLC, Select Development & Contracting, Jane Golden and 
Sandstone Farms, LLC, to annex approximately 124.81 acres into Kuna City limits, with the following conditions of 
approval: 
 

- Staff shall make the corrections in Section “E” of the staff report with regards to the zoning and 
acreage totals that are going into each zone. 



 
 

 
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 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 from the City Engineer. 

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

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

e. The Kuna Municipal Irrigation System 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. Any and all vacations within the Rodeo Subdivision following annexation into the City shall comply with Kuna 
City Code Title 6, Chapter 6. 

6. Any future reconfiguration of the subject properties shall go through the re-platting process or a lot line 
adjustment as applicable. 

7. Curb, gutter and detached sidewalk shall be installed throughout the proposed project sites and along the 
sites’ frontages on North Meridian Road and East Rodeo Lane. 

8. The developer/owner/applicant, 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. 

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

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

DATED this 23rd day of July, 2019. 
 
 
 
 
  



 
 

City of Kuna 
Planning and Zoning Commission 

Findings of Fact and Conclusions of Law 
 

 
 

Based upon the record contained in Case No. 19-05-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 recommends approval of the Findings of Fact and Conclusions of Law, and conditions of 
approval for Case No. 19-05-AN, a request from Larry Hansen to annex approximately 125 acres into Kuna City 
limits with C-1 and R-4 zoning districts. 

 
1. Based on the evidence contained in Case No. 19-05-AN, 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 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. 
 
Staff Finding: Neighborhood notices were mailed to residents within 400-ft of the proposed project site on 
April 8, 2019 and a legal notice was published in the Kuna Melba Newspaper on June 12, 2019. The applicant 
posted a sign on the property on May 25, 2019. 

 
3. Based on the evidence contained in Case No. 19-05-AN, this proposal does generally comply with the 

Comprehensive Plan. 
 

Staff Finding: The Comprehensive Plan has listed numerous goals for providing a variety of housing densities 
that will accommodate various lifestyles, ages and economic groups in Kuna. The proposed zoning districts are 
C-1 (Commercial) and R-4 (Medium Density Residential). The Comprehensive Plan Map designates these 
properties as medium density residential and mixed-use. 
 

4. All private landowners have consented to annexation. 
 
Staff Finding: Affidavits of legal interest were signed by Jane Golden, Select Development, LLC, Sandstone 
Farms, LLC, and Russell Hunemiller, allowing Larry Hansen to act on their 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. 
 
Staff Finding: The 17-acre (approximate) and 29-acre (approximate) parcels are contiguous with City limits 
to the south. 

 
 
DATED this 23rd day of July, 2019. 
 
 
 

Lee Young, Chairman 
Kuna Planning and Zoning Commission 

ATTEST: 
 
 
 
Sam Weiger, Planner I 
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 
 

P&Z Findings of Fact & Conclusions of Law 
 

 
 
 
 

To:  Kuna Planning and Zoning Commission acting as the Design Review Committee 
 
File Numbers:  19‐10‐DR (Design Review) 
   
Location:  Future Lot 26, Block 5 
  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. 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 

 



 
Page 3 of 5  File No. 19‐10‐DR (Design Review) FofF, CofL   
7/17/2019  Memory Ranch Sub Pool House          

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. Decision by the Commission: 

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 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: 
 
‐ Follow the conditions as outlined in the staff report, 
‐ Applicant shall lengthen the parking stalls to maintain the City Code, 
‐ Applicant shall provide seven (7) parking stalls. 
‐ Applicant shall work with J&M Sanitation for a trash enclosure or tip cart area. 
 

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 drive 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. 
 
 



 
Page 5 of 5  File No. 19‐10‐DR (Design Review) FofF, CofL   
7/17/2019  Memory Ranch Sub Pool House          

City of Kuna 
Planning and Zoning Commission 

Findings of Fact and Conclusions of Law 
 

 
 

 
 
 

I. 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 complies 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 contains 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 minimizes 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 minimizes 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 23rd day of July, 2019. 

 
Lee Young, Chairman 

Kuna Planning and Zoning Commission 
ATTEST: 

 
 

Troy Behunin, Planner III 
Kuna Planning and Zoning Department 

 

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

www.Kunacity.id.gov 



 

City of Kuna 
 
         Planning and Zoning Commission 

               Staff Report 
 
 
To: Planning and Zoning Commission  

(acting as Design Review Committee) 
 
Case Numbers: 19-21-DR (Design Review)  
 Panda Express  
 
Location: 1311 North Jacksonmill Avenue, 

Kuna, ID 83634 
 
Planner:   Sam Weiger, Planner I 

 
Meeting Date:  July 23, 2019 
 
Owner:  SDN, LLC 
  P.O. Box 1939 
  Eagle, ID 83616 
 
Applicant: Panda Express, Inc. 
  1683 Walnut Grove Avenue 

Rosemead, CA 91770 
916.205.7566 

   Michael.cadell@pandaRG.com  
 

Representative:  CRM Architects & Planners 
  5800 Stanford Ranch Road, Ste 720 
  Rocklin, CA 95765 
  559.903.0336  
   lupeS@CRMArchitects.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    June 28, 2019 
ii. Agency Notifications    June 28, 2019 
iii. Agenda      July 23, 2019 
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Fax: (208) 922-5989 
www.Kunacity.Id.gov 

 
 

mailto:Michael.cadell@pandaRG.com
mailto:lupeS@CRMArchitects.com


 

B. Applicant’s Request: 
On behalf of Panda Express, Inc., CRM Architects & Planners requests approval of design review for a new approximately 
2,381 square-foot Panda Express restaurant, including landscaping, lighting and a parking lot, within Ashton Estates 
subdivision No. 1, Lot 5 Block 1, at 1311 North Jacksonmill Avenue, Kuna, Idaho 83634.  

 
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 C-1 Neighborhood Commercial – Kuna City 
South R-6 Medium Density Residential – Kuna City 
East R-6 Medium Density Residential – Kuna City 
West C-1 Neighborhood Commercial – Kuna City 

 
3. Parcel Sizes, Current Zoning, Parcel Numbers: 

• 1.162 (approximate) acres 
• C-1 (Neighborhood Commercial) 
• Parcel No. R0539760100 

 
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 site consists of a vacant lot with low vegetation.  
 

6.  Transportation / Connectivity: 
The applicant proposes one driveway access from Parcel No. R0539760080 (the parcel north of the subject site). 
 

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 driveway access to the north of the subject site is not on the Panda Express’ lot. A recorded cross-access agreement 
is required, which provides uninterrupted vehicle access to the lot. Additionally, staff would like to note that the trash 
enclosure is on the subject property, so no formal agreement will be required for the trash enclosure.  
 
The applicant has been in communication with J&M Sanitation regarding the trash enclosure. The applicant will be 
required to build the solid waste enclosure to comply with Kuna City Code 5-5-6. 

 
The submitted elevations indicate that the building will have four wall signs (one wall sign on each building elevation). The 
wall signs will require a Sign Permit. Additionally, the letter of intent indicates that the building will include a drive-thru 
service lane. If the applicant desires to install a drive-thru/drive-up service menu board sign, a separate design review 
application will be required for the menu board. The wall signs are in conformance with Kuna City Code 5-10-4. 



 

 
The applicant is subject to design review inspections and fees, for compliance verification of the building façade, parking 
lot and landscaping, prior to the Certificate of Occupancy being issued. 

 
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 Comprehensive Plan; Staff forwards a 
recommendation of approval for Case No. 19-21-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. 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 Order of Decision 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. 19-21-DR, a design review request 
to construct a new 2,381 square-foot Panda Express restaurant, including landscaping, lighting and a parking lot, with the 
following conditions of approval: 
 
1. The applicant and/or owner shall obtain written approval on letterhead or may be written/stamped on the approved 
plans of the construction plans from the agencies noted below. All submittals are required to include the lighting, 
landscaping, drainage, and development plans. All site improvements are prohibited prior to approval of the following 
agencies: 

a. The City Engineer shall approve the sewer hook-ups. 
b. The City Engineer shall approve 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. Street lights and parking lights for the site shall be LED lighting and must comply with Kuna City Code and established 
Dark Skies practices. 

5. 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. 

6. All signs shall be permitted with the City of Kuna. All work shall be inspected by the appropriate staff. 
7. The applicant shall provide a recorded cross-access agreement (which provides uninterrupted vehicle access to the 

lot) to the City. 
8. The applicant shall build the trash enclosure to comply with Kuna City Code, Title 5, Chapter 5. 
9. 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. 
10. The developer/owner/applicant 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. 

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 23rd day of July, 2019. 
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DESIGN REVIEW MEMORANDUM 

Date: 9 July 2019 

From: Paul A. Stevens, P.E. 

To:         Wendy Howell, Planning and Zoning Director 

RE:        PANDA EXPRESS 19-21-DR  

               

The Panda Express design review request dated June 17, 2019 has been reviewed. The following narrative is limited 

to the design review application and does not provide construction drawing approval. 

1. General 

a. The design review application shows a new Panda Express building sited in Ashton 1 Subdivision.  

b. Lot lines have been adjusted to accommodate Panda Express requirements. 

c. Trash enclosure is on adjacent lot – presumably not owned by Panda Express. Provide a formal 

agreement for this function. 

2. Road 

a. The driveway access to the north is not on the Panda Express lot. A formal easement is needed to 

provide uninterrupted vehicle access to the lot. 

3. Pressurized Irrigation 

a. 10” diameter pressurized irrigation is located along the west side of the lot. 

4. Sewer 

a. 8” diameter sewer is available in Jacksonmill Avenue on the east side of the lot. 

b. 8” diameter sewer is available in East Profile Drive on the south side of the lot. 

5. Water 

a. Water service is available in the Northeast corner of the lot. 

b. A fire hydrant has been located on East Profile Drive and North Jacksonmill Avenue. 

c. A 12” diameter water main is available along the west side of the lot. An 8” diameter water main line is 

available along the east side of the lot on N. Jacksonmill Avenue. 

d. This project will add approximately 3.45 EDUs to the water system. 

e. The Kuna Fire Department (KFD) must approve fire suppression system. 

f. Additional fire hydrants may be required by KFD. 

6. Storm Water Retention: 

a. The storm water retention system and calculations have been reviewed and found adequate for the 

projected storm water volumes associated with this building. 

b. The storm water retention system must be constructed and maintained by Panda Express and shall not 

become part of the City’s storm water system. 

CITY OF KUNA 

P.O. BOX 13 

KUNA, ID  83634 

www.kunacity.id.gov 

  

 

 

 

 

Paul A. Stevens, P.E. 

Kuna City Engineer 

 

http://www.kunacity.id.gov/
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A-0.1

KEY NOTES
.

GENERAL NOTES:
1.

G.C. TO VERIFY AND PROVIDE ALL UNDERGROUND W
IRING AND CONDUIT(INSTALLED BY LOCAL UTILITY COMPANY) FROM

TRANSFORMER TO ELECTRICAL MAIN SW
ITCHGEAR. DRIVE THRU. MENU BOARD,  BY G.C.. VERIFY W

ITH  PANDA PM.

2.      W
ATER METER FOR IRRIGATION SHALL BE A SEPARATE METER THAN MAIN W

ATER METER. G.C. TO
         COORDINATE W

ITH LANDSCAPE/IRRIGATION CONTRACTOR TO INSTALL A SEPARATE METER.

3.      PROVIDE & INSTALL CAGE AND COVER FOR THE BACK-FLOW
 PREVENTER AT 4" CONCRETE CURB IN LANDSCAPE AREA;

GORILLA CAGE, MANUFACTURED BY HOUSTON IRRIGATION SERVICES SPRING,  TEXAS (281-705-9701). PROVIDE INSULATED
COVER, 'AQUA SHIELD' MODEL # BFP1-S FOR COLDER  REGIONS OF US. COORDINATE W

ITH PANDA PM.   REFER TO DETAIL
11/A-407.

4.      FOR HORIZONTAL CONTROL PLAN REFER TO CIVIL DRAW
INGS

TOW
 AW

AY W
ARNING SIGN

STEEL PIPE  GUARD BOLLARD TO BE PAINTED  SAFETY
YELLOW

 PRIOR  TO APPLICATION OF LDPE SLEEVE

EDGE OF SIDEW
ALK AT PLANTER. SEE CIVIL DW

GS

CONC. DRIVEW
AY (GRAY COLOR, LIGHT BROOM FINISH). PER CITY OF KUNA STDS.

IRRIGATED LANDSCAPING, REFER TO LANDSCAPE DRAW
INGS

UNDERGROUND GREASE INTERCEPTOR 1,500 GALLON.  SEE PLUMBING DW
GS.

DESIGNATED ACCESSIBLE PARKING SPACE. SEE ARCHITECTURAL DRAW
INGS

PAINT 4" W
IDE  SOLID PARKING STRIPING W

/ TW
O (2) COATS HIGHW

AY W
HITE PAINT PER

CITY OF KUNA STDS.

ACCESSIBLE PARKING SPACE AND LOADING ZONE PAINT LOADING ZONE W
/ 4"

W
IDE STRIPES @

3'-0" O.C.

INTERNATIONAL ACCESSIBILITY SYMBOL @
 PARKING SPACE

ACCESSIBLE PARKING POLE SIGN

ACCESSIBLE PATH OF TRAVEL

DIRECTIONAL ARROW

DRIVE THROUGH MENU BOARD-INSTALLED BY GC.
VERIFY W

ITH PANDA PM (SEE GENERAL NOTE BELOW
)

DRIVE THRU LANE SENSOR LOOP SEE DETAIL

TRASH ENCLOSURE, 7' -4' HIGH W
ALLS, CONFIRM BIN SIZE W

ITH LOCAL W
ASTE

MANAGEMENT COMPANY. (TYP. 6 YARD BIN)

CONC. APRON AT TRASH ENCLOSURE AREA

CONCRETE  PAVING - SEE CIVIL PLANS

TRUNCATED DOMES 3' MIN. DEPTH.  FLUSH TRANSITION.  SEE CIVIL DETAILS.

123456789101112131415161718192021222324252628293031

A-407

DIRECTIONAL SIGN REFER TO SIGN VENDOR FOR ACTUAL LOCATIONS AND LAYOUT
(NO ELEC. POW

ER)

EXPANSION JOINT @
 20'-0" O.C. MAX.

TOOLED JOINTS @
 5'-0"X5'-0" O.C.

33

A-408

34 3235
ACCESSIBLE SITE SIGN

3638
EXTERIOR BICYCLE RACK (MIN. 2 BIKE STORAGE REQUIRED)

3940
CLEARANCE BAR INSTALLED BY SIGN VENDOR SEE ELECTRICAL DRAW

ING FOR
ELECTRICAL REQUIREMENT, G.C. TO COORDINATE.  SEE SIGNAGE PLANS.

EXISTING SURFACE MOUNTED ELECTRICAL TRANSFORMER & VAULT,  MAY NEED TO BE
RELOCATED.  SEE CIVIL DRAW

INGS VERIFY IN FIELD.

ORDER CONFIRMATION BOARD OR PREFABRICATED ORDER CANOPY.  VERIFY
W

/ PX PM.  SEE SIGNAGE DW
GS.

GAS METER COORDINATE W
/ LOCAL UTILITY COMPANY.

W
HEEL STOP

600 AMPS NEMA 3R ELECTRICAL SW
ITCHGEAR 120/208V 3PH 4W

INTERIOR ELECTRICAL SUBPANELS

37

PEDESTRIAN PATH OF TRAVEL, PAINT 1'-0" W
IDE STRIPS @

 3'-0" O.C.  (MIN 2 COATS BLUE
REFLECTED)

ROOF DRAIN AND OVERFLOW
 DRAIN FROM ROOF UNDER CONCRETE FLATW

ORK TO FACE
OF CURB OR TIE TO STORM SEW

ER. ARCHITECT TO VERIFY W
ITH LOCAL JURISDICTION.

NEW
 PARKING LOT POLE LIGHT            HIGH TYPICAL AND LIGHTING SCHEDULE ON

E-105 (REFER TO PHOTOMETRICS PLAN  SHEET E-106 FOR LIGHT POLE LOCATIONS.
SITE LIGHTS LOCATED TO THE EAST MUST BE EQUIPPED W

ITH A SHIELD TO DIRECT
LIGHT AW

AY FROM ADJACENT PROPERTY.  LIGHT POLE FIXTURES ARE NOT BY OW
NER

)

SEALED CONC SIDEW
ALK. (AQUA MIX SEALER'S CHOICE GOLD). CONCRETE TO BE LIGHT

BROOM TEXTURE FINISH.  PROVIDE UNDER SLAB TREATMENT PER SOIL REPORT. PROVIDE
POSITIVE DRAINAGE AW

AY FROM BLDG.

PROPERTY LINE

41
CONCRETE SHARED DRIVE AISLE ACCESS PER CITY OF KUNA PUBLIC W

ORKS
STANDARDS.  SEE CIVIL DRAW

INGS.

43

A-408

44

KNOX BOX TO BE PROVIDED W
ITH TAMPER SW

ITCH AND SHALL BE MONITORED
BY F.D. APPROVED CENTRAL MONITORING DEVICE.

CURB & GUTTER TO BE CONSTRUCTED PER CITY STANDARDS
P-5   SEE CIVIL DW

GS.
27

W
HEEL STOP SEE CIVIL DW

GS.

22'-0"

45
EXISTING W

ET AND DRY UTILITIES TO BE EXTENDED OVER TO ADJACENT PROPERTY
BEYOND NEW

 DRIVEW
AY APPROACH ACCESS.  SEE CIVIL DRAW

INGS.

46

A-407

A-100
ARCHITECTURAL

SITE PLAN

OUTDOOR COVERED PATIO- RAILING,  UMBRELLAS AND SEATING FURNISHED
BY PANDA & INSTALLED BY CONTRACTOR. SEE SHEET A-405

42

PAINT W
ITH PAINT USED FOR STALL STRIPING THAT SUCH CHARACTERS LOW

ER EDGE
OF THE LAST W

ORD ALINGS W
ITH THE END OF THE STALL STRIPING AND VISIBLE BENEATH A

PARKED VEHICLE

N

8

18
A-408

10
A-408

4A

4
A-408

7
A-408

18
A-407

16
A-408

A-408
20

13
A0.0a

14
S-400

14
A0.0a

10
A0.0a

SIM.

4A

3
A-408

1

9
A-407

EXISTING SIDEW
ALK, ACCESSIBLE RAMPS, CURB AND GUTTER TO REMAIN AND

PROTECT- SEE CIVIL DW
GS

ARCH PROJECT #:  

PANDA PROJECT #:

DRAW
N BY:

ISSUE DATE:

REVISIONS:

All ideas, designs, arrangement and plans indicated  or
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City of Kuna 
Planning and Zoning Commission 

Staff Report 
 

 
     
 
 

To:   Planning and Zoning Commission 
 
Case Numbers: 19-15-DR (Design Review) -  

Downtown Tabby  
 
Site Location: 239 W. 4th St., Kuna, ID 83634 
 
Planner:   Sam Weiger, Planner I 
 
Meeting Date:  July 23, 2019 
  
Owner: Sharon Halpern 
   239 W. 4th St. 
   Meridian, ID 83642 
   619.890.3303 
     
Applicant:  Stephen Miller  

1706 S. Kansas Place 
Nampa, ID 83686 
208.602.2363 
steveM1952@yahoo.com 

 
 
Table of Contents: 

A. Process and Noticing    
B. Applicant’s Request 
C. General Project Facts 

D. Staff Analysis 
E. Applicable Standards 
F. 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 applicant, Stephen Miller, requests design review approval for proposed additions and modifications to the 
Downtown Tabby commercial building. The subject site is located at 239 W. 4th St., Kuna, ID 83634 (APN# 
R5070000375).  
 

C. 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. 
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2. Surrounding Land Uses:     
North R-6 Medium Density Residential – Kuna City 
South CBD Central Business District – Kuna City 
East CBD Central Business District – Kuna City 
West CBD Central Business District – Kuna City 

 
3. Parcel Sizes, Current Zoning, Parcel Numbers: 

Property Owner Parcel Size Current Zone: Parcel Number 
Sharon Halpern 0.24 acres CBD (Central Business District)  R5070000375 

 
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 currently features a building used for cat grooming and boarding with a gravel 
parking lot. The site also features a shed, wood fencing and low vegetation.  

 
6.  Transportation / Connectivity:  

Current access to site exists via West Fourth Street.  
 

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.  

 
D. Staff Analysis: 

The applicant proposes to add a porch cover, replace existing fencing and modify the building color swatches 
for the Downtown Tabby commercial building at 239 W. 4th St. This site was previously used as a dog grooming 
facility named Doggieworks. 

 
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 “F” of this report and any additional conditions 
requested by the Planning and Zoning Commission.  

 
E. 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. 

 
F. Proposed Decision by the Commission: 

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 change specific parts of this request as detailed in the report, those 
changes must be specified. 

 
Based on the facts outlined in staff’s report as presented, the Planning and Zoning Commission of Kuna, Idaho, 
hereby (approves/conditionally approves/denies) Case No. 19-15-DR (Design Review), a request from Stephen 



     
 

Miller for design review approval for proposed additions and modifications to the Downtown Tabby commercial 
building subject to the following conditions: 

1. The proposed patio cover shall obtain a building permit from the City of Kuna. All work shall be inspected by 
Kuna City inspectors. 

2. Fencing within and around the site shall obtain a building permit from the City of Kuna and comply with KCC 
5-5-5. 

3. 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. 

4. Developer/owner/applicant shall follow staff, City engineers and other agency recommended requirements. 
5. Developer/owner/applicant shall comply with all local, state and federal laws. 

 
 
 
DATED this 23rd day of July, 2019. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 













































  

City of Kuna 
Planning and Zoning Commission 

Staff Report 
 

 
 
 
 

To: Planning and Zoning Commission 
 
File Numbers: 19-03-SUP (Special Use Permit);  

Anchor Academy Daycare 
  
Location: 1143 East Yankee Basin Drive  

Kuna, ID 83634 
 
Planner:  Sam Weiger, Planner I 
 
Hearing date:  July 23, 2019 
 
Owner/Applicants: Will and Ali Johns 
 1143 East Yankee Basin Drive 

Kuna, ID 83634 
 208-515-6018 
 wjohnssccm@gmail.com 
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F. Comprehensive Plan Analysis 
G. Proposed Decision by the Commission

 
1) Course of Proceedings: 

1. As described in 5-3-2 and 5-1-6-2, Kuna City Code (KCC) requires obtaining a Special Use Permit (SUP) to 
operate an in-home beauty salon. 
 

a. Notifications 
i. Neighborhood Meeting  June 4, 2019 (nine attendees) 
ii. Agencies    June 18, 2019 
iii. 400’ Notice to Property Owners  July 3, 2019 
iv. Kuna Melba Newspaper  July 3, 2019 
v. Site Posted   July 15, 2019 

 
2) Applicants’ Request: 

The applicants, Will and Ali Johns, seek approval for a Special Use Permit in order to operate an in-home salon at 
1143 East Yankee Basin Road, Kuna, ID 83634 (APN: R3280931190). 
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3) General Project Facts: 
a) 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 

 
b) Parcel Sizes, Current Zoning, Parcel Numbers: 

• Parcel Size: Approximately .121 acres  
• Zoning:  R-6 (Medium Density Residential) 
• Parcel Number: R3280931190  

 
c) Services: 

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

 
d) Existing Structures, Vegetation and Natural Features:  

There is currently a single-family home on the subject site. The existing vegetation on site is associated with 
that of a single-family home. 

 
e)  Transportation / Connectivity:  

 Current access to the site exists from East Yankee Basin Road via an existing driveway.  
 

f) Environmental Issues:  
Apart from being in the nitrate priority area, staff is not aware of any additional environmental issues, health 
or safety conflicts at this time.  
 

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

 
h) Agency Responses:  

The following agencies returned comments which are included as exhibits with this case file: 
• Central District Health Department - Exhibit B2 

 
4) Staff Analysis: 

The applicants are proposing to open an in-home beauty salon business within the existing garage of their home 
(Lot 14 Block 8 of Greyhawk No. 1 Subdivision).  According to Exhibit A2b, the applicants plan to section off half 
of the garage by installing a 21-foot wall across the middle of the garage. The cosmetologist, Ali Johns, will only 
provide services to one client at any one time. The business will provide haircuts, hair coloring, and hair products. 
The applicants have indicated that the business will operate between 9:00 am and 8:00 pm on weekdays, and 
clients will be utilizing driveway parking spaces for parking.  

 
Staff has determined that this application complies with Title 5 of KCC; Idaho Code; the Comprehensive Plan and 
the Future Land Use Map; and forwards a recommendation of approval for Case No. 19-03-SUP, subject to the 
recommended conditions of approval. 

 



  

5) Applicable Standards: 
a) Kuna City Code, Title 5, Zoning Regulations.  
b) City of Kuna Comprehensive Plan. 
c) Idaho Code, Title 67, Chapter 65, Local Land Use Planning Act. 

 
6) Comprehensive Plan Analysis:    

The Kuna Planning and Zoning Commission may accept or reject the Comprehensive Plan components as described 
below: 
 

The proposed special use permit application for the site (is/is not) consistent with the following 
comprehensive plan components: 

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

 
5.0 – Economic Development 
Goal 1:   Promote and support a diverse and sustainable economy that will allow more Kuna residents to 

work in their community. 
 

Policy: Promote the expansion of home-based businesses in appropriately zoned areas. 
 
6.0 – Land Use  
Goal 2: Encourage a balance of land uses to ensure that Kuna remains a desirable, stable and self-

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

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

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

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

 
7) Proposed Decision and Order by the Commission: 

Note: This motion is for approval, conditional approval or denial of this request. If the Planning and Zoning 
Commission wishes to change specific parts of these conditions as detailed below, those changes must be specified. 
 
Based on the facts outlined in staff’s report as presented and public testimony, the Planning and Zoning 
Commission of Kuna, Idaho, hereby (approves, conditionally approves or denies) Case No. 19-03-SUP, a request 
for a Special Use Permit by Will and Ali Johns with the following conditions of approval:  

 
1. The applicant shall obtain a building permit for required building modifications, remodeling, or additions to 

the existing structure, prior to construction (mechanical, plumbing or electrical modifications to the garage 
are considered modifications under this condition; and is required). 

2. The Kuna Fire District shall approve all fire requirements. 



  

3. The Kuna Building Official shall approve all building plans. 
4. The applicant shall maintain a Kuna City Business License through Kuna City Clerk’s office once the Special 

Use Permit is acquired. 
5. Signs, banners, flags or other means to advertise, attract attention, or identify the site as a business are not 

allowed, in accordance with Kuna City Code 5-5-4 (K). 
6. Parking on site shall comply with Kuna City Code 5-5-4-K-3-g (Except as specifically approved otherwise). 
7. The Special Use Permit is not transferrable between parcels. 
8. This Special Use Permit is valid if the conditions of approval are adhered to continuously. In the event the 

conditions are not continuously followed; the Special Use Permit approval may be revoked. 
9. The applicants shall follow all staff and agency recommendations. 
10. The applicants shall comply with all local, state and federal laws. 

 
 
 
DATED this 23rd day of July, 2019. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



  

City of Kuna 
Kuna Planning and Zoning Commission 

Proposed Findings of Fact and Conclusions of Law 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 

Based upon the record contained in Case No. 19-03-SUP including the Comprehensive Plan, Kuna City Code, Staff’s 
Memorandums, the exhibits, and the testimony during the public hearing, the Kuna Planning and Zoning 
Commission hereby (approves/conditionally approves/denies) Case No. 19-03-SUP, a request from Will and Ali 
Johns to operate an in-home salon. The site is located at 1143 East Yankee Basin Road, Kuna, ID 83634. 
 
If the Planning and Zoning Commission wishes to approve, deny or modify specific parts of the Findings of Facts 
and Conclusions of Law as detailed below, those changes must be specified. 

 
1. Based on the evidence contained in Case Nos. 19-03-SUP, this proposal does generally comply with the City 

Code. 
 
Staff Finding: The applicants have submitted a complete application, and following staff review for technical 
compliance the application appears to be in general compliance with the special use standards, supplementary 
conditions and safeguards in Kuna City Code Title 5. 

 
2. Based on the evidence contained in Case Nos. 19-03-SUP, this proposal does generally comply with the 

Comprehensive Plan. 
 

Staff Finding: The current zoning district is R-6 (Medium Density Residential). The Comp Plan Map designates 
this property as Medium Density Residential. 

 
3. The in-home salon does constitute a special use as established on the official schedule of district regulations 

for the zoning district involved. 
 

Staff Finding: According to the official schedule of district regulations, an in-home salon does constitute a 
special use for an R-6 zoning district.  
 

4. The applicant does plan to keep the residence harmonious within the subdivision. 
 

Staff Finding: The in-home salon will take one client at a time, the residence driveway features two parking 
spots, and the hours of operation will not interfere with quiet hours.   

 
5. The public notice requirements were met and the public hearing was conducted within the guidelines of 

applicable Idaho Code and City Ordinances. 
 

Staff Finding: As noted in the process and noticing sections, notice requirements were met to hold a public 
hearing on July 23, 2019.  

 
 
 
DATED this 23rd day of July, 2019. 
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LEGAL NOTICE

File # 19-03-SUP 
Johns In-Home Salon

NOTICE  IS  HEREBY  GIV-
EN, that the Kuna Planning &
Zoning Commission will  hold
a  public  hearing,  Tuesday,
July 23,  2019 at 6:00 pm,  or
as soon as  can  be heard at
Kuna City Hall, 751 W. 4th St,
Kuna, ID; in connection with a
Special  Use  Permit  request
from William and Ali Johns to
operate an In-Home Salon in
an existing residence located
at  1143  East  Yankee  Basin
Drive,  Kuna,  ID  83634
(APN#: R3280931190).

The  public  is  invited  to
present  written  or  oral  com-
ments.  Written  testimony  re-
ceived  by  the close  of  busi-
ness on July 17, 2019 will be
included  in  the  packets  dis-
tributed  to  the  governing
body. Late submissions (must
include six (6) copies) will  be
presented  to  the  governing
body at the time of the hear-
ing. Please mail written com-
ments  to  PO Box  13,  Kuna,
ID 83634, or drop them off at
City  Hall:  751  West  4th
Street, Kuna, ID.

Please do not  contact  any-
one who would be involved in
this decision-making process,
which would include the Plan-
ning  &  Zoning  Commission-
ers, City Council Members, or
the  Mayor;  as  such  private
conversations  would be con-
sidered  ex  parte  (one sided)
and could jeopardize the pub-
lic hearing process.

If  you  have  any  questions
or  require  special  accommo-
dations,  please  contact  the
Kuna Planning & Zoning De-
partment prior to the meeting
at (208) 922-5274.

Kuna Planning & Zoning 
Department

July 3, 2019 1913983
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