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KUNA PLANNING AND ZONING COMMISSION 
Agenda for September 10, 2019  

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

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

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

a. Meeting Minutes for August 27, 2019. 
b. Findings of Fact and Conclusions of Law for 19-05-ZC (Rezone), 19-03-S (Preliminary Plat) - Athleta 

Subdivision 
c. Findings of Fact and Conclusions of Law for 19-04-ZC (Rezone) – Kuna Rural Fire District 

 
3. NEW BUSINESS: 

 
a. 19-24-DR (Design Review) & 19-10-SN (Sign) – Capital Educators Federal Credit Union, requests approval 

of design review for a new approximately 2,805 square-foot CapEd bank with a 709 square-foot drive-thru 
structure, including landscaping, lighting and a parking lot, within Ashton Estates subdivision No. 1, Lot 1 
Block 1, at 1550 North Meridian Road, Kuna, Idaho 83634. (APN# R0539760020). ACTION ITEM 

 
4. PUBLIC HEARING: 

 
a. 19-03-S (Preliminary Plat) & 19-14-DR (Design Review) – On behalf of Falcon Crest, LLC and M3 

Companies, Scott Wonders with JUB Engineers requests preliminary plat approval to subdivide 
approximately 36.72 acres into 137 total lots with a gross density of 3.44 dwelling units per acre and a 
proposed net density of approximately 5.83 dwelling units per acre. The application also includes a Design 
Review application for the common lots. The subject site is located at 11102 S. Cloverdale Road, Kuna, ID, 
83634 in Section 22, T 2 N, R 1 E (APN #’s S1422212410, S142212000 S1422233700).  ACTION ITEM 
- Staff requests this item be removed from agenda and heard at a date certain. 

 
b. 19-08-AN (Annexation), 19-04-S (Preliminary Plat) & 19-19-DR (Design Review) - ACME, LLC 

requests to annex approximately 8.68 acres located west of Ten Mile Road and south of Hubbard Road with 
an R-8 (Medium Density Residential) zone; and to subdivide approximately 8.68 acres into 39 total lots, (33 
buildable single-family lots, and six common lots). A Design Review application proceeded this application. 
The subject site is located at 3001 West Ardell Road, Kuna, ID 83634, within Section 15, Township 2 North, 
Range 1 West; (APN# S1315325550). – Continued from August 27, 2019.   ACTION ITEM 

 
c. 19-09-AN (Annexation) - The City of Kuna requests to annex two contiguous parcels owned by the Bureau 

of Land Management into Kuna City Limits with Public (P) zoning districts. The subject sites are located 
near the southwest corner of West Kuna Mora Road and South Cole Road. (APNs S2101212400 & 
S2102110000). ACTION ITEM AC 
 

d. 19-02-ZC (Rezone) – Sergey Stadnitsky (owner), is requesting to rezone approximately 5.00 acres from an 
“A” (Agriculture) to “C-2” (Area Commercial) zoning district classification.  The subject site is located at 
252 N Meridian Road, Kuna, ID 83634 (APN: S141933450). ACTION ITEM 

 
5. ADJOURNMENT 
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PZ COMMISSION MEMBER PRESENT CITY STAFF PRESENT: PRESENT 
Chairman Lee Young X Wendy Howell, Planning Director X 
Commissioner Dana Hennis N/A Troy Behunin, Senior Planner X 
Commissioner Cathy Gealy   X Jace Hellman, Planner II X 
Commissioner Stephen Damron N/A 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 August 13, 2019. 
Findings of Fact and Conclusions of Law For 16-13-DR (Design Review) – Winfield Springs Landscape Modification 

 
Commissioner Gealy Motions to approve the consent agenda; Commissioner Laraway Seconds, all aye and motion 
carried 3-0. 

 
2. PUBLIC HEARING 

19-05-S (Preliminary Plat) & 19-03-ZC (Rezone) – Athleta Subdivision (Mulberry Place); The applicant, Epic 
Development Idaho, LLC, requests to rezone approximately 4.11 acres in Kuna City from C-1 (Neighborhood 
Commercial) to R-20, (High Density Residential) zone; and to subdivide the approx. 4.11 acres into 63 total lots 
(single-family home lots & common lots) and have reserved the name Athleta Subdivision. A Design Review 
Application for the common areas and buffer landscaping accompanies this application. The site is near the 
northwest corner of Ten Mile Road and Crenshaw Street, Kuna, Idaho in Section 15, Township 2N, Range 1W, APN 
#: S1315449223. 
 
Troy Behunin: Good evening Commissioners, Troy Behunin, Planner III, 751 W 4th Street, Kuna Planning and Zoning 
Department. The application for the Athleta Subdivision has had all noticing procedures met to hold this public 
meeting and public hearing tonight for this application. Staff has been working with the applicant for a very long 
time. This project has been in the works in some degree for more than two years. Hopefully you’ve had a chance to 
read everything in the packet. The applicant is requesting a rezone from the commercial neighborhood district zone 
to the high-density residential zone. Originally, the applicant was pursuing a project that would’ve brought around 
63 units of multifamily housing, in fourplexes on that property. During the course of time and the change of City 
Code that no longer allows for multifamily for a commercial zone. That occurred in February this year. The applicant 
had decided in early December, late November that they wanted to pursue a different product. In between the 
meetings we had, the idea was conceived that we should look at a different product. They brought back for-sale, 
small lots, connected buildings, single-family homes. It’s a townhome project, each of these homes are intended to 
be sold. The applicant proposes a preliminary plat in order to have them sold. It will function just like every other 
subdivision in the City and in the nation for that matter. The project is 4.14 acres in size, very small. With the R-20 
designation, that zone change would allow them to put in the townhome product. The proposed gross density is 
almost three units under the requirement. The net density, which is everything on the project, is much less than 20 
units per acre. Athleta Subdivision is proposing almost 25 percent open space. They are proposing a gazebo and 
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walking paths for residents. They are proposing a dog park and other usable open spaces. In addition to all of that, 
they are also proposing additional off-street parking. In addition to two driveway spots and a two-car garage for 
each unit even further than that. The applicant, had they come in last year at this time, they would’ve been able to 
put in four-plex units. They decided they wanted to do something different to leave a good impression with a 
fantastic product. What you have before you is that change. The applicant is proposing buildings that house 4-7 
attached single-family homes. I will let the applicant give you the low down on what the project will actually be. The 
project complies with Kuna City Code, Comprehensive Plan, the Future Land Use Map. I’ll stand for any questions 
you might have. C/Gealy: On the design review, we generally see that as a separate item listed. Troy Behunin: The 
design review actually took place for this earlier this year. You’ve already approved it this year. The applicant never 
brought a fourplex product to staff before. C/Gealy: You mentioned in the staff analysis that you would like the 
applicant to be conditioned to provide street lights throughout the subdivision. Do you feel like the conditions of 
approval cover the street lights? Troy Behunin: Yes, it’s not a condition. C/Laraway: These buildings are going to be 
sold off, correct? Troy Behunin: They may be sold, just like single-family homes that are attached. Take Timbermist 
or Winfield Springs for example. Those are detached single-family homes. Anybody can buy or sell those at any point. 
Some of these units will be connected. That will be the only difference with this one. C/Gealy: Is there going to be a 
homeowner’s association (HOA)? Troy Behunin: Yes, the HOA will be responsible for maintaining the 25 percent 
open space and common areas as well as the private streets. All internal roads will be private. C/Laraway: Do you 
see Ada County Highway District (ACHD) being involved? Troy Behunin: Their responsibility ends where Ten Mile 
right-of-way ends. C/Laraway: What about snow removal? Troy Behunin: That will be 100 percent on the HOA. That 
would be a differentiating factor between other subdivisions and this one. Regular subdivisions rely on ACHD. 
C/Laraway: Just from my experience, the only problem that I have with this is that any type of vehicle accident is all 
private property. Troy Behunin: Law enforcement can also get involved with any kind of accident at the local grocery 
store or at the regional shopping mall or car dealership. C/Laraway: I’m looking after the homeowners. Troy 
Behunin: What’s the concern? C/Laraway; This is the second one that we’ve done where we labeled it private 
property roads or private roads to where we’re eliminating ACHD and some benefits of public streets. We’re 
eliminating the normal procedure on public roads by making everything private within this subdivision. Troy 
Behunin: They will be responsible for maintaining them. The City requires that they maintain it at a good working 
condition at all times. C/Laraway: Potholes? Troy Behunin: Potholes, cracks, removal, replacement, installation, 
removal of snow, garbage collection. C/Laraway: Utilities will be the City’s problem, correct? Troy Behunin: Only the 
one’s that are in the easements. They’ll work that out with the City Engineer. They’ll have to provide that, just like 
any other plat. It’s not going to be one big lot where there’s utilities all over the place and the City has to figure out 
what’s going on. There will be dedicated easements for all utilities and anything that happens with those public 
utility easements is our responsibility. Jane Suggs: Good evening Commissioners and members of the neighborhood, 
I appreciate you all coming out. I’m Jane Suggs with WH Pacific, 2141 West Airport Way. I’m here representing 
Athleta and Epic Development, and the developer is here if you want to ask more detailed questions about the 
operation of this. Troy did give a good summary of the report. I’m going to highlight a few items. The landscape plan 
for the project is the landscape plan that was presented during the design review application. Marla Carson with 
NeuDesign was here for that. She and her company Stack Rock did the landscaping, and NeuDesign did the design 
of the buildings. As Troy mentioned, one of the conditions of the design review approval that came was to rezone 
the property at the time that we came through with the preliminary plat. The rezone was from C-1 to R-20 and it 
does meet the Comprehensive Plan as Troy explained. By definition, R-20 zoning is a residential zone that should 
occur with direct access to a collector or an arterial, which it does have that access. It can be serviced by municipal, 
water/sewer and irrigation. That’s one of the definitions in your code about R-20 in your Comprehensive Plan. C-1 
was one of those zones where you could put fourplexes for rent, rental housing. When your code changed, not only 
did C-1 not allow multifamily, but you added townhomes. This is a little different. Townhomes are not necessarily 
considered multifamily, they are single-family attached. You’re buying land with your townhome. You’re not just 
buying the building, you’re buying a piece of property underneath it. That’s what I call the “Idaho Way”, because 
everyone likes to have that little piece of land. After meeting with the City, we did explore other opportunities and 
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came up with this attached townhome product. This is the type of home that allows individual for purchase. An 
individual can purchase one of the four to seven units in the building. You’re purchasing your land and the 
townhome. You just have neighbors next door, and they’re attached to you. This kind of development builds equity 
and wealth. That’s one of the things that we’re finding out that sometimes the rental properties don’t allow you to 
do, you rent and rent but gain no equity and wealth that lets you transition into the community. When I think about 
building this wealth, I could kind of translate that equity into a different home. As I moved across the country, that’s 
kind of what I think of when I think about the American Dream. This is what you do, you can purchase a small piece 
of property if you’re single. Also, downsizers that don’t really want to have a yard anymore. Maybe it’s somebody 
that just wants to go low maintenance. They love Kuna, but they don’t need the yard. They just want to live here in 
lovely Kuna. These townhomes may be just right for a certain population, and they really fit in with the area. You 
have single-family detached homes that are in Crimson Point, you have Crimson Point Villas, which is the for-rent 
fourplexes. Just in this community, this little area, you can have various housing types. This is a type of housing that 
really appeals to young people or even people downsizing. The rendering shows that each of these two-story 
craftsman homes have two bedrooms and two-baths, or three bedrooms and two baths. Best of all, as Troy said, 
each home has a two-car garage and there’s parking for two additional vehicles in the driveway in front of the garage. 
The units don’t cover the entire lot, but most of the lot. There’s about a ten-foot setback from the front lot line to 
the front of the building itself. The property at 4.11 acres is 57 single-family attached townhomes, and the gross 
density is fourteen units to an acre. Typically, when you talk about densities in your comp plan or in your zoning 
code, we’re talking gross densities, that’s kind of right in the middle of that R-8 to R-20. Eight is the top of your 
medium density, and 20 is the top of your high density. This is right in between. You’ll see on the plat, there’s one 
entrance to the site close the north boundary. That allows plenty of separation from Crenshaw and Ten Mile. The 
second access, which is further to the south is actually for emergency vehicles only, because it’s close to Crenshaw. 
We’ve been through ACHD, and they don’t have any issues with the emergency access. We don’t have issues with 
fire or any emergency vehicles as well. I think it’s in the staff report, I think there were some concerns about possible 
access onto Crenshaw, but when Crenshaw got platted, they kept a strip of land that doesn’t allow us access to the 
Crenshaw right-of-way, so we do not take access to Crenshaw. The strip of land belonged to someone who did not 
want to allow us access. Each of the homes will either face Crenshaw to the south, Ten Mile Road to the east. The 
properties to the north and to the west will actually face open space, a small amount of open space and ag land. It’s 
located in the County. They’re not so small, because when you look at the units themselves, they’re something like 
1,400 square feet, which is about the size of my single-family home in Boise. The smaller living spaces do demand 
that we need some well-planned common spaces. The central open space has a tot lot, a picnic pavilion for 
gatherings, and some parking spaces. Along the south side, you’ll see a little pie-shaped piece that’s a dog park. We 
also have a walking path made by the sidewalks that kind of circle the entire property. The sidewalk serves as the 
front door to the units facing Crenshaw and facing north and west and facing Ten Mile. They provide a nice, little 
walking path, kind of a little meandering walking path that goes around the entire property. As Troy mentioned, the 
rezone meets the Comprehensive Plan and the requirements for the plan as a high-density residential neighborhood. 
It mixes well with the other uses in the area. Our subdivision meets all the requirements of Kuna’s Code. All the 
common areas will have lush landscaping that really enhances those common areas. We had folks come to our 
neighborhood meeting and some are here tonight. We read all of the conditions of approval, and most of them are 
very standard. We agree with all of them. I really appreciate the staff, because this is a little different, being attached 
single-family homes. We respectfully ask that the Commission send our rezone and preliminary plat for a 
recommendation of approval. I will stand for questions. C/Gealy: You mentioned in your letter that you would 
welcome a condition to limit the number of homes to 57. Jane Suggs: Yes. That’s part of the rezone, often we don’t 
do development agreements on the R-20 zone. This is because if we rezone at R-20 and over four acres, the idea is 
that some people come in with 80 homes, right? We want to make sure that one of the conditions is that we will be 
limited to this particular plat. Most of the rezone conditions of approval do tie this to the particular plan. In this, we 
say we want R-20 because it meets the dimensional standards. We want to limit to 57. C/Gealy: There was a letter 
from the school district asking for a school bus stop. Jane Suggs: We were a little surprised about that. We do 
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understand that there will be kids living here, and there are kids going to Crimson Point. These kids will want to go 
to Crimson Point. They’ll live right down the street. They wanted a bus pick up. We don’t know if we can build a bus 
pick-up on someone else’s property. I think that was written without recognition that the Crenshaw location was 
actually not in our project. There will be a fence there. We will definitely be working with the school district to make 
sure that we provide adequate access and a place for the buses to pick up our kids. Last time I talked to Kuna, they 
like to pick up kids on busier streets, because it saves them money. Now it looks like, going into Crimson Point they 
can pick up some kids there too. We just need to work with them to figure out where the kids can stand. C/Gealy: 
Will you work with the City on establishing a bus stop, correct? Jane Suggs: Yes, a bus stop and anything else that 
they may need there. As far as building something, we don’t have permission to build on someone else’s land. I think 
that the school thought that the Crenshaw strip of land belonged to us. It does not. C/Young: I’ll go ahead and open 
up the public testimony at 6:28. Stephen Harris: Stephen Harris, 2255 North Ten Mile Road, Kuna, ID 83634. Good 
evening. In the late 80’s I worked for Del Monte. We harvested lima beans in the Treasure Valley and some right 
here in Kuna. Kuna was a small farming community at that time. Now, people like to raise houses instead of lima 
beans. Houses are a fair crop, I guess, except they are permanent not seasonal. Along with the housing comes more 
of everything. We get crowded schools, roads, and many other congested areas. It’s kind of like the cows that are 
squeezed into the dairy over on Deer Flat Road. The dairy is maybe the small-town attribute left in Kuna. If that dairy 
ever gets in financial trouble, I will be the first to donate to the cause and start a save the cows foundation. Back in 
2016, I encouraged my wife to help my daughter Ivy while she was recovering from an operation. Ivy, our son in law, 
John, and my wife, came with a scheme for us to move to Kuna. They found 5.3 acres on 2255 N Ten Mile Road next 
to this proposed project. We plan on living in Kuna until our grandchildren graduate high school. I moved to Kuna, 
sight unseen. I have to admit that I was disappointed in the overgrowth Kuna has experienced. I remember a small 
farming community in the 80’s. Fourplexes and houses have closed in on the 5.3 acres John and Ivy own. Having 
many big brother eyes, which shared walls looking down on us 24/7 with the awkward at best is what this project 
would present to us. I enjoyed helping out around the place, killing weeds, especially goat heads, irrigating and 
substitute feeding of the animals. I also enjoy riding my bicycle, fishing Indian Creek and the local pond. Plus, we 
have another daughter, Daphne, who lives up on Columbia, just off Ten Mile Road. I’m okay with a “Grapes of Wrath” 
setting, I can still harvest here. The way it is right now, I’m plenty okay with that. Speaking of grapes, it reminds me 
of a story. A duck walked into a bar and jumped up on the counter and asked, got any grapes? The bartender said 
no. The next day, the duck came back and asked, got any grapes? The same reply, no. On the third day, the bartender 
said, “If you come tomorrow asking the same question, I’m going to nail your feet to the bar top. The next day, the 
duck asked, have any nails? The bartender said no, then the duck asked, have any grapes? These townhouses are 
unprecedented in the Treasure Valley that I could find, putting 57 units on 4.11 acres, with shared walls between 
units. I ask if you’re asking us to swallow these sour grapes? We have no nails, but we do have votes. I want to end 
with First Corinthians 14:40 which says, something we can all live by: “But let all things be done properly and in a 
royally manner.” Thank you. Jonathan Durfee: Jonathan Durfee, 2255 North Ten Mile Road, Kuna, ID 83634. Mine is 
the property that borders the north and the west side of this proposed development. I am here tonight to oppose 
the development and rezoning of this property from C-1 to HDR. The development of this property will directly affect 
the current use of my property and create a large financial stressful burden upon my family. Already the proposed 
plan has caused me multiple days of stress and work rebuilding my barn to create more privacy for myself and my 
animal, because the proposed dwellings they want to build along my property line. Any development on these four 
acres will create multiple issues that will affect my property. The major concern I have is with the irrigation, watering 
system. Currently, my irrigation is on 3203 Ten Mile and I have to partially flood their property in order to irrigate 
my southeastern pasture. Major ditch pipe and engineering design will need to take place in order for me to maintain 
our watering abilities. That being said, the proposed development is downhill from my property and is at risk of 
flooding if something unforeseen was to happen during weekly irrigation. Whenever my family is irrigating our crops, 
we cannot be worried that we are giving flooding damage to neighboring houses. I definitely do not have the means 
or the ability to rebuild 600 feet of ditch line. I request that any developer coming in would address this issue to 
protect their property. My farm is home to a wide variety of animals who come with varying characteristics, including 
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loud noises, unpleasant habits, sexual behaviors, large messes, and the ability to attract flies and pests. There are 
currently 37 animals on my property, including alpacas, llamas, large livestock, dogs, wildcats, chickens, roosters, 
and cows. There are also 10 or more active beehives on my property whose natural flight pattern runs through the 
203 Ten Mile. With every dwelling that is built in 203 Ten Mile, the liability factor greatly increases. More people 
bringing this concern that my livestock could be injured has the negligence and curiosity of people. Animals don’t 
understand property lines, and they do not respect the noise ordinances. I am constantly repairing fences damaged 
by mischievous livestock. I have had multiple animals break through the fences and end up on 203 Ten Mile. Any 
developer of this property must concern themselves with the proper securing of the boundary. A waterproof berm 
and livestock proof wall would ensure that the future owners would be safe having children playing in common areas 
bordering my land. I suggest a two-to-four-foot berm and a six-foot concrete wall be built to properly ensure the 
safety of this property. I understand the restrictions that this property faces with Ada County Highway District and 
the rights-of-way, but I still think that Kuna would benefit much more from a commercial development being at this 
location. There are no storage facilities anywhere on Ten Mile Road for the existing property owners to keep vehicles. 
The traffic in this area is already difficult to deal with, and adding 57 units in such a small space is not going to help 
the situation. It’s only going to overcrowd schools, add more traffic with the limited services that Kuna can currently 
provide. If there were some way to allow a second entrance of this property onto Crenshaw, it would open more 
development options and help with traffic issues on Ten Mile Road. At this time, I do not think that the high-density 
residential matches Kuna’s identity, and jamming more people into our small town is not a solution. I think we need 
to create more opportunities for businesses to come and create jobs. It will stimulate population growth and allow 
the residents of Kuna to work and play where they are instead of having to commute somewhere else. Ivy Durfee: 
Ivy Durfee, 2255 N Ten Mile Road. Three years ago, my husband and I made a decision to buy a house on 5.35 acres 
in Kuna. Kuna has always been known for its small-town, country feel. We were excited to start this new adventure 
and enjoy the privacy of not having neighbors right up against our property. On April 23, 2019, we attended a 
neighborhood meeting. We were told about plans of a subdivision with 57 single-family attached homes to be built 
on the property next us. Their maps show that the plans of 15 homes would be against our property looking down 
on us like a fish in a glass bowl. I left the meeting frustrated, like our privacy was getting taken away and a great 
burden was placed on my shoulders. When they came up with this plan, they had no care or respect for us, the 
existing owners and our farm. We have 37 animals on our farm. Two of them are dogs. As guardian dogs, their job 
is to protect the animals and us from danger. This means that they bark. We have roosters who like to tell us good 
morning, we have alpacas and llamas who make a high pitch squeak sound when they are in danger. We have boxes 
of bees that pollenate and make delicious honey. We have two alfalfa grass-hay mix fields which are cut and bailed 
two to three times in the summer. That causes a stirring up of dirt and loud noises from the machinery being used. 
All that to say that we are requesting that as a requirement of the conditions of approval, that any buyers for these 
units must sign a clause stating that they understand that they are moving next to an active farm and will not 
complain or report us. We have accepted the fact that something will be built on that property next to us. I’m 
opposed to the high-density residential rezoning. The property would be better off zoned commercial. This would 
allow for a small residential development, commercial property which would bring revenue and opportunity for the 
residents of Kuna, so that more families with kids to put in our already overcrowded schools. This high-density design 
plan belongs in the downtown area and not near country farms. Thank you. Amy Harding: Amy Harding, 1852 West 
Crenshaw St. I’m not sure if there’s anybody else from the Crenshaw development. I just moved into Kuna back in 
April. I moved my children here thinking it’s a great place to live as there’s country here. We picked a home that has 
no property next to us, a drainage ditch and five acres behind us for a reason. To see those of things go away is kind 
of sad to me. We want to keep developing smaller not so high-density areas. Also, we took my children and moved 
them from Lake Hazel Elementary School to Crimson Point Elementary and crammed my children into the 
classrooms, because there’s already 36 children in each class that they were being put into. That was a challenge 
that brought challenges of not bringing enough attention to the children that are at the school district. That is a 
concern of mine, do we have enough teachers in schools to support putting 57 low-income, newer families with 
children into a school district. That’s a huge concern on mine. Education to my children is very important. I have a 
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master’s degree of my own and I expect the same of my children. It’s going to be difficult if they don’t get a proper 
education. I just had a kindergartener start two days ago and she came home frustrated. That just concerns me that 
this may continue if we have too high of a density. I’m also a leader in a business where we are looking to develop. 
It’s more medical oriented and I can see needs of that in Kuna. I would love to be able to see opportunities for other 
things that can provide more support to the current existing people here in Kuna. The other concern I had is that I 
did buy the end home right next to the flood area. To put in more low-income homes there, I am concerned about 
the values of the homes and is that going to be degraded if we have too many rental properties to limiting how many 
can be charged into rental properties would be something that I encourage. I was a first-time homebuyer at one 
point. It got me to where I’m at into Crenshaw, so I appreciate that and value that. Limiting how many rental 
properties there are if this were to go through. I would not encourage putting any more traffic onto Ten Mile Road. 
I go off Crenshaw, which is very difficult with the intersection so close by. Without lighting and traffic control, it’s 
very difficult to get out onto Ten Mile. I leave at 6:30 every morning and I have a line at stop signs. It’s very difficult 
to go from where I currently am right now to go to work. With construction, it takes me about 45 minutes to get to 
my current place of employment. Thank you for your time. Glenda Nelson: Glenda Nelson, 2082 N McClure Lane. 
My property is one of two that would physically touch bases with the property that we’re speaking of this evening. 
I’ve lived in the Boise area since 1976 and in Kuna since 2011. When my husband and I bought our property, it was 
still quite a rural feel in Kuna. I know the roots of Kuna are in agriculture. We moved to Kuna, because we liked that 
small-town feel. I’m here to adamantly oppose this development for a variety of reasons already mentioned. I want 
to focus on safety. The proposed property borders my property as well the neighbors who have already spoken. I 
believe that a large number of people including children on the border of small farm provides inherent risks. First 
off all, I have horses and goats. My horses are enticing to children. As an example, we have a privacy fence along the 
Crimson Point Subdivision. We’ve had multiple episodes of children climbing over the fence. We’ve had three panels 
of that fence pushed and broken into our property. One time it was in the winter, and the kids were sledding in their 
little water hatchments. They came in while we had the horses turned out in the snow. We found several children 
in there. We’ve had to call the police about broken fences. There are currently about two broken fence panels in the 
back of our pasture right now. The neighbor kids that we know, they’re not bad kids. They want to see the horses. 
They want to feed our animals in appropriate stuff like bananas. They come over to get their balls and throw them 
over the fence. About three days ago, my husband was on the trailer. He was cutting our hay field and two of the 
boys were in the hay field and popped up and scurried back over the fence. There are inherent risks, should my 
animals come in contact with them, even something that shouldn’t be fed. Kids should not be around large animals, 
that could be inherently hit, bitten, stepped on, pushed, etc. I have goats that we use to mow the border of the fence 
line. They’re pushy, they can knock kids over, and I think that we have six single-family homes on our fence line. Now 
we’re talking about putting 57? All of them have several stories, which will be the most enticing things for the kids. 
They can look directly into our lovely property. It’s already been mentioned that this is a draw for families to have 
this lovely open space to come and view. I feel like we are part of the fabric of Kuna. Those of us who live on farms, 
so even small ones, we have the right to enjoy our properties safely as well as newcomers to the community. I’m in 
agreement with those who spoke already. We need to understand that this property is going to be developed. 
Couldn’t we put something on it that would be more useful to the community? Thank you. Steven Nelson: Steven 
Nelson, 2082 N McClure Lane. I’m just going to echo some of the stuff that’s already been said, especially what John 
said. Two story units, picture windows looking right into his yard. I don’t think anybody here wants that. The fencing 
issues, I’ve had more than one. I’ve had to monkey with their vinyl fence in the cold, trying to get it to snap back 
together to keep your animals in them. If they’re going to put a vinyl fence around this and it get approved, I’d like 
to see it backed up with five-foot no climb at a minimum on our side of the fence so that when the kids do inevitably 
knock a panel out of it, the animals can’t walk through it. I am opposed to the rezoning. It’s been said that the traffic 
on Ten Mile is already horrible. I know that’s not your issue, it’s ACHD. We’re concerned about 57 units going right 
into that little space. Jane Suggs: I do appreciate the neighbors coming out. I like this part of the process. That’s what 
it’s all about, everybody having their say. Let’s see if I can address a few things, and I do recognize that just to the 
north and west of us are RUT zoned lands. Those are lands that are not in Kuna, they are still in Ada County. We 
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don’t know if they will ever be annexed into Kuna. They are in the area of impact, but I don’t want to propose or 
suppose that those would go into the City at any time. We do recognize that there is agricultural use. We agree that 
there should be some kind of notification. There is always a Right to Farm Act, it is an Idaho Statute. It is on every 
plat. Who reads their plat when they buy a piece of property? You do sign a lot of documents, and we do know that 
in other places that are similarly situated, they often have a document that you have to sign. It should be something 
that very clearly states that you are buying a piece of property that is adjacent to agricultural land. There are sounds, 
smells, activities that can happen and you are buying next to them and they were here first. The purpose of that 
document is to let people know what they’re buying next to, because the granite countertops always make you want 
to buy the house. Sometimes you forget what is next to the house. We agree that there should be a condition of 
approval that every purchase of a property there would have a special document that would allow the buyers to 
know that they’re buying next to active agricultural land. As far as the Comprehensive Plan, we do meet the 
comprehensive plan as a high residential area. I’ve been looking at commercial properties all over town, because 
with other developers, not necessarily in Kuna, access is the big issue. You really have to have wonderful access and 
vehicle access to make a commercial property work. This is not that property. We’re looking at something similar to 
this that is on State Street. With all that traffic, we can’t make the commercial property work. These are not what I 
would consider low income housing, this is not going to be a project of any kind other than a great neighborhood. 
These are very well designed and with your permission, I can show you a couple of pictures of what these look like. 
You’ll see this example of the product, which is being built now in Garden City. These are for-purchase, two-car 
garages with connected housing. I’m concerned about the fence, too. I think it’s because I’ve had some other projects 
where kids will be kids. If there is some way that we can put in some sort of fence with a chain-link fence that 
normally we don’t allow, but we put in a fence. Then we put a vinyl fence next to that, so that it actually can control 
the action behind that. Also, for John and Ivy, we will be piping in a big portion of that ditch that actually runs coming 
through the subject property. We know that the engineer’s been out there. There is a ditch that runs along the north 
property boundary and then cuts across. We’ll have to pipe that around our entire property, which would improve 
the flow. We think the irrigation of course, again another state statute that says we cannot interfere at any time 
with someone’s irrigation. If irrigation is not on, we will be doing that pipe work. When the irrigation is on, it’ll be 
great flow for him. It will move this flow around the property. Here is an example, this is not low-income housing, 
this is great design, great housing. Again, the smaller footprint makes it somewhat affordable as opposed to buying 
five acres or maybe even a Crimson Point home. A condition to work with the neighbors on the appropriate fencing 
and the City, so that we don’t have a problem with animals getting out through some sort of vinyl fence. We like 
that, we like the condition of actually in fact. We should propose to do some sort of document so that people know 
they’re buying next to active farm. I think that was most of what I heard from the neighbors. We do want to be a 
good neighbor, and we do think that this is an appropriate housing type in that location and in that mix. Again, if you 
want this type of housing, it needs to be on an arterial. Ten Mile is an arterial now that connects. I can stand for 
other questions or clarify things. If you remember this from approval back in April, through the design review, this 
is a condition of approval to come in with a plat and a recommendation for the rezone to meet the comprehensive 
plan. We very respectfully ask for your approval to move this up to City Council. C/Young: We’ll close the public 
testimony at 6:57. This brings up our discussion. As far as the rezone itself from commercial to residential, looking 
at what’s just south of this, the 20 or so fourplexes south of this, I think this model would be a welcomed change. 
There are other developments that I’ve seen like this in the valley. The additional parking and clearances for those 
look good. As far as the plat goes, it’s a welcomed change to the fourplexes we’ve been seeing enter the City. 
C/Laraway: It inevitably starts to get east meeting west when we start doing stuff like this. The developer has the 
right to develop the property and the right to build within the zoning that we are requiring in our Comp Plan. Some 
of the concerns from the citizens are right on, but the agricultural noise, nobody can sign a noise complaint against 
an agricultural noise. The traffic, my specialty, ACHD approved this. I don’t have the wisdom to override what they’re 
thinking when they do this stuff. I do state my concern about the private roads, because the number one complaint 
from citizens is traffic. Law enforcement cannot enforce speed limits within private property. So, these cars are going 
to rolling down this road, homeowners are just going to have to contact the HOA. I did have an issue with the private 
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road scenario, but it seems to be going down this road. It’s not a big proponent of the R-20, of course that’s based 
on history. As we’ve learned, our hands are tied sometimes. I love the idea of chain-link fencing if they approve it or 
if it’s a condition, that will keep people safe but I don’t think it will keep the kids off the property. No trespassing 
signs help. There’s a lot of small things that are going to be irritating for the neighbors, but Kuna’s growing, there’s 
more stuff coming in, I’m with you I love the small atmosphere here. I’ll die with the belief that this is a great little 
town, but it will have its hiccups and its growth. Developers will buy the land, and they have the right to develop it. 
I can’t stop that. City Council can, but I cannot. I have to go by the Code and by the book, with my heartfelt concern 
for you. C/Gealy: We really do appreciate people coming out and sharing their concerns as Kuna grows. We are all 
concerned as Kuna grows, we are concerned about the schools, and schools need to continue to serve the children. 
We’re all concerned about the traffic and ACHD, and building the roads that we need to have for the traffic as it 
grows. As Commissioner Laraway said, we have private property rights. People who buy property has a right to 
develop it. It’s in the code, in the ordinances established in each community. I think our staff does a great job working 
with developers to make sure that when we have a proposal come before us, it meets the code required. I think this 
brings a different kind of housing product to our community. I like that there is ownership available for a small 
development. I especially appreciate the open space that’s made available to the future residents of this community. 
I appreciate that there is access from this property to Ten Mile that limits the number of options that are there for 
development. I hear the neighbors concerns that irrigation and planning the property to the south, but to me it 
sounds like the developer is willing to work with the neighbors to mitigate those concerns with respect to irrigation 
and fencing. Which additional conditions will we include? C/Young: I think that certainly working with staff and the 
neighbors for the fencing along the agricultural properties is definitely one. Working with the district or location for 
the bus shelter as requested by the school district. C/Gealy: There was a condition to limit the number of houses to 
57. There was a condition to work with staff and the neighbors on fencing and irrigation. C/Young: We can make 
two separate conditions out of that. Even without conditioning irrigation, that has to happen, but we can make that 
a condition that way. C/Gealy: The applicant wanted to prepare a document regarding the sale of the property. 
C/Laraway: Regarding the south entrance, it says emergency entrance. It is that open for the public or everybody? 
On the actual picture to the bottom, that’s removed. I don’t know if that will be an open access. Jane Suggs: It is for 
emergencies only, it will have bollards that will be knocked down or removed when emergency vehicles go through. 
It will not be open for anybody else to use. You can walk through and walk out.  

 
Commissioner Gealy motions to recommend approval of Case Nos. 19-05-S and 19-03-ZC with the conditions as 
outlined in the staff report; With an additional condition that the applicant work with staff and the neighbors 
regarding fencing along the boundaries of the proposed subdivision; An additional condition that the applicant work 
with staff and the neighbors regarding irrigation issues; An additional condition that the applicant work with the 
Kuna School District about providing a bus shelter based on the number of homes within the subdivision (57); An 
additional condition that the applicant work with staff to provide a document regarding notifying future purchasers 
that are buying adjacent to the project; Commissioner Laraway seconds, all aye and motion carried 2-0. 

 
19-08-AN (Annexation), 19-04-S (Preliminary Plat), 19-19-DR (Design Review) – Indian Creek at Crimson Point 
Subdivision; ACME, LLC requests to annex approximately 8.68 acres located west of Ten Mile Road and south of 
Hubbard Road with an R-8 (Medium Density Residential) zone; and to subdivide approximately 8.68 acres into 39 
total lots, (33 buildable single-family lots, and six common lots). A Design Review application proceeded this 
application. The subject site is located at 3001 West Ardell Road, Kuna, ID 83634, within Section 15, Township 2 
North, Range 1 West; (APN# S1315325550).   
 
Troy Behunin: Good evening again, Commissioners, Troy Behunin, Planner III. The application before you tonight for 
is Indian Creek at Crimson Point Subdivision. Staff is willing to present tonight even though there was no final staff 
report from ACHD. I received that report just late afternoon yesterday, and I have copies to pass to you tonight. Then 
you can let me know if we weren’t receipted, or if you would like to postpone so you can take time to read the 
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report. It really only has about nine pages of substance to it. Let the record show that this is going to be Exhibit B-2. 
Additionally, the Kuna School District did issue comments for the project. However, they misspoke when they put 
Hubbard Road as the proposed bus stop. As you’re probably aware, that’s nearly one half-mile north of this project. 
Late this afternoon, I also received an updated comments sheet from the Kuna School District. I’ll pass that out as 
well. That’s going to replace Exhibit B-8. It’s up to the Commission which direction you would like to take. Why don’t 
I go ahead through the staff analysis, and then you can render a decision on what you would like to do. All of the 
noticing procedures have been met for tonight’s hearing. The site has been posted, it’s in the newspaper and letters 
were sent out. The applicant is seeking annexation of approximately 8.68 acres from Ada County into the City of 
Kuna. They are seeking an R-8 designation. R-8 is within the medium density designation. The Future Land Use Map 
indicates that the property should be medium density residential. They are looking to put 33 homes on the property 
with six additional common. The net density, which is everything minus the streets would be 5.61 dwelling units per 
acre. Staff finds that this is in concert with the Future Land Use Map and they are connecting to existing stub streets 
to the south which is Thistle Drive, and they are continuing that connection through their subdivision and they will 
punch out to the north for another subdivision that will be coming before the City Council. That was already an 
approved subdivision from years ago. To meet all of our standards for connectivity and providing stub streets for 
future development, which is a very big deal for the City. For all of the reasons listed in the ACHD staff report, there’s 
a lot of benefits for connecting to existing roads. Staff does back up all of those reasons from the ACHD staff report. 
We have worked very closely with the applicant to bring this project before you. They meet all of the Future Land 
Use Map goals. They meet all of the Comprehensive Plan goals and they are also providing a significant amount of 
open space and recreation in addition to providing a pathway that will continue on along Indian Creek. They will 
work with the Parks Department to dedicate that to the City. The Design Review App comes with the preliminary 
plat, and staff has found that it does comply with 5-17. I will stand for any questions you might have. C/Young: For 
the staff report from ACHD, shall we take a 5 to 7-minute recess to review that? C/Gealy: Yes, I would like to have 
time to review that. C/Laraway: I just have one clarification question. It talks about Ardell going through the 
subdivision and have a line through Navy Street to the subdivision that way? Troy Behunin: That’s correct, Ardell 
Road will not be extended in the future due to the shear cost of going over the creek and the railroad tracks. There’s 
just nothing to justify that at this point in time. Staff does support that Ardell ends where it is basically right about 
now with some kind of ending treatment, so that it looks better than it does now. It actually stands out as a dead 
end. However, it will funnel traffic south and north with the new subdivision. It was a difficult decision for ACHD I’m 
sure and also for the City, but there are better alternatives like Hubbard Road and other east-west connections. The 
separation between the railroad track and creek is a significant difference. You wouldn’t have time to go up and 
over, down and back up. C/Gealy: I have a question regarding the pathways and open space. As I understand, most 
of the open space will be there on the west end, including across Indian Creek. Troy Behunin: Yes, both sides of 
Indian Creek and Indian Creek itself. C/Gealy: On the pathways map, though, it looks like there’s a planned pathway 
across the entire northern part of the property. Troy Behunin: There is something, but again that’s a general location. 
We can work with the developer for the northern piece. C/Gealy: Is it your intention to work with the developer to 
extend that pathway across the northern boundary? Troy Behunin: We will do whatever this body recommends that 
we do. C/Young: Along the lines of the pathway, the applicant’s letter indicates property to the west that the City 
owns. Does the City also own property south, and is there separation? Troy Behunin: The parcel will actually touch. 
I believe that the piece it does touch that the City does own is a 29-acre parcel. C/Young: As far as the pathway for 
the applicant, with the creek going through there, are there easements from the back parcel line for housing units 
and the creek as far as the irrigation district or anything? Troy Behunin: I’m not aware of anything with the irrigation 
district, but at the back property line of the houses along Indian Creek or the lots in Crimson Point No. 6, where their 
fence line ends, that’s where the City property begins. That would be a Parks and Recreation project, but they’ll 
figure out how that will work. C/Young: It’s just kind of an odd parcel having the canal running through both sides 
of it. At the same time, saying here’s all this open space, but how much is really usable out of it? Troy Behunin: It is 
a challenging piece, because it’s only about 6.5 acres on the development side of the creek. The other 2.5 acres does 
touch City property as well. Crimson Point is in the exact scenario that this is in, it’s just a larger piece. That’s lot 39 
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for Crimson Point, and the bulk of that property is actually on the other side of the creek. There is a footbridge just 
off of Thistle not too far from Cerulean. I don’t think it’s necessarily from this applicant, but where Ardell terminates 
on the northeast corner of the property, currently it shows that there’s existing landscaping there, but there isn’t. 
There’s a fence that separates the last residential parcel on Crimson Point No. 4. It’s not landscaped. Going back to 
an issue several years ago, un-landscaped HOA land. The City is willing to work with everybody involved to make 
sure that takes place. I have no answers as to why that was never landscaped. Without looking at property lines and 
right-of-way, I suspect that most of the area you’re actually inquiring about is actually ACHD public right-of-way.  

 
Commissioner Gealy motions to take a recess to have the time to review the ACHD report; Commissioner Laraway 
seconds, all aye and motion carried 2-0. 

 
C/Young: We’ll officially come back to order at 7:34. Troy Behunin: In a phone conversation with Josh earlier today, 
he did indicate that they did receive, read, and accepted all of the ACHD conditions. C/Gealy: With respect to the 
pathway, ACHD has decided that they will not continue Ardell Road. Do I understand that ACHD does have a right-
of-way that’s not sufficient to extend the road? Troy Behunin: I believe that there is no Ardell right-of-way already 
existing on this property at all. It may touch the very northeast corner of this property but that’s where it ends. It 
even stretches that far. Ardell does not continue. C/Gealy: Not even as a right of way? Troy Behunin: Not even as a 
dedication. ACHD reached that tough decision to not continue Ardell. Staff supports that, because of the shear cost 
and there’s better alternatives. C/Gealy: My question is, if there is an existing right-of-way, can we put a pathway 
on it? Troy Behunin: There’s a very big difference between public easement. Rights-of-way indicate that ACHD owns 
it. They maintain it and they expect certain things and certain provisions that they have to follow as the stewards of 
the right-of-way and Ada County. The pathways don’t reach that. C/Young: There is no easement at this point. Troy 
Behunin: My maps don’t show anything like that. C/Laraway: There is no imminent domain or something like that? 
Troy Behunin: The ACHD staff report says that they’re not taking that position. In the event that right-of-way exists 
in the ACHD staff report, the existing right-of-way would have obliterated this site. Josh Beach: I’m Josh Beach, I 
work for Konger group, 4824 West Fairview Avenue in Boise. This is a 33-lot residential subdivision, R-6 common 
lots. We’re not connecting to Ardell. If you look at the staff report for the highway district, there technically is right-
of-way that touches the property, but it is not wide enough for a street section. It is a little more than half. There’s 
enough room for an emergency access, which we will be providing until such time. As the road continues further 
north, if you have more than 30 blocks in any subdivision, you have to provide a secondary access, so we’ll be doing 
that where Ardell touches the property. Lot 16 I believe shows an emergency access. One of the conditions from the 
Highway District is that there would be bollards there so that vehicles can’t drive through there. Obviously, we’re 
planning on putting a single-family there. I’m not sure how ACHD is going to clean that up long term. I’d like to thank 
Troy and Planning staff for the assistance and information they’ve given us through this process. We are in 
agreement with the staff report from the City. As far as the staff report from ACHD goes, we are currently showing 
a little bit narrower of a right-of-way section. We’ll discuss that with them, but I don’t see any big issues there. We’ve 
been working with staff and the highway district, public works and planning for several months, trying to get this 
ordinance to go. We are sandwiched between Crimson Point on the south and east side of our project and then the 
Arroyo Indio project just to the north of us is coming in to get their final plat approved. The reason you’re getting 
the staff report later than you normally would have is because Dawn, one of the planners at ACHD, had the staff 
report written several weeks ago, but we are showing our stub street to their property not quite in alignment the 
way it needed to get lined up. We’re close, and we’ll get the engineer to get that to where it needs to be. We’re in 
front of you asking for an approval this evening for this 33-lot subdivision with six common lots. We are providing 
an asphalt pathway from Thistle out the east side of Indian Creek and we’ll be building a pathway section from the 
north side of the property to the south side of the property as required from the master plan as recommended by 
staff. With that, I’ll stand for any questions you might have.  C/Gealy: On the ACHD staff report, on the site-specific 
conditions of approval, they say terminate Ardell Road in a cul-de-sac turnaround and amend the turning radius at 
45 feet. Josh Beach: They’re referring to our Ardell, the one that we’re going to construct as a cul-de-sac, absolutely. 
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With respect to a pathway on the northern piece of property, it shows up on the master pathways plan. Would you 
be willing to work with our Parks and Rec Department regarding a pathway along the northern edge of the property? 
You’d be looking for a pathway from the east side of the property out to Indian Creek, that entire plank, the far 
northern boundary, correct? C/Gealy: Basically, it would connect to Ardell. Josh Beach: That would be a surprise to 
us, because nothing came up in discussions with the City in terms of providing a pathway along there. I know that 
there was discussion from them to build a pathway on the east side of the creek, but not along the northern 
boundary. C/Gealy: Is there any connection from your subdivision to the pathway on the western side of the creek. 
Is there any way for the people living here to get to the pathway? Other people could walk in for access to walk to 
the creek, correct? Josh Beach: Yes. C/Gealy: Are you willing to work with the school regarding the bus stop? Josh 
Beach: We will work with the school district to see what they’re looking for. I will see what they’re looking for based 
on the incorrect letter that we got previous to that. We won’t be building a bus route for them, because we don’t 
have any property offsite to be able to do that. We can get in touch with them and work with the school district on 
coming to some understanding of what they’re looking for. C/Gealy: I did not understand the conversation about 
landscaping and common lots. Josh Beach: We own a section of property on the west side of Indian Creek, is that 
what you’re referring to in terms of landscaping? C/Gealy: Would that be left undeveloped? Josh Beach: At this 
point, yes. We have been in some discussions at least initially with the City as to whether the parks department 
would want to do something and partner with us in making that a larger part of open space. As Troy mentioned, the 
City owns property on that west side. We have no plans for that right now, and it’s not to say that we couldn’t do 
something in the future with the City. C/Young: I’ll open the public testimony at 7:45. Holly Murray: Holly Murray, 
2327 Rubine Lane. I am one of the houses on the east that backs up to the new development. I actually submitted a 
safety concern. We will have a shared driveway in our backyard. I am curious to see what they are planning to do 
there. I did see that there is a 10-foot easement on our back fence. We still don’t feel faith, so we want to make sure 
that barriers or something will be placed to prevent someone from getting into our backyard. We’re going to be 
responsible for our back fence since our HOA isn’t responsible. If something can be put there, we’d appreciate it. 
C/Young: Are you referring to the shared driveway on the east side or the one that runs going northbound? Troy 
Behunin: Actually, she lives off of Rubine Lane, which is to the east. She is one of the first two or three houses south 
of Ardell. There is an emergency only access on the far east cul-de-sac, as soon as there is a secondary access through 
another one, that EMS will go away. This will not be a permanent access. Holly Murray: There is an actual shared 
driveway with four homes, and this is our backyard. We’re neutral, because we know that new development 
happens. We would love to oppose it, but that sums it up for me. We appreciate you making the effort to keep us 
safe. Steven Alpha: Steven Alpha, I live at 2247 North Rubine Lane, when I moved to my home five years ago, there 
was no Navy Street. There was no Crimson Point No. 6. Now there’s a high volume that uses Navy Street to come to 
Rubine to get to Ardell to get to Crenshaw to the school or to leave our subdivision. There’s a lot of traffic trying to 
get out onto Ten Mile Road off of Ardell now already. If this project is approved, there will be an additional 
approximately 60 to 80 more cars twice a day coming from Thistle to Navy to Rubine to Ardell until this other project 
is approved down the road. I have seven grandchildren and when they’re not at my home, we have at least double 
the number of neighborhood kids. People speed down Rubine now. If you start adding that much more traffic, 
turning the corners, you have young people that are doing that at high rates of speed that creates a hassle for the 
children. It’s a hindrance. I’m opposed to this project, because the volume of traffic will just continue to increase. A 
lot of the people that are adding into the sections of Crimson Point No. 6 are all coming down those back streets. 
They’ve got Navy to Rubine to Ardell. Very few people are going out the back side of the subdivision, because that 
road is horrible. That corner there is horrible. Anyway, that’s the reason for my opposition to this project. The extra 
volume of traffic on Navy Street would be a major hindrance to the homeowners with all these young children there 
in that area right there. Of the four houses across there, each one has children. The houses on the corner of Rubine 
and Mahone have children. It’s just impacting the volume of people that will be turned up and down that street. 
Thank you. Jeff Carter: Jeff Carter, 3002 West Navy Street. My home backs up to this project. I’m the third house 
from the west end of Main Street. I just want to put it out there that I’m really tired of builders giving plans that are 
packing houses. Nobody is really responsible for making our community grow. I would like to know that developers 
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and builders have some responsibility, some impact fee that will help with our public schools. Right now, it seems 
like once we solve a problem with our public schools, we are already overcrowding what we can do with the limits 
and bonds that we have to improve. We have to improve new schools, step inside. We see a constant perpetual 
restructuring of school zones and trying to figure out bus schedules. This community needs its space, and the space 
it has is already tightened in the neighborhoods will impact traffic and some home value. Forget about the fact that 
this is 8.5 square acres that we’re looking at. We’re only talking about developing 6.5 acres of usable when you do 
the math, what’s an acceptable space? Is it R-20, R-12, R-8? Redo the math and think about what we’re actually 
putting on 6.5 acres. That two acres will not even be used. As it was mentioned, I live on Navy Street and when you 
count the number of homes that are on that street alone, the traffic will have to reroute and construction that has 
to go there before that. It is going to increase the traffic over three times on my street. I live in a single-level home 
and I will soon see two-story homes behind my house. These lots are so narrow, they’re narrower than they are tall. 
I am going to end up with three new backyard neighbors to my one piece of property. It is not the Idaho dream to 
own a little piece of land. We all want some space. The east-to-west fence are going to end up with homes that have 
to share driveways, that was pointed out. There’s no access to Ardell, take out the bollards and put a street through 
there. It doesn’t have to have 33 homes on it. That’s just what the developer wants, because it’s a money-maker. 
We shouldn’t be building homes based on the developer’s mentality of if you build it, they will come. If I can just say 
one more thing, please consider building more commercial establishments, businesses, bring jobs to Kuna before 
we bring more homes and more population. Scott Scally: Scott Scally, 2270 North Rubine Lane. I am the house on 
the corner of Rubine and Mariben Drive. My opposition to the project is to the Ardell Road not going into that 
subdivision. As you can see, there are at least four intersections once you get into our subdivision there. There are 
at least 15 to 20 kids, age 14 and below. 99 percent of them are all friends, they’ve all grown up together. They 
literally play all the time, there’s balls that run into the street. There’s bicyclists and vehicles will come up Ardell 
Road at a high rate of speed. They already do. They will then continue down these roadways and create a significant 
hazard to our resident. I understand that ACHD said they think it’s the right thing to do, because they don’t want to 
punch through. I don’t think anyone ever expected them to punch through Indian Creek. I don’t understand, I guess 
it is because they don’t live there, why we can’t extend Ardell into the subdivision. We’ll have an additional 70 
vehicles twice a day driving through this area. I understand that it’s going be docked to another subdivision. That 
subdivision will cut out half a mile to the north and I guarantee you the people in the subdivision to the north of that 
are just on the border are not going to go to Hubbard to go out. They’re going to come out through that subdivision 
into our subdivision. I’m probably not saying what I need to say, but the traffic safety is a very significant factor for 
me. This drainage ditch here off of Ardell and Rubine is a very common snow sledding area for the entire subdivision. 
Anytime there’s a snow there, a snow day could have 50 to 100 kids that come all the way from over there. Adding 
that traffic, I would ask how to figure out how to get Ardell Road to punch into that subdivision so that there would 
be a safer access to that. I am on the HOA board, I’m not speaking on behalf of the board, because I don’t think I can 
do that. I don’t know if this is the right person to ask, but I do have a question about which HOA would be involved 
with this road. C/Young: I’m sure the applicant can answer that for you, and as a Commissioner for the City, we don’t 
create or manage HOAs, it’s a civil matter so that’s not something we handle. Scott Scally: I was asking so that we 
could get the information to go back to people who are looking to annex into ours. Jason Kotter: Jason Kotter, 2240 
North Glacier Blue Road. I echo the same concern as my other neighbors, I’m not opposed to the development 
because that’s one thing that we cannot prevent. I would like to ask that we have a good safe means of getting those 
people to their home without impacting our neighborhood. Thank goodness I don’t live directly on Navy, but I live 
close enough that I’m concerned about the safety of my children and their friends that play in that area. Also, I’m 
concerned about the number of homes, 33 homes will add maybe 70 extra cars not counting the teenage drivers 
that live in those homes too. All speeds are extremely excessive already. Maybe with the floating traffic and 
construction and the people that live amongst the neighborhood. I’m concerned about the smaller homes, usually 
smaller homes yield rentals. Usually rental people don’t care about the neighborhood as much as owners would. 
Also, what is the plan for the future growth? I know the developer mentioned that they don’t own the land north of 
that. I’m assuming whoever does is planning making a better exit for those 33 homes as Mr. Scally mentioned most 
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likely they will just continue up Navy. This could be a permanent burden for the neighbors that live in there. Tara 
Martinez: I live at 1971 North Maroon Ave. I don’t even think this project should be considered until another road 
is made for this community. Ardell is a pretty busy road. Coming into our community by several streets to get to a 
completely separate community by a different developer is only fair to the people that already lived in that 
community. The traffic is already not great between Ardell and Ten Mile. If you go out Ardell to get to Ten Mile, you 
already have for several cars in the morning. Adding more cars to that area is not going to benefit this community at 
all. There are a lot of kids in this neighborhood, having more kids playing in that area while more cars are coming up 
and down the hill. We already have another community within Crimson Point, and it has not been a great relationship 
that I am aware of. Building another community inside of our community just creates more tension within the 
community, because we have all these different HOAs. There are all these different rules they’re trying to get 
everyone to abide by. Crimson Point Elementary is already a very packed school, and they just approved around 50 
homes. I’m not sure where those kids are going to go. I definitely don’t know where these kids are going to go. All 
of that together, I just don’t think this is very good project. Thank you. Kevin Johnson: Kevin Johnson, 2958 West 
Navy Street, I’m the fifth house from the west. The concerns I have is the traffic and safety. I have two little children, 
one just turned three next week, one is six months old. There are two kids on our right and four kids on our left. 
There are several across the street as well. They get to play on the sidewalk, they go to each other’s house. Now 
adding 33 homes and six common lots will add at least 70 more vehicles coming through. There are no speed bumps, 
no way to mitigate the speed to protect the children. I can’t be there all the time to protect the kids. It falls on us to 
protect these children. The other thing that I think several of you have also mentioned, I don’t think anyone planned 
on having Ardell cross over Indian Creek and go over the tracks to Black Cat. Rather, they were just looking to have 
a secondary access through Ardell just into the community and terminate wherever it’s feasible. This could relieve 
some pressure off of the already crowded adjusted streets for the children as well. The only other concern I have is 
about these other new homes, the 57 homes from the previous case. Then approving these 33 additional homes. 
For the new homes, that’s the concern we have. What’s going to protect our children? Josh Beach: Josh Beach, 4824 
W Fairview Avenue. To go through the list of comments from the neighbors, I heard a discussion about safety and 
making sure that children are safe playing outside. I am sensitive to that, because I have a seven-year-old and a four-
year-old myself. I make sure they’re safe when they’re on the sidewalk. There will be an increase in traffic in the 
neighborhood. That’s just the way that works when you have a residential subdivision. Traffic does increase. We rely 
on the highway district to give us the information as far as whether or not the existing roads have met capacity. If 
you look at the ACHD staff report, all of the information provided shows that all of the roads are well within the 
capacity range to handle the trips that the subdivision will be providing or the vehicles that will be passing through 
the subdivision. I understand the concerns, I don’t live in the area so I’m not sure if there of lots of folks speeding 
down Ardell. I know that the Kuna Police Department would definitely be the ones to handle those types of concerns, 
There was some discussion about the size of the lots. My perspective is a little different than most of the folks in 
Kuna, I didn’t grow up in the country. The smallest lot we have in the subdivision is 6300 square feet, which could 
be seen as small depending on your perspective. The largest is about 9400 square feet. The minimum lot width is 
one lot, and it’s about 47 feet. These lots are generally about 50 feet wide and some 120-130 feet deep. The building 
area is about 4,000 square feet including the setbacks in the rear, front and the sides. You can fit a fairly decent-
sized house in there. That’s not to say that these homes will all be two-story, but some of them will be, some will be 
single-story. I have a builder picked out, so I don’t know exactly what is going to be his style. Generally, those are 
between 1,800 to 2,600 square feet in size. The next one was a discussion about uncontrolled intersections. ACHD 
will review the traffic studies and determine whether or not traffic control is needed. Whether that be a stop sign, 
street light, that’s on their per view. We’ve moved onto the next step, pulling from one of the residents, Ardell Road 
does have about 20 feet of right-of-way. The highway district requires 50 feet in order to build what they call a 
complete road section. The asphalt, curb, gutter, and sidewalk are about 28 feet, so even if we wanted to build a 
road coming from Ardell, it’s just not possible. We don’t own that property. There isn’t enough right-of-way already 
dedicated there to make that work. The appetite from ACHD isn’t there either. Regarding HOAs, we will have our 
own HOA, so we’re not asking Crimson Point to include this property into their existing HOA. C/Young: Regarding 
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the future development to the north, that’s nothing that you can really speak to, because it’s not your development. 
Josh Beach: We don’t know much about it, but we have worked a little bit with that developer in aligning our stub 
street with his to make sure it lines up. Other than that, I don’t know what his timing is for construction or anything 
like that. C/Young: I’ll close the public testimony at 8:15. We will now have our discussion. C/Gealy: I am concerned 
about the lot size and the open space. I appreciate that there is a significant amount of open space along the creek 
and across the creek, but it seems that there’s a higher density of actual housing in the development part than 
warranted given the existing neighborhood and the location. You can sometimes make an argument that it’s closer 
to a collector, it’s on a busy street, it’s closer to downtown. There may be a need for mitigating circumstances to 
argue in favor of a higher density. I don’t see that in this location. I don’t really understand why it’s not an R-3 or R-
4 in the surrounding area. I do appreciate the significant open space that’s being provided. I agree with the 
neighbors, I don’t understand why there’s not additional access to this development from Ardell. If there’s space for 
a 45-foot cul-de-sac, I don’t understand why there’s not space for an extension. Those are my concerns. C/Laraway: 
The ACHD report says that Ardell Road will not be required to be extended. In other words, it could be. I understand 
that it’s a 45-foot turnaround, I just think the configuration of this, forcing everybody out and back around through 
the neighborhood when you’re 50 feet from Ardell, doesn’t make sense. Why not use Ardell? ACHD has the bigger 
stick so I get it, but we’re left with these homes shuffling this traffic down onto Navy Street and I feel for the 
neighbors. Chances are that when Navy Street was being built, the neighbors were thinking that traffic is going to 
be a problem. It’s a perpetuating thing to me, I didn’t go to college for that stuff. Regarding the free space across 
the creek, I understand that we’re offering this great travel experience. I realize people can go down the road to the 
creek and cross it with a foot path, but kids are going to be kids. They’re going to try to cross the creek. That’s not 
the best open space in my opinion. Those are my two biggest concerns, and I don’t know how to fix it. I realize the 
developer is trying to do the best they can with what they’re dealt, but it just doesn’t make sense. Josh Beach: Josh 
Beach, 4824 West Fairview Avenue. C/Young: With respect to connection to Ardell, in lieu of the cul-de-sac, has 
there been thought to putting in some angled connection to hit Ardell at the northeast corner to give more ebb and 
flow for both ends of the subdivision. No, specifically because in discussions that we had with the highway district, 
they don’t want to have that road go through. C/Young: I misspoke, not to extend Ardell, but to have one of your 
new streets connect to Ardell at the northeast corner where it exists currently. Josh Beach: You’re saying not 
connected, correct? C/Young: I’m saying, how much effort has been put to extending your new section of Ardell 
instead of a cul-de-sac on the east corner or east end of the subdivision to the northeast corner to connect to Ardell? 
I’m not saying extending the one on the north property line, I’m saying drop down into your subdivision. Josh Beach: 
You’re asking if we have made any effort to connect our Ardell with the existing Ardell at the northeast corner of 
our property. C/Young: Correct. Josh Beach: No, we haven’t. The initial discussion with both the City and the highway 
district is that they don’t want it to connect, so we didn’t push to connect. If it meets the ordinances and 
requirements of the highway district without connecting to Ardell, then there’s no space. It’s not that we wouldn’t 
if we were required to, but specifically the staff report from the highway district says to terminate Ardell Road in a 
cul-de-sac. There’s no space for it. If you look at the property in Crimson Point that is not quite on the northeast 
corner, but just south of that common lot that’s there, that is in conjunction with some large irrigation facility that 
is on the northern property. We don’t control that property or the common lot that’s there that we would need to 
facilitate the space required to connect. C/Laraway: You’re saying ACHD says no, but the report says may not be 
required. Josh Beach: The actual condition of approval says to terminate Ardell Road in a cul-de-sac turnaround. 
C/Laraway: Technically you are extending it, so my point is that instead of that cul-de-sac at the end, you could get 
rid of one street at the very west end. That way, you could move it to that other end, so you’re not really losing a 
lot. Josh Beach: Are you talking about Thistle? C/Laraway: Yes, to eliminate that street, that entrance, couldn’t you 
just move it down here and have access to Ardell? Josh Beach: Where there is a stub street, which there is at Thistle, 
the highway district requires us to connect to that. We don’t have a choice. When there’s a stub street to the 
property, we have to connect to it. C/Laraway: The access that goes from your Ardell north to that unknown 
subdivision they haven’t developed yet, they require that too? Josh Beach: They require us to connect to adjacent 
parcels, absolutely. C/Laraway: They won’t let you connect at the end of the cul-de-sac, though? Josh Beach: They 
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won’t. Are you talking about the far eastern property line? C/Laraway: If ACHD is requiring you to have that entrance 
that goes to the north in the middle of your Ardell, why couldn’t you move it down to the eastern end, still have 
access to that new subdivision when it comes in, and still have access to Ardell? Josh Beach: Sure, and maybe Troy 
can discuss a little bit more too, there’s been some interesting happenings with the Arroyo Indio Subdivision to the 
north. I know they own a weird piece of property. I can show you on my computer, but I don’t know if that’s kosher. 
We’ve got the information here for their subdivision, which shows that they own a piece of property that will come 
from Ardell and go north to touch their eastern boundary in place of an Ardell. The highway district is already in 
process to make something like that happen. The whole plan is to not connect our Ardell and have our stub street 
head to the north, then have another stub street kind of on the southeast corner of that property that will then 
come down to Ardell. That’s part of the plan right now, I’m not sure why other than there’s not enough right of way, 
there’s not enough space right now between the common lot and the irrigation facility. There’s not enough right of 
way dedicated in order to facilitate a public street right there. Even if we push our stub street over to the side, that 
boundary, the highway district doesn’t want Ardell to be there. I have not been per view to those discussions as to 
why, other than that they don’t Ardell to go over the bridge and railroad tracks. C/Laraway: In understand that the 
way they’re making it sound is, if you don’t do it this way, you’re landlocked? Josh Beach: If we don’t connect to 
Thistle? C/Laraway: If you do it the way you have it developed, right here, hypothetically you’re landlocked. There’s 
no access to your development, correct? Josh Beach: Except for from Thistle, correct. C/Young: I’m kind of with you, 
John, I see ten pounds of stuff in a five-pound space. As far as R-8 districts go, the thought is there. If we have to go 
to shared driveways to make your subdivision work, then it needs to reworked. It’s not part of a planned use 
development or something. I’m not necessarily against R-8, but I think that the configuration that I see here is too 
dense, and you’re trying to squeeze too much into the property and too much into the shared driveway. I think the 
biggest thing is trying to squeeze those additional lots with shared driveways. It’s too dense for where it is and what’s 
going on. If you happen to get the shared driveways, and you’re not in a planned use development, to me you’re 
just trying too hard. I understand making money, but at the same time I think it will cause too much congestion. 
C/Gealy: The annexation application is to annex with the R-8 zoning. C/Young: I could ask the applicant if as far as 
the annexation goes, would they be willing to come in under a less dense zone? Josh Beach: Josh Beach, 4824 West 
Fairview Avenue. We’re not 100 percent committed to the R-8 zoning district as was mentioned, it’s more for the 
lot sizes and setback requirements. As you talking about that and discussing that, I pulled up the requirements again 
for what we’re looking for as far as frontage requirements and understanding that when we initially spoke with staff, 
they were a little flexible on those types of things. We encourage creativity in the design of its subdivisions, so and 
as was mentioned, there’s several other zoning designations that are in the area. I think that we could fit in another 
zoning designation, but that doesn’t necessarily change what the density would be. It would just be the zoning 
designation that we’re calling ourselves. I guess that goes both ways, right. Technically, right now we have the 
majority of our lots at 50 feet wide. That meets the R-6 standards as well. It would not meet the R-4 standards, those 
are at 66 feet. Our smallest is about 47, which would still meet the R-6 standards as far as frontage goes, so if the 
Commission wants to recommend that we go for R-6 and comply with those standards, I don’t see a huge issue with 
that. Again, I’m not sure what we’re trying to achieve by doing that. C/Young: I’m trying to find a way to allow these 
to develop, but for me, without shared driveways, it’s an issue. There are other avenues for shared driveways 
through land use development, but in a standard subdivision, I for one don’t like that. I get that if it was a planned 
use development, you could say that you have all this open space over here. When it’s the creek, it’s not like there’s 
a two-acre park over here. It’s just a great view. Josh Beach: It’s a tough piece. C/Young: I understand it’s a hard 
parcel on your side as well, it’s just that for me the shared driveways are the biggest thing. It just adds to the 
congestion. Trying to fit those extra couple lots in is adding more congestion and traffic problems for me. Making it 
a less dense subdivision was my request, and it sounds like you’re maybe open to that. Josh Beach: As you 
mentioned, we would comply with the R-6 standards, but that still fits within the Comp Plan designation of medium. 
Even if we could rezone to R-6, the density of the project wouldn’t necessarily be affected. We’d still have the same 
number of lots, but they would just be zoned as R-6. Rezoning this would not require us to lose any lots. C/Young: 
It's more to me about looking at the plat itself, a common driveway would be nice, but there’s other things that we’d 
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look for to make it something else. As an R-8 or R-6 or R-4, one-acre lots, driveways like this with four homes sharing 
the same driveway, I don’t think it’s appropriate. I guess I was asking if we potentially approve a rezone to a different 
annexation with a different zone. If not, we could recommend denial of the application to Council and start over. At 
the same time, there’s a lot of time and effort that’s gone into this. I guess what I’m asking is if we can recommend 
approval to Council with an R-6 zone. Then, as far as a recommendation, it would be for denial of the existing 
preliminary plat based on the layout and the potential traffic problems and the density that is in there. C/Gealy: I 
think that we wanted to see something with less density, keeping with the surrounding community. We would like 
to see another take on the access, coming back to ACHD and saying that this isn’t making any sense to us. The 
Planning and Zoning Commission doesn’t understand why this access was here. We haven’t talked about it very 
much, but I’m concerned about this pathways plan. This shows two pathways through this little parcel here. If we 
just throw that out, where’s all the access going to be to this wonderful greenbelt on the creek. Those are the three 
concerns that I have. We can’t deny it, but we can recommend to City Council that they deny it. C/Young: To me, it’s 
density and traffic, just the way it’s laid out. Traffic and shared driveways are my concerns. C/Gealy: I’m going to ask 
staff a direct question. Do you feel that we have explained the reason we would recommend a denial, or do you feel 
like we need to go further with that explanation? Troy Behunin: The concerns about the driveway, I don’t know that 
those would be valid. It sounds more like an “I don’t like this.” You need a reason. C/Laraway: How can the open 
space not be contiguous with the property? Troy Behunin: The open space touches the property. C/Laraway: There 
is no access to the property, though. Troy Behunin: Absolutely, there is, on the east side of the creek. C/Laraway: 
You have to leave to go across City property to get to it. Troy Behunin: Then, how many bridges do we build up and 
down Crimson Point lot 29, where the 29 acres are. We only have one footbridge there now. Are you suggesting that 
we go back and require that they put in ten more footbridges? C/Laraway: Do you think that it’s appropriate open 
space? Troy Behunin: On a challenging piece like this, yes it’s appropriate. They will have a foot path on the east side 
of the creek, in between the homes and the creek that connects to future pathway also on the east side that’s 
directly south of them that leads to the footbridge. How many footbridges do we need? C/Laraway: The open space 
doesn’t count, the Ardell we can’t use because ACHD said no, shared driveways aren’t a big issue. Troy Behunin: The 
thing with Ardell is, where Rubine is right now, there is dedicated right-of-way right now on another piece of property 
so that when the property to the north of it, which is ahead of this project actually, it’s already been approved by 
ACHD in December of 2018 or January of this year, they’ve already set their connection to this property from the 
north. They are also providing a continuous road from that connection to Ardell through their subdivision. This 
property is actually already designed to something that’s already been approved. C/Laraway: The big subdivision to 
the north already gives access to Ardell, but this one can’t? Troy Behunin: There’s no need to, because they’ve 
already got an approved access for the property to the north. C/Gealy: You’ll have to figure out a way to get the 
subdivision to the north as an exhibit for the record. C/Laraway: Somewhere down the line, six months, nine months, 
whenever the status is going to be functional, traffic will leave your Ardell and go north and come out of that 
subdivision to the north? Josh Beach: That’s correct. I’m not sure what the timing is, but that is what will be 
constructed. I’m not with ACHD, but I kind of understand why they don’t want both of them to connect within 50 
feet of each other. That’s already in the works, that’s already been approved. That property to the east of Arroyo 
Indio, they’ve already figured out a way to dedicate right-of-way to connect to their where their stub street and their 
east boundary will be. It’s going to be an easy out for folks in the subdivision that we’re proposing, to get out to 
Ardell. In theory, that’s a lot easier of a trip. C/Laraway: That’s the common sense I see, eventually, that’s why I 
wanted to see that information. Chances are, most of your subdivision is going to leave out on the north and use 
that other subdivision to get through. Josh Beach: Correct. Troy Behunin: It is well within your right to table this 
until you get further clarification from ACHD. They have already made a decision on a piece of property that impacts 
this property. It is actually the third one in line, it’s not the second one. But it is well within your right to table this 
until you get further clarification from ACHD. That way, you’re not rendering a decision. That way, you don’t have to 
worry about stepping into is this how and why and what.  
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Commissioner Gealy motions to table Case No. 19-08-AN, 19-04-S and 19-19-DR until we get further information 
from ACHD on the traffic in the area; Commissioner Laraway seconds, all aye and motion carried 2-0. 
 
Josh Beach: I’d like to know the wording of the specific question you’re looking for. Right now, it sounds pretty 
general. When you say traffic in the area, are you asking to know the timing of certain things? C/Gealy: I would like 
to know that this subdivision has other access to Ardell than what we’re seeing on this. C/Young: A confirmation 
from ACHD, then? C/Gealy: Yes, on how they see the connectivity from this subdivision to the north and the 
proposed subdivision to the south. Josh Beach: You’re seeking firm information as to Arroyo Indio, how that’s 
connecting to Ardell, what’s been approved. C/Gealy: Correct. Troy Behunin: We will need a new motion with that 
information. C/Gealy: I can’t amend my old motion. Josh Beach: We can do that as quickly as you’d like. C/Gealy: 
Would two weeks be sufficient time? Josh Beach: Absolutely.  
 
Commissioner Gealy motions to withdraw my previous motion; Commissioner Laraway seconds, all aye and motion 
carried 2-0. 
 
Commissioner Gealy motions to seek clarification from ACHD regarding connectivity to the existing subdivision to the 
south as opposed to the subdivision to the north, and table Case No. 19-08-AN, 19-04-S and 19-19-DR to September 
10, 2019 pending the information from ACHD.  

 
19-04-ZC (Rezone) – Kuna Rural Fire District; On behalf of Cloverdale Ranch (owner), the Kuna Rural Fire District is 
requesting to rezone approximately 1.63 acres from an “A” (Agriculture) zoning district classification to a “P” (Public) 
zoning district classification.  The subject site is located at the southwest corner of South Cloverdale Road and East 
Kuna Road, Kuna, ID 83634 (APN: S1428111010).   
 
Jace Hellman: Jace Hellman, Planner II, 751 West Fourth Street, Kuna, ID 83634. The application before you this 
evening is for the rezone located adjacent to the southwest corner South Cloverdale Road and East Kuna Road from 
it’s current zoning classification of agricultural to public. There are no plans at this time to develop anything on the 
site. From what I understand, it’s the Kuna Fire District’s wish to get it rezoned for the potential of developing 
something in the future on it. The applicant’s proposed zoning is compliant with the comprehensive plan and future 
land use map. Staff has determined that this rezone is compliant with Kuna City Code. I’ll stand for any questions 
you may have. Phil Roberts: Phil Roberts, Kuna Fire Chief, Kuna Fire Department, 16378 North Franklin, Nampa, ID. 
The plan for this property is to get a rezone for future use. The only use that we would use for that is a future 
development for firemen. With the city planning and some of the commercial development that’s going out in this 
area or is planned for this area but hasn’t quite gotten to a development point. We want to secure some land for 
future sites for the Fire District. Right now, we don’t have a plan to meet this need. The way the property is being 
developed and sold in this area as you have seen with the last two applicants is that we need to secure some piece 
of property in the future. Right now, there’s no plan for the size of the fire station. It would just be to secure the lot.  
C/Gealy: I saw in the application that the property that is further out from Kuna Road and Five Mile was sold. Phil 
Roberts: Yes. An existing fire station that was there was determined prior to my employment with Kuna Fire, and 
that was by the past chief and the past commissioners. That site was not in the specific perfect location, and the 
building on that was undersized. C/Young: I’ll open the public testimony at 8:55. Cheryl Gerla: My name is Cheryl 
Gerla, I live at 13340 South Cloverdale. My house is the one directly across from the proposed rezoned area. I came 
tonight just to hear what the plan was. We did get the brochure, invitation for this. We moved out to this property 
three years ago. My house sits at an angle that will look directly at whatever they put on this property. Right now, I 
have a view of the mountains and pastures and everything. Every time I look out my front window, I imagine this fire 
station. Although, I know they are important for the community. We lived in the West Bench in Boise near a fire 
station. We heard the noise, the alarms, the activity. We moved out here to get away from that. It just breaks my 
heart to think about this building going in across the street. This will change the way I feel about the area. I know 
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progress happens, so I object to the rezoning just for the record. It’s mostly emotional, but I just wanted to share 
that. Phil Roberts: We will address those concerns with design. With our future plan, this will be three to four years 
down the road. The other thing that we’ve determined over time is that we don’t start out our engines initially when 
we know there are concerns. We will go down the road and then turn on our sirens and blinds. We are cognizant to 
neighborhoods and ask that denser areas come up as indicated. The other is that we would take her view into 
account, we’ll try to make every accommodation when and if this ever developed. Right now, we just plan on 
securing the property for potential. We can’t even guarantee that we’ll build. We just need to secure some property 
on Cloverdale. We have CS Beef and some others. Kuna Mora Road is becoming more active. We’ve had three fires 
out there already this year. One of them was a 350-acre fire. Vegetation went out by the correctional facility. We 
have a need, and one of the future plans for this site, not to linger the conversation, but it’s a more rural station that 
will not be staffed 24/7. Those plans are varying. We are working on what those phases will be, but we are 
sympathetic to the needs of the community. C/Gealy: When we actually come up with a plan for construction, that 
there will be another public hearing for design review. Jace Hellman: Commissioner Gealy, there will be a design 
review, not necessarily a public hearing. It will be a public meeting, which means we won’t have public testimony 
for it. However, there will be an active application that people can view. I’m sure the fire district would be willing to 
work with people, not to mention they are going to be required to move improve the roadway, which you can see 
in the staff report. Sunbeam is actually to the south once it develops. There will also be landscape buffers, everything 
like that to buffer the use as well. As far as development purposes, unless they came back to plat it for some reason, 
there would be nothing but design review left at this point. C/Gealy: Would neighbors be notified? Jace Hellman: 
Not for a design review. We can encourage them to talk with the neighbors before they build, but they’re not 
required to. I’ll close the public testimony at 9:02. C/Young: Knowing what the future growth is going to be like out 
that way with Falcon Crest and the more interesting industrial areas, I think it’s great that the City is trying to be 
proactive and find sites for the growth instead of being behind the curve brush. C/Gealy: I appreciate the fire district 
being willing to work with the neighbors. 
 
Commissioner Laraway motions to recommend approval of Case No. 19-04-ZC with the conditions as outlined in the 
staff report; Commissioner Gealy seconds, all aye and motion carried 2-0. 
 

 Troy Behunin: For Indian Creek Subdivision, it was tabled, it needs to be continued. We will still hold the meeting on 
 the tenth, but I need the motion to be modified to say continue rather than tabled. 
 

Commissioner Gealy motions to seek clarification from ACHD regarding connectivity to the existing subdivision to the 
south as opposed to the subdivision to the north, and continue Case No. 19-08-AN, 19-04-S and 19-19-DR on 
September 10, 2019 pending the information from ACHD. 

 
3. COMMISSION REPORTS 

 
4. ADJOURNMENT 

Commissioner Hennis motions to adjourn; Commissioner Damron Seconds, all aye and motion carried 2-0.  
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________________________________ 
Lee Young, Chairman 

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

P & Z Findings of Fact & Conclusions of Law 
 
       
 
 

 To:      Planning and Zoning Commission  
 
Case Numbers:  19‐03‐ZC (Rezone), 19‐05‐S 

(Subdivision): 
  Athleta Subdivision 
 
Location:    Northwest Corner (NWC) of 

  Ten Mile and Crenshaw Street,  
    Kuna, Idaho 83634 
 
Planner:     Troy Behunin, Planner III 
 
Hearing Date:    August 27, 2019 
Findings of Fact:    September 10, 2019 
 
Representative:    WHPacific 
      Jane Suggs  
      2141 W. Airport Way, Ste. 104 
      Boise, Idaho 83705 
      208.275.8729 
      jsuggs@whpacific.com  
 
Owner:      Epic Development Idaho, LLC 
      Jarron Langston 
      11785 Valley Sage Dr. 
      Sparks, NV 89411            
      208.724.6239 
      Jarronlangston@gmail.com  
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A. Process and Noticing: 

1. Kuna City Code  (KCC), Title 1, Chapter 14, Section 3,  states  that  rezones and  subdivision applications are 
designated as public hearings, with the Planning and Zoning Commission as the recommending body, and the 
City Council as the decision‐making body. 
 

2. These land use applications were given proper public notice and have followed the requirements set forth in 
Idaho Code, Chapter 65, Local Land Use Planning Act (LLUPA). 
 

a. Notifications 
i. Neighborhood Meeting    April 23, 2019 (Five persons attended) 
ii. Agencies        July 17, 2019 

 

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

Kunacity.id.gov 
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iii. 400’ Property Owners       August 15, 2019 
iv. Kuna, Melba Newspaper    August 7, 2019 
v. Site Posted        August 16, 2019 

 

B. Applicant Request: 
1. The applicant, Epic Development Idaho, LLC, requests to rezone approximately 4.11 acres in Kuna City from 

C‐1 (Neighborhood Commercial) to R‐20, (High Density Residential [ HDR ] ) zone; and to subdivide the approx. 
4.11 acres into 63 total lots (Home lots & Common lots) and have reserved the name Athleta Subdivision. A 
Design Review application for the common areas & buffer landscaping proceeded this application (19‐05‐DR). 
The site is near the northwest Corner of Ten Mile Rd. and Crenshaw Street, Kuna, Idaho; In Section 15, T 2N, 
R 1W, APN #: S1315449223. 
 

C. Exhibit Maps: 
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                  ©COPYRIGHTED 
 

D. History: The subject site is approximately 4.11 acres in size and is currently zoned C‐1 (Neighborhood Commercial) 
and in Kuna City limits. The subject site has historically been used for a single family residence. 

 

E. General Projects Facts: 
1. Comprehensive Plan Designation: The Future Land Use Map (FLUM) 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 FLUM identifies the approximately 4.11‐acre site as High Density Residential, or 8 
– 20 dwellings per acre, (DUA). 

 
 
 
\   
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2. Kuna Recreation and Pathways Master Plan Map: 
The Kuna Recreation and the Master Pathways Plan maps do not identify a future park, bike or walking /path 
trail near the subject property. Although the applicant has proposed several internal pathways for residents. 

 
 
 

 
 

 

3. Surrounding Existing Land Uses and Zoning Designations: 

 

4. Parcel Sizes, Current Zoning, Parcel Numbers: 

Property Owner  Parcel Size Current Zone Parcel Number

Epic Development  Approx. 4.11 ac. C‐1; Commercial S1315449223

 

5. Services: 
  Sanitary Sewer– City of Kuna                  Fire Protection – Kuna Rural Fire District (KRFD) 
  Potable Water – City of Kuna                  Police Protection – Kuna City Police (ACSO) 
  Irrigation District – Boise‐Kuna Irrigation District              Sanitation Services – J & M Sanitation 
  Pressure Irrigation–Kuna Municipal Irr. System (KMIS)   

 

6. Existing  Structures, Vegetation  and Natural  Features: Currently  there  is  a  residence on  the parcel, with 
approximately two other out‐buildings, with agriculture uses on site. This parcel is generally flat and on‐site 
vegetation is consistent with typical residence and agricultural fields. 
 
Transportation / Connectivity: The site has limited frontage along Ten Mile Road. Applicant shall work with 
the City and ACHD to place a Ten Mile Road connection as far north as possible to serve the connection/traffic 
needs of  the  site. Applicant  shall  satisfy Kuna City and ACHD’s  requirements  for  roadway  improvements, 
including road widening and vertical/ rolled curb, gutter and sidewalks appropriately. Applicant attempted to 
gain access to Crenshaw Street across Lot 17, Block 25  in Crimson Point No. 5, however the Homeowners 

North  RUT  Rural Urban Transition – Ada County

South  C‐1  Neighborhood  Commercial  ‐ KUNA CITY

East  R‐6  Medium Density Residential  ‐ KUNA CITY

West  C‐1, R‐3 
RUT 

Commercial, Low Density Residential  – KUNA CITY AND 
Rural Urban Transition – Ada County 
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Association denied the applicants access. The Applicant shall work with the Emergency Medical Services (EMS) 
to provide  emergency  access  in  the  southeast part of  the  site  as  shown on  their preliminary plat dated 
6.12.2019 and at proper widths and a surface approved by the KRFD. 

 

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

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

 City Engineer (Paul Stevens)      Exhibit B‐1 

 Ada County Highway District (ACHD)     Exhibit B‐2 

 Boise Project Board of Control      Exhibit B‐3 

 Central District Health Department (CDHD)    Exhibit B‐4 

 COMPASS          Exhibit B‐5 

 Department of Environmental Quality (DEQ)    Exhibit B‐6 

 Idaho Transportation Department (ITD)     Exhibit B‐7 

 Kuna School District No. 3 (KSD 3)      Exhibit B‐8 
 

F. Staff Analysis: 
Applicant  requests  approval  to  rezone  approximately  4.11  acres  already  in  Kuna  City  limits  from  C‐1 
(Neighborhood Commercial) to an R‐20 (High Density Residential [HDR] ) zone. Applicant proposes to subdivide 
the approximately 4.11 acres in order to create a 63 total lot subdivision known as Athleta Subdivision. Originally, 
the applicant planned to build 16 separate buildings to house 64 total dwelling units (four‐plexes). However, after 
many meetings with staff, the idea was conceived to create a for‐sale subdivision of townhomes. This application 
is a direct result of the applicant and staff working together to bring a new and unique housing product that does 
not exist in Kuna at this time. 
 
The applicant proposes to rezone the approximately 4.11 acres from C‐1 Commercial to R‐20 HDR. The FLUM and 
the Comprehensive Plan for Kuna identifies this parcel as High Density Residential uses, which equals eight (8) to 
20 dwelling units per acre (DUA). This application requests seventeen (17) DUA. Staff views this proposal to be 
compliant with the FLUM and Comprehensive Plan. 
 
The Athleta preliminary plat proposes 57 home lots, 6 common lots (63 total) with a gross density (total property) 
of 13 DUA and net density (land that can be developed) of 17 DUA including 63,283 square feet of open space 
(1.45 acres or 35% of the project). The applicant should be conditioned to work with the Public Works department 
in order to bring utilities to the site in conformance with Kuna’s regulations. Public utilities shall be provided at 
the developers cost, by extending existing utilities/facilities with sufficient sizes. Staff recommends the applicant 
be conditioned to provide street lights throughout the Sub that comply with KCC for distance, style and wattage, 
including  street  lights  at  all  intersections  and  hydrants.  The  applicant’s  proposal  is  for  a  new  single‐family 
townhome community and features groups of buildings with 4, 5, 6 or 7 attached single‐family homes and will be 
platted as other subdivisions. Front doors will face open spaces to encourage community interaction, and will have 
alley  style driveways behind  the units  for  access.  The  applicant has proposed  significant open  spaces  (35%), 
including a large number of pathways, additional parking, a pavilion, tot‐lot, dog‐park and outdoor places for the 
residents. 
 
The Design Review for this project was approved earlier this spring with application 19‐05‐DR (Design Review). An 
HOA will be established for the care and maintenance for the common lots and landscape buffers. Applicant is 
hereby  notified  that  this  project  is  subject  to  design  review  inspection  fees.  Required  inspections  (post 
construction), are to verify landscaping, buildings, street lights and parking lot compliance prior to signature on 
the final plat or receiving Certificates of Occupancy. It is also noted that any changes to the landscape or street 
light plans must receive staff approval prior to changes being made. At the time of inspections, if field conditions 
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are different than the approved plans, changes will be required until field conditions are compliant, and will be 
made at developers’ expense. 
 
Staff has determined these applications comply with Title 5 of the Kuna City Code; Idaho Statute §50‐222; and the 
Kuna Comprehensive Plan and FLUM; and  forwards Case No’s 19‐03‐ZC and 19‐05‐S,  to  the Commission with 
recommended conditions of approval listed in section ‘M’ of this report. 
 

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

2. City of Kuna Subdivision Ordinance Title 6. 

3. City of Kuna Comprehensive Plan. 

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

5. Future Land Use Map. 
 

H. Procedural Background: 
On August 27, 2019, the Commission considered the Athleta subdivision project, Case No’s 19‐03‐ZC & 19‐05‐S, 
including the applications, agency comments, staff’s report and public testimony presented or given. 
 

I. Comprehensive Plan Analysis: 
The Commission may accept or reject the Comprehensive Plan components, and have determined the proposed 
preliminary plat request for the site is consistent with the following Comprehensive Plan components as described 
below:  
 
The comprehensive plan is a living document, intended for use as a guide to governmental bodies. The plan is not 
law that must be strictly adhered to in the most stringent sense; it is to be used by public officials to assist their 
decision making for the City. 
 
2.0 – Property Rights and Summary 
Goal 1: Ensure the City land use policies, restrictions, conditions and fees do not violate private property rights 
and ensure that land use actions, decisions, and regulations do not effectively eliminate all economic value of 
the  subject property. Ensure  that City  land use actions, decisions, and  regulations do not prevent a private 
property owner from taking advantage of a fundamental property right and evaluate with guidance from the 
City attorney and the Idaho Attorney General’s six criterion established to determine the potential for property 
“takings”. 
 
Comment: Utilizing the Idaho Attorney Generals criteria, and a review by the City Attorney, the proposed project 
does not constitute a “takings” and the economic value is intact. 
 
5.0 Economic Development Goals and Objectives ‐ Summary: 
Ensure an adequate supply of housing for all income levels and facilitate pedestrian connections, both visually and 
physically, to enhance pedestrian movement. 
 
Comment:  The  proposed  application  complies  with  the  comprehensive  plan  by  providing  a  unique  set  and 
arrangement of lot sizes, sidewalks, pathways and open spaces throughout to meet this goal. 
 
6.0 Land Use Goals and Objectives ‐ Summary: 
Adopt a future land use plan and map that includes natural and developed open spaces, while providing a variety 
of housing densities and  types  to accommodate various  lifestyles, ages and economic groups. Protect existing 
neighborhoods  and  ensure  new  development  is  sustainable  and  keeps  Kuna  desirable.  Develop  cohesive 
neighborhoods with character and quality while incorporating a variety of densities and styles. 
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Comment: The project complies with  the  land use plan as adopted by  the City by  incorporating  the  following; 
landscape  buffers,  a  pathway/greenbelt,  sidewalks,  unique/varied  housing  densities  and  types  and  promotes 
desirable, cohesive community character and a possibility for a quality neighborhood. 
 
8.0 ‐ Public Services, Facilities and Utilities Goals and Objectives ‐ Summary: 
Provide  adequate  services,  facilities,  and utilities  for  all  City  residents  and  annex  contiguous  properties who 
request City services. Ensure that development within Kuna connects into the City’s sanitary sewer and potable    
water systems and continue expansion of the City’s sewer systems as resources allow. 
 
Comment: Kuna  has adequate  services  for  this  development  and  the authority  to  rezone  the  requested.  This 
application will expand the City’s sanitary sewer system, potable water and adds to the pressure irrigation mainline 
in an orderly fashion and adds amenities and significant open space for its residents. 
 
9.0 ‐ Transportation Goals and Objectives ‐ Summary: 
Work with Kuna City, ACHD and COMPASS  to promote and encourage bicycling and walking as  transportation 
modes. Develop  a  transportation  strategy  and  identify  future  transit  corridors while  requiring  developers  to 
preserve rights‐of‐way, to improve mobility on major routes while balancing land use planning with transportation 
needs. 
 
Comment:  The  project meets  the  transportation  goals of  the  City  by  extending and  improving  Ten Mile with 
expanded rights‐of‐way along its frontage, adding sidewalks for public use and internal roads for transportation 
connections. 
 
12.0 ‐ Housing Goals and Objectives ‐ Summary: 
Encourage developers to provide high‐quality development with a variety of lot sizes, dwelling types, densities and 
price points to meet the needs of current and future population while creating safe and aesthetically‐pleasing 
neighborhoods. Ensure housing is available throughout the community for all income levels and those with special 
needs. Encourage logical and orderly residential development while discouraging developers from developing land 
divisions greater than one half acre because large lot subdivisions increase municipal costs, require public subsidy 
and create sprawl. 
 
Comment: Applicant has proposed 57 total lots which will possibly contribute to high‐quality lots of varied sizes to 
be developed in a logical and orderly manner. The development proposes varied and unique housing types, open 
spaces, additional parking and amenities, therefore creating a pleasant neighborhood environment. 
 
13.0 ‐ Community Design Goals and Objectives ‐ Summary: 
Strengthen  Kuna’s  Image  through  good  community  and  urban  design  principles  that  create  self‐sufficient 
neighborhoods. Foster good community design concepts that incorporate landscape features to serve as buffers 
between incompatible uses while reducing scale and create a sense of place. 
 
Comment: The application incorporates sound community design and landscape features to buffer different uses 
to create a sense of place for the community and will foster neighborhood  interactions and activities within  its 
boundary.  
 

J. Kuna City Code Analysis:  
1. This request appears to be consistent and in compliance with Kuna City Code (KCC). 
  Comment: The proposed project meets  the  land use and area standards  in Chapter 3, Title 5 of 
  KCC.  Staff  also  finds  that  the  proposed  project meets  all  applicable  requirements  of  Title  6  of 
  KCC.   
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2. The site is physically suitable for a subdivision. 
  Comment: The approx. 4.11 acre subdivision has sufficient size to include a mix of lot sizes, 
  community landscape buffer(s). 
 
3. The rezone and subdivision uses are not likely to cause substantial environmental damage or avoidable 

injury to wildlife or their habitat. 
  Comment: The land to be rezoned is not used as wildlife habitat.  Roads, homes and open spaces 
  are planned for construction according the City requirements and best practices. Staff is not aware 
  of any environmental damage or loss of habitat associated with the proposed development.  

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

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

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

  Comment: The rezone and subdivision design did consider the  location of the property, classified 
  roadways (Ten Mile & Crenshaw) and the system. The subject property can be connected to the City’s 
  public  sewer, water and pressure  irrigation  facilities. The adjacent uses are  complimentary uses 
  as proposed in the Kuna Comprehensive Plan Future Land Use Map.  

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

residential purposes. 
 

K. Recommendation of the Commission: 
Based upon the record contained in Case No’s 19‐03‐ZC and 19‐05‐S including the Comprehensive Plan, Kuna City 
Code,  Staff’s Memorandums,  including  the  exhibits,  and  the  testimony  during  the  public  hearing,  the  Kuna 
Commission hereby  recommends approval of  the Findings of Fact and Conclusions of  Law, and  conditions of 
approval  for  Case  No’s  19‐03‐ZC  and  19‐05‐S  a  request  for  rezone  and  preliminary  plat  approval  by  Epic 
Development Idaho, LLC., with the following conditions of approval: 
‐ Applicant shall follow the conditions outlined in the staff report; 
‐ Applicant  work  with  staff  and  the  neighbors  regarding  fencing  along  the  boundaries  of  the  proposed 

subdivision; 
‐ Applicant shall work with staff and the neighbors regarding irrigation issues; 
‐ Applicant shall work with the Kuna School District to provide a bus shelter based on the number of homes 

within the subdivision (57); 
‐ Applicant shall work with staff to provide a document that notifies future purchasers/home owners that they 

are buying property adjacent to an active farm. 
 

L. 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 drainage and grading plans. 
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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. No construction, grading, filling, clearing or excavation of any kind shall be  initiated until the 
applicant has received approval of the drainage plan.  

e. 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. 

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

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

h. Idaho Transportation Department. No public street construction may be commenced without 
the  approval  and  permit  from  Ada  County  Highway  District  and  Idaho  Transportation 
Department. 

i. All public rights‐of‐way shall be dedicated and constructed to standards of the City, Ada County 
Highway District, 

2. Installation of utility service facilities shall comply with requirements of the public utility or irrigation district 
providing 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. 

4. Street lighting shall use LED lights, with spacing and wattages meeting KCC 5‐4‐6; applicant shall coordinate 
a street light plan for P & Z approval in concert with the prepared construction drawings for the project. 

5. Parking within the site shall comply with KCC 5‐9‐3. 

6. Fencing within and around the site shall comply with Kuna City standards – KCC 5‐5‐5‐ A‐J and KCC 6‐4‐2‐E. 

7. A sign permit is required prior to subdivision entrance sign construction and shall comply with KCC 5‐10‐4. 
Monument signs will require a separate design review. 

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 days or as the planting season 
permits as required to meet KCC 5‐17‐7 standards. Maintenance and planting within public rights‐of‐way 
shall be approved from the public entities owning the property. 

9. Submit a petition to the City consenting to the pooling of irrigation surface water rights for delivery purposes 
and  requesting  to  annex  the  irrigation  surface water  rights  appurtenant  to  the  property  to  the  Kuna 
Municipal Pressure Irrigation system of the City (KMID) prior to requesting final plat signature from the City 
Engineer.  

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 Commission and/or Council, or seek 
amending them through public hearing processes. 

11. The applicant’s proposed preliminary plat (dated 06/12/19) shall be considered a binding site plan, or as 
modified and approved through the public hearing process. 

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

13. Compliance with all local, state and federal laws is required. 
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City of Kuna 
Planning and Zoning Commission 

Findings of Fact and Conclusions of Law 
 

 
 
 
 

 

M. Based upon the record contained in Case No’s 19‐03‐ZC and 19‐05‐S, including the Comprehensive Plan, Kuna City 
Code, Staff’s Memorandums, including the exhibits, and the testimony during the public hearing, the Kuna City 
Commission recommends approval of the Findings of Fact and Conclusions of Law, and conditions of approval for 
Case No’s 19‐03‐ZC and 19‐05‐S, a request for a rezone and preliminary plat from Epic Development Idaho, LLC: 

 

1. The Kuna Commission recommends approval of the facts as outlined in the staff report, the public testimony 
and the supporting evidence list presented. 
 
Comment: The Commission held a public hearing on the subject applications on August 27, 2019, to hear from 
City  staff,  the applicant and  to accept public  testimony.   The decision by  the Commission  is based on  the 
application, staff report and public testimony, both oral and written. 

 

2. Based on the evidence contained in Case No’s 19‐03‐ZC and 19‐05‐S, this proposal generally complies with the 
Comprehensive Plan and City Code. 
 
Comment: The Comp Plan has listed numerous goals for promoting and supporting a diverse and sustainable 
economy that will allow more Kuna residents to work in their community and encouraging a balance of land 
uses to ensure that Kuna remains desirable, stable and a self‐sufficient community. 

 

3. Based on the evidence contained in Case No’s 19‐03‐ZC and 19‐05‐S, this proposal generally complies with the 
Kuna City Code. 
 
Comment: The applicant has submitted a complete application, and  following staff  review  the application 
appears  to  be  in  general  compliance  with  the  design  requirements,  public  improvement  requirements, 
objectives and considerations listed in Kuna City Code Title 5 and Title 6. 
 

4. The Commission has the authority to recommend approval for Case No’s 19‐03‐ZC and 19‐05‐S. 
 
Comment: On Tuesday August 27, 2019, the Kuna Commission voted to recommend approval for Case No’s 
19‐03‐ZC and 19‐05‐S. 

 

5. The public notice requirements have been met and the neighborhood meeting was conducted within the 
guidelines of applicable Idaho Code and City Ordinances. 
 
Comment: Neighborhood Notices were mailed out to residents within 400‐FT of the proposed project site on 
August 15, 2019, and a legal notice was published in the Kuna Melba Newspaper on August 7, 2019. The 
applicant placed a sign on the property on August 16, 2019. 
 

DATED: this 10th day of September, 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 
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Planning and Zoning Commission 

Findings of Fact and Conclusions of Law 
 

 

     

 

 
To:   Planning and Zoning Commission 
 
Case Numbers: 19-04-ZC (Rezone) 
 Kuna Rural Fire District 
 
Site Location: East Kuna Road, Kuna, ID 83634 
 
Planner:   Jace Hellman, Planner II 
 
Hearing Date:  August 27, 2019 
Findings:  September 10, 2019 
  
Owner: Cloverdale Ranch 
 2528 N. Cloverdale Rd. 
 Boise, ID 83713 
 208.375.5262 
 
Applicant: Kuna Rural Fire District 
 150 W. Boise St. 
 Kuna, ID 83634 
 208.922.1144 
 Office@Kunafire.com 
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I. Commission’s Recommendation

 

A. Process and Noticing: 

1. Kuna City Code (KCC), Title 1, Chapter 14, Section 3, states that rezone applications 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  June 18, 2019 (No attendees) 
ii. Agency Comment Request  July 16, 2019 
iii. 700’ Property Owners Notice August 7, 2019 
iv. Kuna Melba Newspaper  August 7, 2019 
v. Site Posted   August 16, 2019 

 

B. Applicant’s Request: 
On behalf of Cloverdale Ranch (owner), the Kuna Rural Fire District is requesting to rezone approximately 1.63 
acres from an “A” (Agriculture) zoning district classification to a “P” (Public) zoning district classification.  The 
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subject site is located at the southwest corner (SWC) of S. Cloverdale Road and E. Kuna Road, Kuna, ID 83634 (APN: 
S1428111010). 

 
C.  Site History:  

On December 18, 2018, the Kuna City Council approved request to split this 1.63-acre parcel from a larger 157.17-
acre parcel. Historically, the parcel has served as farm land. 
 

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 Public 
zoning designation. 

 

 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 

2. Surrounding Land Uses:     
North A Agriculture – Kuna City 

South RR Rural Residential – Ada County 

East RR Rural Residential – Ada County 

West A Agriculture – Kuna City 

 
3. Parcel Sizes, Current Zoning, Parcel Numbers: 

Property Owner Parcel Size Current Zone: Parcel Numbers 

Cloverdale Ranch 1.63-acres A (Agriculture) S1428111010 

 
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) 
 

5. Existing Structures, Vegetation and Natural Features:  
Currently, there are no structures on site. Agricultural fields account for all of the sites vegetation. The site is 
relatively flat with an estimated average slope of 1% to 6%. Bedrock depth is estimated to be between twenty 
(20) and forty (40) inches according to the USDA Soil Survey for Ada County. 
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6.  Transportation / Connectivity:  
The site is currently accessed via an existing driveway onto Kuna Road. 
 

7. Environmental Issues:  
Staff is unaware of any environmental issues surrounding the subject site. 

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

• Boise Project Board of Control ……………………….……………………………………………………………. Exhibit C-1 

• Kuna City Engineer ………………..…………………………………………………………………………………….. Exhibit C-2 

• Idaho Transportation Department …………………………………………………………………………….... Exhibit C-3 

• Ada County Highway District ……………………………………………………………………………………….. Exhibit C-4 
 

E. Staff Analysis: 
On December 18, 2018, the Kuna Rural Fire District was approved for a lot split of 1.63 acres in preparation to 
purchase the subject site, and apply to rezone said property from Agriculture (A) to Public (P). A public facility such 
as a fire station is permitted in a public zoning district. However, at this time the Kuna Rural Fire District has not 
yet determined whether or not this site will host a new fire station. The Kuna Rural Fire District held a 
neighborhood meeting with residents within 700 feet of the subject site on June 18, 2019. According to the 
applicants “Neighborhood Meeting Certification”, there were no attendees. 

 
The Kuna Street Circulation Map identifies a proposed east/west mid-mile 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 rezone request is in compliance with Kuna City Code, Title Five; Idaho Statutes 
§ 67-65 and the goals and policies set in Kuna’s Comprehensive Plan. Staff forwards a recommendation to the 
Planning and Zoning Commission to recommend approval to 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. 

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

G. Comprehensive Plan Analysis: 
The Kuna Planning and Zoning Commission may (accept or reject) the Comprehensive Plan components, and has 
determined the proposed annexation and preliminary plat requests for the site (are/are not) consistent with the 
following Comprehensive Plan components as described below:  

 
Goal Area 2: Kuna will be a healthy, safe community. 

▪ Goal 2.F: Provide public safety and emergency services (police, fire, ambulance). 
o Objective 2.F.1: Provide safety and emergency services that meet the need of all Kuna residents 

• Policy 2.F.1.c: Support the Kuna Rural Fire District in locating sites for construction of new 
facilities necessary to retain or improve emergency response time. 
  

Goal Area 3: Kuna’s Land uses will support a desirable, distinctive and well-designed community. 
▪ Goal 3.G: Respect and protect private property rights. 

o Objective 3.G.1: Ensure land use policies, restrictions, and fees do not violate private property rights. 
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• Policy 3.G.1.b: Ensure City land use actions, decisions and regulations will not cause an 
unconstitutional regulatory taking of private property; and do not effectively eliminate all 
economic value of the subject property. 

• Policy 3.G.1.c: Ensure City land use actions, decisions and regulations do not prevent a 
private property owner from taking advantage of a fundamental property right. Ensure city 
actions do not impose a substantial and significant limitation on the use of the property. 
 

Goal Area 4: Kuna will be a connected community through strong transportation and infrastructure systems. 
▪ Goal 4.D: Promote a connected street network that incorporates mid-mile collectors and crossing for 

improved neighborhood connectivity. 
o Objective 4.D.2: Ensure the continued expansion/development of a mid-mile collector system 

throughout the community. 

• Policy 4.D.2.a: Extend and expand mid-mile roads as growth occurs. 
 

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

 
Comment: The proposed applications adhere to the applicable requirements of 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, hereby recommends approval of Case No. 19-04-ZC (Rezone); a request from the Kuna 
Rural Fire District to rezone approximately 1.63 acres from its current “A” (Agriculture) zoning district to a “P” 
(Public) zoning district, subject to the following conditions of approval: 

 

1. At time of development 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. 
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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 at the time of future development 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. Connection to City Services (Sewer, Water, Pressurized Irrigation) is required. At time of development all City 
services shall be brought to and through the subject property. The applicant shall conform to all 
corresponding Master Plans. 

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

5. Any site improvements and/or building construction shall be subject to Design Review prior to 
commencement. 

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 10th day of September, 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-ZC (Rezone) 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 approve  the Findings of Fact and Conclusions of Law, and conditions of approval for Case No. 
19-04-ZC, a request from the Kuna Rural Fire District to rezone approximately 1.63 acres from its current “A” 
(Agriculture) zoning district to a “P” (Public) zoning district. 

 

1. Based on the evidence contained in Case No. 19-04-ZC, 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 700-ft of the proposed project site on August 
7, 2019 and a legal notice was published in the Kuna Melba Newspaper on August 7, 2019. The applicant 
posted a sign on the property on August 16, 2019. 

 

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

 
Finding: The Comprehensive Plan has listed goals, objectives and policies for providing safety and emergency 
services that meet the need of all Kuna residents and supporting the Kuna Rural Fire District in locating sites 
for construction of new facilities necessary to retain or improve emergency response time. 
 

4. Based on evidence contained in Case No. 19-04-ZC, this proposal does generally comply with the Future Land 
Use Map. 
 
Finding: The Future Land Use Map identifies the subject site as Public (P). The applicants proposed zoning 
designation of Public is in conformance with the City of Kuna’s Future Land Use Map. 

 
 
DATED this 10th day of September, 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 

               Staff Report 
 
 
To: Planning and Zoning Commission  

(acting as Design Review Committee) 
 
Case: 19-24-DR (Design Review)  

& 19-10-SN (Sign); CapEd 
 
Location: 1550 North Meridian Road, 

Kuna, ID 83634 
 
Planner:   Sam Weiger, Planner I 

 
Meeting Date:  September 10, 2019 
 
Owner:  Capital Educators Federal Credit Union 
  275 South Stratford Drive 
  Meridian, ID 83680 
  208.855.4620 
  mike@caped.com 
 
Applicant: Slichter Urgin Architecture 
  415 South 13th Street 

Boise, ID 83702 
208.658.1679 
jeffs@suarchitecture.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. Process and Noticing: 

Kuna City Code (KCC), Title 1, Chapter 14, Section 3, states that design reviews and signs 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. 

 
a. Notifications    

i. Completeness Letter    August 13, 2019 
ii. Agency Notifications    August 14, 2019 
iii. Agenda      September 10, 2019 

 
B. Applicant’s Request: 

Capital Educators Federal Credit Union requests approval of design review for an approximately 2,805 square-foot CapEd 
Credit Union with a 709 square-foot drive-thru structure, including landscaping, lighting and a parking lot, within Ashton 
Estates Subdivision No. 1, Lot 1 Block 1, at 1550 North Meridian Road, Kuna, Idaho 83634.  

 
 

    
   P.O. Box 13 

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

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

 
 

mailto:mike@caped.com
mailto:jeffs@suarchitecture.com
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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 C-1 Neighborhood Commercial – Kuna City 
East C-1 Neighborhood Commercial – Kuna City 
West C-1 Neighborhood Commercial – Kuna City 

 
3. Parcel Sizes, Current Zoning, Parcel Numbers: 

• 0.868 (approximate) acres 
• C-1 (Neighborhood Commercial) 
• Parcel No. R0539760020 

 
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 landscaping which was previously approved during the Ashton Estates 
preliminary plat process. 
 

6.  Transportation / Connectivity: 
The applicant proposes one driveway access from Parcel No. R0539760060 (the parcel east 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 east of the subject site is not on the CapEd lot. However, all cross accesses within Ashton 
Estates Subdivision No. 1 were approved as a part of the preliminary plat application. Additionally, the applicant proposes 
to share 12 parking spaces with the future Primary Health Medical Clinic (Parcel No. R0539760040).  

 
The submitted elevations indicate that the building will have one illuminated monument sign and five wall signs (one wall 
sign on each building elevation and one wall sign on the drive-thru structure). The monument sign and wall signs generally 
comply with Kuna City Code 5-10-4. The monument sign and wall signs will require a Sign Permit and Electrical Permit. 
 
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 
of KCC; Idaho Code; the Comprehensive Plan and the Future Land Use Map; Staff forwards a recommendation of approval 
for Case Nos. 19-24-DR & 19-10-SN to the Planning and Zoning Commission, subject to the recommended conditions of 
approval listed in section “F” of this report. 
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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 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, case file and testimony at the public meeting, the Planning and Zoning 
Commission of Kuna, Idaho, hereby (approves/conditionally approves/denies) Case Nos. 19-24-DR & 19-10-SN, a design 
review request to construct a 2,805 (approximate) square-foot CapEd Credit Union and a 709 square-foot drive-thru 
structure, 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. Street lights and parking lights for the site shall be LED lighting and must comply with Kuna City Code and established 
Dark Skies practices. 

3. If any revisions to the landscape plan are desired following design review approval, if approved, the applicant shall 
go back to the Planning and Zoning Commission for a second design review approval.  

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. All signs shall be permitted with the City of Kuna. All work shall be inspected by the appropriate staff. 
6. The applicant shall provide a recorded agreement for the shared parking spaces with Primary Health Medical Clinic 

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

9. Developer/owner/applicant shall follow staff, City engineers and other agency recommended requirements. 
10. Developer/owner/applicant shall comply with all local, state and federal laws. 
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DATED this 10th day of September, 2019. 







































































































 
Page 1 of 13  Case No. 19‐08‐AN (Annexation), 19‐04‐S (Subdivision), 19‐19‐DR (Design Review)   
9/6/19     P: P&Z\SHARED\CASES\SUBDIVISIONS\Indian Creek at Crimson Point Subdivision 
 

City of Kuna 
Planning and Zoning Commission 

Staff Report- UPDATED Staff Analysis 
 

 
      
 
 

To:      Planning and Zoning Commission 
 

Case Numbers:  19‐08‐AN (Annexation),  
19‐04‐S (Subdivision), &  
19‐19‐DR (Design Review);  
Indian Creek at Crimson Point  
Subdivision 

 

Site Location:  3001 West Ardell Road 
Kuna, ID 83634 

 

Planner:     Troy Behunin, Planner III 
 

Hearing Date:    August 27, 2019 
Continued to:    September 10, 2019 
Owner:  Arnold C & Delores Watkins Trust 
      2829 South Givens Way 
      Meridian, ID 83634 
     
Applicant/Engineer:  ACME, LLC – Marcel Lopez 

4824 West Fairview Avenue   
Boise, ID 83706 
208.336.5355 
Acme208llc@gmail.com 

 
Table of Contents: 

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

G. Applicable Standards 
H. Factual Summary 
I. Proposed Comprehensive Plan Analysis 
J. Proposed Kuna City Code Analysis 
K. Proposed Commission’s Recommendation  
L. Proposed Conditions of Approval 

 

A. Process and Noticing: 

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

 
a. Notifications 

i. Neighborhood Meeting    April 11, 2019 (nine attendees) 
ii. Agency Comment Request    July 18, 2019 
iii. Kuna Melba Newspaper    August 7, 2019 
iv. 450’ Property Owners Notice  August 15, 2019 
v. Site Posted      August 17, 2019 

          P.O. Box 13 
Phone: (208) 922-5274 
Fax:     (208) 922-5989 
www.Kunacity.id.gov 
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B. Applicant’s Request: 
On  behalf  of  Arnold  C &  Delores Watkins  Trust, Marcel  Lopez with  ACME,  LLC  requests  to  annex  a  parcel 
approximately 8.68 acres located west of Ten Mile Road and south of Hubbard Road into Kuna City Limits with an 
R‐8 (Medium Density Residential [MDR] )zone; and to subdivide the approx. 8.68 acres into 39 total lots, consisting 
of 33 buildable single‐family lots, and six common lots. The subject site is located at 3001 West Ardell Road, Kuna, 
ID 83634, within Section 15, Township 2 North, Range 1 West; (APN# S1315325550).  

 

C. Aerial Map:  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
    
                               ©COPYRIGHTED 
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D. Site History:  
This parcel  is currently zoned RR (Rural Residential) within Ada County. Historically, this parcel has served as a 
single‐family residence with outbuildings and used for small Agriculture purposes. 
 

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

The Future Land Use Map (FLUM) 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 8.68‐acre site as Medium Density Residential (MDR). 

2. Recreation  and  Pathways Map:  The  Pathways Master  Plan Map  indicates  two  future  trails  near  the 
proposed project site along  the  future extension of Ardell Road and along  Indian Creek. Additionally,  the 
Master  Plan  features  a  future City  park  and  extension of  the  Indian Creek Greenbelt  along  the western 
boundary of the subject site. Accordingly, it is the City’s goal is to increase the number of trails and pathways 
and  park  spaces  within  Kuna.  Staff  highly  recommends  the  developers  design  and  construct  trails  and 
pathways to comply with the Master Plan’s goals by either starting a pathway, or extending current ones at 
time of development. 
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3. Surrounding Land Uses:         
North  R‐4  Medium Density Residential – Kuna City

South  R‐3  Medium Density Residential – Kuna City

East  R‐3  Medium Density Residential – Kuna City

West  RR  Rural Residential – Ada County

 
4. Parcel Sizes, Current Zoning, Parcel Numbers: 

Property Owner  Parcel Size Current Zone: Parcel Number

Arnold C & Delores Watkins 
Trust 

8.68 acres RR (Rural Residential) S1315325550

 

1. Services: 
  Sanitary Sewer– City of Kuna                  Fire Protection – Kuna Rural Fire District (KRFD) 
  Potable Water – City of Kuna                  Police Protection – Kuna City Police (ACSO) 
  Irrigation District – Boise‐Kuna Irrigation District              Sanitation Services – J & M Sanitation 
  Pressure Irrigation–Kuna Municipal Irr. System (KMIS) 
 

2. Existing Structures, Vegetation and Natural Features:  
The proposed project site consists of a single‐family residence and several outbuildings. The majority of the 
site is flat, but a small portion of the parcel along the western boundary has a slope of 13 percent (+/‐), and a 
small portion of the parcel along the eastern boundary has a slope of 6 percent (+/‐). Bedrock depth along the 
western boundary is estimated to be between 10 to 20 inches, and the remainder of the parcel has a bedrock 
depth greater than 60 inches, according to the USDA Soil Survey for Ada County. 

 

3.   Transportation / Connectivity:  
Access to the site is proposed via one temporary EMS access driveway on the east side, and one stub street 
connection. The temporary EMS access is on West Ardell Road and the stub street connection exists via North 
Thistle Drive from Crimson Point Subdivision No. 6.   
 

4. Environmental Issues:  
The subject site falls within the nitrate priority area. Additionally, the Federal Emergency Management Agency 
(FEMA)  100‐year  floodplain  runs  through  the  western  boundary  of  the  site.  Idaho  Department  of 
Environmental Quality (DEQ) has provided recommendations   for  surface  and  groundwater  protection 
practices and requirements for development of the site. 

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

 Kuna City Engineer ……………………………………………………………………………………………………….. Exhibit B‐1 

 Ada County Highway District (ACHD) ……………………………………………………………………………..Exhibit B‐2 

 Boise Project Board of Control ……………………………………………………………………………………… Exhibit B‐3 

 Central District Health Department....................................................................................Exhibit B‐4 

 Department of Environmental Quality …….…………………………………………………………………… Exhibit B‐5 

 Idaho Transportation Department …………….…………………………………………………………………. Exhibit B‐6 

 Kuna Rural Fire Department........... ……….…………………………………………………………………….. Exhibit B‐7 

 Kuna School District............................................................................................................Exhibit B‐8 
 

F. Staff Analysis: 
The applicant proposes to annex one parcel that  is approximately 8.68 acres  into Kuna City Limits with an R‐8 
zoning district; and to subdivide the 8.68 acres into 39 total lots, consisting of 33 single‐family buildable lots and 
six common lots. Additionally, the applicant is proposing approximately two acres of the entire 8.68‐acre site is 
dedicated to open space and landscaping, this includes the Indian Creek water way. 
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The applicant has proposed a zoning designation of R‐8, which falls under the classification of Medium Density 
Residential (MDR). However, the applicant proposes a net density of 5.61 DUA, and 3.8 Gross DUA. Staff finds the 
proposal in in concert with the FLUM. 
 

Kuna City Code [KCC 6‐3‐3] requires developers connect to existing stub streets, and provide stub streets 
for future connections. The applicant will be required to connect to Thistle Drive built with Crimson Point 
Subdivision No. 6. The applicant will construct a stub street for the future subdivision to the north and 
its developer will be required to connect to the stub street in Indian Creek. The subdivision to the north, 
Arroyo Vista, was approved before this application (Indian Creek @ C.P.) was submitted. Prior to Arroyo 
Vistas approval, a determination was made by the City and ACHD that Ardell Road would terminate at 
its current location and will not extend to the Indian Creek, nor go over it. Arroyo Vista will connect on 
the north side of where W. Ardell Road terminates and will serve as a connection to Ardell Road for all 
traffic in the area, including all Crimson Point traffic. While there may be short time that traffic from the 
Indian Creek Sub will use Navy Street, it will shift when Arroyo Vista is built beginning in early 2020. The 
applicant will be required  to  install a sign at  the  terminus of  the stub street stating  these roads will 
continue in the future. At the meeting staff will present a map to illustrate how these three neighboring 
subdivisions are interconnected and each of their roles for connectivity to each other and to W. Ardell 
Road. 
 
This project lies on the south of West Hubbard Road and west of North Ten Mile Road. All major public utilities 
located within 300 feet of the subject site. Connection to all city services and associated connection fees will be 
required at time of building permit submittal. Applicant is hereby notified that sidewalks need to install curb and 
gutter along all roadways and follow all Kuna City Code (KCC). Streetlights are a required public improvement listed 
under Kuna City Code 6‐4‐2. The applicant has not identified streetlight locations on the preliminary plat. Applicant 
will be required to work with staff  in order to comply with Kuna City code and  install street  lights a maximum 
spacing of two hundred  fifty  (250)  feet. Street Lights as well as other public  improvements shall be shown on 
construction plans to be submitted to verified by staff and approved by the Public Works Department. Staff would 
note that these street lights must be designed and installed according to “Dark Skies” standards and follow KCC. 
 
Kuna’s Comprehensive Plan (Comp Plan), encourages a variety of housing types for all income levels numerous 
times throughout the document. Pertinent sections of the Comp Plan that address housing types are  included 
below, in Section K (Comp Plan Analysis) of this report. The City attempts to balance all housing types within the 
City. Staff has reviewed the proposed preliminary plat for technical compliance with Kuna City Code (KCC), and 
finds the pre‐plat and landscape plan are in compliance with applicable codes. Staff would recommend that the 
applicant  work  with  Kuna’s  staff,  ACHD,  and  Kuna  Rural  Fire  District  (KRFD)  to  conform  to  each  agency’s 
requirements.  
 
A design review application for common area landscaping and open space was included as a part of the overall 
application.  The  applicant  proposes  several  dedicated  landscaping  and  buffer  areas  throughout  the  project. 
Approximately 22%, or 1.94 acres of the project has been dedicated to common area. Staff finds the proposed 
landscaping, buffers and common space to be  in compliance with Kuna City Code. Staff would recommend the 
applicant be conditioned to place sod wherever the landscape plan identifies “Lawn”, and provide staff an updated 
landscaping plan accommodating requested change. 

 
The Pathways Master Plan Map indicates two future trails within proposed project site along the future extension 
of West Ardell Road and Indian Creek. Staff highly recommends the developers be conditioned to work with the 
parks and rec department in order to comply with the Master Plan’s goals and design and construct the identified 
pathways along Indian Creek to the standards set in Kuna City Code 6‐4‐2 (Required Public Improvements). 
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All monument  signage  shall  go  to  the  Commission  for  review  and  approval. No  application  for  signage was 
submitted with this application, and shall be approved through the design review process prior to installation. 
 
Applicant is hereby notified that this project is subject to design review inspection fees. Required inspections (post 
construction), are to verify landscaping and street light compliance prior to signature on the final plat. 

 
Staff has determined the annexation, preliminary plat and design review applications comply with Title Five and 
Title  Six  of  Kuna  City  Code;  Idaho  Statutes  §  67‐6511  &  §  50‐222;  and  the  goals  and  policies  set  in  the 
Comprehensive Plan; and forwards a recommendation for a recommendation of approval for Case Nos. 19‐08‐AN 
(Annexation) and 19‐04‐S  (Preliminary Plat), and  forward a recommendation of approval  for 19‐19‐DR  (Design 
Review),  subject  to  any  conditions of  approval outlined by Kuna’s Planning  and  Zoning Commission  and City 
Council.  

 

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

2. City of Kuna Subdivision Ordinance Title 6. 

3. City of Kuna Comprehensive Plan. 

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

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

6. City of Kuna Future Land Use Map (FLUM). 
 

H. Factual Summary: 
The proposed project site is located south of West Hubbard Road and west of North Ten Mile Road. The applicant 
proposes to annex one parcel of approximately 8.68 acres into Kuna City Limits with an R‐8 zoning district; and to 
subdivide the 8.68 acres into 39 total lots, consisting of 33 single‐family buildable lots and six common lots. The 
applicant proposes to complete this project in one phase. 
 

I. Proposed Comprehensive Plan Analysis: 
The Kuna Planning and Zoning Commission may accept or reject the Comprehensive Plan components, and has 
determined  the proposed annexation and preliminary plat  requests  for  the site  (is/is not) consistent with  the 
following Comprehensive Plan components as described below:  
 
Chapter 3 – Kuna’s land use will support a desirable, district and well‐designed community 

 Goal 3.A – Ensure community design directs growth and implements sustainable land use patterns 
o Objective 3.A.1 ‐ Use the Future Land Use Map and land use regulations to direct development, 

encourage complementary and compatible land uses, and achieve good community design. 
 

 Goal 3.D – Encourage development of housing options and strong neighborhoods 
o Objective 3.D.1 – Encourage development of housing options for all citizens 

 Policy 3.D.1.a: Encourage preservation and development of housing that meets demand 
for household sizes, lifestyles and settings. 

 Policy  3.D.1.f:  Evaluate  the  housing  demand  and  supply  and  adjust  policies  and 
regulations,  as  needed,  to  encourage  development  of  diverse  housing  types  and 
densities to accommodate Kuna’s economic groups, lifestyles and ages. 

o Objective  3.D.2  –  Create  strong  neighborhoods  through  preservation,  new  development, 
connectivity and programming. 

 Policy  3.D.2.d: Work  to  ensure  that  all  neighborhoods  in  Kuna  benefit  from  good 
connectivity through sidewalk, pathway and trail, on‐street and transit infrastructure. 
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 Goal 3.G – Respect and protect private property rights 
o Objective 3.G.1 – Ensure land use policies, restrictions, and fees do not violate private property 

rights. 
 Policy 3.G.1.c:  Ensure  land use actions, decisions, and  regulations will not  cause an 

unconstitutional regulatory taking of private property; and do not effectively eliminate 
all economic value of the subject property.   

 

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

 
Comment: The proposed applications (adhere/do not adhere) to the applicable requirements of Title 5 and 
Title 6 of KCC. 
 

2. The  Planning  and  Zoning  Commission  feels  the  site  (is/is  not)  physically  suitable  for  the  proposed 
development. 
 
Comment: The 8.68‐acre (approximate) site (does/does not) appear to be suitable for the proposed 
development. 
 

3.  The preliminary plat request (is/is not) likely to cause substantial environmental damage or avoidable injury 
to wildlife or their habitat. 

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

 

4. This application (is/is not) likely to cause adverse public health problems. 
 

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

 

5. The application (appears/does not appear) to avoid detriment to the present and potential surrounding uses; 
to the health, safety, and general welfare of the public taking into account the physical features of the site, 
public facilities and existing adjacent uses. 
 
Comment:  The  preliminary  plat  request  considers  the  location  of  the  property  and  adjacent  uses.  The 
adjacent uses are residential. 

 

6. The  existing  and  proposed  street  and  utility  services  in  proximity  to  the  site  (are/are  not)  suitable  or 
adequate for a commercial development. 

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

 
K. Commission’s Recommendation: 

Note: These motions are for the approval, conditional approval or denial of the design review application and the 
recommendation  of  approval  or  denial  of  the  annexation  and  preliminary  plat  applications.  However,  if  the 
Planning and Zoning Commission wishes to change specific parts of these requests as detailed in the report, those 
changes must be specified. 
 



 
Page 8 of 13  Case No. 19‐08‐AN (Annexation), 19‐04‐S (Subdivision), 19‐19‐DR (Design Review)   
9/6/19     P: P&Z\SHARED\CASES\SUBDIVISIONS\Indian Creek at Crimson Point Subdivision 
 

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/denial) of Case No’s 19‐08‐AN (Annexation) and 19‐
04‐S (Preliminary Plat), a subdivision request from ACME, LLC to annex and subdivide approximately 8.68 acres 
into  39  total  lots  (33  buildable  single‐family  lots  and  six  common  lots),  and  (approves/conditionally 
approves/denies) Case No. 19‐19‐DR  (Design Review), subject to  the  following conditions of approval  listed  in 
section “L” of this staff report. 
 

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

a. The City Engineer shall approve the sewer hook‐ups. 
b. The  City  Engineer  shall  approve  all  civil  plans.  No  construction,  grading,  filling,  clearing  or 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

13. If any revisions are approved, the applicant shall provide the Planning and Zoning Staff with a revised copy 
of the preliminary plat, the pre plat with the date 6.10.2019, will be considered a binding site plan. 

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

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

16. Developer/owner/applicant shall comply with all local, state and federal laws. 
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City of Kuna 
Planning and Zoning Commission 

Proposed Findings of Fact and Conclusions of Law 
  

 
Based upon the record contained  in Case No’s 19‐08‐AN, 19‐04‐S, and 19‐19‐DR  including  the Comprehensive 
Plan, Kuna City Code, Staff’s Memorandums, including the exhibits, and the testimony during the public hearing, 
the Kuna Commission hereby  (approves/conditionally approves/denies) Case No’s 19‐19‐DR and recommends 
(approval / denial) of the Findings of Fact and Conclusions of Law, and the conditions of approval for Case Nos. 
19‐08‐AN (Annexation) and 19‐04‐S (Preliminary Plat), an request from ACME, LLC to annex one parcel comprising 
of approximately 8.68 acres on south of West Hubbard Road and west of North Ten Mile Road into Kuna City Limits 
with an R‐8 zoning district; and to subdivide the 8.68 acres into 39 total lots (33 buildable single‐family lots and six 
common lots), subject to the following conditions of approval listed in section “L” of this staff report. 
 
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. 19‐08‐AN, 19‐04‐S, 19‐19‐DR,  this proposal does generally 
comply with the City Code. 
 
Staff Finding: The applicant has submitted a complete application, and following staff review for technical 
compliance  the  application  appears  to  be  in  general  compliance  with  the  design  requirements,  public 
improvement requirements, objectives and considerations listed in Kuna City Code Title 5 and Title 6. 

 

2. The public notice requirements have been met and the neighborhood meeting was conducted within the 
guidelines of applicable Idaho Code and City Ordinances. 
 
Staff Finding: Neighborhood Notices were mailed out to residents within 450‐FT of the proposed project site 
on August 15, 2019 and a legal notice was run in the Kuna Melba Newspaper on August 7, 2019. The 
applicant posted a sign on the property on August 17, 2019. 

 

3. Based on  the evidence contained  in Case Nos. 19‐08‐AN, 19‐04‐S., 19‐19‐DR,  this proposal does/does not 
generally comply with the Comprehensive Plan. 

 
Staff Finding: The Comp Plan has listed numerous goals for providing a variety of housing densities and types 
to accommodate various  lifestyles, ages and economic group  in Kuna. The Comp Plan Map designates this 
property as Medium Density, and the applicant proposed an R‐8 (medium density) zoning district. 

 

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

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

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

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

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

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

 

9. All private landowners have consented to annexation. 
 
Staff Finding: An affidavit of legal interest was signed by Arnold C & Delores Watkins Trust, allowing B&A 
Engineers to act on their behalf of this project, therefore consenting to the annexation of the proposed 
project site. 
 

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

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

Staff Finding: Per the submitted landscape plan, the applicant is proposing a 1.8‐acre landscape buffer 
around the western property line, and several internal landscape buffers ranging from five feet to 25 feet 
throughout the development. A six‐foot vinyl fence is proposed along the northern property line and a 
portion of the southern property lines. Existing fencing will remain along the remainder of the southern 
property line and the eastern property line.   

 
 
DATED this ____ day of _____________, 2019. 
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MEMORANDUM  

Date: 5 August 2019 

From: Paul A. Stevens, P.E. 

To:         Wendy Howell, Planning and Zoning Director 

RE:        Indian Creek at Crimson Point Subdivision Preliminary Plat – 19-04-S, 19-08-AN Annexation, & 

Design Review 19-19-DR  

 

 

The Indian Creek at Crimson Point Preliminary Plat, annexation, and design review with Planning and Zoning 

acceptance date of July 17, 2019 has been reviewed.  The applicant’s development has been formatted to comply 

with “R-8” zone requirements.  These comments apply to the preliminary plat and do not address the landscaping 

design review request. The landscaping design review request rests with the Planning and Zoning Department. 

Review of civil design drawings is accomplished separately, when received.  

 

These comments may be expanded or refined based on future land-use actions.   

 

1. General 

a. Indian Creek at Crimson Point Subdivision is currently zoned Rural Residential with 5 – 10 acre lots. Rural 

Residential is a County designation.  

b. The Developer requests R8, medium density residential. The land proposed for development has a gross 

area of 8.681 Aces as listed in the application and 8.86 acres as shown on the preliminary plat.  

c. The Developer shows a total of 33 residential lots. The actual area containing the 33 residential lots is 

approximately 5.50 acres as shown in the Lot Summary Table on sheet PP 1.0. making the realized 

density approximately 105 people in 5.5 acres or 19 people per acre. A commensurate impact on the City 

of Kuna’s street infrastructure, pressurized irrigation, sewer, and water utilities will result.  

d. The preliminary plat shows access to Indian Creek at Crimson Point Subdivision is from North Thistle 

Drive and east from a temporary extension of Ardell Road.  

e. Pressurized irrigation is available along the south and east borders of the subdivision. 

f. Sewer and water are available in west Ardell Road at the northeast corner of the property and south in 

North Thistle Drive. 

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

h. Verify that existing and proposed elevations match at property boundaries such that a slope burden is 

not imposed on adjacent properties. 

i. State the vertical datum used for elevations on all drawings. 

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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j. Provide engineering certification on all final engineering drawings. 

k. The City of Kuna requires streetlights in all subdivisions. Streetlights are required along arterial roads 

bordering the subdivision, at the entrances of the subdivision, at intersections, and at every 250’ interval. 

Streetlights should be coincident with Fire Hydrants whenever possible. 

 

2. Inspection Fees 

a. An inspection fee will apply to City inspection of water, sewer and irrigation facilities construction 

associated with this development.   

b. The developer shall retain a qualified responsible, Idaho registered professional engineer to provide 

sufficient inspection to certify to DEQ the project was completed in accordance with approved plans and 

specifications and to provide accurate as-built drawings to the City.   

c. The developer’s engineer and the City’s inspector are permitted to coordinate inspections.  The current 

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

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

 

3. Right-of-Way 

a. Sufficient right-of-way for existing and future classified streets shall be provided pursuant to City & ACHD 

standards. 

b. Approaches onto classified streets must comply with ACHD approach policies. 

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

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

d. All street construction must meet or exceed ACHD and City of Kuna development standards. 

e. All city mainlines crossing proposed lots, running along the back of lots and sides of lots shall have 

easements that allow the City of Kuna to access and maintain the utilities. 

f. Access to Lots 6 & 7, Block 1 is long with limited turn around potential. Access to Lots 14 & 16, Block 2 is 

limited. 

g. West Ardell Road is a mid-mile collector and should extend to the west edge of the proposed subdivision 

or at the least to the currently depicted north stub street (not named) that presumably connects to 

Crimson South Subdivision.  

h. The current extension of west Ardell Road contains utilities and clearly was planned to continue. If this 

west Ardell Road stub is abandoned, an unmanaged and potentially unkept partial lot will result. 

 

4. Sanitary Sewer & Potable Water  

a. The applicant’s property is not connected to City services and is subject to connection fees for the 

ultimate connected sewer load and water demand as provided in the City’s Standard Tables.  City Code 

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

requires connection to City water services. 

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

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

c. All sewer and water infrastructure must meet or exceed City of Kuna requirements. 

d. Water and sewer flow models will be required to verify adequate water supply, fire suppression and 

sewage removal.  

e. Sewer and water connection fees apply to each lot containing a home or other facility. 
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f. All existing sewage treatment facilities (septic tank and drain field) must be decommissioned in 

accordance with Idaho Department of Environmental Quality requirements. Documentation shall be 

provided to the City of Kuna. 

g. All existing wells shall be abandoned in accordance with Idaho Department of Water Resources (IDWR) 

requirements. Documentation shall be provided to the City of Kuna. 

h.  

i. It is recommended that this application be conditioned to conform to the sewer and water master plans 

as applicable.   

j. Fire hydrants are required in a layout acceptable to the Kuna Fire Department. 

 

5. Pressurized Irrigation 

a. The applicant’s property is not connected to the City’s pressurized irrigation system.  Relying on drinking 

water for irrigation purposes is contrary to City Code (6-4-2).  

b. All pressurized irrigation infrastructure shall meet or exceed City of Kuna standards. 

c. Condition this project to require connection and annexation to the City’s Pressurized Irrigation system.   

d. Annexation into the municipal irrigation district and pooling of water rights is a requirement of the final 

plat approval. 

e. Existing irrigation ditches (supply & drain) must be relocated as needed and as approved by the irrigation 

ditch company/users. 

f. Pressurized irrigation flow model will be required to verify adequate pressurized irrigation supply. 

g. All residential, common lots and open areas with irrigation are required to connect to the pressurized 

irrigation system and to pay the associated connection fee. 

h. It is recommended that this application be conditioned to conform to the Pressure Irrigation Master Plan 

where applicable.   

 

6. Grading and Storm Drainage 

The following provisions apply to Indian Creek at Crimson Point Subdivision: 

a. Provide a grading and drainage plan which supports and maintains all upstream drainage rights and all 

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

b. The City of Kuna relies on the ACHD Stormwater Policy Manual to establish the requirements for design 

of private storm water disposal systems. 

c. Provide a storm water disposal & treatment plan which accounts for increased storm water runoff 

volumes.  Provide detailed drawings of drainage & treatment facilities with supporting calculations for 

review and approval. 

d. Verify that existing and proposed elevations match at property boundaries such that a slope burden is 

not imposed on adjacent properties. Slopes shall not be steeper than 3:1 on lots adjacent to a street or 

common lot and no steeper than 4:1 for lots with common rear lot lines. 

e. Runoff from public right-of-way is regulated by ACHD. On site storm water retention shall be reviewed in 

conjunction with the Civil Engineering construction improvements review. 

f. If impervious area is increased, provide a storm water disposal plan acceptable to the City Engineer which 

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

review. 
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7. As-Built Drawings 

a. As-built drawings are required at the conclusion of any public facility construction project and are the 

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

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

granted.  

 

8. Property Description 

a. The applicant provided a preliminary plat and supporting documents as part of the application. 
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Development Services Department 

 
Project/File:  Indian Creek at Crimson Point/ KPP19-0006/ 19-04-S/ 19-08-AN/ 19-19-DR 

This is an annexation, zoning, design review, and preliminary plat application 
consisting of 39 lots with a development agreement on 8.7 acres.  

Lead Agency: City of Kuna 

Site address: 3001 W Ardell Road   

Staff Approval: August 26, 2019 

Applicant: ACME LLC 
 Marcel Lopez 
 4824 W Fairview Avenue 
 Boise, ID 83706 

Staff Contact:  Dawn Battles 
 Phone: 387-6218 
 E-mail: dbattles@achdidaho.org 

A.  Findings of Fact 
1. Description of Application:   The applicant is requesting annexation and rezone from RR (Rural 

Residential) to R-8 (Medium Density Residential), design review and a preliminary plat consisting 
of 33 residential lots and 6 common lots with a development agreement located on 8.7 acres. 
The applicant’s proposal is consistent with the City of Kuna’s future land use map.   

2. Description of Adjacent Surrounding Area:   
Direction Land Use Zoning 
North Medium Density R-4 

South Low Density  R-3 

East Medium-Low Density  R-3 

West Rural Residential (Ada County) RR 

 

3. Site History:  ACHD has not previously reviewed this site for a development application. 

4. Adjacent Development:  The following developments are pending or underway in the vicinity of 
the site: 

• Arroyo Indio, a 215 single family lot subdivision located directly north of the site was approved 
by ACHD in September 2018. 

5. Transit:  Transit services are not available to serve this site.       

6. New Center Lane Miles:  The proposed development includes 0.18 centerline miles of new public 
road. 

mailto:dbattles@achdidaho.org
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7. Impact Fees: There will be an impact fee that is assessed and due prior to issuance of any building 
permits. The assessed impact fee will be based on the impact fee ordinance that is in effect at that 
time. 

8. Capital Improvements Plan (CIP)/ Integrated Five Year Work Plan (IFYWP): 
• The intersection of Ten Mile Road and Hubbard Road is scheduled in the IFYWP to be 

widened or construct a roundabout. 

• The intersection of Ten Mile Road and Deer Flat Road is scheduled in the IFYWP to 
constructed as a single-lane expandable roundabout.  

• Ten Mile Road is listed in the CIP to be widened to 3-lanes from Deer Flat Road to Hubbard 
Road between 2031 and 2035. 

B.  Traffic Findings for Consideration 
1. Trip Generation:  This development is estimated to generate 293 additional vehicle trips per day 

(19 existing); 31 additional vehicle trips per hour in the PM peak hour (2 existing), based on the 
Institute of Transportation Engineers Trip Generation Manual, 10th edition.   

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

 
* Acceptable level of service for a two-lane minor arterial is “E” (575 VPH). 
* Acceptable level of service for a two-lane collector is “D” (425 VPH). 

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

• The average daily traffic count for Ten Mile Road south of Columbia Road was 7,782 on 
January 29, 2019.   

• The average daily traffic count for Ardell Road west of Ten Mile Road was 1,882 on October 
4, 2017.   

• There are no current traffic counts for Thistle Drive. 

C. Findings for Consideration   

1. Ardell Road Extension 
Ardell Road will not be required to be extended into the site because Ardell Road is not shown on 
the Master Street Map to extend as a mid-mile collector, a bridge crossing is not planned for Indian 
Creek and the stub streets from developments north and south of the site provide adequate access 
to the site. 

2. Thistle Drive 

Roadway Frontage Functional 
Classification 

PM Peak Hour 
Traffic Count 

PM Peak 
Hour Level of 

Service 

Ten Mile Road 0-feet Minor Arterial 475 Better than “E” 

Ardell Road 29-feet Collector 107 Better than “D” 

Thistle Drive 45-feet Local N/A N/A 
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a. Existing Conditions: Thistle Drive, a stub street, was platted and constructed to the site’s 
south property line with  Crimson Point Subdivision.   

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

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

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

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

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

• Reduces vehicle miles traveled. 

• Increases pedestrian and bicycle connectivity. 

• Increases access for emergency services. 

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

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

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

• Promotes orderly development. 

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

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

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

c. Applicant’s Proposal:  The applicant is proposing to extend Thistle Drive into the site as a 36-
foot street section with rolled curb, gutter and 5-foot wide attached concrete sidewalk within 50-
feet of right-of-way.  

d. Staff Comments/Recommendations: The applicant’s proposal meets District policy and 
should be approved. 

Provide a permanent right-of-way easement to 2-feet behind back of sidewalk for any sidewalk 
placed outside of the dedicated right-of-way. 

3. Internal Local Streets 
a. Existing Conditions:  There are no local streets internal to the site. 

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

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

Standard Urban Local Street—33-foot Street Section and Right-of-way Policy:  District 
Policy 7207.5.2 states that the standard street section shall be 33-feet (back-of-curb to back-of-
curb) for developments with any buildable lot that is less than 1 acre in size.  This street section 
shall include curb, gutter, and minimum 5-foot wide concrete sidewalks on both sides and shall 
typically be constructed within 47-feet of right-of-way. 
For the City of Kuna and City of Star:  Unless otherwise approved by Kuna or Star, the standard 
street section shall be 36-feet (back-of-curb to back-of-curb) for developments with any 
buildable lot that is less than 1 acre in size.  This street section shall include curb, gutter, and 
minimum 5-foot wide concrete sidewalks on both sides and shall typically be constructed within 
50-feet of right-of-way. 

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

• Reduces vehicle miles traveled. 

• Increases pedestrian and bicycle connectivity. 

• Increases access for emergency services. 

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

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

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

• Promotes orderly development. 

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

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

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

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

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

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

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

• The median is platted as right-of-way owned by ACHD. 

• The width of an island near an intersection is 12-feet maximum for a minimum distance of 
150-feet.  Beyond the 150-feet, the island may increase to a maximum width of 30-feet. 

• At an intersection that is signalized or is to be signalized in the future, the median width 
shall be reduced to accommodate the necessary turn lane storage and tapers. 

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

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

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

Driveway Location Policy: District policy 7207.4.1 requires driveways near intersections to be 
located a minimum of 75-feet (measured centerline-to-centerline) from the nearest local street 
intersection, and 150-feet from the nearest collector or arterial street intersection. 

Successive Driveways:  District Policy 7207.4.1 states that successive driveways away from 
an intersection shall have no minimum spacing requirements for access points along a local 
street, but the District does encourage shared access points where appropriate. 

tbehunin
Typewritten Text
Exhibit B-2



 6      Indian Creek at Crimson Point/  
                                                                                                        KPP19-0006/ 19-04-S/  
                                                                                                    19-08-AN/ 19-19-DR 
 

Driveway Width Policy:  District policy 7207.4.3 states that where vertical curbs are required, 
residential driveways shall be restricted to a maximum width of 20-feet and may be constructed 
as curb-cut type driveways. 

Driveway Paving Policy:  Graveled driveways abutting public streets create maintenance 
problems due to gravel being tracked onto the roadway.  In accordance with District policy, 
7207.4.3, the applicant should be required to pave the driveway its full width and at least 30-
feet into the site beyond the edge of pavement of the roadway. 

c. Applicant’s Proposal:  The applicant is proposing to construct the internal local streets as 36-
foot street sections with rolled curb, gutter and 5-foot wide attached concrete sidewalk within 
50-feet of right-of-way.   

The applicant is proposing to construct a knuckle at the intersection of Thistle Drive and Ardell 
Road. 

The applicant is proposing to terminate the internal local street, Ardell Road, in a cul-de-sac 
turnaround with a radius of 55-feet. 

The applicant is proposing to construct a temporary 20-foot wide emergency access only 
driveway extending from the proposed cul-de-sac at the terminus of Ardell Road north through 
lot 16 and intersecting Ardell Road at the site’s northeast property line.  

The applicant is proposing to construct a 20-foot wide shared driveway on the internal local 
street, Ardell Road, in alignment with Thistle Drive.   

d. Staff Comments/Recommendations:  The applicant’s proposal meets District policy and 
should be approved. 

The applicant should restrict the emergency access with a gate or bollards, located outside of 
the right-of-way, as determined by the appropriate fire department. 

Provide a permanent right-of-way easement to 2-feet behind back of sidewalk for any sidewalk 
placed outside of the dedicated right-of-way. 

4. Roadway Offsets 
a. Existing Conditions: There are no existing roadways within the site. 

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

c. Applicant’s Proposal:  The applicant is proposing to construct the internal local streets with a 
minimum offset of 125-feet from any other street (measured centerline to centerline). 

d. Staff Comments/Recommendations:  The applicant’s proposal meets District policy and 
should be approved. 

5. Stub Streets 
a. Existing Conditions:  There is an existing stub street, Thistle Drive, at the site’s south property 

line and is proposed to be extended into the site as a local street. 

As part of ACHD’s September 2018 action on the preliminary plat application for Arroyo Indio 
Subdivision, located directly north of the site, a stub street to the site’s north property line, in 
alignment with Thistle Drive was required. 

b. Policy: 
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Stub Street Policy:  District policy 7207.2.4 states that stub streets will be required to provide 
circulation or to provide access to adjoining properties.  Stub streets will conform with the 
requirements described in Section 7207.2.4, except a temporary cul-de-sac will not be required 
if the stub street has a length no greater than 150-feet.  A sign shall be installed at the terminus 
of the stub street stating that, "THIS ROAD WILL BE EXTENDED IN THE FUTURE.”  

In addition, stub streets must meet the following conditions: 

• A stub street shall be designed to slope towards the nearest street intersection within the 
proposed development and drain surface water towards that intersection; unless an 
alternative storm drain system is approved by the District. 

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

Temporary Dead End Streets Policy:  District policy 7207.2.4 requires that the design and 
construction for cul-de-sac streets shall apply to temporary dead end streets.  The temporary 
cul-de-sac shall be paved and shall be the dimensional requirements of a standard cul-de-sac.  
The developer shall grant a temporary turnaround easement to the District for those portions of 
the cul-de-sac which extend beyond the dedicated street right-of-way.  In the instance where a 
temporary easement extends onto a buildable lot, the entire lot shall be encumbered by the 
easement and identified on the plat as a non-buildable lot until the street is extended. 

c. Applicant Proposal: The applicant is proposing to construct a stub street to the north, located 
approximately 407-feet from the east property line (measured from the east property line to 
centerline). This stub street is proposed to extend into Arroyo Indio in a location that differs from 
their (Arroyo Indio) required stub street location (Thistle Drive).    

d. Staff Comments/Recommendations:  The applicant’s proposal to construct a stub street to 
the north meets District policy and should be approved. 

Staff is supportive of the applicant’s proposal to construct a stub street to the north to be 
extended into Arroyo Indio, in the proposed location instead of in alignment with Thistle Drive.  
As the developer of Arroyo Indio Subdivision has agreed to the change and a connection 
between the two developments is needed to provide access to the site. 

The applicant should be required to install a sign at the terminus of the stub street stating that, 
"THIS ROAD WILL BE EXTENDED IN THE FUTURE.”  The sign will not be required if the stub 
street that was required as part of the Arroyo Indio Subdivision has been constructed.  

A temporary turnaround is not required at the terminus of the stub street as it does not extend 
greater than 150-feet.  

6. Tree Planters 
Tree Planter Policy:  Tree Planter Policy: The District’s Tree Planter Policy prohibits all trees in 
planters less than 8-feet in width without the installation of root barriers. Class II trees may be 
allowed in planters with a minimum width of 8-feet, and Class I and Class III trees may be allowed 
in planters with a minimum width of 10-feet. 

7. Landscaping 
Landscaping Policy: A license agreement is required for all landscaping proposed within ACHD 
right-of-way or easement areas.  Trees shall be located no closer than 10-feet from all public storm 
drain facilities.  Landscaping should be designed to eliminate site obstructions in the vision triangle 
at intersections.  District Policy 5104.3.1 requires a 40-foot vision triangle and a 3-foot height 
restriction on all landscaping located at an uncontrolled intersection and a 50-foot offset from stop 
signs.  Landscape plans are required with the submittal of civil plans and must meet all District 
requirements prior to signature of the final plat and/or approval of the civil plans. 
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D. Site Specific Conditions of Approval 

1. Extend Thistle Drive into the site as a 36-foot street section with rolled curb, gutter and 5-foot wide 
attached concrete sidewalk within 50-feet of right-of-way. 

2. Construct the internal local streets as 36-foot street sections with rolled curb, gutter and 5-foot 
wide concrete sidewalk within 50-feet of right-of-way. 

3. Provide a permanent right-of-way easement to 2-feet behind back of sidewalk for any sidewalk 
placed outside of the dedicated right-of-way. 

4. Construct a knuckle at the intersection of Thistle Drive and Ardell Road. 

5. Terminate Ardell Road, in a cul-de-sac turnaround with a minimum turning radius of 45-feet. 

6. Construct a temporary 20-foot wide emergency access only driveway extending from the 
proposed cul-de-sac at the terminus of Ardell Road to extend through lot 16 intersecting Ardell 
Road at the northeast property line.  

7. Restrict the emergency access with a gate or bollards, located outside of the right-of-way, as 
determined by the appropriate fire department. 

8. Construct a 20-foot wide shared driveway on to Ardell Road, in alignment with Thistle Drive. 

9. Construct one stub street to the north property line, located 407-feet from the east property line.  

10. Install a sign at the terminus of the stub street stating that, "THIS ROAD WILL BE EXTENDED IN 
THE FUTURE.”   

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

12. Comply with all Standard Conditions of Approval. 

E.  Standard Conditions of Approval 

1. All proposed irrigation facilities shall be located outside of the ACHD right-of-way (including all 
easements).  Any existing irrigation facilities shall be relocated outside of the ACHD right-of-way 
(including all easements).  

2. Private Utilities including sewer or water systems are prohibited from being located within the ACHD 
right-of-way. 

3. In accordance with District policy, 7203.3, the applicant may be required to update any existing non-
compliant pedestrian improvements abutting the site to meet current Americans with Disabilities Act 
(ADA) requirements.  The applicant’s engineer should provide documentation of ADA compliance 
to District Development Review staff for review.   

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

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

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

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

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

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

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

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

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

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

are satisfied. 

2. ACHD requirements are intended to assure that the proposed use/development will not place an 
undue burden on the existing vehicular transportation system within the vicinity impacted by the 
proposed development. 

G. Attachments 
1. Vicinity Map 
2. Site Plan 
3. Utility Coordinating Council 
4. Development Process Checklist 
5. Appeal Guidelines 
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VICINITY MAP 
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SITE PLAN 
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Ada County Utility Coordinating Council 
 
 

Developer/Local Improvement District 
Right of Way Improvements Guideline Request 

 
 

  Purpose:  To develop the necessary avenue for proper notification to utilities of local highway and 
road improvements, to help the utilities in budgeting and to clarify the already existing process. 
 
 

1) Notification: Within five (5) working days upon notification of required right of way improvements 
by Highway entities, developers shall provide written notification to the affected utility owners and 
the Ada County Utility Coordinating Council (UCC). Notification shall include but not be limited to, 
project limits, scope of roadway improvements/project, anticipated construction dates, and any 
portions critical to the right of way improvements and coordination of utilities. 

 
2) Plan Review: The developer shall provide the highway entities and all utility owners with 

preliminary project plans and schedule a plan review conference.  Depending on the scale of 
utility improvements, a plan review conference may not be necessary, as determined by the utility 
owners. Conference notification shall also be sent to the UCC. During the review meeting the 
developer shall notify utilities of the status of right of way/easement acquisition necessary for their 
project. At the plan review conference each company shall have the right to appeal, adjust and/or 
negotiate with the developer on its own behalf. Each utility shall provide the developer with a letter 
of review indicating the costs and time required for relocation of its facilities. Said letter of review 
is to be provided within thirty calendar days after the date of the plan review conference.  

 
3) Revisions: The developer is responsible to provide utilities with any revisions to preliminary 

plans. Utilities may request an updated plan review meeting if revisions are made in the 
preliminary plans which affect the utility relocation requirements. Utilities shall have thirty days 
after receiving the revisions to review and comment thereon. 

 
4) Final Notification: The developer will provide highway entities, utility owners and the UCC with 

final notification of its intent to proceed with right of way improvements and include the anticipated 
date work will commence. This notification shall indicate that the work to be performed shall be 
pursuant to final approved plans by the highway entity. The developer shall schedule a 
preconstruction meeting prior to right of way improvements. Utility relocation activity shall be 
completed within the times established during the preconstruction meeting, unless otherwise 
agreed upon. 

 
Notification to the Ada County UCC can be sent to: 50 S. Cole Rd. Boise 83707, or Visit iducc.com 
for e-mail notification information.  
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Development Process Checklist 
 
Items Completed to Date: 
 

Submit a development application to a City or to Ada County 
 

The City or the County will transmit the development application to ACHD 
 

The ACHD Planning Review Section will receive the development application to review 
 

The Planning Review Section will do one of the following: 
 

Send a “No Review” letter to the applicant stating that there are no site specific conditions of approval at 
this time. 

 

Write a Staff Level report analyzing the impacts of the development on the transportation system and 
evaluating the proposal for its conformance to District Policy. 

 

Write a Commission Level report analyzing the impacts of the development on the transportation system 
and evaluating the proposal for its conformance to District Policy. 

 

Items to be completed by Applicant: 
 

For ALL development applications, including those receiving a “No Review” letter: 

• The applicant should submit one set of engineered plans directly to ACHD for review by the Development 
Review Section for plan review and assessment of impact fees.  (Note:  if there are no site improvements 
required by ACHD, then architectural plans may be submitted for purposes of impact fee assessment.) 

• The applicant is required to get a permit from Construction Services (ACHD) for ANY work in the right-of-way, 
including, but not limited to, driveway approaches, street improvements and utility cuts.  

 

Pay Impact Fees prior to issuance of building permit.  Impact fees cannot be paid prior to plan review approval. 
 

DID YOU REMEMBER: 
Construction (Non-Subdivisions) 

 Driveway or Property Approach(s) 
• Submit a “Driveway Approach Request” form to ACHD Construction (for approval by Development Services & Traffic 

Services).  There is a one week turnaround for this approval. 
 

 Working in the ACHD Right-of-Way  

• Four business days prior to starting work have a bonded contractor submit a “Temporary Highway Use Permit 
Application” to ACHD Construction – Permits along with: 

a) Traffic Control Plan 
b) An Erosion & Sediment Control Narrative & Plat, done by a Certified Plan Designer, if trench is >50’ or you 

are placing >600 sf of concrete or asphalt. 
 

Construction (Subdivisions) 
 Sediment & Erosion Submittal 
• At least one week prior to setting up a Pre-Construction Meeting an Erosion & Sediment Control Narrative & Plan, done 

by a Certified Plan Designer, must be turned into ACHD Construction to be reviewed and approved by the ACHD 
Stormwater Section.  

  
 Idaho Power Company 
• Vic Steelman at Idaho Power must have his IPCO approved set of subdivision utility plans prior to Pre-Con being 

scheduled. 
 

 Final Approval from Development Services is required prior to scheduling a Pre-Con. 
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Request for Appeal of Staff Decision 
 
1. Appeal of Staff Decision:  The Commission shall hear and decide appeals by an applicant of 

the final decision made by the Development Services Manager when it is alleged that the 
Development Services Manager did not properly apply this section 7101.6, did not consider all of 
the relevant facts presented, made an error of fact or law, abused discretion or acted arbitrarily 
and capriciously in the interpretation or enforcement of the ACHD Policy Manual. 

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

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

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

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

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

e. Action by Commission:  Following the hearing, the Commission shall either affirm or 
reverse, in whole or part, or otherwise modify, amend or supplement the decision being 
appealed, as such action is adequately supported by the law and evidence presented at 
the hearing. 
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                        STATE OF IDAHO 

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

 
 

DEQ Response to Request for Environmental Comment 
 
 

Date:  August 2, 2019 
Agency Requesting Comments: City of Kuna 
Date Request Received: July 18, 2019 
Applicant/Description: Indian Creek at Crimson Point Subdivision, 19-08-AN, 

19-04-S 
 

Thank you for the opportunity to respond to your request for comment.  While DEQ does not review 
projects on a project-specific basis, we attempt to provide the best review of the information 
provided.  DEQ encourages agencies to review and utilize the Idaho Environmental Guide to assist 
in addressing project-specific conditions that may apply.  This guide can be found at 
http://www.deq.idaho.gov/ieg/.   
 
The following information does not cover every aspect of this project; however, we have the 
following general comments to use as appropriate: 
 

1. Air Quality  

  Please review IDAPA 58.01.01 for all rules on Air Quality, especially those regarding 
fugitive dust (58.01.01.651), trade waste burning (58.01.01.600-617), and odor control 
plans (58.01.01.776). 
 
All property owners, developers, and their contractor(s) must ensure that reasonable 
controls to prevent fugitive dust from becoming airborne are utilized during all phases of 
construction activities/and or operations per IDAPA 58.01.01.651. 
 
DEQ recommends the city/county require the development and submittal of a dust 
prevention and control plan prior to approval. Dust prevention and control plans 
incorporate appropriate best management practices to control fugitive dust that may be 
generated at sites. 
 
Information on fugitive dust control plans can be found at: 
http://www.deq.idaho.gov/media/61833-dust_control_plan.pdf  
 

  Per IDAPA 58.01.01.600-617, the open burning of any construction waste is prohibited. 
The property owner, developer, and their contractor(s) are responsible for ensuring no 
prohibited open burning occurs during construction. 
 
For questions, contact David Luft, Air Quality Manager, at 373-0550. 
 

2. Wastewater and Recycled Water  

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

http://www.deq.idaho.gov/ieg/
http://www.deq.idaho.gov/media/61833-dust_control_plan.pdf
tbehunin
Typewritten Text
Exhibit B-5



 
Page 2 of 4 
 
 

 

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

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

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

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

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

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

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

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

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

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

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

http://www.deq.idaho.gov/water-quality/drinking-water.aspx
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4. Surface Water  

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

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

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

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

 

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

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

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

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

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

http://www.idwr.idaho.gov/WaterManagement/StreamsDams/Streams/AlterationPermit/AlterationPermit.htm
tbehunin
Typewritten Text
Exhibit B-5



 
Page 4 of 4 
 
 

 

that there is likelihood that it will enter state waters, must be reported to DEQ in 
accordance with IDAPA 58.01.02.850. 
 

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

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

6.  Additional Notes 

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

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

 

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

 
 

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

ec: CM#2019AEK142 

mailto:aaron.scheff@deq.idaho.gov
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Troy Behunin

From: D3 Development Services <D3Development.Services@itd.idaho.gov>
Sent: Wednesday, July 31, 2019 5:00 PM
To: Troy Behunin
Subject: 19-08-AN, 19-04-S Crimson Point Subdivision

Good afternoon, 
ITD has received application 19‐08‐AN, 19‐04‐S for review. ITD does not anticipate any significant traffic impact to the 
State Highway system from this development and has no objections to the proposed development. 
 
Thank you, 
 

Sarah Arjona 
Development Services Coordinator 
ITD District 3 
(208) 334-8338 
 

From: Troy Behunin <tbehunin@kunaid.gov>  
Sent: Thursday, July 18, 2019 1:08 PM 
To: ACHD <clittle@achdidaho.org>; Becky Rone ‐ Kuna USPS Addressing <rebecca.i.rone@usps.gov>; Bob Bachman 
<bbachman@kunaid.gov>; Boise Project Brd Cntrl <TRitthaler@boiseproject.org>; Boise‐Kuna Irrigation Distr. 
<laurenboehlke@yahoo.com>; Cable One Business <Adam.ingram@cableone.biz>; Cable One t.v. 
<cheryl.goettsche@cableone.biz>; Central District Health Dept. CDHD <lbadigia@cdhd.idaho.gov>; COMPASS 
<cmiller@compassidaho.org>; D. Reinhart <Dreinhart@kunschools.org>; DEQ <Alicia.martin@deq.idaho.gov>; Eric 
Adolfson <eadolfson@compassidaho.org>; Idaho Power <bwatson2@idahopower.com>; Idaho Power 
<ahawkins@idahopower.com>; Idaho Power ‐ Jacky Chris <easements@idahopower.com>; Intermountain Gas 
<robert.miller@mdu.com>; Intermountain Gas <bryce.ostler@intgas.com>; D3 Development Services 
<D3Development.Services@itd.idaho.gov>; Jim O. ‐ KSD <Jim@kunaschools.org>; Julie Stanley ‐ Regional Address Mgmt. 
<Julie.R.Stanley@usps.gov>; Kuna Police Chief <so4217@adaweb.net>; Kuna Postmaster ‐ Marc C. Boyer 
<marc.c.boyer@usps.gov>; Kuna School District <kbekkedahl@kunaschools.org>; Kuna School District 
<wjohnson@kunaschools.org>; Kuna School District <bsaxton@kunaschools.org>; Mike Borzick 
<mborzick@kunaid.gov>; Nampa Meridian Irrigation District <nmid@nmid.org>; New York Irrigation District 
<terri@nyid.org>; Paul Stevens <PStevens@kunaid.gov>; Planning Mgr: Ada County Development Services 
<jboal@adaweb.net>; Lisa Holland <lholland@kunaid.gov> 
Subject: [EXTERNAL] Indian Creek @ Crimson Point Sub Packet 
 

--- This email is from an external sender. Be cautious and DO NOT open links or attachments if the sender is 
unknown. ---  
Good afternoon everyone, 
Another one so soon.  
 
Please review the included packet for the proposed Indian Creek @ Crimson Point Subdivision here in Kuna. Please 
respond within 15 business days. 
 
If you need additional information or you would like hard copies please let our office know as soon as possible. 
Thanks so much! 
Troy 
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Troy Behunin  
Planner III 
City of Kuna  
751 W. 4th Street  
Kuna, ID 83634 
TBehunin@KunaId.Gov 
  
CONFIDENTIALITY NOTICE 
This e-mail and any attachments may contain confidential or privileged information. If you are not the intended recipient, you are not authorized to use or 
distribute any information included in this e-mail or its attachments. If you receive this e-mail in error, please delete it from your system and contact the 
sender. 
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                       Kuna  School  District  
                Inspiring each student to become a lifelong learner and a contributing, responsible citizen. 

 

July 24, 2019 
 
Dear Honorable Members of the Planning and Zoning Commission, 
 
Kuna School District has experienced approximately 2% growth over the last few years. Based on the 
2016 Kuna School District Growth Report and Demographic Forecast, we predict that the homes at 
Indian Creek at Crimson Point, will house 25 school aged children based on our calculation of .65 
students per household which is the Ada County standard calculation. Approval of the Indian Creek at 
Crimson Point Subdivision will affect enrollments at the following schools: 
  
                                                                                         Enrollment    Capacity 
                      Crimson Point Elementary School                    461            600 
                      Kuna Middle School                                          867             880 
                      Kuna High School                                             1700           1500 
  
  
The safety of our students is our first and foremost priority. With this in mind, we ask the developer to 
install and pay for a covered bus stop for students on Hubbard Road and encourage the developer to 
also provide safe, 4’ sidewalks, cross walks, bike paths and pedestrian access for our students. 
School capacity and transportation is addressed in Idaho Code 67-6508. 
 
Thank you for considering the needs of students in this request.  Should the developer or the Planning 
and Zoning Commission have any questions, you may contact either of us. 
 
Regards, 
 
District Planners 
Jim Obert and David Reinhart 
 

 

 

 

 

 

711 E. Porter Rd.,  Kuna, Idaho  83634 
Phone: (208) 922-1000                       FAX: (208) 922-5646 

Wendy Johnson 
Superintendent 

Kim Bekkedahl 
Assistant Superintendent 

Dr. Catherine Beals 
Administrator of CIA 

Eileen O’Shea 
Administrator of Student 

Services 

David Reinhart 
Administrator of HR 
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City of Kuna 
Planning and Zoning Commission 

Staff Report 
 

 
     
 
 

To:   Planning and Zoning Commission 
 
Case Numbers: 19-09-AN 

BLM – 600 Acres  
(Kuna Mora & Cole) Annexation 

 
Site Locations: Near SW Corner of West Kuna  

Mora & South Cole Road 
  
Planner:  Sam Weiger, Planner I 
 
Hearing Date:  September 10, 2019 
  
Owners: Bureau of Land Management 
 Four Rivers Field Office 
 3948 Development Avenue 
 Boise, ID 83705 
 208.384.3309 
 tsburke@blm.gov 
    
Applicant: City of Kuna  
   751 West 4th Street 
   Kuna, ID 83634 
 
 
Table of Contents: 

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

F. Proposed Comprehensive Plan Analysis 
G. Proposed Kuna City Code Analysis 
H. Proposed Conclusions of Law 
I. Proposed Recommendation by the 

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  July 15, 2019 
ii. Agency Comment Request  July 15, 2019 
iii. 300’ Property Owners Notice August 14, 2019 
iv. Kuna, Melba Newspaper  August 14, 2019 
v. Site Posted   August 30, 2019 

 
 

 

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

 

mailto:tsburke@blm.gov
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B. Applicant’s Request: 
The City of Kuna requests to annex two contiguous parcels owned by the Bureau of Land Management into Kuna 
City Limits with Public (P) zoning districts. The subject sites are located near the southwest corner of West Kuna 
Mora Road and South Cole Road. (APNs S2101212400 & S2102110000) 

 
C. 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 280.8-acre parcel and 320-acre parcel as federal land. 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

2. Surrounding Land Uses:     

North RP 
RR 

Rural Preservation – Ada County 
Rural Residential – Ada County 

South RP  Rural Preservation – Ada County 
East RP Rural Preservation – Ada County 

West RP 
A 

Rural Preservation – Ada County 
Agricultural – Kuna City 

 
3. Parcel Sizes, Current Zoning, Parcel Numbers: 

Property Owner Parcel Size Current Zone: Parcel Number 
Bureau of Land Management 280.8 acres RP, Ada County S2101212400 
Bureau of Land Management 320 acres RP, Ada County S2102110000 
                                                   Total acres:   600.8 acres 

 
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 (future) 
 Police Protection – Kuna Police (Ada County Sheriff’s office) (future) 
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5. Existing Structures, Vegetation and Natural Features:  
The 320-acre parcel and 280.8-acre parcel consist of low vegetation. The sites are relatively flat, with average 
soil slopes of 0-3 percent. 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 320-acre parcel and 280.8-acre parcel are currently accessed via West Kuna Mora Road.  
 

7. Environmental Issues:  
A 100-year floodplain runs through the southern boundary of both subject sites. 

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

• Kuna City Engineer - Exhibit B-1 
• GIS Manager - Exhibit B-2 
• Ada County Development Services – Exhibit B-3 
• Ada County Highway District – Exhibit B-4 

 
D. Staff Analysis: 

The City of Kuna held a neighborhood meeting for residents within 300 feet of the exterior boundaries of the 
subject site on July 15, 2019. A recap of the neighborhood meeting can be found within the neighborhood meeting 
certification (Exhibit A2h).  
 
Staff has determined that the property is eligible for annexation into Kuna City limits. The Bureau of Land 
Management (BLM) consented to the annexation. The property is contiguous, or has its touch, to Kuna City limits 
situated to the west of the subject site.  

 
The subject site will remain under BLM’s control and no development is anticipated. The sole purpose of this 
annexation is to provide for an annexation pathway to the parcels east of the subject site. The area to the east of 
the subject site is proposed to be an industrial area according to Kuna’s Future Land Use Map. 
 
Staff has been informed that firearms are discharged at the subject sites. According to Kuna City Code 10-5-2, “It 
shall be unlawful to discharge a firearm within City limits.” Staff has determined that cattle ranchers discharging 
firearms to defend their property are exempt from this section of code. 
 
This project is adjacent to West Kuna Mora Road. Kuna’s Street Circulation Map identifies a proposed minor 
collector running along the subject sites’ southern property lines, the shared north-south border between the two 
parcels, and east to west through both parcels.  

 
Staff has determined the application to be compliant with Kuna City Code, Title Five; Idaho Statutes § 50-222 and 
§ Title 67, Chapter 65, and the goals and policies set forth in Kuna’s Comprehensive Plan.   
 

E. Applicable Standards: 
1. City of Kuna Zoning Ordinance Title 5. 
2. City of Kuna Comprehensive Plan. 
3. Idaho Code, § 50-222 and § Title 67, Chapter 65 

 
F. Proposed 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/is not) consistent with the following Comprehensive 
Plan components as described below:  
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Chapter 1 – Kuna will be economically diverse and vibrant 
• Goal 1.A – Ensure land use in Kuna will support economic development 

o Objective 1.A.3 – Utilize industrial land use designations to encourage development and 
expansion of industrial businesses in key locations. 

 Policy 1.A.3.f: Inventory and identify other key parcels for industrial development and 
poise them to be shovel-ready for development, with access to the City’s public facilities, 
utilities and services.  

 
Chapter 3 – Kuna’s land use will support a desirable, district and well-designed community 

• Goal 3.A – Ensure community design directs growth and implements sustainable land use patterns 
o Objective 3.A.1 - Use the Future Land Use Map and land use regulations to direct development, 

encourage complementary and compatible land uses, and achieve good community design. 
 

• Goal 3.G – Respect and protect private property rights 
o Objective 3.G.1 – Ensure land use policies, restrictions, and fees do not violate private property 

rights. 
 Policy 3.G.1.c: Ensure land use actions, decisions, and regulations will not cause an 

unconstitutional regulatory taking of private property; and do not effectively eliminate 
all economic value of the subject property.  

  
G. Proposed Kuna City Code Analysis:  

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

 
2. This application (is/is not) likely to cause adverse public health problems. 
 

Comment: The project does not include an application for development, therefore eliminating the possibility 
of an occurrence of adverse public health problems.  

 
H. Proposed Recommendation by the Planning and Zoning Commission: 

Note: This motion is for the recommendation of approval, conditional approval or denial of the annexation 
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 and public testimony as presented, the Planning and Zoning 
Commission of Kuna, Idaho, hereby recommends (approval/conditional approval/denial) of Case No. 19-09-AN 
(Annexation), a request from the City of Kuna, to annex approximately 600.8 acres into Kuna City limits. 
 
 

 
DATED: This 10th day of September, 2019. 

 
 
 
 
 

 
 
 
 



 
Page 5 of 10 Case No.19-09-AN (Annexation)  
9/10/2019    P: P&Z\SHARED\CASES\ANNEXATION\BLM Annexation – Staff Memo 
 
 

City of Kuna 
Planning and Zoning Commission 

Proposed Findings of Fact and Conclusions of Law 
 

 
 
 
 
 
 
 

Based upon the record contained in Case No. 19-09-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/conditional approval/denial) of the Findings of Fact and Conclusions 
of Law for Case No. 19-09-AN, a request by the City of Kuna to annex approximately 600 acres into Kuna City limits 
with a P (Public) zoning district. 

 
1. Based on the evidence contained in Case No. 19-09-AN, this proposal (does/does not) generally comply with 

the City Code. 
 
Staff Finding: A complete application was submitted, 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/have not) been met and the neighborhood meeting was conducted 

within the guidelines of applicable Idaho Code and City Ordinances. 
 
Staff Finding: The neighborhood meeting was conducted on July 15, 2019. Neighborhood notices were 
mailed to residents within 300-ft of the proposed project site on August 14, 2019 and a legal notice was 
published in the Kuna Melba Newspaper on August 14, 2019. A sign was posted on the property on August 
30, 2019. 

 
3. Based on the evidence contained in Case No. 19-09-AN, this proposal (does/does not) 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 group in Kuna. The proposed zoning district is P 
(Public). The Comprehensive Plan Map designates this property as federal land.  
 

4. The landowner has consented to annexation. 
 
Finding: The Bureau of Land Management signed a letter of consent, giving the City of Kuna permission to 
annex the subject sites. 

 
5. The proposed project lands (are/are not) contiguous or adjacent to property within Kuna City Limits. 

 
Staff Finding: The 320-acre parcel is contiguous with City limits to west, and the 280.8-acre parcel is 
adjacent to the 320-acre parcel. 

 
 
 
DATED: This 10th day of September, 2019. 
 
 
 
 

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 

Staff Report 
 

 
     
 
 

To:   Planning and Zoning Commission 
 
Case Numbers: 19-02-ZC (Rezone) 
 Stadnitsky Rezone   
 
Site Location: 252 N. Meridian Road,  

Kuna, ID 83634 
 
Planner:   Doug Hanson, Planner I 
 
Hearing Date:  September 10, 2019 
  
Applicant / Owner: Sergey Stadnitsky 
 6402 Cherry Ln. 
 Nampa, ID 83687 
 208.906.5422 
 Stadnitsky@yahoo.com 
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A. Process and Noticing: 

1. Kuna City Code (KCC), Title 1, Chapter 14, Section 3, states that rezone applications 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  March 23, 2019 (No attendees) 
ii. Agency Comment Request  July 18, 2019, August 14, 2019 (Amended) 
iii. 450’ Property Owners Notice August 15, 2019 
iv. Kuna Melba Newspaper  August 21, 2019 
v. Site Posted   August 20, 2019 

 
B. Applicant’s Request: 

Sergey Stadnitsky (owner), is requesting to rezone approximately 5.00 acres from an “A” (Agriculture) to “C-2” 
(Area Commercial) zoning district classification.  The subject site is located at 252 N Meridian Road, Kuna, ID 83634 
(APN: S141933450). 
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C.  Site History:  
The site was most recently used as a dog kenneling business, Gem State Kennels.  Historically the site has been 
used as a residence and for farming.  
 

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.  This site is identified as having a Commercial zoning designation. 
 
 
 
 
 
 
. 
 

 
 
 
 
 
 
 
 
 

2. Surrounding Land Uses:     
North C-2 Area Commercial – Kuna City 
South RUT Rural-Urban Transition – Ada County 
East C-2 Area Commercial – Kuna City 
West C-1 Neighborhood Commercial – Kuna City 

 
3. Parcel Sizes, Current Zoning, Parcel Numbers: 

Property Owner Parcel Size Current Zone: Parcel Numbers 
Sergey Stadnitsky 5.00-acres A (Agriculture) S1419333450 

 
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) 
 

5. Existing Structures, Vegetation and Natural Features:  
Currently, the site has a 1,920 square foot, two story residential single-family dwelling with a 240 square foot 
detached garage and a 3,920 square foot accessory building.  Vegetation on site consists of grass and weeds.  
The site is relatively flat with an estimated average slope of 1% to 1.4%. 
 

6.  Transportation / Connectivity:  
The site is currently accessed via an existing driveway onto Meridian Road. 

7. Environmental Issues:  

Subject 
Site 
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Staff is unaware of any environmental issues surrounding the subject site. 
 

8. Agency Responses: The following agency comments are included as exhibits with this case file: 
• Boise Project Board of Control ……………………….……………………………………………………………. Exhibit B-1 
• Kuna City Engineer ………………..…………………………………………………………………………………….. Exhibit B-2 
• Idaho Transportation Department …………………………………………………………………………….... Exhibit B-3 
• Kuna Rural Fire District …………………………………………….………………………………………………….. Exhibit B-4 

 
E. Staff Analysis: 

The applicant is requesting to rezone approximately 5.00 acres from an “A” (Agriculture) zoning designation to a 
“C-2” (Area Commercial) zone.  There is no development associated with this application.  The Comprehensive 
Plan’s Future Land Use Map has identified this parcel as commercial.  A rezone, if granted, would not require a 
comprehensive map amendment.  Sergey Stadnitski held a neighborhood meeting with residents within 300 feet 
of the subject site on March 23, 2019.  According to the applicants “Neighborhood Meeting Certification”, there 
were no attendees. 
 
The Idaho Transportation Department may request a Traffic Impact Study at the time of future development on 
the subject site due to increased traffic movements to the immediate area accompanying a commercial use.   

 
Staff has determined the applicant’s rezone request is in compliance with Kuna City Code, Title Five; Idaho Statute 
§ 67-65 and the goals and policies set in Kuna’s Comprehensive Plan. Staff forwards a recommendation to the 
Planning and Zoning Commission to recommend approval to 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. 
3. Idaho Code, Title 67, Chapter 65- the Local Land Use Planning Act. 

 
G. Proposed Comprehensive Plan Analysis: 

The Kuna Planning and Zoning Commission may (accept or reject) the Comprehensive Plan components, and has 
determined the proposed rezone for the site (is/is not) consistent with the following Comprehensive Plan 
components as described below:  

 
Goal Area 1: Kuna will be economically diverse and vibrant. 
 Goal 1.A: Ensure Land use in Kuna will support economic development. 

o Objective 1.A.2: Create commercial nodes and corridors that support development of economic 
opportunities that do not compete with downtown revitalization efforts.  

• Policy 1.A.2.a: Designate commercial land use nodes and corridors at strategic locations 
such as Meridian Road/Highway 69 and Ten-Mile Road. 

• Policy 1.A.2.d: Designate a sufficient quantity of land on the Future Land Use Map for 
commercial use.   
  

Goal Area 3: Kuna’s Land uses will support a desirable, distinctive and well-designed community. 
 Goal 3.A: Ensure community design directs growth and implements sustainable land use patterns. 

o Objective 3.A.1: Use the Future Land Use Map and land use regulations to direct development, 
encourage complementary and compatible land uses, and achieve good community design. 

• Policy 3.A.1.b: Concentrate commercial and mixed-use areas along main entryway 
corridors, and reserve areas for low-density residential development, open space, industrial 
and agricultural uses at Kuna’s outer areas and along the rail line. 

 Goal 3.G: Respect and protect private property rights. 



 
Page 4 of 9 Case Nos.19-02-ZC (Rezone)  
9/10/2019    P: P&Z\SHARED\CASES\Rezone\ Stadnitsky Rezone 
 

o Objective 3.G.1: Ensure land use policies, restrictions, and fees do not violate private property rights. 
• Policy 3.G.1.c: Ensure City land use actions, decisions and regulations do not prevent a 

private property owner from taking advantage of a fundamental property right. Ensure city 
actions do not impose a substantial and significant limitation on the use of the property. 

 
H. Proposed Kuna City Code Analysis:  

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

 
2. The site (is/is not) physically suitable for a commercial zoning designation. 
 

Comment: The 5.00-acre parcel is suitable to accommodate a commercial use. 
 

3. This application (is/is not) likely to cause substantial environmental damage or avoidable injury to wildlife or 
habitat. 

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

 
4. This application (is/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 the staff report and public testimony as presented, the Planning and Zoning 
Commission of Kuna, Idaho, hereby recommends (approval/conditional approval/denial) of Case No. 19-02-ZC 
(Rezone); a request from Sergey Stadnitsky to rezone approximately 5.00 acres from its current “A” (Agriculture) 
zoning district to a “C-2” (Area Commercial) zoning district, subject to the following conditions of approval: 

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

2. Installation of service facilities at the time of future development 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. Connection to City Services (Sewer, Water, Pressurized Irrigation) is required. At time of development all City 
services shall be brought to and through the subject property. The applicant shall conform to all 
corresponding Master Plans. 

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

5. Any site improvements and/or building construction shall be subject to Design Review prior to 
commencement. 

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 10th day of September, 2019.  
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City of Kuna 
Planning and Zoning Commission 

Proposed Findings of Fact and Conclusions of Law 
 

 
 
 
 
 
 
 
 
Based upon the record contained in Case No. 19-02-ZC (Rezone) 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/conditionally approves/denies) the Findings of Fact and Conclusions of Law, and 
conditions of approval for Case No. 19-02-ZC, a request from Sergey Stadnitsky to rezone approximately 5.00 acres 
from its current “A” (Agriculture) zoning district to a “C-2” (Area Commercial) zoning district. 

 
1. Based on the evidence contained in Case No. 19-02-ZC, 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 450-ft of the proposed project site on 
August 15, 2019 and a legal notice was published in the Kuna Melba Newspaper on August 21, 2019. The 
applicant posted a sign on the property on August 30, 2019. 

 
3. Based on the evidence contained in Case No. 19-02-ZC, this proposal does generally comply with the 

Comprehensive Plan. 
 

Staff Finding: The Comprehensive Plan has listed goals, objectives and policies for ensuring land use that will 
support economic development.     
 

4. Based on evidence contained in Case No. 19-02-ZC, this proposal does generally comply with the Future Land 
Use Map. 
 
Staff Finding: The Future Land Use Map identifies the subject site as Commercial. The applicants proposed 
zoning designation of Commercial is in conformance with the City of Kuna’s Future Land Use Map. 

 
 
DATED this 10th day of September, 2019. 
 
 

P.O. Box 13 
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Agency Transmittal (Amended) 
         August 14, 2019 

 
          Notice is hereby given by the City of Kuna the following actions are under consideration: 
 

FILE NUMBER: 19-02-ZC, (Rezone) – Stadnitsky, Sergey. 
 

PROJECT 
DESCRIPTION 

Applicant requests approval to rezone approximately 5.00 ac. in 
Kuna City from the current Ag. (Agriculture) zone to the C-2 (Area 
Commercial) zone. The request conforms to the Comp Plan Map. 

SITE LOCATION 
 

The NEC Meridian and Kuna Roads, Kuna, Idaho 83634. 

 

REPRESENTATIVE 
 

Sergey Stadnitsky 
6402 N. Cherry Lane 
Nampa, ID 83687 
208.906.5422 

SCHEDULED 
HEARING DATE 

Tuesday, September 10, 2019. 
6:00 P.M. 

 

STAFF CONTACT 
 

Troy Behunin 
Tbehunin@KunaId.Gov 
Phone:  922.5274 
Fax:  922.5989 

 

We have enclosed information to assist you with your consideration and response.  No response 
within 15 business days will indicate you have no objection or comments for this project.  
We would appreciate any information as to how this action would affect the service(s) your 
agency provides.  The hearing is scheduled to begin at 6:00 p.m. or as soon as it may be heard. 
Kuna City Hall is located at 751 W. 4th Street,  Kuna, ID 83634. Please contact staff with 

questions. If your agency needs different plans or paper copies to review, notify our 
office know and we will send them. Please notify our office who future packets 
should be sent to, included their email as well. If your agency needs additional time for 
review, please let our office know ASAP. 

 

 

City of Kuna 
Planning & Zoning Department 

City of Kuna 
P.O. Box 13 

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

Fax:   (208) 922-5989 

 www.Kunacity.id.gov 
 

mailto:Tbehunin@KunaId.Gov
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REZONE REVIEW MEMORANDUM 

Date: 30 July 2019 

From: Paul A. Stevens, P.E. 

To:         Wendy Howell, Planning and Zoning Director 

RE:        Stadnitsky Rezone 19-02-ZC 

               

The Stadnitsky Rezone 19-02-ZC dated May 29, 2019 has been reviewed. No preliminary plat was provided. The 

following narrative is limited to the rezone request. A discussion regarding the availability of city utility services 

(pressurized irrigation, sewer, & water) will accompany the preliminary plat when submitted. 

 

1. General 

 

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

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

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

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

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

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

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

surface water rights. 

d) Neighborhood commercial district (C-1): The purpose of the C-1 district is to accommodate a wide variety of 

low impact commercial activities to meet the daily needs of nearby neighborhood residents.  

e) Commercial use of this property will increase traffic movements and density in the immediate area. 

Meridian Road (Highway 69) will be impacted.  

 

2. Property Description 

 

a) The applicant provided a metes and bounds property description (legal description) as recorded on a 

Quitclaim Deed of the subject parcel. The legal description pertains to the gross area and the property 

boundary. No subdivision has been presented. 

b) A vicinity map and an aerial photo were also provided. 

  

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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3. Recommendation 

a. Approve rezone 

b. Development must follow all City of Kuna development requirements in effect at the time of 

development. 

 

  



 

 
  

IDAHO TRANSPORTATION DEPARTMENT 
P.O. Box 8028  •  Boise, ID  83707-2028 

(208) 334-8300  •  itd.idaho.gov 

 

 
 
 
 

August 28, 2019 
 

 

Doug Hanson 

City of Kuna, Planning and Zoning Department 

P.O. Box 13 

Kuna, ID 83634 

 

VIA EMAIL  
 

Development 

Application 19-02-ZC 

Project Name REZONE STADNITSKY 

Project Location 

Northeast corner of SH-69 and Kuna Road (Kuna Curve), east of SH-69 

milepost 2.30 

Project Description Rezone from Agricultural to C-1 (Neighborhood Commercial) zone. 

Applicant Sergey Stadnitsky 

 

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

comments: 

 

1. This project abuts the State Highway system. 

 

2. This approach has not been properly documented with an ITD permit. Applicant will need to submit an 

ITD Right-of-Way Encroachment Application and Permit – Approaches or Public Streets in order to 

have it properly documented as an existing nonconforming approach for the current use of the parcel. 

This application can be found on the ITD website at www.itd.idaho.gov by selecting “click for more 

topics” in the purple Business box, then selecting “Form Finder” from the drop down menu, and finally 

scrolling down to form number 2109 and clicking on the blue number. For assistance please contact 

Shona Tonkin at (208) 334-8341 or Shona.Tonkin@itd.idaho.gov. Connection to or modification of an 

existing access to the State Highway system will require a permit from ITD. Once permitted, should 

the use of the parcel change causing any increase in trip generation, or the parcel be split, property 

owner will need to re-apply for access at that time. 

 



 

 
  

IDAHO TRANSPORTATION DEPARTMENT 
P.O. Box 8028  •  Boise, ID  83707-2028 

(208) 334-8300  •  itd.idaho.gov 

 

 
 
 
 

3. Future development of this parcel will require submittal of trip generations to ITD, and may require a 

Traffic Impact Study (TIS). ITD reserves the right to make further comments upon review of any 

additionally submitted documents. 

 

4. ITD objects to the proposed application due to access concerns as noted in item 2.  

 

5. Once the appropriate ITD permit has been approved and obtained for the current existing use, ITD will 

withdraw any objection to the proposed application. 

 

  

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

Sincerely, 

 
Sarah Arjona 

Development Services Coordinator 

Sarah.Arjona@itd.idaho.gov 

 

mailto:Sarah.Arjona@itd.idaho.gov
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