
 
KUNA PLANNING AND ZONING COMMISSION 

Agenda for October 28, 2014 

Kuna City Hall    Council Chambers    763 W. Avalon    Kuna, Idaho 
 

REGULAR MEETING 
6:00 pm 

 
1. CALL TO ORDER AND ROLL CALL: 

Chairman Lee Young 
Vice Chair Stephanie Wierschem 
Commissioner Dana Hennis 
Commissioner Cathy Gealy 
Commissioner Joan Gay 

 
2. CONSENT AGENDA: 
a. Approval of Planning & Zoning Commission Meeting Minutes for October 14, 2014  
b. Approval of Planning & Zoning Commission Meeting Minutes for October 21, 2014 
c. 14-01-SUP (Special Use Permit): Jayme Huckins Daycare/Group Child Care, In-Home  
        – Findings of Fact and Conclusions of Law 

 
3. NEW BUSINESS: 
a. 14-08-DR (Design Review);  Robert & Lisa Grigg (Owner) and Signs, Etc (Representative): 

Applicant requests design review approval of a ‘Master Sign Plan’ for a single building containing 
more than one (1) business entity . The existing structure is located at 762 E. Wythe Creek Ct. in 
Kuna, Idaho. 
 

4. PUBLIC HEARING: 
a. 14-02-SUP (Special Use Permit); Sara’s Salon – Sara Kinghorn:  Applicant requests approval to place a 

Beauty Salon in her home which will allow up to 2 clients in her home at any one time. The site is 
located at 2705 W. Gainsboro Drive; Lot 31/Block 10 in the 4th phase of Crimson Point Subdivision.  
 

b. 14-05-AN (Annexation), 14-04-DA (Development Agreement), 14-03-S (Subdivision) and 14-06- DR 
(Design Review); Patagonia Subdivision – Westpark Company, Inc. : Applicant requests annexation, 
subdivision and design review approval for a new residential subdivision with 470 residential lots and 
18 common lots over 150 +/- acres  near the northwest corner of Meridian and Hubbard Roads.  

 
5. DEPARTMENT REPORTS: 
a. To Be Determined 
 
6. CHAIRMAN / COMMISSIONER DISCUSSION. 

 
7. ADJOURNMENT. 

Kuna City Codes, Comprehensive Plan, and Maps are available on the City web site: 
http://www.kunacity.id.gov 

 



CITY OF KUNA 
REGULAR PLANNING & ZONING COMMISSION 

 
MEETING MINUTES  

Tuesday, October 14, 2014 
 

 
  

PZ COMMISSION MEMBER PRESENT CITY STAFF PRESENT: PRESENT 
Chairman Lee Young X Wendy Howell, Planning Director X 
Vice-Chairman Stephanie Wierschem X Troy Behunin, Planner II Absent 
Commissioner Dana Hennis Absent Trevor Kesner, Planning Technician X 
Commissioner Cathy Gealy   X   
Commissioner Joan Gay X   

              
  
6:00 pm – COMMISSION MEETING & PUBLIC HEARING 
 
Chairman Young called the meeting to order at 6:02 p.m. 
 
Call to Order and Roll Call 
 
 
1. CONSENT AGENDA 

 
a. Approval of the Planning and Zoning Commission Meeting Minutes for August 12th, 2014 

 
Commissioner Gealy motioned to approve consent agenda;  
Commissioner Wierschem seconds, all aye and motioned carried 4-0. 

 
2. NEW BUSINESS: 
 

a. 14-05-AN (Annexation), 14-04-DA (Development Agreement), 14-03-S (Subdivision) and 14-06- DR (Design 
Review); Patagonia Subdivision – Westpark Company, Inc. : Applicant requests annexation, subdivision and 
design review approval for a new residential subdivision with 470 residential lots and 18 common lots over 
150 +/- acres  near the northwest corner of Meridian and Hubbard Roads. 
 
Commissioner Gealy motioned to table this item to be heard at the October 28th, 2014 regular Planning 
and Zoning Commission meeting;  
Commissioner Wierschem seconds, all aye and motioned carried 4-0. 

 
3. PUBLIC HEARING  

 
a. 14-01-SUP (Special Use Permit): A request by Jayme Huckins to operate a Daycare/Group Child Care, In-

Home. The site is located at 2578 N. Destiny Avenue in the Greyhawk Subdivision, Kuna, Idaho. 
 
T. Kesner: Good evening commissioners. For the record, my name is Trevor Kesner, Planner with the City of 
Kuna, 763 W. Avalon, Kuna. Before you tonight is a special use application from Jayme Huckins proposing 
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CITY OF KUNA 
REGULAR PLANNING & ZONING COMMISSION 

 
MEETING MINUTES  

Tuesday, October 14, 2014 
 

group childcare in her home.  In accordance with titles for zoning districts and definitions of the City of Kuna, 
the proposed used requires obtaining a special use permit. The applicant wishes to acquire approval of a 
group childcare SUP in order to obtain proper licensing to have up to twelve (12) children in her home on a 
regularly scheduled basis. That would be from Monday through Saturday from 6:30 a.m. to 6:30 p.m.  The site 
is zoned R-6 medium residential. The existing home sits on 0.181 acres. The neighborhood meeting was held 
on the subject property. The applicant provided written notice to all property owners within a three hundred 
(300) foot radius. The notice was sent to all applicable agencies on September 12th. It was also published in the 
Kuna-Melba newspaper twice on September 24th and October 1st.  
This commission has the authority to approve or deny this SUP application. The public noticing requirements 
were met; public hearings were conducted within the guidelines applicable by Idaho state code and city 
ordinances and the applicant is here tonight to provide any additional information you might seek. With that, 
staff will stand for any questions you may have. 
 
C/Young: Ok, any questions for staff? 
 
C/Gealy: I have nothing. 
 
C/Wierschem: I do quickly. Under item C for the exhibits, I want to just get clarification on exhibit B-4? The 
date behind that is what?  
 
T. Kesner: Exhibit B-4, the date is 2013. That needs to be corrected to 2014. 
 
C/Wierschem: Ok, and so the month is incorrect as well? 
 
T. Kesner: The month is also incorrect, that is actually October 1st.  
 
C/Wierschem: Because I’m looking at exhibit B-4 and I believe the date on that was September the 15th? Is on 
the review sheet? 
 
T. Kesner: September 18th, so that is a typo and we’ll have that fixed in the findings of fact.  
 
C/Wierschem: Ok, I just wanted clarification on that so it wasn’t a year and a half old. 
 
T. Kesner: Thank you for pointing that out.  
 
C/Wierschem: Thank you. I have no further questions. 
 
C/Young: Ok. 
 
C/Gay: (to Commission president Young)… is this a good time to ask?   
 
C/Young: Yep 
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CITY OF KUNA 
REGULAR PLANNING & ZONING COMMISSION 

 
MEETING MINUTES  

Tuesday, October 14, 2014 
 

C/Gay:  I have a question. I just wondered what effect, if any, the statement from the CC&R’s, the 
Homeowner’s Association; what affect does that have on our approval or non-approval? 

 
T. Kesner: This political body is the deciding body for SUP applications. The applicant has complied with Kuna 
City Code. The City does not enforce nor have the power to enforce homeowner’s association CC&R’s. 
 
C/Gay: Ok. 
 
C/Young: Any additional questions for staff? 
 
C/Wierschem: I have none. 
 
C/Young: Alright. Thank you Trevor. We’ll go ahead and open the public hearing and we’ll ask the applicant to 
step forward.   
(To applicant) Hi.  Is there anything that you would like to add to what staff has said so far? 
 
Jayme Huckins: No.  
 
C/Young: Ok, I do have a question for you. On the property, what type of play equipment is there in the 
backyard? Is there a trampoline or anything like that?  
 
Jayme Huckins: There is a trampoline, but we’ve purchased an enclosure for it. So its mesh, but none of the 
kids from the daycare go on that trampoline, only my children that live in the home, go on there. 
 
C/Young: Ok. 
 
Jayme Huckins: Because I signed a liability for everyone in the daycare. Letting them know that I had a 
trampoline, like these papers, they’ll have to sign that. So I have to get everyone’s permission before they’re 
allowed to participate on the trampoline  
 
C/Young: Ok. 
 
Jayme Huckins: Which my homeowners association recommended… I mean my homeowners insurance 
recommended that.  As well as neighborhood children, I have to have a signed letter from their parents letting 
them know that I have a trampoline in the back yard and it can be dangerous. 
 
C/Young: Alright, and have you taken any steps to make sure that the children in the daycare can’t access 
that?  
 
Jayme Huckins: Yes, we have security on the door, so like there’s a little light, a little thing that attaches to the 
window, so anytime the sliding glass door opens, it sets an alarm off, and so we don’t let them outside unless 
they make that request. And then there is a community park that we also take them to instead of the play 
equipment and trampoline in the yard. It’s within walking distance. 
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CITY OF KUNA 
REGULAR PLANNING & ZONING COMMISSION 

 
MEETING MINUTES  

Tuesday, October 14, 2014 
 

 
C/Young: Ok. And when you had the neighborhood meeting, were there any other concerns brought up by the 
neighbors within the radius?  
 
Jayme Huckins: No, there were not concerns during the meeting, no. 
 
C/Young: Alright, doe s anyone else have any other questions for the applicant at this point? 
 
C/Wierschem: I do.  I didn’t see in here, the type of fence that’s along the perimeter and then also, it states a 
gate at one entrance?  
 
Jayme Huckins: There are two gates on the fence. 
 
C/Wierschem: Ok. 
 
Jayme Huckins: And the fence is vinyl, and it’s a wood fence from the back neighbor.  
 
C/Wierschem: And what type of safety… 
 
Jayme Huckins: There are two (2) padlocks on each gate. 
 
C/Wierschem: So, when you say padlock, is that a key padlock or …? 
 
Jayme Huckins: It’s a combination code.  
 
C/Wierschem: Has that been presented to the fire department for safety? 
 
Jayme Huckins: Well, there’s one side is padlocked and one side is not. They were in the backyard. The only 
reason why that one side is locked is like; I didn’t want them to touch any of the lawnmower equipment or 
anything like that. So, the other side does not have lock, like attached to it, so anyone can leave and go if they 
want to. And like I said, they’re not… they are being supervised while they are outside. But no one could reach 
up that high to open the gate. Only an adult would be able to or a very tall child. 
 
C/Wierschem: So if I was on the outside, could I get through that gate? 
 
Jayme Huckins: Yes, you could. 
 
C/Wiershem: Ok. So, has there been any discussion about safety… 
 
Jayme Huckins: No, because I had the padlock on it and the fire department came out and he said, “So what if 
there is a fire and you don’t know that code? How are you going to get out?” So, I took that padlock off of the 
gate and we would only be able to keep it on one gate.  So I had both padlocks on there because a lot of my 

PZ Commission Meeting Minutes October 14, 2014 Page 4 of 9 
2014 Minutes 



CITY OF KUNA 
REGULAR PLANNING & ZONING COMMISSION 
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Tuesday, October 14, 2014 
 

children’s friends were going back there so there were padlocks on there. But then he required me to remove 
the padlock because if a fire happened, that was the only exit that had something wrong with it. 
 
C/Wierschem: Did he recommend anything else for the gate to keep it secure so people, neighborhood kids or 
someone could come along and let the other kids out? 
 
Jayme Huckins: Well, yeah he asked me to remove the little string that was on there so no one could pull it 
down. And that was it.  
 
C/Wierschem: Ok. 
 
Jayme Huckins: His concern was more for people being able to get out if there was a fire, rather than someone 
getting in. 
 
C/Wierschem: Right.  Ok. Thank you. 
 
C/Young: Ok, does anyone else have any questions for the applicant? 
 
C/Wierschem: I don’t. 
 
C/Young: Ok, thank you.  I’ll call up people that have signed up to testify. I have listed in favor, a Christina Pyle? 
And if you could just state your name and address for the record? 
 
Christina Pyle: My name is Christina Pyle, address is 456 W. Boise, Kuna, Idaho.  
 
C/Young: Well, I saw you had it listed as wanting to testify so… 
 
Christina Pyle: Oh, well I probably shouldn’t have… 
 
C/Young: You were just listed as being in favor of this?  
 
Christina Pyle: Yeah, I guess I can say that everything looks legit. I’ve been there right after they inspected and 
she has all the tags and everything she needs so, I don’t see why not. Thank you. 
 
C/Young: Ok, thank you. And I see that there are no other people signed up either in favor, neutral or in 
opposition. Is there anyone here that has not signed up that would like to testify?  Alright, please step forward 
and state your name and address for the record. And please sign in as to whether you are in favor, neutral or 
otherwise.  
 
Clay Burnham: Oh, ok. Want me to do that right now or? 
 
C/Young: Sure, you can do that while… 
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CITY OF KUNA 
REGULAR PLANNING & ZONING COMMISSION 

 
MEETING MINUTES  

Tuesday, October 14, 2014 
 

C/Gealy: We can wait a minute for you.  
 
C/Young: Thank you very much and if you’ll just state your name and address for the record. 
 
Clay Burnham: My name is Clay Burnham; 2656 N. Destiny Avenue.  I’m just going to read the HOA 
requirements for Greyhawk, I don’t know if you guys are familiar with those. It’s page 9, Section 4.5: 
A trade or business may be conducted in or from any building lot by an owner or occupant so long as (a) the 
existence or operation of the business activity is not apparent or detectible by sight, sound or smell from the 
exterior of the dwelling on the building lot; (b) the business activity conforms to all zoning requirements; (c) 
the business activity does not involve persons coming onto the building lot who do not own or occupy the 
building lot; (d) the business activity does not increase the liability or casualty insurance obligation or premium 
of the association; and (e) the business activity does not constitute a nuisance or hazardous or offensive use, 
as may be determined in the sole discretion of the board.   
That’s main thing I’m concerned about is the increased traffic and possible increased children that are going to 
be in and around that home that are liable or could get injured on the premises. So I would say that I’m 
opposed to there being a daycare there that could hold a good amount of children. It could change the 
neighborhood drastically. That’ll be it.  
 
C/Young: Ok, thank you. Is there anything the applicant would like to say in response to these concerns? 
 
Jayme Huckins:  I definitely understand, as far as more children being in the neighborhood being a nuisance or 
being loud.  A lot of neighbors have actually talked to about how I do have a lot of children. I have four myself; 
I’m not looking to have as many as twelve (12) children in my home, I’m just looking to be able to stay with my 
children and not have to go back to work and be able to provide for them. 
Right now I’m watching my family’s children, which is legal through the zoning laws and the state is actually 
paying me to watch those children and you don’t have to be licensed for it. I decided to get licensed for it 
because my cousin is needing help and he’s not deemed family because it has to be like a niece or a nephew. 
I do take care of the children. They’re not running around wild in the neighborhood, they’re being watched. I 
have a 3600 square foot home. They’re being watched and they’re being watched inside the home. 
As far as dropping-off and picking-up and the extra traffic involved? I only watch three (3) families so there are 
only three (3) cars and to me, that’s not very much traffic.  
 
C/Young: What is the average time that they drop-off and pick-up? 
 
Jayme Huckins: Like five (5) minutes. 
 
C/Young: Right, but I mean, what time of day? 
 
Jayme Huckins: From like 8:30 to 9:30 and then obviously when the kids get home, like the school bus. So a lot 
of the kids aren’t even actually in my home, they’re at school. One of the kids is an after-school child that will 
be riding the bus and coming on the bus, so there’s no picking-up or dropping-off. And then there would be 
one pick-up around 5:30 for about five (5) minutes. 
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CITY OF KUNA 
REGULAR PLANNING & ZONING COMMISSION 

 
MEETING MINUTES  

Tuesday, October 14, 2014 
 

C/Young: Ok. Well alright, thank you.  And with that, we’ll close the public testimony at 6:20 p.m.  
 
T. Kesner: Chairman Young, one clarification I wanted to make. Again, Trevor Kesner, Planner with the City of 
Kuna. Exhibit B-6 is an email from Central District Health Department stating that they have no obligations to 
the application. I received an email from CDHD yesterday clarifying that they have no objections to the 
application and not obligations. I just wanted to clarify that. 
 
C/Young: Alright, thank you. So, to me it all seems pretty straight-forward as far as the use permit goes. The 
fire department has done their inspections… 
 
C/Wierschem: And I’m sorry Trevor, I was looking through our packet and I didn’t see the follow-up letter from 
the fire department where they had done the inspection. I saw the letter, exhibit B-5 saying that they would 
be doing the inspection and letting her know what they would be looking for as well as a fee. Did we get a 
response from them?  
 
T. Kesner: The applicant has thirty (30) days after the hearing to furnish planning and zoning with the 
recommendations of the fire department, so we have not yet… 
 
Jayme Huckins: I have that. I can email that now. 
 
C/Wierschem: Ok. Thank you. 
 
C/Young:  Ok. Thanks.  
So,  I understand the concerns with the neighborhood association and as Trevor had mentioned, 
unfortunately, there’s nothing that the Planning and Zoning Commission can do as far as enforcing or doing 
anything with CC&R’s; it’s a civil matter and it’s nothing that we can address as far as applying the CC&R’s.  As 
long as they’re (applicant) are meeting the city codes and procedures, there is really nothing we can do as far 
as CC&R’s go.  
And is there anything else from anyone? 
 
C/Wierschem: I have nothing. 
 
C/Young: Ok, then I’ll stand for a motion.  
 
Commissioner Gealy motions to approve 14-01-SUP for a Daycare/Group Child Care, In-Home;  

 
C/Young: Is there a second? With conditions? 
 
C/Gealy: Well, with the conditions of approval as outlined in the staff report.  
 
C/Wierschem: to meet all staff and agency requirements.  
 
Commissioner Wierschem seconds, all aye and motioned carried 4-0. 
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REGULAR PLANNING & ZONING COMMISSION 
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Tuesday, October 14, 2014 
 

 
C/Young: I wish you luck with your new business. Thank you very much. 
 
C/Gealy: Thank you for reminding me. 
 
C/Wierschem: Well, I was going to say it but I didn’t want to detract from your motion. 
 
C/Young: Ok. Next item, are there any department reports at this time? 

 
4. DEPARTMENT REPORTS: 

a. Planning Director, Wendy Howell: I am assuming that my staff has let you know about a special meeting 
with the City Council on October 21st?   

 
C/Young: Yes. 
 
W. Howell: Good, because I was out ill. You didn’t get it? 
 
C/Wierschem: I don’t know. I haven’t checked. I’ve been up to here with doing report cards. 
 
C/Gealy: And that’s at 6:00 right? 
 
W. Howell: It is at 6:00 and it is in the Planning and Zoning office. 
 
C/Gealy: Ok.  
 
W. Howell: As far as what’s coming up, we’ll have a design review of some ‘shells’ basically in front of 
Ridley’s and obviously the subdivision which was tabled from tonight.  

 
Wendy Howell briefed the Planning and Zoning Commission on building permits for the month of 
September, ten (10) of which were new homes. 
 
C/Wierschem: I have a couple of questions, but they’re not related to that. It’s in regards to the McDonalds. 
Do we know where we’re at on that? Will we see any building plans? 
 
W. Howell: Yeah, they’re already building.  
 
C/Wierschem: Because I don’t recall looking at the plans.  
 
W. Howell: Design Review? 
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C/Wierschem: Yeah. Maybe that was when I was gone. It could be because I was out there for a while. 
 
W. Howell: It was brought before Design Review.  
 
C/Wierschem: Were they going to have a ‘play land’ or indoor play ground area? 
 
W. Howell: No, not initially.  
 
C/Wierschem: Ok. I’ve had a few folks in the community that have asked. Alright thanks. 
That was my big ‘what to know’ tonight. You know, those little kids, that’s what they dream 
about…McDonalds, day and night.  
 
**laughter** 
 
C/Wierschem: I have nothing further. Do you have anything Trevor? 
 
T.Kesner: No, nothing further. 

 
5. CHAIRMAN / COMMISSIONER DISCUSSION: 

 
a. Some additional discussion took place regarding the time and place of the October 21st special meeting in 

the Planning offices. No changes were made. 
 

6. ADJOURNMENT: 
 
Commissioner Wierschem motions to adjourn at 6:31 p.m.; Commissioner Gealy Seconds, all aye and motion 
carried 4-0. 
 

 
 
 

__________________________________ 
Lee Young, Chairman 

Kuna Planning and Zoning Commission 
 
ATTEST: 
 
 
__________________________________ 
Wendy I. Howell, Planning and Zoning Director  
Kuna Planning and Zoning Department         
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CITY OF KUNA 
SPECIAL PLANNING & ZONING COMMISSION MEETING 

 
MEETING MINUTES  

Tuesday, October 21, 2014 
 

 
  

PZ COMMISSION MEMBER PRESENT CITY STAFF PRESENT: PRESENT 
Chairman Lee Young X Wendy Howell, Planning Director X 
Vice-Chairman Stephanie Wierschem X Troy Behunin, Planner II Absent 
Commissioner Dana Hennis X Trevor Kesner, Planning Technician X 
Commissioner Cathy Gealy   X Richard T. Roats, City Attorney X 
Commissioner Joan Gay X   

              
  
6:00 pm – COMMISSION MEETING & PUBLIC HEARING 
 
Chairman Young called the meeting to order at 6:00 p.m. 
 
Call to Order and Roll Call 
 
 
1. CONSENT AGENDA 

 
No items 

 
2. NEW BUSINESS: 

 

a. City of Kuna; Proposal of KUNA CITY ORDINANCE NO. 2014-20: The Applicant (City of Kuna), requests a 
change in the language of Kuna City Code to allow for a nine (9) feet wide greenbelt pathway upon the 
City Council’s approval.  

 
3. PUBLIC HEARING  

 
a. Kuna City Attorney, Richard T. Roats presented the proposed Kuna City Ordinance 2014-20. This is a 

change in language to allow a nine (9) foot pathway instead of the current minimum ten (10) foot 
pathway designated in Kuna City Code 5-17-14-B.  
 
Richard Roats explained that the Ada County Highway District (ACHD) has offered to assist with the 
paving of the greenbelt extension areas and that ACHD’s paving equipment will only accommodate the 
nine (9) foot pathway. Roats pointed out that the City will benefit from the labor and materials of ACHD 
.This may only happen once, but we need to do it this way. Some pathways are eight (8) foot, some are 
nine (9), and some are ten (10) feet, it just depends on where you go. Some areas of the Boise Greenbelt 
are different but for the most parts are nine (9) feet wide.  The nine (9) foot pathway meets the 
Americans with Disabilities Act (ADA) standards and the City finds that the narrower pathway does not 
pose a safety hazard and wishes to allow the narrower pathway.   
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C/Young: Does anyone have any questions on this? 
 
C/Gay: I don’t have any questions, but I have a comment. I just want to say that when I worked as an office 
manager, I used to view things like this as just another thing that adds more to what you have to deal with. But 
with my recent situation and having been on the other side of it, and in a wheelchair, I can say that this is 
important and being able to turn-around and get where you need to go in a wheelchair is difficult.  
 
C/Young:   Ok, well anything else then? Ok, then we’ll go ahead and open the public hearing at 6:04 p.m. and 
showing no one, and then we’ll just close it again at 6:04. And then, I’ll stand for a motion. 
 

Commissioner Hennis motions to approve the proposed Kuna City Ordinance No. 2014-20; Commissioner 
Gay Seconds, all aye and motion carried 5-0. 

 
4. CHAIRMAN / COMMISSIONER DISCUSSION: 

 
 Planning Director, Wendy Howell briefed the Commission on an upcoming Annexation at the October 28, 

2014 regular planning and zoning meeting. She also notified the Commissioners that Tuesday, November 
11th is Veterans Day and that since it is a holiday during the regularly scheduled Planning and Zoning 
Commission meeting  
 

5. ADJOURNMENT: 
 
Commissioner Wierschem motions to adjourn at 6:21 p.m.; Commissioner Hennis Seconds, all aye and 
motion carried 5-0. 
 

 
 
 
 

__________________________________ 
Lee Young, Chairman 

Kuna Planning and Zoning Commission 
 
ATTEST: 
 
 
__________________________________ 
Wendy I. Howell, Planning and Zoning Director  
Kuna Planning and Zoning Department         
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City of Kuna 
P.O. Box 13 

Kuna, ID 83634 
 

Findings of Fact and Conclusions of Law 

 
 
 
 

 
 
 
To:   Planning and Zoning Commission 
 
Case Number:  14-01-SUP (Special Use Permit) for a Daycare - Group Child Care, In-Home. 
 
Location:  Kuna, Idaho 83634 
 
Planner:   Trevor Kesner, Planning Technician 
 
Meeting Date:  October 14, 20114 
Findings of Fact:   October 28, 2014   
 
Applicants:  Jayme Huckins 
   2578 N. Destiny Ave. 
   Kuna, ID  83634 
   (208) 794-4899 
   huckleberryDC@hotmail.com 
 
Table of Contents: 

A. Course Proceedings 
B. General Facts, Staff Analysis 
C. Exhibits 
D. Applicable Standards 
E. Comprehensive Plan Analysis 
F. Findings of Fact 
G. Conclusions of Law 
H. Decision by the Commission 

 
A. Course of Proceedings 

1. The applicant is proposing a Group Childcare in her home and in accordance with Titles 5-3 and 5-6 (Zoning 
Districts and Definitions) of Kuna City Code (KCC), this requires obtaining a Special Use Permit (SUP). The 
applicant wishes to acquire a Group Childcare SUP in order to have up to twelve (12) children in her home 
on a regularly scheduled basis.  
 

2. In accordance with KCC Title 5, Chapters 3 and 6, the applicant seeks SUP approval for this Group Childcare. 
  

B. General Project Facts, Staff Analysis: 
1. Request: The applicant is seeking SUP approval for a Group Childcare use at 2578 N. Destiny Avenue in 

Kuna, and wishes to provide an additional choice for parents seeking child care which best suites their 
children. 
 

2. Noticing: The applicant has submitted all necessary documents and materials for review and has held the 
appropriate neighborhood meeting and posted the site in accordance with KCC posting requirements. 
 

3. Background: The applicant is proposing to open a Group Childcare in her home. The applicant is proposing 
to offer child care for up to twelve (12) children, Monday through Saturday from 6:30 am until 6:30 pm. 

 

 
Phone: (208) 922-5274 
Fax:     (208) 922-5989 
www.cityofkuna.com 

 

EXHIBIT 1 Case No 14-01-SUP Page 1 of 6 
 Huckleberry Daycare Group Childcare, In-Home 10/16/14 

P:\P & Z\SHARED\STAFF REPORTS\Special Use Permit\2014\14-01-SUP – Huckleberry Group Day Care 

 

mailto:huckleberryDC@hotmail.com


The site is located at 2578 N. Destiny Avenue and is currently zoned Medium Residential (R-6). A Group 
Childcare use requires a SUP to establish this type of business in this zone. 
 

4. Legal Description: A warranty deed including a legal description was included with the application. 
 

5. Comprehensive Plan Designation: The Future Land Use map (FLU) approved by City Council, identifies the 
site as Medium Residential. In accordance with KCC 5-3-2, staff views this Group Childcare SUP request to 
be consistent with the FLU map. 
 

6. Land Use:    
 

 
 

 
 

 
6.1 Vicinity and Aerial Maps:  

     
 
 

6.2 Parcel Number:  APN: R3280930900 
 

6.3 Parcel Sizes and Current Zoning: R-6 (Med. Res.), 0.181 acre parcel, approximately 7,885 square feet. 
 

6.4 Services: 
 Fire Protection – Kuna Fire District 
 Police Protection – Kuna City Police (Ada County Sheriff’s office) 
 Sanitary Sewer– City of Kuna 
 Potable Water – City of Kuna 
 Irrigation District – Kuna-Meridian Irrigation District 

 
Direction 

 Current Zoning 

North R-6 High Residential –  Kuna City 
South R-6 High Residential – Kuna City 
East R-6 High Residential –  Kuna City 
West R-6 High Residential –  Kuna City 
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 Pressurized Irrigation – City of Kuna (KMID) 
 Sanitation Services – K&M Sanitation 

6.5 Existing Structures, Vegetation and Natural Features: There is currently a residence on site. 
 

6.6 Transportation / Connectivity:  Road frontage is on North Destin Avenue. 
 

6.7 Public Services, Utilities and Facilities: Notifications to government agencies were sent out for this 
land use action and the public has been invited to attend. 

 
a. Notifications 

i. Agencies    September 12, 2014 
ii. 300’ Property Owners   September 17, 2014 
iii. Kuna, Melba Newspaper  Sept. 24, and October 1, 2014 
iv. Site Posted   Sept 27, 2014 

 
C.  Exhibits – Accompanying the project: 

 
Exhibit A-1 Staff Report  - 10.8.14 
Exhibit A-3b Letter of Intent – 8.27.2014 
Exhibit A-4 Commission and Council Review Application- 9.27.14 
Exhibit A-3c Vicinity and Aerial Maps  
Exhibit B-1 Idaho Transportation Department (ITD) – 9.12.14 
Exhibit B-2 City Engineer comments – 9.15.14 
Exhibit B-3 Boise Project Board of Control – 9.15.14 
Exhibit B-4 Central District Health Department (CDHD) – 09.18.14 
Exhibit B-5 Kuna Fire Department – 9.12.14 
Exhibit B-6 Central District Health Department (CDHD) comment – 10.10.14 
Exhibit A-3j Fire Escape Plan  
Exhibit A-3a Adult & Child CPR, AED & Basic First Aid Certification – 8.27.14  
Exhibit A-3g Floor and Site Plan  
Exhibit C-1 Email from Greyhawk Subdivision H.O.A. – 9.22.14 

 
D. Applicable Standards: 

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

 
E. Comprehensive Plan Analysis:    

The Planning and Zoning Commission may accept the Comprehensive Plan components as described below. 
 
1. The proposed Special Use Permit for the site is consistent with the following Comprehensive Plan 

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

attorney; The Idaho Attorney General’s established six criterions to determine the potential for 
property taking. 
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GOALS AND POLICIES – Economic Development 
Goal 1:   Promote and support a diverse and sustainable economy that will allow more Kuna residents to 

work in their community. 
 
Policy 1.3: The City will develop a policy to provide incentives and/or assistance in order to competitively 

attract firms. 
 
 GOALS AND POLICIES – Land Use 

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

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

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

 
Policy 2.3:   Retail and residential land uses should be appropriately mixed and balanced with professional 

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

 
F. Findings of Fact:  

 
1. All required procedural items have been completed as shown in the staff report. 
2. The proposed Group Childcare complies with Section 6.0 of Kuna’s Comprehensive Plan. 
3. Public services are available and are adequate to accommodate this site’s proposed use. 
4. The proposed use will not be detrimental to the public’s health, safety and general welfare. 
5. The site is zoned R-6 and acceptable for use as a Group Childcare Facility by obtaining a Special Use 

Permit. 
6. The project description and staff analysis are correct. 

 
G. Conclusions of Law:  

 
1. The proposed Group Childcare use is consistent with Kuna City Code. 
2. The proposed Group Childcare use meets the general objectives of Kuna’s Comprehensive Plan. 
3. The site is physically suitable for a Group Childcare use. 
4. The proposed Group Childcare use is not likely to cause substantial environmental damage or avoidable 
 injury to wildlife or their habitat. 

5. The proposed Group Childcare use is not likely to cause adverse public health problems. 
6. The proposed Group Childcare use is in compliance with all other ordinances and laws of the City. 
7. The proposed Group Childcare use is not detrimental to the present and potential surrounding uses; or, 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. 

8. The existing and proposed street and utility services in proximity to the site are suitable and adequate for 
 Group Childcare purposes. 

9. Based on the evidence contained in Case #14-01-SUP, this proposal complies with Sections 5-3 and 5-6 
 of Kuna City Code. 

10. Based on the evidence contained in Case #14-01-SUP, this proposal complies with Section 6.0 of the 
 Comprehensive Plan and the Kuna Comprehensive Future Land Use Map. 

11. The Planning and Zoning Commission of Kuna, Idaho, has the  authority to approve or deny this SUP 
 application. The public notice requirements were met and the public hearing was conducted within the 
 guidelines of applicable Idaho Code and City Ordinances. 

12.  
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H. Decision by the Commission: 
Note: This proposed motion is for approval or denial of this request. However, if the Planning and Zoning 
Commission wishes to approve or deny specific parts of the requests as detailed in the report, those changes 
must be specified. 
 
Based on the facts outlined in staff’s report and public testimony as presented, the Planning and Zoning 
Commission of Kuna, Idaho, hereby Approves Case No. 14-01-SUP, a Special Use Permit (SUP) request by Jayme 
Huckins, with the following conditions of approval: 
 
Conditions of approval: 

 
1. As requested by the applicant, the Group Childcare facility is allowed to be open Monday through Saturday 

from 6:30 am until 6:30 pm throughout the year. 
2.   Signs, banners, flags or other means to attract attention, or identify the parcel as a business for the site are 

not allowed, in accordance with KCC 5-5-4-K-3-e. 
3.   In the event the uses or the buildings on this parcel are enlarged, expanded or altered in anyway (even for a 

temporary purpose), the applicant shall seek an amendment to the approvals of this SUP through the public 
hearing process. 

4. The applicant shall install safety locks on all doors and cabinets where chemicals are stored. 
5. A gate shall be provided at the foot of the staircase to prevent children from going upstairs during hours of 

operation, unless accompanied by childcare provider. 
6. A fire extinguisher shall be installed in the home and smoke detectors installed in every living area (except the 

bathroom) and C.O. detectors installed on each floor. 
7. Comply with all City, Health District and Fire District standards, as amended. 
8. This SUP is valid as long as the conditions of approval are adhered to continuously. In the event the conditions 

are not continuously followed, the SUP may be revoked by the planning and zoning commission. 
9.  Applicant shall ensure there is a properly placed fence around the outside play area for the lot, with a gate 

that locks on at least one side of the house and accessible from the front yard. 
10. The applicant shall notify the Homeowner’s Association of her intent to obtain a SUP for Childcare purposes. 
11. The Group Childcare facility is limited to twelve (12) children (including the applicants own children). The 

applicant will be limited to a maximum of twelve (12) children (for childcare purposes) at anytime during the 
day unless amended through the public hearing process. 

12. The Special Use Permit shall follow the address provided on the childcare application and divest when the 
applicant no longer resides on the property and/or has an ownership interest in the property or the business is 
discontinued for more than a year. The applicant is obligated to advise the City of any changes in ownership of 
leasing agreement which would affect the business operation. 

13. The applicant shall provide the City with a copy of the Childcare License from the State of Idaho within 30 days 
after approval and signing of the City’s Findings of Fact, Conclusions of Law for the SUP or the approvals will 
divest. 

14. The applicant shall obtain a Kuna City Business License through Kuna City Council once the Special Use Permit 
is issued; at that time the Fire District, Building Inspector and Central District Health Department will perform 
their necessary inspections for final sign-off.  Inspection fees may be implemented for each jurisdiction. 

15. Meet all staff and agency requirements and recommendations. 
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DATED this day 14th day of October, 2014. 

 
___________________________ 

Lee Young, Chairman 
Kuna Planning and Zoning Commission 

ATTEST: 
 
 
__________________________________ 
Wendy Howell 
Kuna Planning Director 
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City of Kuna 
P.O. Box 13 

Kuna, ID 83634 
 
 
 
 

Project:   Clarifeye Family Eye Care Center – Automated Signs 
 
File #:   14-08-DR 
 
Planner:   Trevor Kesner 
 
Date:   October 23, 2014 
 
Applicant:  Robert and Lisa Grigg 
   894 S. Jump Rope Pl. 
   Kuna, ID 83634 
   (208) 922-1228 
   blurfixer@gmail.com 
 
Representative:  Signs, Etc. 
   910 E. Franklin Rd., Ste. 102 
   Meridian, ID 83642 
   (208) 887-8696 
   signsetcmail@aolmail.com 
 
Engineer/Contractor: Beniton Construction 
   PO Box 838 
   Meridian, ID 83680 
   (208) 884-4626 
   smetier@beniton.com 
 
 
Site Information:      

Location 762 E. Wythe Creek Ct. 
Parcel # R1342250010 
Lot Size 0.733 acres 
Zoning C-3, Service Business District 
Comprehensive 
Plan Designation Commercial (Neighborhood & Community) 

  
Surrounding land use and zoning:           

North C-2 Area Business District 

South R-4 
C-3 

Medium Density Residential 
Service Business District 

East C-1 Neighborhood Business District 

West C-3 
R-4 

Service Business District 
Medium Density Residential 

 
 
STAFF RECOMMENDATION: 
Based on Staff’s review of the application, staff concludes this application does comply with Kuna City Code (KCC) 5-10, 
and the Kuna Comprehensive Plan, as amended. They are the sections of the City code pertaining to commercial 
signage within City limits and within a commercially zoned district. 

 

 
Phone: (208) 922-5274 
Fax:     (208) 922-5989 

Web:  www.cityofkuna.com 
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TYPE: (NEW) AUTOMATED SIGN: 81” x 33” FULL COLOR LED MESSAGE CENTER: 

Sign cabinet to be mounted to the east facing façade of the existing 
structure below the Clarifeye internally illuminated channel lettering and 
butterfly icon. 

COLORS: Full color LED display screen bordered in black. 
SIGN AREA:    2,673 in2 = 18.563 Square Feet 
ALLOWABLE SIGN AREA:   50 Square Feet 
 
 
MASTER SIGN PLAN LAYOUT AND ELEVATIONS: 

 

FUTURE 
TENANT 
SIGNAGE 

Sign #1 – Illuminated Sign 
- East and Northern 
Façade of Building 
(Administratively 

Approved) 
*Note – sign #1 has been 
approved for installation 

as Illuminated Acrylic 
lettering for CLARIFEYE 

sign. 
 

Sign #2 – Automated 
Sign – Eastern facing 

Facade of Building 
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STAFF ANALYSIS: 
The commercial building is included as part of the Cement Falls Subdivision, a.k.a. Lava Falls Subdivision. Other 
commercial establishments within the Cement Falls Subdivision share advertising space on the free-standing 
monument sign for the ‘Lava Falls’  commercial cluster (See exhibit below); however, the applicant does not wish to 
‘crowd out’ other businesses’ advertising already in place on the existing monument sign.  
 

 
 
Previous commercial tenants and/or owners were permitted to install wall signage on the eastern and northern 
facing facade of this particular building under the ‘wall signs’ requirements; Kuna City Code (KCC) 5-10-4-Q. 
 
Sign(s) #1: The applicant has already received Administrative Approval to place the lettering, logo and butterfly icon 
on the northern and eastern facing wall facades of the building. Sign #1 is 96” X 46” totaling 4,416 square inches. 
Sign #2: Applicant seeks Design Review approval to add the LED message center to the formerly approved sign #1 
on the eastern facing wall façade of the building. Proposed sign #2 (LED panel) is 33” X 81” totaling 2673 square 
inches. 
Total sign area: The proposed addition of the LED message center (Sign #2) to the approved lettering and logo 
portion (Sign #1) on the eastern facing wall will create a total sign area of 7089” square inches. Twenty (20) percent 
of the face of the total sign area of 7,089” is 1417.8” square inches, which exceeds the allowable twenty (20) 
percent of the face of the entire sign area. 
 
Staff has determined that the addition of the LED message center for the Clarifeye Family Eye Care Center 
Automated Wall Sign, does not comply with Kuna City Code requirements (Chapter 10, SIGNS, and Section 5-10-1 
through Section 5-10-8), specifically, the applicant seeks approval of the LED message center portion of the sign(s) 
as part of a ‘Master Sign Plan’ for a single building containing more than one (1) business entity.  
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Applicant seeks relaxation of the provisions as allowed in code, using the Design Review process, and requests to 
exceed the allowable twenty (20) percent of the face of the entire sign area. The applicant’s request is based on the 
intent that the LED portion of the wall sign will be shared advertising space ‘in rotation’ with all forthcoming tenants 
leasing space within the building.  
 
 
5-10-3: GENERAL REQUIREMENTS FOR ALL SIGNS AND DISTRICTS:  
 
Definitions: 
AUTOMATED SIGN: A sign with a fixed or changing display capable of displaying words, symbols, figures or 

images composed of a series of light emitting elements or moving panels or parts; including but not 
limited to, tri-paneled, digital, electronic message boards, light emitting diodes (LED) signs or signs that 
in any other way move or create the illusion of movement. This definition does not include signs with 
copy that is manually changed. 

 
MASTER SIGN PLAN: A plan designed to show the relationship of signs for any cluster of buildings intended 

for business occupancy, or any single building containing more than one (1) business or any 
arrangement of business buildings or shops which constitute a visual entity as a whole. These include 
development such as shopping centers, mini-malls, business parks, and multi-tenant commercial, office 
or industrial buildings housing four (4) or more businesses. Additionally, a master sign plan may be 
submitted for a single business if the owner chooses to submit an application for a master sign plan for 
said business. 

 
WALL SIGN (flat): A sign attached to or erected against the wall of a building or structure with the face of the 

sign parallel to the plane of said wall, and not extending over twelve (12) inches from the wall of the 
building or structure. 

5-10-4: GENERAL REQUIREMENTS FOR ALL SIGNS AND DISTRICTS: 

The regulations contained in this section shall apply to all signs and all use districts:  

1. Automated signs:  
a. Automated signs may be permitted as part of a monument sign and shall be prohibited in all 

other types of signs if the city determines the sign does not comply with the following:  
i. The lighting shall be harmonious with and in accordance with the general objectives, 

or with any specific objective of chapter 4 of this title;  
ii. The lighting shall be installed, operated and maintained to be harmonious and 

appropriate in appearance with the existing and intended character of the general 
vicinity and will not change the essential character of the same area; and  

iii. The lighting will not be disturbing to existing or future neighboring uses. 
b. Automated signs shall be prohibited in the central business district (CBD). 
c. All automated signs that utilize light to create change may change frame content through 

dissolve, fade or scroll features only. No sign shall be operated in a manner which the sign, 
sign structure, design or pictorial segment of the sign shows full animation, glowing, 
flashing, rotating content, or otherwise create an illusion of movement, except for single 
color text only message displays scrolling or traveling across the sign area.  

d. The signs shall only change frame content not more than every eight (8) seconds. The change 
of content must change immediately within a period of less than one (1) second.  
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e. Based on brightness measured in NIT (an illuminative brightness measurement equivalent to 
one (1) foot-candle/square meter measured perpendicular to the rays of the source); 
automated signs that utilize light to change frames shall contain an auto dimmer allowing 
for no more than five thousand two hundred (5,200) NIT illumination between sunrise and 
sunset and up to three hundred (300) NIT illumination between sunset and sunrise.  

f. The automated sign portion of any sign should be constructed into the sign in a manner in 
which it is subordinate to the overall design of the sign. The automated sign portion of any 
sign shall not exceed twenty (20) percent of the face of any sign.  

g. Where more than one (1) sign is allowed, only one (1) sign may contain an automated 
sign. 

h. The addition of an automated sign to any nonconforming sign is prohibited. 
i. Any new, conforming existing sign or portion of a conforming existing sign that is refaced 

with an automated sign shall require a design review approval. 
…................................................................................................................................... 

q.  Wall Signs 
1. In a commercial and manufacturing district, each business shall be permitted up to three 
(3) flat or wall on-premises signs; one (1) sign per each side of the building, for the purposed 
business. 

  …………………………………………………………………………………………………………………………………… 
       n.     Sign Illumination 

1. The city must find that any illuminated sign permitted under the specific regulations within 
this article is designed such that brightness levels are controlled to assure a soft, subtle 
effective light in accordance with other city regulations intended to create and maintain the 
Kuna architecture theme, while encouraging energy efficient lighting. 
2. Illumination theme, styles and practices not listed herein shall be prohibited unless 
otherwise deemed by the design review committee and city council to be consistent with the 
Kuna architecture theme. 

      
 

PROPOSED CONDITIONS OF APPROVAL: 
1. Signage for the site shall comply with conditions stated in this DRC approval.  
2. Applicant will obtain a sign permit prior to construction. 
3. In the event the uses, the building, the approved signs, or any other DRC elements for this application are 

enlarged, expanded or altered in anyway (even temporarily), the applicant shall seek an amendment to the 
approvals of this DRC. 

4. The LED message center shall contain an auto dimmer allowing for no more than five thousand two 
hundred (5,200) NIT illumination between sunrise and sunset and up to three hundred (300) NIT 
illumination between sunset and sunrise. 

5. The applicant shall follow all staff and appropriate agency recommendations. 
6. The applicant shall comply with all federal, state and local Laws (this portion of Highway 69/Kuna Rd. is 

owned, operated and under the control of the Idaho Transportation Department (ITD). Applicant shall consult 
and comply with ITD’s standards for illuminated and/or automated signs placed along a state 
highway).  

7. The automated portion of the sign may change frame content through dissolve, fade or scroll 
features only. 

8. Full animation, glowing, flashing, rotating content, or otherwise creating an illusion of movement is 
prohibited except for single color text only message displays scrolling or traveling across the sign 
area. 
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9. The automated LED sign shall only change frame content not more than every eight (8) seconds. The 
change of content must change immediately within a period of less than one (1) second. 

 
 
 
 
 
DATED: This ______ day of _______________, 2014. 
 
 
 
 
        ______________________________ 

Lee Young, Chairman 
Kuna Planning and Zoning Commission 

 
 
 
 

 
_________________________________ 
TREVOR KESNER, PLANNING TECHNICIAN 
KUNA PLANNING AND ZONING DEPARTMENT 
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October 17, 2014 
 
Owner: 
Robert Grigg 
762 E. Wythe Creek Ct. 
Kuna, ID 83634 
blurfixer@gmail.com 
 
 
Applicant/Representative: 
Signs, Etc. 
910 E. Franklin Rd., Ste. 102 
Meridian, ID 83642 
john@signsetcidaho.com 
 
 

Letter of Completeness  
 
Dear John, 
 
Staff has received the deed and affidavit of legal interest, the letter of intent, and the remainder of the payment 
for 14-08-DR (Design Review) application for Clarifeye Eye Care Center ‘master sign plan’ and is considered 
complete.  
 
Your Design Review application will be heard by the Planning and Zoning Commission on October 28, 2014, 
starting at 6:00 pm, at City Hall.  
 
Fees: 
 
The following application fees have been remitted: 
 

   
• Permit Submittal fee:   $30.00  (Credited as Paid 9.10.14) 
• All Signs/Design Review:   $250.00   (Credited as Paid 10.08.14) 
• Master Sign Plan application fee:  $100.00  (Paid 10.23.14) 
 

Total:      $350.00 (Paid in full)     
  
 
Please let me know if you have any questions or need clarification; contact me directly at 208.387.7729 or by 
email at trevor@cityofkuna.com.  
 
Respectfully, 
 
 
Trevor Kesner, Planner Tech. 
Kuna Planning and Zoning 
208.922.5274 

 
City of Kuna 
Planning and Zoning Department 

City of Kuna 
P.O. Box 13 

Kuna, Idaho 83634 
 

Phone: (208) 922-5274 
Fax: (208) 922-5989 

Web: www.cityofkuna.com 
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City of Kuna 
 

Staff Report 
 

 
 
 
 

To:   Kuna Planning and Zoning Commission 
 
File Numbers: 14-02-SUP (Special Use Permit) for an In-Home Salon. 
  
Location:  2705 W. Gainsboro Drive 
   Kuna, Idaho 83634 
 
Planner:  Trevor Kesner, Planner Technician 
 
Hearing date:  October 28, 2014 
 
Applicant:  Sara Kinghorn 
   2705 W. Gainsboro Dr. 
   Kuna, ID  83634 
   (208) 401-6966 
   sarakidaho@yahoo.com 
 
Table of Contents: 

A. Course Proceedings 
B. Applicants Request 
C. Vicinity & Aerial maps 
D. History 
E. General Project Facts 
F. Staff Analysis 
G. Applicable Standards 
H. Comprehensive Plan Analysis 
I. Proposed Findings of Fact 
J. Proposed Conclusions of Law 
K. Proposed Decision by the Commission 

 
A. Course of Proceedings: 

1. Proposing an in-home salon business as described in 5-3-2 and 5-1-6-2 (Beauty Parlor; Definitions) Kuna 
City Code (KCC) requires obtaining a Special Use Permit (SUP) within the city of Kuna. Beauty Parlor is 
defined as: A facility, which offers personal service and hygienic treatment including massage, manicure, 
hair styling, facials and other day spa activities.  
 

2. In accordance with KCC Title 5, Chapters 1 and 3, this application seeks SUP approval for an In-Home 
Beauty Salon. 
 

a. Notifications 
i. Neighborhood Meeting  September 3, 2014 (Six Attendees) 
ii. Agencies    September 18, 2014 
iii. 300’ Notice to Property Owners  September 25,  2014 
iv. Kuna, Melba Newspaper  October 8, 2014 
v. Site Posted   October 13, 2014 

  

  

           P.O. Box 13 
Phone: (208) 922-5274 
Fax:     (208) 922-5989 
www.Kunacity.id.gov 
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B. Applicants Request: 
Request from Sara Kinghorn, for a Special Use Permit (SUP) to have an in-home salon located at 2705 
West Gainsboro Drive (APN#: R1610600170). 
 

C. Vicinity and Aerial Maps:  

  

     
D. History:  

The applicant is proposing to open ‘Sara’s Salon’, an in-home salon business, which provides a variety of services 
including cuts, colors and shampoo-sets. The salon will include one chair, one shampoo bowl and will service one 
client at a time, and in rare instances two (2) clients could be in the salon at any one time. The applicant 
anticipates up to seven (7) clients visiting daily. The business is intended to be full-time and clients will be 
utilizing driveway parking spaces for parking. The applicant is proposing to open the business Monday-Saturday 
(10-7 pm). The site is currently zoned Medium Residential (R-6) and an in-home salon land use requires a SUP to 
establish this type of business in this zone. 
 

E. General Projects Facts: 
1. Legal Description: A legal description was provided with the submitted request (Lot 31, Block 10; Crimson 

Point Subdivision, Phase 4). 
 

2. Surrounding Land Uses:      
North R-3 Low-Medium Density Residential District – Kuna City 
South R-3 Low-Medium Density Residential District (Elementary School: Crimson 

Point Elementary) – Kuna City 
East R-3 Low-Medium Density Residential District – Kuna City 
West R-3 Low-Medium Density Residential District – Kuna City 
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3. Parcel Sizes, Current Zoning, Parcel Numbers: 
 

• Parcel Size: 0.162 acres 
• Zoning:  Low-Medium Density Residential District (R-3) 
• Parcel #: R1610600170 

 
4. Services: 

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

 
5. Existing Structures, Vegetation and Natural Features:  

There is currently a residence on site with three (3) parking spaces and a six (6) foot vinyl fence around the 
backyard perimeter.  
 

6.  Transportation / Connectivity:  
The site has frontage along West Gainsboro Drive to the northeast side of the parcel.  
 

7. Environmental Issues:  
Staff is not aware of any environmental issues, health or safety conflicts. This site’s topography is generally 
flat. 

 
8. Comprehensive Future Land Use Map:  

The Future Land Use Map (FLU) identifies this site as Low-Medium Density Residential.  Staff views this 
proposed land use request to be consistent with the surrounding and approved FLU map designations.  

 
9. Agency Responses:  

The following agencies returned comments: Central District Health Department, Boise Project Board of 
Control, and City Engineer (Gordon Law, P.E.). The responding agencies’ comments are included with this 
case file.  
 

 
Kuna City Engineer (Gordon Law, P.E.): September 22, 2014 Exhibit B-1 
 
Boise Project Board of Control : September 27, 2014 Exhibit B-4 
 
Central District Health Department (CDHD): September 26, 2014 Exhibit B-5 

 
The following agencies were notified, but did not comment:  Ada County Development Services (Records 
and Street Naming), Ada County Assessor, Boise-Kuna Irrigation District, Idaho Department of 
Environmental Quality (DEQ), Idaho Power, Intermountain Gas, J&M Sanitation, Kuna Rural Fire & 
Ambulance, Kuna School District, U.S. Post Office, City Forrester (Natalie Purkey), and City Attorney (Richard 
Roats).  
 

F. Staff Analysis: 
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Staff has determined that this application complies with Title 5 of Kuna City Code; Idaho Statute §50-222; and 
the Kuna Comprehensive Plan; and forwards a recommendation of approval for Case # 14-02-SUP, subject to the 
recommended conditions of approval. 
 

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

H. Comprehensive Plan Analysis:    
The Kuna Planning and Zoning Commission may accept the Comprehensive Plan components as described 
below: 
 
1. The proposed use for the site is consistent with the following Comprehensive Plan components: 

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

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

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

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

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

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

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

 
I. Proposed Findings of Fact:  

 
1. All required procedural items to be completed as shown in the staff report. 
2. The in-home salon complies with Section 6.0 of Kuna’s Comprehensive Plan. 
3. Public services are available and are adequate to accommodate this site’s intended use. 
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4. The site is zoned R-3 and is appropriate for use as an in-home salon by obtaining a Special Use Permit. 
5. The site is physically suitable for the proposed use. 
6. The use appears to be in compliance with all ordinances and laws of the City. 
7. The use appears to not be detrimental 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, facilities and existing 
adjacent uses. 

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

9. The Kuna planning commission accepts the facts as outlined in the staff report, public testimony and the 
supporting evidence list as presented. 

10. The Planning and Zoning Commission of Kuna, Idaho, has the authority to approved or deny this case.  
11. The neighborhood meeting was held on September 3, 2014 and the notification requirements were met. 
12. All notifications and the public hearing were conducted within the guidelines of applicable Idaho Code and 

City Ordinances. 
 

J. Proposed Conclusions of Law:  
 
1.   The in-home salon is consistent with Kuna City Code. 
2. The in-home salon meets the general objectives of Kuna’s Comprehensive Plan. 
3. The site is physically suitable for an in-home salon use. 
4. The in-home salon is not likely to cause substantial environmental damage or avoidable injury to  wildlife 
 or their habitat. 

5. The in-home salon is not likely to cause adverse public health problems. 
6. The in-home salon is in compliance with all other ordinances and laws of the City. 
7. The in-home salon is not detrimental to the present and potential surrounding uses; or, 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. 

8. The existing and proposed street and utility services in proximity to the site are suitable and adequate for 
 in-home salon purposes. 

9. Based on the evidence contained in Case #14-02-SUP, this proposal appears to comply with Sections 5-3-2 
 and 5-1- 6-2 of Kuna City Code. 

10. Based on the evidence contained in Case #14-02-SUP, this proposal appears to comply with the Kuna 
 Comprehensive Plan and the Future Land Use Map. 

11. The Planning and Zoning Commission of Kuna, Idaho, has the  authority to approve or deny this SUP 
 application.  

12. The public notice requirements were met and the public hearing was conducted within the guidelines of 
applicable Idaho Code and City Ordinances. 
 

K. Proposed Decision by the Commission: 
Note: This proposed motion is for approval or denial of this request. However, if the Planning and Zoning 
Commission wishes to approve or deny specific parts of the requests as detailed in the report, those changes 
must be specified. 
 
Based on the facts outlined in staff’s report and public testimony as presented (if any), the Planning and Zoning 
Commission of Kuna, Idaho, hereby (approves or denies) Case No. 13-10-SUP, a Special Use Permit request by 
Sara Kinghorn for an In-Home Salon, (with or without) the following conditions of approval: 
 
Recommended Conditions of Approval: 
 
1. The applicant shall obtain a building permit for any modifications/remodels/additions of the existing home 

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

a.) The Kuna Fire District shall approve all fire flow requirements and/or building plans.  
3. Parking within the site shall comply with Kuna City Code 5-5-4-K-3-g (Except as specifically approved 

otherwise). 
4. The applicant shall follow all of the requirements for sanitary sewer, potable water, pressure irrigation 

system connections, and all other requirements of the City engineer. 
5. As requested by the applicant, the salon will be open on a full-time basis Monday thru Saturday, 10 am to 7 

pm weekly. 
6. Signs, banners, flags or other means to attract attention, or identify the parcel as a business for the site are 

not allowed, in accordance with KCC 5-5-4-K-3-e. 
7. In the event the use on this parcel is enlarged, expanded or altered in anyway, the applicant shall seek an 

amendment to the approvals of this SUP through the public hearing process. 
8. This SUP is valid as long as the conditions of approval are adhered to continuously. In the event the 

conditions are not continuously followed, the SUP may be revoked by the Planning and Zoning 
Commission. 

9. All local, state and federal laws shall be complied with.  
 
 
 
 
 
 
 
 
DATED this _____ day of _________, 2014 

 
 
 

_________________________ 
Lee Young, Chairman 

Kuna Planning and Zoning Commission 
ATTEST 
 
__________________________________  
Trevor Kesner, Planner Technician 
Kuna Planning and Zoning Department 
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City of Kuna 
 

Staff Report 
 

 

   

 

 
To:   Planning and Zoning Commission  
 
Case Number(s): 14-05-AN (Annexation) 14-04-DA (Develop Agreement) and 14-03-S (Preliminary Plat) 

and 14-06-DRC (Design Review) Patagonia Subdivision 
 
Location:  North side of Hubbard Road, ½ mile east of Meridian Road 
   Kuna, Idaho 83634 
 
Planner:   Troy Behunin, Senior Planner 
 
Hearing Date:  October 28 2014 
 
   
Applicant:  Westpark Company Inc., Taylor Merrill 

P.O Box 344 
Meridian, ID, 83680 
208.870.3432 
Taylor@westparkco.com 

 
Engineer:  Civil-Innovations – Ben Thomas 
   P.O. Box 170811 
   Boise, ID  83717 
   208.884.8181 
   Ben@civil-innovations.com 
 
 
Table of Contents: 

A. Course Proceedings 
B. Applicants Request 
C. Vicinity & Aerial Maps 
D. Site History 
E. General Project Facts 
F. Staff Analysis 
G. Applicable Standards 
H. Comprehensive Plan Analysis 
I. Proposed Findings of Fact 
J. Proposed Conclusions of Law 
K. Proposed Conditions of Approval 

 

A. Course of Proceedings 

1. Kuna City Code (KCC), Title 1, Chapter 14, Section 3, states annexation, zone changes, subdivisions and  
development agreements are designated as public hearings, with the City Council as the decision making 
body. This land use was given proper public notice and followed the requirements set forth in Idaho Code, 
Chapter 65, Local Planning Act. 
 

a. Notifications 
i. Neighborhood Meeting  January 29, 2014 
ii. Agencies    August 19, 2014 

 

           P.O. Box 13 

Phone: (208) 922-5274 

Fax:     (208) 922-5989 

Kunacity.id.gov 

 

mailto:Taylor@westparkco.com
mailto:Ben@civil-innovations.com
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iii. 300’ Property Owners    September 19, 2014 
iv. Kuna, Melba Newspaper  September 24, 2014 
v. Site Posted    September 26, 2014 

 

B. Applicants Request: 
1. Request: 

Applicant requests approval to annex approximately 150.35 acres into the City limits in order to create 
a 470 lot residential subdivision (Patagonia). The applicant also proposes to develop 18 additional lots 
into common lots for the use and enjoyment of residents. These lots will make up 11.95% of the site, or 
17.96 acres. One common lot will be developed with a park sufficient in size for sports fields while 
another common lot will be developed into a swimming pool facility. Two other (separate) lots will 
house tot-lots for children. An HOA will be established for the care and maintenance of the common 
lots. The applicant seeks an R-6 (Medium Density Residential) zone for the subdivision as a whole. 
Applicant is proposing seven (7) phases of development which will be driven by the consumer market. 
The applicant is aware a development agreement will be recorded to guide all future development for 
the project. 
 

C. Vicinity and Aerial Maps: 

   

 
D. History: The subject parcel is in Ada County, zoned RR (Rural Residential), and it is adjacent to Kuna 

City limits. This parcel has historically been farmed. The Mason Creek Feeder splits the property in the 

southwest corner.  
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E. General Projects Facts: 
1. Comprehensive Plan Designation: The Future Land Use Map (FLU) identifies this site as Mixed-Use 

General, with a Public Designation nearby. Staff views this land use request to be consistent with the 
approved FLU map. 
 

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

South RR Rural Residential – Ada County 

East RR Rural Residential – Ada County 

West A, R-2, RR Agricultural Low Den. Resident; Kuna City AND Rural Residential – Ada County 

 
3. Parcel Sizes, Current Zoning, Parcel Numbers: 

 Approx. 150.35 total acres 

 RR, Rural Residential 

 Parcel # - S1407347110 
  

4. Services: 
 Sanitary Sewer– City of Kuna 
 Potable Water – City of Kuna 
 Irrigation District – Boise-Kuna Irrigation District 
 Pressurized Irrigation – City of Kuna (KMID) 
 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: Currently the land is being used for agricultural 

purposes and it is anticipated it will continue its historic uses on the remaining lands until development 
occurs. This site’s topography is generally flat. 

 
6.  Transportation / Connectivity: The applicant proposes two access points on Hubbard Road and one on 

the north side of the project, for Mason Creek Road. 
 

7. Environmental Issues: Staff is not aware of any environmental issues, health or safety conflicts.  

 
8. Agency Responses: The following agencies returned comments: City Engineer (Gordon Law, P.E.), Ada 

County Highway District (ACHD), Central District Health Department, the Idaho Transportation Department 
(ITD), Kuna Fire District, Boise-Kuna Irrigation District and Boise Project Board of Control. The responding 
agency comments are included as exhibits with this case file. The following agencies did not send in 
comments; Kuna Police Department, Kuna School District, Ada County Planning and Zoning, Idaho Power, 
J&M Sanitation, or the US Post Office. 
 

F. Staff Analysis: 
This site is located near the northeast corner (NEC) of Meridian & Hubbard Roads. The applicant proposes 
to annex 150.35 acres into the City and create a 470 buildable lot subdivision. The applicant is proposing 
17.96 acres (11.95 % of the project – not including park-strips) of common space for the use and of 
residents to be owned and maintained by an HOA. This project will include a large centralized park, two 
tot-lots and a swimming pool and a pool house. Applicant also proposes a pathway on the north side of 
Mason Creek Feeder including an accompanying ten foot path. Separated sidewalks throughout the project 
encourage a pedestrian friendly environment. 
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Public services will be extended to the property from the existing facilities west of the project. This project 
anticipates a new pressure irrigation pump to serve this property and others in the area as it could be 
extended in the future. 
 
The applicant is proposing a 23 foot increase in the rights-of-way (ROW) along the north side of their 
Hubbard Road frontage. The existing ROW is 50 feet, total width, or 25 feet each side of centerline. This 
additional 23 feet would provide 48 total feet on the north side of centerline for Hubbard Road. In theory, 
48 feet on each side of Hubbard Road Centerline would provide 96 total feet of ROW for Hubbard Road. 
Kuna City Code 6-3-4 (Road Widths) calls for 97 total feet of ROW for Hubbard.  
 
The applicant is not proposing sidewalks along their Hubbard Road frontage which are required along all 
classified roads in Kuna at a minimum width of at least eight feet. 
 
The Applicant is proposing a mid-mile collector through the project at 70 feet, Kuna’s Functional Classified 
Road Map calls for 74 feet. The Applicant has worked with the Planning Department and ACHD for the best 
solution and while it does not meet the true mid-mile alignment, Planning and Zoning and ACHD believe it 
meets the spirit and intent of the mid-mile requirement. 
 
Staff will rely on the Planning and Zoning Commission and City Council for a determination relating to any 
ROW width deficiencies for this project. 
  

 Staff has determined this application complies with Title 5 of the Kuna City Code; Idaho Statute §50-222; 
and the Kuna Comprehensive Plan; and forwards a recommendation of approval for Case No.’s 14-05-AN, 
14-04-DA, 14-03-Sub and 14-06-DRC, subject to the recommended conditions of approval. 

 
G. Applicable Standards: 

1. City of Kuna Zoning Ordinance No. 230, 546 and 570, 

2. City of Kuna Subdivision Ordinance No. 2012-18, Title 5 Zoning Regulations, 

3. City of Kuna Comprehensive Plan and Future Land Use Map, 

4. City of Kuna Landscape Regulations, Title 5, Chapter 17, Section 1 thru 26, 

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

   
H. Comprehensive Plan Analysis:    

The Kuna Planning and Zoning Commission accepts the Comprehensive Plan components as described below. 
 

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

The Idaho Attorney General’s six criterion established to determine the potential for property 
taking. 

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

work in their community. 
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Policy 1.3: The City will develop a policy to provide incentives and/or assistance in order to competitively 
attract firms. 

 
GOALS AND POLICY – Land Use 
Goal 2:  Encourage a balance of land uses to ensure that Kuna remains a desirable, stable, and self-

sufficient community. 
 

Objective 2.2:  Plan for areas designed to accommodate a diverse range of businesses and commercial 
activity – within both the community-scale and neighborhood-scale centers – to strengthen 
the local economy and to provide more opportunities for social interaction. 

 
Policy 2.3: Retail and residential land uses should be appropriately mixed and balanced with professional 

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

 

I. Proposed Findings of Fact:  
1. This request appears to be consistant and in compliance with all Kuna City Code (KCC).  
2. The use appears to meet the general objectives of Kuna’s Comprehensive Plan. 
3. The site is physically suitable for a subdivision. 
4. The annexation and subdivision uses are not likely to cause substantial environmental damage or avoidable 
 injury to wildlife or their habitat. 

5. The annexation application is not likely to cause adverse public health problems. 
6. 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. 

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

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

9. Based on the evidence contained in Case No.s 14-05-AN, 14-04-DA, 14-03-Sub and 14-06-DRC, this 
proposal appears to comply with the Comprehensive Plan and the Kuna Comprehensive Future Land Use 
Map (FLU). 

10. The Planning and Zoning Commission has the authority to recommend approval or denial for these 
 applications. 

11. The public notice requirements were met and the public hearing was conducted within the guidelines of 
applicable Idaho Code and City Ordinances. 

 

J. Proposed Conclusions of Law:  
1. Based on the evidence contained in Case No.s 14-05-AN, 14-04-DA, 14-03-Sub and 14-06-DRC, the Kuna 

Planning and Zoning Commission finds Case No.s 14-05-AN, 14-04-DA, 14-03-Sub and 14-06-DRC, comply 
with Kuna City Code. 

2. Based on the evidence contained in Case No’s 14-05-AN, 14-04-DA, 14-03-Sub and 14-06-DRC., the Kuna 
Planning and Zoning Commission finds Case No.s 14-05-AN, 14-04-DA, 14-03-Sub and 14-06-DRC, are 
consistent with Kuna’s Comprehensive Plan.  

3. The public notice requirements have been met and the neighborhood meeting was conducted within the 
guidelines of applicable Idaho Code and City Ordinances. 
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K. Proposed Decision by the Commission: 
14-05-AN, 14-04-DA and 14-03-Sub, Note: This proposed motion is to recommend approval, conditional 
approval, or denial for this request to City Council. If the Commission wishes to approve or deny specific parts of 
the requests as detailed in this report, those changes must be specified. 
 
14-06-DRC:-Design Review Note: The proposed motion is also to approve or deny the design review request. If 
the Planning and Zoning Commission wishes to approve or deny specific parts of the requests as detailed in the 
report, those changes must be specified. 
 
Based on the facts outlined in staff’s report and the public testimony at the public hearing, the Planning and 
Zoning Commission of Kuna, Idaho, hereby recommends (approval/conditional approval/denial) of Case No.s 14-
05-AN, 14-04-DA and 14-03-Sub, annexation, development agreement and preliminary plat, (with or without) 
the following conditions of approval: 

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

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

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

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

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

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

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

2.1– With future development and as necessary, dedicate right-of-way in sufficient amounts to 
follow Kuna City and ACHD standards and widths. 

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

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

5. Street lighting shall be LED lights and meet the approval of the City. 

6. Parking within the site shall comply with Kuna City Code, unless specifically approved otherwise. 

7. Fencing within and around the site shall comply with Kuna City Code unless specifically approved 
otherwise). 

8. Signage within the site shall comply with Kuna City Code (A sign permit is required prior to sign 
construction). 

9. All required landscaping shall be permanently maintained in a healthy growing condition. The property 
owner shall remove and replace unhealthy or dead plant material within 3 days or as the planting season 
permits as required to meet the standards of these requirements. Maintenance and planting within public 
rights-of-way shall be with approval from the public entities owning the property. 
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10. Submit a petition to the City (if necessary and confirmed with the City engineer) consenting to the pooling 
of irrigation surface water rights for delivery purposes and requesting to annex the irrigation surface water 
rights appurtenant to the property to the Kuna Municipal Pressure Irrigation system of the City (KMID). 

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

12. The applicant’s proposed preliminary plat (dated 11.01.13) and landscape plan (dated 2.21.2014) shall be 
considered a binding site plans, or as modified and approved. 

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

14. Developer shall comply with all local, state and federal laws. 
 
 
 
 

 DATED: This ___ day of_____ _______, 2014. 
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   Telephone (208) 287-1727; Fax (208) 287-1731    
                               Email:  gordon@cityofkuna.com  

               
 

MEMORANDUM 
 
TO:  Director of Kuna Planning and Zoning 
 
FROM: Gordon N. Law 
  Kuna City Engineer 
 
RE:  Patagonia Subdivision, Preliminary Plat 
  14-05-AN, 14-04-DA, 14-03-S, 14-06-DR 
 
DATE:  August 27, 2014 
 
The City Engineer has reviewed the Preliminary Plat request of the above applicant dated August 
19, 2014.  It is noted that the request and application do provide a detailed narrative description 
or plan for development of the site and comments will be structured accordingly.  The request 
also proposes to complete the development in eight phases. 
 
The City Engineer does not provide comments with the intent to promote a position for or 
against any project – even if he has a preference.  Generally, comments are structured to address 
the question “What will it take to make a project work with respect to available infrastructure?”  
Consideration is given to local, state and federal regulations, adopted master plans, city policies, 
previous city commitments, system capacities and the reasonable duty of each developer. 
 

1. Sanitary Sewer System  
 
a) The City has sufficient sewer treatment capacity to serve this site.  The Sewer Master 

Plan for disposal of wastewater from this area proposes discharge through a gravity 
trunk line along Mason Creek to a regional Lift Station on Linder Road between 
Columbia and Lake Hazel.  Neither the Lift Station nor the trunk line have been 
constructed.  Also, the Lift Station and a major portion of the trunk line would pass 
through property not controlled by the Developer. 

b) Strict conformance with the Master Plan at this point in time would impose a very 
large off-site infrastructure cost on this developer.  The cost would, in the opinion of 
the City Engineer, be prohibitive to the developer, and when considering cost 
recovery agreements, unduly burdensome on the City as well.  As a temporary 
alternative, the City would propose allowing temporary connection to the future 18” 
Hubbard Trunk Line.  This was an alternative used by the Greyhawk development. 

c) As necessary conditions to implement 1.b) above, the developer would be required to: 

CITY OF KUNA 
P.O. BOX 13 

KUNA, ID  83634 
www.cityofkuna.com 

GORDON N. LAW

CITY ENGINEER 
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1. Construct a temporary lift station at developer expense and without eligibility for 
cost recovery from the City; 

2. Construct temporary force main(s) from the lift station across Highway 69 to the 
point of discharge to the Hubbard Trunk Line at developer expense and without 
eligibility for cost recovery from the City; 

3. Construct Master Plan gravity mains within the development (approximately 
3000’) at the diameter and depth consistent with the Master Plan at developer 
expense but which may be eligible for partial cost recovery consistent with 
adopted policies; 

4. Extend 18” Hubbard Trunk Line at minimum grade eastward as directed by City 
Engineer. 

5. Nothing in the forgoing is intended to prevent this developer from implementing 
the Master Plan at this time or in cooperating with other developers in the cost of 
construction of various components as long as capacity is available to 
accommodate them.   

d) Preliminary investigations have concluded that all wastewater flows from this project 
could be routed to the Danskin Lift Station for ultimate treatment at the North 
Wastewater Treatment facility.  This site is not presently connected to the city system 
and would be subject to connection fees for the demand of the ultimate connected 
load as provided in the City’s Standard Table.   

e)  This property was not included in Local Improvement District 2006-1 and 
consequently does not have reserved treatment capacity.  Treatment capacity may be 
secured for this site only from those who have reserved capacity or from capacity not 
reserved and upon payment of appropriate fees. 

f) The nearest existing gravity main (21-inch) is located in Hubbard Road at the 
entrance to Denali Subdivision.  The City Engineer has approved extension of an 18-
inch sewer main eastward at minimum grade in Hubbard Road.   

g) Specific recommendations of note are as follows: 
1. City Code (6-4-2O) requires connection to the City sewer system for all sanitary 

sewer needs. 
2. For any connected load, it is recommended this application be conditioned to 

conform to the sewer master plan except as recommended otherwise in 1.a above.  
3. At all reasonable locations where sewer service could be extended to adjoining 

properties, sewer mains should be stubbed to the property line or extended in 
right-of-way adjacent to the project.  

h) For assistance in locating existing facilities and understanding issues associated with the 
Master Plan and connection, please contact the City Engineer.   
 

2. Potable Water System  
 
a) The City has sufficient potable water supply to serve this site.  This site is not 

connected to the city system and would be subject to connection fees for the demand 
of the ultimate connected load as provided in the City’s Standard Table.   

b) The nearest available water main (12-inch) is located in Hubbard Road ¼ mile west 
of Highway 69.  The City Engineer proposes the developer be allowed to extend a 
12” water main to this location and serve their project. The costs would be at 
developer expense but may be eligible for partial cost recovery consistent with 
adopted policies.   

c) Water supply capacity is available for this site upon payment of appropriate fees.  
Specific recommendations of note are as follows: 
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1) City Code (6-4-2X) requires connection to the City water system for all potable 
water needs. 

2) For any connected load, it is recommended this application be conditioned to 
conform to the water master plan.  Specifically, a 12-inch water main is required 
of this development in the Hubbard frontage and in both mid-mile collectors in or 
adjacent to the project. 

3) 8-inch water mains should be installed by developer in internal subdivision 
streets.  

4) At least 8-inch water mains are to be stubbed by developer to the property line in 
each street required to be stubbed to the property line.  

5) In consideration of the need for a redundant water supply, the City requests 
designation of a well site in the vicinity of Mason Creek, proximity to 12-inch 
water main and proximity to 3-phase power (see Item 3.c.2 below) which the City 
may acquire and develop. 

d) Improvements necessary to provide adequate fire protection as required by Kuna Fire 
District will be required of the development. 

e) For assistance in locating existing facilities and understanding issues associated with 
connection, please contact the City Engineer.   

f) Please verify there is adequate separation between potable water service lines and all non-
potable water lines (storm drains, sewer services, etc.). 
 

3. Pressure Irrigation  
a) The applicant’s property is not connected to the City pressure irrigation system.  The 

nearest pressure main (10-inch) is located in Hubbard Road ¼ mile west of Highway 
69.   

b) The development is subject to connection fees based on number of dwellings and lot 
size for the residential area and based on ultimate landscaped area for the common 
lots, as provided in City Resolutions. 

c) The developer has proposed providing an expandable irrigation pump station for 
irrigation supply.  The City Engineer agrees with the developer’s proposal with the 
addition of the following conditions: 
1. City experience has demonstrated that the station water supply must be buffered 

with storage in order to operate efficiently and effectively.  This is particularly 
critical where the station is isolated from storage elsewhere as in this case.  It 
takes approximately 1,400 gallons of usable storage per acre, which may be 
constructed either on the surface or below ground.  

2. As an expandable station, sufficient property must be set aside to account for 
storage for the expanded station.  The power supply must also be sufficient for the 
expanded station. 

3. The station needs to be supplied with live water – not irrigation return water or 
return water mingled with live water. 

4. The station must be constructed after the pattern of Sadie Creek, Tomorrow and 
Chapparosa pump stations and subject to the approval of the City. 

5. An overflow drain of sufficient size for the expanded station must be provided. 
d) Irrigation supply capacity is available for this site upon payment of appropriate fees.  

Specific recommendations of note are as follows: 
1. Relying on drinking water for irrigation purposes is contrary to City Code (6-4-2I) 

and the public interest and is not accounted for in the approved Water Master 
Plan.  It is recommended this project be conditioned to require connection and 
annexation to the City Pressure Irrigation system at the time of development.   
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2. For any connected load, it is recommended this application be conditioned to 
conform to the Pressure Irrigation Master Plan within the property or along it 
frontages.  The Master Plan applicable to this development designates the 
providing of a 10-inch trunk line along the Hubbard section line and 12-inch trunk 
lines in both mid-mile collectors. 

3. It is further recommended that annexation into the municipal irrigation district 
and pooling of water rights is a requirement at the time of final platting. 

4. It is recommended that conformity with approved City PI standards is required, 
including the providing of adequately sized internal loop lines. 

 
4. Grading, Gravity Irrigation, Drainage 

 
a) Runoff from public right-of-way is regulated by ACHD or ITD, depending on the 

agency responsible for the right-of-way.  Plans are required to conform to the 
appropriate agency standards.  

b) Exclusive of public right-of-way, any increase in quantity or rate of runoff or 
decrease in quality of runoff compared to historical conditions must be detained, 
treated and released at rates no greater than historical amounts.  In the alternative, 
offsite disposal of storm water in excess of historical rates or conditions of disposal at 
locations different than provided historically, approval of the operating entity is 
required.  The City of Kuna relies on the ACHD Storm Water Policy Manual to 
establish the requirements for design of any private disposal system. 

c) The city is now requiring with every new development, a documentation map that 
illustrates the surface and sub-surface water irrigation supply as well as drainage 
ways that exist in the applicant’s property and in the right-of-way adjacent to the 
proposed development to be submitted with construction plans.  The map must 
include 2-foot contours, a layout and essential features of existing irrigation ditches, 
drainage ditches and pipelines within and adjacent to the proposed development.  
Open and piped facilities should be noted.  The map should include any proposed 
changes to the systems. 

d) All upstream drainage rights and downstream water delivery rights are to be 
preserved as a condition of development. 
 

5. General  
 
At the time of, or prior to redevelopment: 
a) Plan approvals and license agreements from any affected irrigation District will be 

required.  
b) The City reserves the right of prior approval to all agreements involving the applicant 

(or its successors) and the irrigation or drainage district related to the property of this 
application and any attempt to abandon surface water rights. 

c) Verify that existing and proposed elevations match sufficiently at property boundaries 
to not impose a slope burden on adjacent properties. 

d) Demonstrate that regulations applicable to floodways and flood plains are observed. 
e) State the vertical datum used for elevations on all plans. 
f) Provide engineering certification on all final engineering drawings. 

 
6. Inspection Fees  
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An inspection fee will be required for any public water, sewer and irrigation construction 
work associated with this development.  The developer will still require a qualified 
responsible engineer to do sufficient inspection to justly certify to DEQ the project was 
completed in accordance with approved plans and specifications and to provide accurate 
as-built drawings to the City.  The developer’s engineer and the City’s inspector are 
permitted to coordinate inspections as much as possible.  The current City inspection fee 
is $1.00 per lineal foot of sewer, water and pressure irrigation pipe and payment is due 
and payable prior to City’s scheduling of a pre-construction conference.   
 

7. Right-of-Way 
 
Sufficient full and half right-of-way on section and quarter lines for arterial and collector 
streets shall be provided and developed pursuant to City, ITD and ACHD standards.  In 
this instance, the site fronts on portions Hubbard, fronts one mid-mile collector and 
encompasses a portion of a second, each of which is considered a classified street.  
References to each are included in the developer’s proposal.  The recommendations of 
the City Engineer are as follows: 
a) The proposed right-of-way for local public streets exceeds the City standard of 51’ 

and is acceptable.  
b) The right-of-way for mid-mile collectors is recommended to comply with the City 

Code or the ACHD standard, whichever is greater.  In this instance, the City Code is 
controlling at 74’. (KCC 6-3-4) 

c) The right-of-way for Hubbard is recommended to comply with the City Code or the 
ACHD standard, whichever is greater.  In this instance, the City Code is controlling 
at 97’. (KCC 6-3-4) 

d) The alignment for the north-south mid-mile collector has been placed substantially 
off of the true mid-mile line except at the far north end.  This apparently was done to 
avoid splitting the triangular out-parcel on the north side of Hubbard Road at some 
point in the future.  The flaw in this approach is that the proposed alignment simply 
forces the split to occur in the property south of Hubbard Road at some future point 
instead.  The City Engineer recommends the collectors stay on alignment, especially 
where they intersect other classified streets, unless significant topographical 
constraints suggest a realignment is advisable.  

e) Residential Easements – City Code (6-3-8) requires the providing of 10-foot front 
and back lot line easements and side-lot easements, as necessary.  The City Engineer 
recommends the following: 

1. 10-foot minimum street frontage easement (provided in pre-plat notes); 
2. 10-foot back lot line easement as required in code (provided in pre-plat notes); 
3. 5-foot side lot line easement (provided in pre-plat notes); 
4. 10-foot minimum subdivision boundary easement (the previous notes cover 

this request in most instances except where the boundary lot is a side lot or 
common lot – please adjust the easement for the exceptions). 

e) It is recommended approaches onto local, section line and quarter line streets comply 
with ACHD approach policies and generally are as far as practical from adjacent 
intersections.   

f) Curb and Gutter – City Code (6-4-2C) requires the installation of curb and gutter: 
vertical curb on classified streets (Linder, Hubbard, Kay) and either rolled or vertical 
elsewhere.  The documents submitted with the application show an intent to 
construct curb and gutter as required.  The City Engineer recommends compliance 
with City Code. 
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g) Street Drainage – The application includes some facilities for handling storm 
drainage from local streets.  The documents submitted with the application show an 
intent to construct storm drainage facilities as required.  The City Engineer 
recommends compliance with ACHD policies. 

h) Sidewalk - City Code (6-4-2Q) requires the installation of sidewalk on all local 
streets and the highway.    The documents submitted with the application show an 
intent to construct sidewalk as required.  The City Engineer recommends compliance 
with City Code. 

i) Entrances/Approaches – The application proposes two entrances onto E. Hubbard 
Road.  The City Engineer concurs with the entrances proposed. 

 
8. As-Built Drawings  

 
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 as a condition of final platting.   

 
9. Property Description 

 
a) A metes and bounds description prepared by a licensed surveyor has been provided 

by the applicant. 
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Development Services Department 

 
Project/File:  Patagonia/ KPP14-0004/ K14-03-S/ K14-06-DR/ K14-05-AN/ K14-04-DA 

This is an annexation, development agreement, subdivision and design review 
application to construct 470 buildable lots and 18 common lots on 150.35 acres.  The 
site is located east of SH-69/ Meridian Road (SH-69) on Hubbard Road in Kuna, 
Idaho.  

Lead Agency: City of Kuna 

Site address: East of SH-69 on Hubbard Road 

Staff Approval: October 21, 2014 

Applicant: Greg Johnson 
 Westpark Company Inc. 
 PO Box 344 
 Meridian, ID  83680 

Representative: Taylor Merrill 
 Westpark Company Inc. 
 PO Box 344 
 Meridian, ID  83680 

Staff Contact:  Stacey Yarrington 
 Phone: 387-6171 
 E-mail: 
syarrington@achdidaho.org 

A.  Findings of Fact 
1. Description of Application:   The applicant is requesting approval for annexation and design 

review for a new 470 buildable lot residential subdivision with 18 common lots on 150.35-acres.  
This application is consistent with the City of Kuna’s Comprehensive Plan.  The site is located 
east of SH-69 and Hubbard Roads in Kuna.  

2. Description of Adjacent Surrounding Area:   
Direction Land Use Zoning 
North Rural Residential RR 
South Rural Residential RR 
East Rural Residential RR 
West Rural Residential RR 

3. Site History:  ACHD previously reviewed this site as Criterion Orchards in May 2008; however, 
no action was taken as the applicant withdrew the application.  The requirements of this staff 
report are not consistent with those of the prior review because the 45-acre parcel west of this site 
abutting SH-69 is no longer a part of the application. 

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

mailto:syarrington@achdidaho.org
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•    Timbermist, a 211 single-family building lot subdivision, located approximately 0.5 miles west 
of the site, was approved by ACHD Commission on June 25, 2014. 

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

6. New Center Lane Miles:  The proposed development includes 4.87 centerline miles of new 
public road. 

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 / Integrated Five Year Work Plan: 
The following improvements are currently in the Integrated Five Year Work Plan (IFYWP) or the 
District’s Capital Improvement Plan (CIP): 
• The intersection of Linder Road and Deer Flat Road is listed in the IFYWP to be rebuilt in 

2017. 

• Deer Flat is listed in the CIP to be widened to 5-lanes from Linder Road to SH-69 between 
2022 and 2026. 

• The intersection of Lake Hazel Road and SH-69 is listed in the CIP to be widened to 7-lanes 
on the north and south legs, 7-lanes on the east and west legs, and signalized between 
2022 and 2026.  

• The intersection of Columbia and Ten Mile Roads is listed in the CIP to be widened to a dual 
lane roundabout between 2027 and 2031.  

• The intersection of Hubbard Road and SH-69 is listed in the CIP to be widened to 6-lanes 
on the north leg, 5-lanes on the south, 3-lanes on the east and west legs, and signalized 
between 2027 and 2031.  

B.  Traffic Findings for Consideration 
1. Trip Generation:  This development is estimated to generate 4,474 additional vehicle trips per 

day (0 existing); 470 additional vehicle trips per hour in the PM peak hour (0 existing), based on 
the traffic impact study. 

2. Traffic Impact Study  
Thompson Engineers prepared a traffic impact study for the proposed Patagonia Subdivision.  
Below is an executive summary of the findings as presented by Thompson Engineers, Inc. The 
following executive summary is not the opinion of ACHD staff.  ACHD has reviewed the 
submitted traffic impact study for consistency with ACHD policies and practices, and may have 
additional requirements beyond what is noted in the summary.   ACHD Staff comments on the 
submitted traffic impact study can be found below under staff comments. 

Executive Summary: 
Proposed Development:  The project is residential development including approximately 470 
single family dwelling units.  The site is expected to access the transportation system via Hubbard 
Road.  

Study Area:  The area of influence is anticipated to be Ada County, Idaho, including the vicinity of 
Kuna.  The primary impacts will be along Hubbard Road and Locust Grove Road.  The study area 
will include the intersections of SH 69 and Hubbard Road, Hubbard Road and Locust Grove 
Road, Columbia Road and Locust Grove Road, Lake Hazel Road and Locust Grove Road, and 
Amity Road and Locust Grove Road.  
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Findings:  The intersections and roadways will operate at acceptable levels of service in the build-
out year with the addition of site generated traffic, with the exception of the intersection of 
Hubbard Road and SH 69.  This intersection will require the installation of a traffic signal, which is 
currently included in the ACHD 5 year Capital Improvement Plan.   

Conclusions:  Below are the findings of this report.   

• Based on the trip generation methods recommended in the Trip Generation Manual, the 
site will generate 4,474 trips per day of which 352 trips will occur during the AM peak 
hour and 470 trips will occur during the PM peak hour.  

• The site will access the transportation system by two collector road approaches on to 
Hubbard Road.  

• The intersection of SH 69 and Hubbard Road will operate at poor levels of service under 
background and will operate at LOS F under total traffic conditions in build out year.  The 
critical peak hour is in the PM peak hour.  The construction of a signal at this intersection 
is included in the ACHD Capital Improvement Plan.  

• The intersection of Hubbard Road and Locust Grove Road will operate at acceptable 
levels of service under background and total traffic conditions in the build out year as a 
two way stop controlled intersection.  The critical peak hour is in the PM peak hour.  

• The intersection of Columbia Road and Locust Grove Road will operate at acceptable 
levels of service under background and total traffic conditions in the build out year as a 
two way stop controlled intersection.  The critical peak hour is in the PM peak hour.  

• The intersection of Lake Hazel Road and Locust Grove Road will operate at acceptable 
levels of service under background and total traffic conditions in the build out year as an 
all way stop controlled intersection.  The critical peak hour is in the PM peak hour.  

• The intersection of Amity Road and Locust Grove Road will operate at acceptable levels 
of service under background and total traffic conditions in the build out year as an all way 
stop controlled intersection.  The critical peak hour is in the PM Peak hour.  

• Hubbard Road, Amity Road and three segments of Locust Grove Road were reviewed 
for roadway segment capacity.  All five segments are predicted to carry significantly less 
than the maximum one way volume to allow operation at LOS D.   

• The proposed site plan provides good internal circulation.  All roadways with front on 
housing are anticipated to have less than 1,000 vehicles per day.  Future development 
may require additional connections to the transportation system to prevent overloading 
the proposed local roads. 

Staff Comments/Recommendations: ACHD District Traffic Services and Planning Review staff 
has completed a review of the required traffic impact study and has found it to be in compliance 
with ACHD policy and standards.  

As identified in the traffic impact study, the intersections and roadways will operate at acceptable 
levels of service in the build out year with the addition of site generated traffic; with the exception 
of the intersection of SH-69 and Hubbard Road.  This intersection will require a traffic signal, 
which is currently included in the Capital Improvement Plan for widening and signalization 
between 2027 and 2031.  The critical approach is the eastbound approach with the left turn 
movement operating at LOS F (Hubbard Rd west side of SH-69 turning left onto SH-69).  This 
project will not add to this movement.  A center turn lane is not required on Hubbard Road as this 
segment of roadway is predicted to carry less than the maximum one way volume to allow 
operation at LOS D.  

Staff agrees with the findings and recommendations of the traffic impact study. 

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

* Acceptable level of service for a two-lane minor arterial is “D” (550 VPH). 

** ACHD does not set level of service thresholds for State Highways. 

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

• The average daily traffic count for SH-69 was 14,270 on ITD permanent counter on 
5/21/2014.   

• The average daily traffic count for Hubbard Road east of SH-69 was 290 on 01/24/2014.   

• The average daily traffic count for Locust Grove north of Columbia was 823 on 
01/23/2014.   

C.  Findings for Consideration 
1. Hubbard Road 

a. Existing Conditions:  Hubbard Road is improved with 2-travel lanes, 24-feet of pavement, 
and no curb, gutter or sidewalk abutting the site.  There is 50-feet of right-of-way for Hubbard 
Road (25-feet from centerline). 

b. Policy: 
Arterial Roadway Policy:  District Policy 7205.2.1 states that the developer is responsible for 
improving all street frontages adjacent to the site regardless of whether or not access is taken 
to all of the adjacent streets. 

Master Street Map and Typology Policy:  District Policy 7205.5 states that the design of 
improvements for arterials shall be in accordance with District standards, including the Master 
Street Map and Livable Streets Design Guide.  The developer or engineer should contact the 
District before starting any design.   

Street Section and Right-of Way Width Policy:  District Policy 7205.2.1 & 7205.5.2 states 
that the standard 3-lane street section shall be 46-feet (back-of-curb to back-of-curb) within 70 
feet of right-of-way.  This width typically accommodates a single travel lane in each direction, 
a continuous center left-turn lane, and bike lanes. 

Right-of-Way Dedication:  District Policy 7205.2 states that The District will provide 
compensation for additional right-of-way dedicated beyond the existing right-of-way along 
arterials listed as impact fee eligible in the adopted Capital Improvements Plan using available 
impact fee revenue in the Impact Fee Service Area. 

No compensation will be provided for right-of-way on an arterial that is not listed as impact fee 
eligible in the Capital Improvements Plan.  

The District may acquire additional right-of-way beyond the site-related needs to preserve a 
corridor for future capacity improvements, as provided in Section 7300. 

Roadway Frontage Functional 
Classification 

PM Peak 
Hour 

Traffic Count 

PM Peak 
Hour Level 
of Service 

Existing 
Plus  

Project 

** State Highway 69  0-feet Principal 
Arterial 560 N/A N/A 

Hubbard Road 1,511-feet Minor Arterial 22 Better than 
“D” 

Better than 
“D” 

Locust Grove Road 0-feet Minor Arterial 67 Better than 
“D” 

Better than 
“D” 
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Sidewalk Policy: District Policy 7205.5.7 requires a concrete sidewalks at least 5-feet wide to 
be constructed on both sides of all arterial streets.   A parkway strip at least 6-feet wide 
between the back-of-curb and street edge of the sidewalk is required to provide increased 
safety and protection of pedestrians.  Consult the District’s planter width policy if trees are to 
be placed within the parkway strip.  Sidewalks constructed next to the back-of-curb shall be a 
minimum of 7-feet wide. 

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. 

ACHD Master Street Map:  ACHD Policy Section 3111.1 requires the Master Street Map 
(MSM) guide the right-of-way acquisition, arterial street requirements, and specific roadway 
features required through development.  This segment of Hubbard Road is designated in the 
MSM for future widening to 3-lanes and on-street bike lanes, a 46-foot street section within 
70-feet of right-of-way. 

c. Applicant Proposal:  The applicant is proposing to dedicate additional 23-feet of right-of-way 
to Hubbard Road abutting the site.   

d. Staff Comments/Recommendations:  The applicant’s proposal does not meet District policy 
because the applicant is not proposing to construct sidewalk along Hubbard Road abutting the 
site.  Consistent with the MSM the applicant should be required to dedicate 35-feet of right-of-
way from centerline of Hubbard Road abutting the site; or, provide a permanent right-of-way 
easement for any sidewalk placed outside of the dedicated right-of-way abutting the site. No 
compensation will be provided for right-of-way or easement dedications on Hubbard Road as 
it is not listed as impact fee eligible in the CIP. 

2. Citrus Tree Avenue 
a. Existing Conditions:  There are no existing collector streets internal to the site. 
b. Policy: 

Collector Street Policy:  District policy 7206.2.1 states that the developer is responsible for 
improving all collector frontages adjacent to the site or internal to the development as required 
below, regardless of whether access is taken to all of the adjacent streets. 

Master Street Map and Typologies Policy:  District policy 7206.5 states that if the collector 
street is designated with a typology on the Master Street Map, that typology shall be 
considered for the required street improvements.  If there is no typology listed in the Master 
Street Map, then standard street sections shall serve as the default. 

Street Section and Right-of-Way Policy:  District policy 7206.5.2 states that the standard 
right-of-way width for collector streets shall typically be 50 to 70-feet, depending on the 
location and width of the sidewalk and the location and use of the roadway.  The right-of-way 
width may be reduced, with District approval, if the sidewalk is located within an easement; in 
which case the District will require a minimum right-of-way width that extends 2-feet behind 
the back-of-curb on each side. 

The standard street section shall be 46-feet (back-of-curb to back-of-curb). This width typically 
accommodates a single travel lane in each direction, a continuous center left-turn lane, and 
bike lanes. 

Residential Collector Policy:  District policy 7206.5.2 states that the standard street section 
for a collector in a residential area shall be 36-feet (back-of-curb to back-of-curb).  The District 
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will consider a 33-foot or 29-foot street section with written fire department approval and 
taking into consideration the needs of the adjacent land use, the projected volumes, the need 
for bicycle lanes, and on-street parking. 

Sidewalk Policy:  District policy 7206.5.6 requires a concrete sidewalks at least 5-feet wide to 
be constructed on both sides of all collector streets.  A parkway strip at least 6-feet wide 
between the back-of-curb and street edge of the sidewalk is required to provide increased 
safety and protection of pedestrians.  Consult the District’s planter width policy if trees are to 
be placed within the parkway strip.  Sidewalks constructed next to the back-of-curb shall be a 
minimum of 7-feet wide. 

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. 

ACHD Master Street Map:  ACHD Policy Section 3111.1 requires the Master Street Map 
(MSM) guide the right-of-way acquisition, collector street requirements, and specific roadway 
features required through development.  A new collector roadway was identified on the MSM.  
The new collector roadway should continue through the property stubbing to the north and 
south.  The Collector typology as depicted in the Livable Street Design Guide recommends a 
2-lane roadway with bike lanes, a 36-foot street section within 50-feet of right-of-way. 

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. 

c. Applicant Proposal:  The applicant is proposing to construct a new north/south residential 
collector street, located approximately 1,725-feet east of SH-69, as a 36-foot street section 
with vertical curb, gutter, and 8-foot wide detached sidewalk, within 70-feet of right-of-way.  
The applicant is also proposing a 10-foot wide by 135-foot long landscape median within 88-
feet of right-of-way and 54-foot street section at the entrance to Citrus Tree Avenue and 
Hubbard Road.  The travel lanes are 21-feet wide on each side of the median. 

d. Staff Comments/Recommendations:  The applicant’s proposal meets District policy.  
Staff recommends approval of the applicant’s proposal with the condition that the landscape 
median on Citrus Tree Avenue should be platted as right-of-way owned by ACHD; and the 
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Developer or Homeowners Association should apply for a license agreement if landscaping is 
to be placed within the median. 

3. Mason Creek Road 
a. Existing Conditions: There are no existing collector streets internal to the site.  
b. Policy: 

Collector Street Policy:  District policy 7206.2.1 states that the developer is responsible for 
improving all collector frontages adjacent to the site or internal to the development as required 
below, regardless of whether access is taken to all of the adjacent streets. 

Master Street Map and Typologies Policy:  District policy 7206.5 states that if the collector 
street is designated with a typology on the Master Street Map, that typology shall be 
considered for the required street improvements.  If there is no typology listed in the Master 
Street Map, then standard street sections shall serve as the default. 

Street Section and Right-of-Way Policy:  District policy 7206.5.2 states that the standard 
right-of-way width for collector streets shall typically be 50 to 70-feet, depending on the 
location and width of the sidewalk and the location and use of the roadway.  The right-of-way 
width may be reduced, with District approval, if the sidewalk is located within an easement; in 
which case the District will require a minimum right-of-way width that extends 2-feet behind 
the back-of-curb on each side. 

The standard street section shall be 46-feet (back-of-curb to back-of-curb). This width typically 
accommodates a single travel lane in each direction, a continuous center left-turn lane, and 
bike lanes. 

Residential Collector Policy:  District policy 7206.5.2 states that the standard street section 
for a collector in a residential area shall be 36-feet (back-of-curb to back-of-curb).  The District 
will consider a 33-foot or 29-foot street section with written fire department approval and 
taking into consideration the needs of the adjacent land use, the projected volumes, the need 
for bicycle lanes, and on-street parking. 

Half Street Policy:  District Policy 7207.2.2 required improvements shall consist of pavement 
widening to one-half the required width, including curb, gutter and concrete sidewalk 
(minimum 5-feet), plus 12-feet of additional pavement widening beyond the centerline 
established for the street to provide an adequate roadway surface, with the pavement 
crowned at the ultimate centerline.  A 3-foot wide gravel shoulder and a borrow ditch sized to 
accommodate the roadway storm runoff shall be constructed on the unimproved side. 

Sidewalk Policy:  District policy 7206.5.6 requires a concrete sidewalks at least 5-feet wide to 
be constructed on both sides of all collector streets.  A parkway strip at least 6-feet wide 
between the back-of-curb and street edge of the sidewalk is required to provide increased 
safety and protection of pedestrians.  Consult the District’s planter width policy if trees are to 
be placed within the parkway strip.  Sidewalks constructed next to the back-of-curb shall be a 
minimum of 7-feet wide. 

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. 

ACHD Master Street Map:  ACHD Policy Section 3111.1 requires the Master Street Map 
(MSM) guide the right-of-way acquisition, collector street requirements, and specific roadway 
features required through development.  A new collector roadway was identified on the MSM 
with the street typology of Residential Collector.  The new collector roadway should align with 
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Gravel Lane on the west side of Locust Grove Road and continue through the property 
stubbing to the west.  The Residential Collector typology as depicted in the Livable Street 
Design Guide recommends a 2-lane roadway with bike lanes, a 36-foot street section within 
50-feet of right-of-way. 

c. Applicant Proposal:  The applicant is proposing to dedicate 42-feet of right-of-way for Mason 
Creek Road along the north property line abutting the site.  The applicant is proposing to 
construct Mason Creek Road as half of a 36-foot street section with curb, gutter, and 8-foot 
wide sidewalk within 42-feet of right-of-way.  

d. Staff Comments/Recommendations:  The applicant’s proposal meets District policy.  The 
applicant should be required to dedicate a minimum of 42-feet of right-of-way for Mason Creek 
Road abutting the site.  The applicant should be required to construct Mason Creek Road as 
half of a 36-foot street section with vertical curb, gutter, and minimum 5-foot wide sidewalk, 
plus 12-feet of additional pavement from centerline with 3-foot wide shoulders and borrow 
ditch on the unimproved side.   
If any portion of the sidewalk is located outside of the dedicated right-of-way, a permanent 
right-of-way easement shall be provided.  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. 

4. Internal Streets 
a. Existing Conditions:  There are no existing roadways 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 50-feet wide and that the standard 
street section shall be 36-feet (back-of-curb to back-of-curb).  The District will consider the 
utilization of a street width less than 36-feet with written fire department approval. 

Standard Urban Local Street—36-foot to 33-foot Street Section and Right-of-way Policy:  
District Policy 7207.5.2 states that 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 concrete sidewalks on both sides 
and shall typically be within 50-feet of right-of-way.  

The District will also consider the utilization of a street width less than 36-feet with written fire 
department approval.  Most often this width is a 33-foot street section (back-of-curb to back-
of-curb) for developments with any buildable lot that is less than 1 acre in size. 

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

• Promotes orderly development. 

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

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

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

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

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

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

c. Applicant’s Proposal:  The applicant is proposing to construct the internal streets as 36-feet 
street sections with curb, gutter, 8-foot wide park strip, and 5-foot wide sidewalk within 64-feet 
of right-of-way.  
The applicant is proposing to construct 5 cul-de-sacs with turning radius of 46-feet, as follows:  

• Dole Circle, north approximately 358-feet of the Banana Street/ Dole Circle 
intersection. 

• Pumpkin Court, west approximately 318-feet of Citrus Tree Avenue/ Pumpkin Court 
intersection.  

• Pumpkin Court, east approximately 320-feet of Citrus Tree Avenue/ Pumpkin Court 
intersection.  

• Mandarin Court, west approximately 318-feet of Citrus Tree Avenue/ Mandarin Court 
intersection.  

• Mandarin Court, east approximately 438-feet of Citrus Tree Avenue/ Mandarin Court 
intersection. 
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The applicant is also proposing a 10-foot wide by 45-foot long landscape median within 84-
feet of right-of-way and 54-foot street section at the entrance to Wild Plum Avenue and 
Hubbard Road.  The travel lanes are 21-feet wide on each side of the median. 

d. Staff Comments/Recommendations:  The applicant’s proposal meets District policy.  
Staff recommends approval of the applicant’s proposal with the condition that the landscape 
median on Wild Plum Avenue be platted as right-of-way owned by ACHD; and the Developer 
or Homeowners Association should apply for a license agreement if landscaping is to be 
placed within the median. 

5. Roadway Offsets 
a. Existing Conditions:  There are no existing roadways internal to the site.  
b. Policy: 

Local Street Intersection Spacing on Minor Arterials:  District policy 7205.4.3 states that 
new local streets should not typically intersect arterials.  Local streets should typically intersect 
collectors.  If it is necessary, as determined by ACHD, for a local street to intersect an arterial, 
the minimum allowable offset shall be 660-feet as measured from all other existing roadways 
as identified in Table 1a (7205.4.6). 

Collector Offset Policy:  District policy 7205.4.2 states that the optimum spacing for new 
signalized collector roadways intersecting minor arterials is one half-mile. 

Local Offset Policy:  District policy 7206.4.5, requires local roadways to align or offset a 
minimum of 330-feet from a collector roadway (measured centerline to centerline). 

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 a new collector street, Citrus 
Tree Avenue, onto Hubbard Road, located approximately 1,725-feet east of SH-69 extending 
north to the north property line at approximately 2,548-feet east of SH-69 (measured 
centerline to centerline). 
The applicant is proposing to construct a new local street onto Hubbard Road approximately 
3,673-feet east of SH-69, 1,992-feet east of the proposed new collector street, Citrus Tree 
Avenue, and 1,515-feet west of Locust Grove Road (measured centerline to centerline).   

The applicant is proposing to construct the following streets onto Citrus Tree Avenue 
(measured centerline to centerline) as follows:  

• Honeycrisp Street at approximately 190-feet south of Mason Creek Road. 

• Golden Apple Drive at approximately 996-feet south of Mason Greek Road. 

• Red Apple Drive at approximately 1595-feet south of Mason Creek Road.  

• Mandarin Court at approximately 248-feet north of Hubbard Road 

• Pumpkin Court at approximately 548-feet north of Hubbard Road 

• Banana Street at approximately 848-feet north of Hubbard Road.  

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

6. Stub Streets 
a. Existing Conditions:  There are no existing stub streets internal to the development. 
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b. Policy: 
Stub Street Policy:  District policy 7207.2.4 (local) 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 7207.2.5.4 (local), 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 (local) 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 5 stub streets; 2 stub streets to 
the west, 1 stub street to the out parcel, and 2 stub streets to the east.  The 2 stub streets to 
the west are proposed to be 150-feet or less.  The 2 stub streets to the east are each 230-feet 
in length.  The stub street to the out parcel to the east is proposed as a partial cul-de-sac.  
They are proposed to be located as follows: 
• Fuji Drive, to the west, located between Block 1, Lot 30 and Block 16, Lot 1. 
• Banana Street, to the west, located between Block 16, Lot 31 and Block 16, Lot 20. 
• Mandarin Court, to the out parcel, located between Block 14, Lot 47 and Block 15, Lot 8. 
• Nectarine Drive, to the east, located between Block 2, Lot 61 and Block 6, Lot 1. 
• Golden Apple Drive, to the east, located between Block 6, Lot 9 and Block 11, Lots 9 

and 10.  

d. Staff Comments/Recommendations:  The applicant’s proposal meets District policy, with 
the exception of the 2 stub streets to the east, Nectarine Drive and Golden Apple Drive, as 
their length is greater than 150-feet.  Therefore, the applicant should be required to construct 
temporary turnarounds for the 2 stub streets to the east.  The temporary turnarounds shall 
have a minimum 45-foot radius and be paved.  The developer should provide a temporary 
turnaround easement for those portions of the turnaround that extend beyond the dedicated 
street right-of-way; and where the 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.  
The applicant should be required to construct the 2 stub streets to the west, Fuji Drive and 
Banana Street, and the stub street to the out parcel, Mandarin Court, as proposed. 

The applicant should be required to install signage at the terminus of the 5 stub streets stating 
that, "THIS ROAD WILL BE EXTENDED IN THE FUTURE.” 
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7. Traffic Calming 
a. Speed Control and Traffic Calming Policy:  District policy 7207.3.7 states that the design of 

local street systems should discourage excessive speeds by using passive design elements.  If 
the design or layout of a development is anticipated to necessitate future traffic calming 
implementation by the District, then the District will require changes to the layout and/or the 
addition of passive design elements such as horizontal curves, bulb-outs, chokers, etc.  The 
District will also consider texture changes to the roadway surface (i.e. stamped concrete) as a 
passive design element.  These alternative methods may require a maintenance and/ or license 
agreement. 

b. Applicant’s Proposal:  The applicant is not proposing any traffic calming design elements 
internal to the site.  

c. Staff Comments/Recommendations:  The applicant is proposing to construct 4 streets, 
Honeycrisp Street, Golden Apple Drive, Fuji Drive, and Red Apple Drive, that will exceed 1,000-
feet in length.  In order to provide future speed control and traffic calming, staff recommends the 
applicant be required to construct bulb-outs with a pavement width of 24-feet between the bulbs 
at the following intersections:  

• Honeycrisp Street/ Golden Apple Drive, 
• Honeycrisp Street/ Ginger Gold Street, 
• Golden Apple Drive/ Citron Way Street, 
• Fuji Drive/ Citron Way Street, 
• Red Apple Drive/ Citron Way Street,  
• Red Apple Drive/ Fuji Drive. 

8. Bridge for Mason Creek Feeder Canal Crossing 
The District will require that the applicant submit the bridge plans for the crossing of the Mason 
Creek Feeder (Citrus Tree Avenue) for review and approval prior to the pre-construction meeting 
and final plat approval.  Note: all plan submittals for bridges or pipe crossings of irrigation facilities 
should be submitted to ACHD for review no later than December 15th for construction in the 
following year prior to irrigation season. 

9. 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. 

10. 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. 

11. Other Access 
Hubbard Road is classified as a minor arterial roadway.  Citrus Tree Avenue and Mason Creek 
Road are classified as collector roadways.  Other than the access specifically approved with this 
application, direct lot access is prohibited to these roadways and should be noted on the final plat. 
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D. Site Specific Conditions of Approval 

1. Dedicate 35-feet of right-of-way from centerline of Hubbard Road abutting the site; or, provide a 
permanent right-of-way easement for any sidewalk placed outside of the dedicated right-of-way 
abutting the site. No compensation will be provided for right-of-way or easement dedications on 
Hubbard Road as it is not listed as impact fee eligible in the CIP.  

2. Construct a 5-foot wide detached sidewalk located a minimum of 29-feet from the centerline of 
Hubbard Road abutting the site.  Provide a permanent right-of-way easement for any sidewalk 
placed outside of the dedicated right-of-way. 

3. Construct a new north/south residential collector street, located approximately 1,722-feet east of 
SH-69, as a 36-foot street section with vertical curb, gutter, and 8-foot wide detached sidewalk, 
within 70-feet of right-of-way. 

4. Construct a 10-foot wide by 135-foot long landscape median within 88-feet of right-of-way and 54-
foot street section at the entrance to Citrus Tree Avenue and Hubbard Road; with 21-feet wide 
travel lanes on each side of the median.   

5. Plat the landscape median on Citrus Tree Avenue as right-of-way owned by ACHD; and the 
Developer or Homeowners Association to apply for a license agreement if landscaping is to be 
placed within the median.  Provide written approval from the appropriate fire department. 

6. Dedicate 42-feet of right-of-way for Mason Creek Road abutting the site.   

7. Construct Mason Creek Road as half of a 36-foot street section with vertical curb, gutter, and 
minimum 5-foot wide sidewalk, plus 12-feet of additional pavement from centerline with 3-foot 
wide shoulders and borrow ditch on the unimproved side.  Provide a permanent right-of-way 
easement for any sidewalk placed outside of the dedicated right-of-way. 

8. Construct the internal streets as 36-feet street sections with curb, gutter, 8-foot wide park strip, 
and 5-foot wide sidewalk within 64-feet of right-of-way. 

9. Construct a 10-foot wide by 45-foot long landscape median within 84-feet of right-of-way and 54-
foot street section at the entrance to Wild Plum Avenue and Hubbard Road; with 21-feet wide 
travel lanes on each side of the median. 

10. Plat the landscape median on Wild Plum Avenue as right-of-way owned by ACHD; and the 
Developer or Homeowners Association to apply for a license agreement if landscaping is to be 
placed within the median.  Provide written approval from the appropriate fire department. 

11. Construct a cul-de-sac at the terminus of Dole Circle, north approximately 358-feet of the Banana 
Street/ Dole Circle intersection, Pumpkin Court, west approximately 318-feet of Citrus Tree 
Avenue/ Pumpkin Court intersection, Pumpkin Court, east approximately 320-feet of Citrus Tree 
Avenue/ Pumpkin Court intersection, Mandarin Court, west approximately 318-feet of Citrus Tree 
Avenue/ Mandarin Court intersection, and Mandarin Court, west approximately 438-feet of Citrus 
Tree Avenue/ Mandarin Court intersection, with a minimum turning radius of 45-feet. 

12. Construct the 2 stub streets to the west, Fuji Drive and Banana Street, and the stub street to the 
out parcel, Mandarin Court, as proposed. 

13. Construct temporary turnarounds at the terminus of the 2 stub streets to the east, Nectarine Drive 
and Golden Apple Drive with a minimum 45-foot radius.  Pave the temporary turnarounds and 
provide a temporary turnaround easement for those portions of the turnaround that extend beyond 
the dedicated street right-of-way.  Where the 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. 
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14. Install signage at the terminus of the 5 stub streets stating that, "THIS ROAD WILL BE 
EXTENDED IN THE FUTURE.” 

15. Construct the following streets onto Citrus Tree Avenue (measured centerline to centerline), 
Honeycrisp Street at approximately 190-feet south of Mason Creek Road; Golden Apple Drive at 
approximately 996-feet south of Mason Greek Road; Red Apple Drive at approximately 1595-feet 
south of Mason Creek Road; Mandarin Court at approximately 248-feet north of Hubbard Road; 
Pumpkin Court at approximately 548-feet north of Hubbard Road; and Banana Street at 
approximately 848-feet north of Hubbard Road.   

16. Construct bulb-outs with a minimum pavement width of 24-feet between the bulbs at the following 
intersections:  Honeycrisp Street/ Golden Apple Drive, Honeycrisp Street/ Ginger Gold Street, 
Golden Apple Drive/ Citron Way Street, Fuji Drive/ Citron Way Street, Red Apple Drive/ Citron 
Way Street, and Red Apple Drive/ Fuji Drive. 

17. Submit bridge plans for the crossing of the Mason Creek Feeder (Citrus Tree Avenue) for review 
and approval prior to the pre-construction meeting and final plat approval. 

18. Payment of impacts fees are due prior to issuance of a building permit. 

19. 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 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. 
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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. Request for Reconsideration Guidelines 
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SITE PLAN 

 
 

Mandarin Ct. 

Banana St. 

Fuji Dr. 

Golden Apple Dr. 

Nectarine Dr. 
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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 of Highway Systems, 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. 

 









1

Troy Behunin

From: Lauren Boehlke [laurenboehlke@yahoo.com]
Sent: Wednesday, August 20, 2014 4:16 PM
To: Troy Behunin
Subject: Patagonia Sub

Troy, just wanted to make sure that Tim Page at Boise Project Board of 
Control is getting these notifications.  Patagonia is not one of Boise-
Kuna's, it is New York Irrigation, but still Project delivery and facilities. 
 
  
Lauren S Boehlke 
Sec.-Treasurer 
Boise-Kuna Irrigation District 
Phone# 922-5608 
Fax# 922-5659 







 

 

 

 

                        
August 21, 2014 
 
Troy Behunin 
Senior Planner 
City of Kuna 
P.O. Box 13, 
Kuna, Idaho  83634 
 
VIA EMAIL 
 
RE:  14-05-AN, 14-04-DA, 14-03-S AND 14-06-DR PATAGONIA SUBDIVISION  
 
The Idaho Transportation Department (ITD) has reviewed the annexation, development 
agreement, subdivision and design review applications for the proposed Patagonia Subdivision 
at the Northeast corner of Meridian and Hubbard Roads.  ITD has the following review 
comments: 

 The application suggests the need for a traffic signal at the Meridian/Hubbard 
Intersection.  The application mentioned a traffic study was prepared but was not 
included in the documents.  Additional analyses are needed to verify the need of a new 
traffic signal. 

 The application mentions future approaches will be added to Meridian Road (SH-69).  
No approaches were requested with this application and none are approved.  Any 
approaches will need to be submitted thru the permit process meeting ITD’s Access 
management Policy (IDAPA 39.03.42). 

 
If you have any questions, you may contact me at 332-7191.   
 
Sincerely, 

 
James K. Morrison 
Development Services Manager 
jim.morrison@itd.idaho.gov 

mailto:jim.morrison@itd.idaho.gov
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Introduction 
 

Thompson Engineers, Inc. has been retained to prepare a traffic impact 
study for the proposed Patagonia Subdivision in Kuna, Idaho, 
approximately as shown in Figure 1.The purpose of this study is to 

evaluate the potential traffic impacts resulting from the project and make 
recommendations for mitigation of the impacts.   The study is prepared in accordance 
with the requirements of the Ada County Highway District. 

Proposed Development 
The project is residential development including approximately 470 single family 
dwelling units.  This project was originally submitted and approved in 2007, as a much 
larger subdivision.  None of the originally approved development has been constructed.  
A preliminary site plan of the reduced plan is shown in Figure 2.   

 
The site is expected to access the transportation system via Hubbard Road   

Study Area 
The area of influence is anticipated to be Ada County, Idaho, including the vicinity of 
Kuna.  The primary impacts will be along Hubbard Road and Locust Grove Road.  The 
study area will include the intersections of SH69 and Hubbard Road, Hubbard Road and 
Locust Grove Road, Columbia Road and Locust Grove Road, Lake Hazel Road and 
Locust Grove Road, and Amity Road and Locust Grove Road. 

Findings 
The intersections and roadways will operate at acceptable levels of service in the build 
out year with the addition of site generated traffic, with the exception of the intersection 
of Hubbard Road and SH 69.  This intersection will require the installation of a traffic 
signal, which is currently included in the ACHD 5 year Capital Improvement Plan.  The 
results of the capacity analysis is summarized in the following tables: 

 
Table 3A - LOS Summary
AM Peak Hour Conditions

Delay s/v v/c LOS Delay s/v v/c LOS Delay s/v v/c LOS

Locust Grove and Amity 10.5 B 11.6 B 12.3 B

Locust Grove and Lake Hazel 8.7 A 9.1 A 9.7 A

Locust Grove and Columbia 11.5 0.09 B 11.9 0.10 B 14.0 0.28 B

Locust Grove and Hubbard 9.4 0.05 A 9.5 0.1 A 11.0 0.07 B

SH69 and Hubbard Road 23.5 0.52 C 37.6 0.7 E 136.9 1.16 F

with signal 23.6 C

Citrus Tree and Hubbard 11.2 0.29 B

Wild Plum and Hubbard 11.0 0.2 B

2014 2020
Existing Background Total

 
 
 

EXECUTIVE 
SUMMARY 
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Table 3B - LOS Summary
PM Peak Hour Conditions

Delay s/v v/c LOS Delay s/v v/c LOS Delay s/v v/c LOS

Locust Grove and Amity 11.0 B 12.4 B 13.5 B

Locust Grove and Lake Hazel 8.4 A 8.6 A 9.6 A

Locust Grove and Columbia 11.0 0.07 B 11.9 0.12 B 13.7 0..24 B

Locust Grove and Hubbard 9.4 0.06 A 9.5 0.1 A 11.0 0.67 B

SH69 and Hubbard Road 39.2 0.41 E 46.4 0.6 E 227.0 1.14 F
with signal 14.6 B

Citrus Tree and Hubbard 11.6 0.20 B

Wild Plum and Hubbard 10.1 0.21 B

2011 2020
Existing Background Total

 

Conclusions 
 Below are the findings of this report:  
 

 Based on the trip generation methods recommended in the Trip Generation Manual, 
the site will generate 4474 trips per day of which 352 trips will occur during the AM 
peak hour and 470 trips will occur during the PM peak hour.  

 The site will access the transportation system by two collector road approaches on to 
Hubbard Road. 

 The intersection of SH69 and Hubbard Road will operate at poor levels of service 
under background and will operate at LOS F under total traffic conditions in build 
out year. The critical peak hour is in the PM peak hour.  The construction of a signal 
at this intersection is included in the ACHD Five Year Capital Improvement Plan. 

 The intersection of Hubbard Road and Locust Grove Road will operate at acceptable 
levels of service under background and total traffic conditions in the build out year as 
a two way stop controlled intersection. The critical peak hour is in the PM peak hour.  

 The intersection of Columbia Road and Locust Grove Road will operate at acceptable 
levels of service under background and total traffic conditions in the build out year as 
a two way stop controlled intersection. The critical peak hour is in the PM peak hour.  

 The intersection of Lake Hazel Road and Locust Grove Road will operate at 
acceptable levels of service under background and total traffic conditions in the build 
out year as an all way stop controlled intersection. The critical peak hour is in the PM 
peak hour.  

 The intersection of Amity Road and Locust Grove Road will operate at acceptable 
levels of service under background and total traffic conditions in the build out year as 
an all way stop controlled intersection. The critical peak hour is in the PM peak hour.  

 Hubbard Road, Amity Road and three segments of Locust Grove Road were 
reviewed for roadway segment capacity.  All five segments are predicted to carry 
significantly less than the maximum one way volume to allow operation at LOS D, 

 The proposed site plan provides good internal.   All roadways with front on housing 
are anticipated to have less than 1000 vehicles per day.  Future development may 
require additional connections to the transportation system to prevent overloading the 
proposed local roads. 
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Thompson Engineers, Inc. has been retained to prepare a traffic impact 
study for the proposed Patagonia Subdivision in Kuna, Idaho, 
approximately as shown in Figure 1. The purpose of this study is to 
evaluate the potential traffic impacts resulting from the project and 

make recommendations for mitigation of the impacts. In particular, the scope of the study 
includes the following: 
 

 Trip Generation of the proposed development 
 Trip distribution and traffic assignment of the site generated traffic 
 The capacity of the transportation system to support the development. 
 Intersection treatment of the site access points. 

 
 
Figure 1 Project Location  
 

 
 

  

INTRODUCTION 
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The project is residential development including approximately 470 
single family dwelling units.  This project was originally submitted 
and approved in 2007, as a much larger subdivision.  None of the 
originally approved development has been constructed.  A preliminary 
site plan of the reduced plan is shown in Figure 2.   

 
The site is expected to access the transportation system via Hubbard Road.   

 
Figure 2 Preliminary Site Plan  
 
  
 

PROPOSED 
DEVELOPMENT 
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Study Area 
The area of influence is anticipated to be Ada County, Idaho, including 
the vicinity of Kuna.  The primary impacts will be along Hubbard 
Road and Locust Grove Road.  The study area will include the 
intersections of SH69 and Hubbard Road, Hubbard Road and Locust 
Grove Road, Columbia Road and Locust Grove Road, Lake Hazel 

Road and Locust Grove Road, and Amity Road and Locust Grove Road. 

Land Use 
The site is within the Kuna city area of impact and is currently vacant.  Existing zoning 
and land uses are for single family dwellings. 

Build Out Year 
The Build out Year for this project is assumed to be 2020 to 
correspond with COMPASS data.  The actual build out of the site 
will depend on market conditions and project implementation. 

Horizon Year 
2030 was selected as the horizon year, in accordance with the requirements of the Ada 
County Highway District. 

 Traffic Volumes 
AM and PM Traffic counts were obtained at the intersections in the 
study area the week of January 23, 2014. Existing AM Peak Hour 
traffic volumes are shown in Figure 3A. Existing PM Peak Hour 
traffic volumes are shown in Figure 3B.   

Road System 

Hubbard Road is classified as a minor arterial road by COMPASS. In the vicinity of this 
project, it has two through lanes with no curb gutter or sidewalk. Lanes are approximately 
12 feet wide.   There are multiple driveways on both sides of the highway.  It has a posted 
speed of 45 MPH in front of the project.   

Locust Grove Road is classified as a minor arterial road by COMPASS. In the vicinity of 
this project, it has two through lanes with no curb gutter or sidewalk. Lanes are 
approximately 12 feet wide.   There are multiple driveways on both sides of the highway.  
It has a posted speed of 50 MPH the vicinity of the project.  

Amity Road is classified as a minor arterial road by COMPASS. In the vicinity of this 
project, it has two through lanes with no curb gutter or sidewalk. Lanes are approximately 
12 feet wide.   There are multiple driveways on both sides of the highway.  It has a posted 
speed of 50 MPH in the vicinity the project.  

SH69, or Meridian Road is classified as a major arterial road by COMPASS. In the 
vicinity of this project, it has two through lanes in each direction, a center left turn lane 
with no curb gutter or sidewalk. Lanes are approximately 12 feet wide.   There are few 
driveways on both sides of the highway.  It has a posted speed of 55 MPH in the vicinity 
of the project. 

EXISTING 
CONDITIONS 

STUDY AREA 
CONDITIONS 

STUDY PERIOD 
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Figure 3A, Existing AM Peak Hour Conditions  
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Figure 3B, Existing PM Peak Hour Conditions  
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System Improvements 
The ACHD 5 year plan includes the signalization of SH69 and Hubbard Road. The 
project is in planning development.   The 20 year Capital Improvement plan indicates that 
new lanes will not be added.  It also indicates that ITD will be making improvements. It 
is assumed that these will not be capacity improvements. 

Daily Traffic 
Daily traffic counts were obtained by L2 Data Collection the week of January 23, 2014.  
Daily traffic and the peak directional flow for AM and PM peak hours are shown in Table 
1. Copies of the count reports are included in the appendix. 
 

Tables 1 – Daily Traffic Counts  
 

Roadway 
Segment 

Location ADT 
Count 

Peak AM 
Direction 

Peak PM 
Direction 

Date 

Hubbard Road E. of SH69 290 20 22 January 24, 2014 
Locust Grove N. of Hubbard 561 35 41 January 23, 2014   
Locust Grove N. of Columbia 823 45 67 January 23, 2014 
Locust Grove N. of Lake Hazel 1643 130 113 January 23, 2014 
Amity E. of Locust Grove 4313 289 274 January 23, 2014 

 

Background Traffic 
 
Future traffic is obtained by expanding the existing traffic volumes 
by a growth factor.  Growth rates in Ada County have been very 
low, or even negative for the past seven years.  The average growth 

rate from the 2002 study compared to the 2013 counts was slightly higher than 1% along 
State Street.  Based on this information, a growth factor of 2% per year is used. 
Background AM Peak Hour traffic for build out year is shown in Figure 4A.  
Background PM Peak Hour traffic for the build out year is shown in Figure 4B.   
 
Horizon year traffic projections should be viewed with caution.  Due to the effects of a 
compounding growth rate over time, even low growth rates can have significant impacts.   
Review of horizon year analysis should be limited to future right-of-way preservation, 
and additional planning issues. 

Off Site Traffic 
 

The Merlin Subdivision is a major mixed used development located two miles south on 
SH 69.  This development is in the approval process.  Traffic from this development is 
added to the SH 69 traffic and was obtained from the original traffic study.  This traffic is 
included in the background traffic.  The site traffic from the Merlin Subdivision 
information is included in the appendix of this report. 

PROJECTED 
TRAFFIC 
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Figure 4A, Background 2020 AM Peak Hour Conditions  
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Figure 4B, Background 2020 PM Peak Hour Conditions  
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Trip Generation 
 

Site trip generation is estimated using the procedures recommended in the latest edition 
of the Trip Generation Manual (9th edition), published by the Institute of Transportation 
Engineers, in the absence of site-specific data.  The site trip generation is obtained by 
applying the trips generation rates obtained from the Manual for each category of land 
use within the development. Table 2 shows the trip generation of the site.   
 

Tables 2A - 2C Daily Trip Generation Calculation  
 
Table 2A - Summary of Trip Generation
Average Weekday Driveway Volumes

Rate Total

210
Single Family 

Dwelling Units
470 DU 9.52 4474

Total 4474

Table 2B - Summary of Trip Generation
Average Weekday PM Peak Hour Driveway Volumes

Enter Exit

Rate Total Total Rate Total Total Total

210
Single Family 

Dwelling Units
470 DU 0.63 296 296 0.37 174 174 470

Total 296 296 174 174 470

Table 2C - Summary of Trip Generation
Average Weekday AM Peak Hour Driveway Volumes

Enter Exit

Rate Total Total Rate Total Total Total

210
Single Family 

Dwelling Units
470 DU 0.19 88 88 0.56 264 264 352

Total 88 88 264 264 352

ITE 

Code
Land Use No. Units

24 hr 2-Way
Total

4474

4474

ITE 

Code
Land Use No. Units

Enter Exit

Enter ExitITE 

Code
Land Use No. Units
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Trip Distribution 
 

In order to determine impacts, the trips generated by the site must be distributed to 
destinations throughout Ada County and assigned to the transportation system.  Based on 
current travel patterns, the modal split is negligible, so all trips are assigned to vehicles, 
and the vehicles are assigned to the roadway system. The distribution for this 
development is based on information obtained from COMPASS and current travel 
patterns.  The site traffic distribution for the development is shown in Figure 5.  

 
Figure 5 Site Traffic Distribution  
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Site Traffic 
 

Site traffic is distributed at each intersection in accordance with this distribution and 
assignment. Figure 6A shows the distribution of site generated traffic for AM peak hour 
traffic condition. Figure 6B shows the distribution of site generated traffic for PM peak 
hour conditions.   

 
Figure 6A Site Traffic, AM Peak Hour  
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Figure 6B Site Traffic, PM Peak Hour  
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Total Traffic 
The site traffic is then added to the background traffic as determined above.  Figure 7A 
shows the total traffic at each intersection for AM peak hour conditions. Figure 7B 
shows the total traffic at each intersection for PM peak hour traffic conditions for the 
build out year of 2020.  

 

Figure 7A, Total Traffic, 2020, AM Peak Hour  
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Figure 7B, Total Traffic, 2020, PM Peak Hour  
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Capacity Analysis and Level of Service 
Capacity analysis was performed using the Highway Capacity 
Software (HCS2010), based on the 2010 edition of the Highway 
Capacity Manual.  Level of service for both stop controlled 

intersections and roundabout controlled intersections are based on the average delay of 
vehicles traveling through the intersection.  For stop-controlled intersections, the average 
delay incurred by the minor movements is used to determine the level of service.  Copies 
of the calculations are included in the appendix of this report.   
 
Both AM and PM peak hour volumes are analyzed in the report. Table 3A shows the AM 
peak hour intersection. Table 3B shows the PM peak intersection analysis.  

 
Table 3A – AM Peak Hour Intersection Analysis Summary  
 

Table 3A - LOS Summary
AM Peak Hour Conditions

Delay s/v v/c LOS Delay s/v v/c LOS Delay s/v v/c LOS

Locust Grove and Amity 10.5 B 11.6 B 12.3 B

Locust Grove and Lake Hazel 8.7 A 9.1 A 9.7 A

Locust Grove and Columbia 11.5 0.09 B 11.9 0.10 B 14.0 0.28 B

Locust Grove and Hubbard 9.4 0.05 A 9.5 0.1 A 11.0 0.07 B

SH69 and Hubbard Road 23.5 0.52 C 37.6 0.7 E 136.9 1.16 F

with signal 23.6 C

NB Approach 17.5 0.53 B

SB Approach 12.1 0.21 B

EB Approach 42.7 0.80 D

WB Approach 59.5 0.87 E

Citrus Tree and Hubbard 11.2 0.29 B

Wild Plum and Hubbard 11.0 0.2 B

2014 2020
Existing Background Total

 
 

TRAFFIC 
ANALYSIS 
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Table 3B – PM Peak Hour Intersection Analysis Summary  
 

Table 3B - LOS Summary
PM Peak Hour Conditions

Delay s/v v/c LOS Delay s/v v/c LOS Delay s/v v/c LOS

Locust Grove and Amity 11.0 B 12.4 B 13.5 B

Locust Grove and Lake Hazel 8.4 A 8.6 A 9.6 A

Locust Grove and Columbia 11.0 0.07 B 11.9 0.12 B 13.7 0..24 B

Locust Grove and Hubbard 9.4 0.06 A 9.5 0.1 A 11.0 0.67 B

SH69 and Hubbard Road 39.2 0.41 E 46.4 0.6 E 227.0 1.14 F
with signal 14.6 B
NB Approach 8.6 0.27 A
SB Approach 11.5 0.62 B
EB Approach 49.0 0.41 D
WB Approach 55.9 0.78 E

Citrus Tree and Hubbard 11.6 0.20 B

Wild Plum and Hubbard 10.1 0.21 B

2011 2020
Existing Background Total

 

Intersection Analysis 
All of the intersections under study are anticipated to function at an acceptable LOS 
through total AM and total PM peak hour traffic conditions in the build out year of 2020 
with the exception of Hubbard Road and SH69.  This intersection will require the 
installation of the planned traffic signal to operate at acceptable levels of service.   

Roadway Analysis 
Roadway segments are analyzed under horizon year peak hour traffic in accordance with 
Table 2 of the ACHD Development Policy Manual.  The results are shown in Table 4. 
 

Table 4 – Roadway Segment Analysis  
 

Roadway Existing Background Off Site Site Total
Hubbard Road E. of SH69 22 30 10 220 260
Locust Grove N. of Hubbard 35 50 10 65 125
Locust Grove N. of Columbia 67 90 10 50 150
Locust Grove N. of Lake Hazel 113 160 10 35 205
Amity E of Locust Grove 289 400 10 20 430  

 
All of the roadway segments in the study are two lane, minor arterial roadways.  Table 2 
from section 7106 of the ACHD Development Policy Manual lists a maximum one way 
volume of 550 vehicles per hour in one direction for two lane minor arterials. All 
roadway segments in the study are expected to operate at LOS D or better in 2030. 

Site Access 
The developer is proposing to use two access points on Hubbard Road.  Both access 
points will operate at an acceptable level of service.   
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Turn Lanes 
A right turn lane is not warranted for Hubbard Rd at the site entrance based on the ACHD 
turn lane requirements.  This is primarily due to the low volume on Hubbard Road.  
Analysis is shown in Figure 8.   
 
A left turn lane is not warranted for Hubbard Road at the entrance to the site based on 
ACHD turn lane requirements.  Turn lanes area analyzed for both the east and west 
entrance and for AM and PM conditions.  Analysis is shown in Figure 9. 
 

Figure 8 –  ACHD Right Turn Lane Analysis for Two Lane Road  
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Figure 9 – ACHD Left Turn Lane Analysis Two Lane Road, 45 mph  
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Internal Circulation 
 
Anticipated daily traffic volumes are shown in Figure 10.  Traffic on all of the local 
roads should not exceed 1,000 vpd. The only road expected to exceed 1,000 vpd will not 
have front on housing and can function as a collector road. If future connections are made 
to SH69, this will provide alternate access to the transportation system and should reduce 
volumes on the collector roads. 
 

Figure 10 – Internal Road Volumes  
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Roadway Improvements 
 

Required Due to Existing Traffic Conditions 
 

All stop controlled intersections and roadways function at an acceptable level of service 
under existing traffic conditions, except the intersection of SH 69 and Hubbard Road.  
This intersection is scheduled to have a signal installed under the Five Year Capital 
Improvement Plan.   No improvements are required for any of the other intersections 
 
Requi red Due to Background Traffic Conditions 
 

All stop controlled intersections and roadways function at an acceptable level of service 
under Background traffic conditions, except the intersection of SH 69 and Hubbard Road.  
The critical approach is the eastbound approach with the left turn movement operating 
at LOS F.  This intersection is scheduled to have a signal installed under the Five Year 
Capital Improvement Plan.   No improvements are required for any of the other 
intersections.   
 
Required Due to Total Traffic Conditions 
 

Under total AM and total PM peak hour traffic conditions in the build out year of 2020, 
the intersection of SH69 and Hubbard Road will operate at LOS F as a stop controlled 
intersection.  With the planned signal installed, the intersection will operate at an 
acceptable level of service without any additional capacity improvements.  All  of the 
other intersections under study will continue to operate at an acceptable level of service 
without capacity improvements.   
 
The critical movement at the intersection of SH69 and Hubbard Road is the eastbound 
left turn movement.  The Patagonia project will not add to this movement.  Adding 
vehicles to the southbound left turn and the westbound through movement will cause 
further delay to the eastbound left turn movement.  Virtually any additional traffic will 
increase the overall delay to the eastbound approach causing the approach to operate 
at LOS F. 

Preservation of Right-of-Way  
 

Hoirizon year traffic analysis should be reviewed for preservation of right-of-way.    
 
All of the roadways included in the study will operate at an acceptable level of service 
under the predicted horizon year traffic with the current lane configurations.  Both 
Hubbard Road and Locust Grove are section line roads and classified as minor arterial 
roadways.  Right-of-way should be preserved for a center left turn lane on Hubbard Road.   

On-site Traffic 
 

The internal roadway system of will allow good site circulation and all local roads will 
operate below 1,000 vpd.   
 

DISCUSSIONS 
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Stub roads are provided for future development.  Additional access to the transporation 
system will be required if development occurs on these stub streets to prevent local roads 
from becoming overburdened.  The northerly boundary of the project will construct ½ of 
Mason Creek Road.  Mason Creek Road currently connects to SH 69.  Completing this 
connection would  provide access to the transportation system and relieve the left turning 
traffic at SH69 and Hubbard Road. 
 

Mason Creek Road 
 

The original study for this development 
included development to SH69 and extended 
Mason Creek Road to SH69, but did not 
connect to Mason Creek Road.  However, 
ACHD policy will make it likely that Mason 
Creek  Road will be completed between this 
development and will provide another 
connection to the transportation system.  The 
primary users of this connection from the 
Patagonia subdivision will be those travelling 
to and from the north on SH69.  How much 
of the Patagonia subdivision traffic will divert 
to Mason Creek will depend on the route of 
Mason Creek, the type of and the amount of 
develpment which will occur on other 
parcels.  None of these are know at this time.  
For purposes of this study, we are assuming 
that 70% of the SH69 traffic would be 
diverted to Mason Creeek if it were extended. 
Background traffic was obtained from 
COMPASS and based on current land uses 
for the TAZ. Traffic at the intersection is 
estimated to distribute as shown in Figure 11. 
 
It is assumed that the Mason Creek approach will have two lanes, and that SH69 will be 5 
lanes as it exists today.  Under these conditions, this intersection will operate at LOS B 
with an average delay of 12.2 seconds in the PM Peak hour.  In the AM Peak hour, the 
intersection will operate at LOS C with an average delay of 15.0 seconds per vehicle.   
 
Without knowledge of future development, the total impact at this intersection cannot be 
known.  However, this connection would alleviate traffic at the intersection of SH69 and 
Hubbard Road.   
 
 
 
 
 
 
 
 

Figure 11A - 2020 AM TotalTraffic 
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This study identifies transportation impacts associated with the 
proposed Patagonia Subdivision in Kuna, Idaho. The development is 
a residential development.  Below are the findings of this report:  

 Based on the trip generation methods recommended in the Trip Generation Manual, 
the site will generate 4474 trips per day of which 352 trips will occur during the AM 
peak hour and 470 trips will occur during the PM peak hour.  

 The site will access the transportation system by two collector road approaches on to 
Hubbard Road. 

 The intersection of SH69 and Hubbard Road will operate at poor levels of service 
under background and will operate at LOS F under total traffic conditions in build 
out year. The critical peak hour is in the PM peak hour.  The construction of a signal 
at this intersection is included in the ACHD Five Year Capital Improvement Plan. 

 The intersection of Hubbard Road and Locust Grove Road will operate at acceptable 
levels of service under background and total traffic conditions in the build out year as 
a two way stop controlled intersection. The critical peak hour is in the PM peak hour.  

 The intersection of Columbia Road and Locust Grove Road will operate at acceptable 
levels of service under background and total traffic conditions in the build out year as 
a two way stop controlled intersection. The critical peak hour is in the PM peak hour.  

 The intersection of Lake Hazel Road and Locust Grove Road will operate at 
acceptable levels of service under background and total traffic conditions in the build 
out year as an all way stop controlled intersection. The critical peak hour is in the PM 
peak hour.  

 The intersection of Amity Road and Locust Grove Road will operate at acceptable 
levels of service under background and total traffic conditions in the build out year as 
an all way stop controlled intersection. The critical peak hour is in the PM peak hour.  

 Hubbard Road, Amity Road and three segments of Locust Grove Road were 
reviewed for roadway segment capacity.  All five segments are predicted to carry 
significantly less than the maximum one way volume to allow operation at LOS D, 

 The proposed site plan provides good internal.   All roadways with front on housing 
are anticipated to have less than 1000 vehicles per day.  Future development may 
require additional connections to the transportation system to prevent overloading the 
proposed local roads. 

 

 

CONCLUSIONS 






















































