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City of Kuna 
 

Staff Report 
 
       
 
 

 
To:      Planning and Zoning Commission  
 
Case Number(s):  15‐02‐AN (Annexation) 15‐02‐ZC (Zone Change), 15‐01‐S (Preliminary Plat) and 15‐04‐

DRC (Design Review) Memory Ranch Subdivision 
 
Location:    Southwest Corner (SWC) Ten Mile and Lake Hazel Roads, 
      Kuna, Idaho 83634 
 
Planner:     Troy Behunin, Senior Planner 
 
Hearing Date:    August 11, 2015 
 
     
Applicant:    Trilogy Development; Shawn Brownlee 
      2358 S. Titanium Plc 
      Meridian, ID, 83642 
      208.895.8858 
      shawn@trilogyidaho.com 
 
Engineer:    Suggs Community Solutions, Jane Suggs 
      200 Louisa St. 
      Boise, ID 83712 
      208.939.91358 
      jbsuggs@cableone.net  
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A. Course of Proceedings 

1. Kuna City Code (KCC), Title 1, Chapter 14, Section 3, states annexation, zone changes and subdivisions are 
designated as public hearings, with the City Council as the decision making body. These land use applications 
were given proper public notice and followed the requirements set forth  in  Idaho Code, Chapter 65, Local 
Planning Act. 
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a. Notifications 
i. Neighborhood Meeting    April 22, 2015 
ii. Agencies        June 23, 2015 
iii. 300’ Property Owners       July 27, 2015 
iv. Kuna, Melba Newspaper    July 22, 2015 
v. Site Posted        July 26, 2015 

 

B. Applicants Request: 
1. Request: 

Applicant requests approval to annex approximately 10 acres into the City limits and rezone an additional 
(approximate) 125 acres from A (Agriculture) to R‐6 (Medium Density Residential in order to create a 262 
lot residential subdivision (Memory Ranch). The applicant also proposes to develop 20 additional lots into 
common lots for the use by residents. These common lots will make up 11.1% of the site, or 7.47 acres. 
The common lots will be developed as large parks, with a tot‐lot, gazebo and a swimming pool facility. 
Others will be developed into a large open common lots including a large greenbelt that runs through the 
project on a  southeast  to north central axis  (adjacent  the Harris  Lateral). The applicant  seeks an R‐6 
(Medium Density Residential) zone for the subdivision as a whole. Applicant is proposing a minimum of 
seven (7) phases of development which will be driven by the consumer market. Applicant proposes to 
develop the east half of the overall site in six (6) phases and return in the future to develop the west half. 
The Harris lateral is the natural dividing line for the project. Applicant proposes to return and navigate 
the subdivision process as  the market dictates. Applicant  is aware  this will require  the public hearing 
process for a preliminary plat & final plat. 
 

C. Vicinity and Aerial Maps: 
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D. History: The subject parcel is partially in Ada County and Kuna City limits. The 10 acres currently situated 
in Ada County are adjacent  to Kuna City  limits and are  zoned RR  (Rural Residential). The 121 acres 
already  in  Kuna  are  zoned A  (Agriculture).  This  property  has  historically  been  used  for Agriculture 
purposes and farmed.  

 
E. General Projects Facts: 

1. Comprehensive Plan Designation: The Future Land Use Map (FLU) identifies the majority of this site as 
Medium Density Residential. The 10 acre parcel  requiring annexation  is designated as  Low Density. Staff 
generally views this land use request to be consistent with the approved FLU map. 

 
 

2. Surrounding Land Uses:           
North  RUT  Rural Urban Transition – Ada County

South  RR  Rural Residential – Ada County

East  A, RR  Ag. – Kuna City, Rural Residential – Ada County

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

 Approx. 135 total acres 

 A, (Agriculture) and RR, (Rural Residential) 

 Parcel #’s ‐ S1303120820 (73 ac.), S1303110115 (33.5 ac.), and S1303111635 (10 ac.) 
   

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 there is a home on the 10 acre parcel, 

the remaining land is being used for agricultural purposes. It is anticipated it will continue its historic uses on 
the remaining lands until development occurs. This site slopes from northeast to southwest, generally. 

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

on the north side of the project, from Lake Hazel Road. When the west half develops, there will be additional 
points of  access on  Lake Hazel  along with  access points on  the west  side when  a mid‐mile  road will be 
constructed with improvements to the west half of the project. 

 
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  and  the  Idaho  Transportation 
Department (ITD).  The responding agency comments are included as exhibits with this case file. The following 
agencies did not  send  in  comments; Boise Project Board of Control, DEQ, 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 southwest corner (SWC) of Ten Mile & Lake Hazel Roads. The applicant proposes 
to  annex  10  acres  into  the  City  and  rezone  approximately  125  acres  from  Ag.  to  R‐6  (Med.  Density 
Residential) in order to create a 262 buildable lot subdivision. Applicant proposes to develop 20 additional 
lots into common lots for the use by future residents. These common lots will make up 11.1% of the site, or 
7.47 acres. The developed common lots will include amenities such as large parks, a tot‐lot, gazebo and a 
swimming pool  facility  (with changing  rooms), and a  large greenbelt  that  runs  through  the project on a 
southeast to north central axis (adjacent the Harris Lateral). There are multiple connections (using pathways) 
through blocks to encourage a pedestrian friendly environment. An HOA will be established for the care and 
maintenance of  the  common  lots.  This  application  includes Design Review  for  the  common  spaces  and 
buffers. 
 
Applicant seeks an R‐6  (Medium Density Residential) zone  for  the subdivision as a whole  (all 135 acres). 
Applicant is proposing a minimum of seven (7) phases of development which will be driven by the consumer 
market. The Harris  lateral  is  the natural dividing  line  for  the project. The  total number of phases will be 
determined when the west half returns for development and re‐enters the public hearing process. Applicant 
proposes  to  develop  the  east  half  of  the  site  in  six  phases  and  return  in  the  future  and  navigate  the 
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subdivision process. Applicant  is aware the future preliminary & final plats will require the public hearing 
process. 
 
Public services will be extended by  the developer  to  the property  from  the existing  facilities east of  the 
project. The Kuna Waste Water Treatment Plant  is directly  (east) adjacent  to  the property. This project 
anticipates a new temporary lift station to serve 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 Case No.’s 15‐02‐AN, 15‐02‐ZC, 15‐01‐Sub and 15‐04‐DRC, to 
the Commission with 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. 
 
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. 
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I. Proposed Findings of Fact:  
1. This request appears to be consistent 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 15‐02‐AN, 15‐02‐ZC, 15‐01‐Sub and 15‐04‐DRC,  the Kuna 

Planning and Zoning Commission  finds Case No’s 15‐02‐AN, 15‐02‐ZC, 15‐01‐Sub and 15‐04‐DRC, comply 
with Kuna City Code. 

2. Based on  the evidence contained  in Case No’s 15‐02‐AN, 15‐02‐ZC, 15‐01‐Sub and 15‐04‐DRC.,  the Kuna 
Planning  and  Zoning  Commission  finds  Case  No’s  15‐02‐AN,  15‐02‐ZC,  15‐01‐Sub  and  15‐04‐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. 

 
 

K. Proposed Decision by the Commission: 
15‐02‐AN, 15‐02‐ZC and 15‐01‐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. 
 
15‐04‐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 15‐02‐AN, 
15‐02‐ZC,  15‐01‐Sub  and  15‐04‐DRC,  annexation,  preliminary  plat  and  Design  Review  (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 
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  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 use LED lights, with spacing and wattages meeting 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. 

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) prior 
to requesting final plat signature from the City Engineer. 

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

12. The applicant’s proposed preliminary plat (dated 05.22.15) and landscape plan (dated 05.22.2015) shall be 
considered a binding site plans, or as modified and approved through the public hearing process. 

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 __________________, 2015, 
 
 
 
 



 Suggs Community Solutions 

 200 Louisa Street, Boise, Idaho 83712 

 jbsuggs@cableone.net 

 208.342.6941 

   June 19, 2015 
 
 

Mr. Troy Behunin 
City of Kuna 
763 W. Avalon Street 
Kuna, ID 83634 
 
Subject:  Memory Ranch Subdivision 
   Design Review Application for Subdivision Landscaping 
 
Dear Mr. Behunin:  
 
Please accept the attached application for Design Review for landscaping the Memory Ranch 
Subdivision, located in the southwest corner of Lake Hazel Road and Ten Mile Road.  (2N, 1W, 
Section 3).  The 67.40 acres are to be subdivided into 261 building lots and 16 common lots.  All 
common lots will be landscaped.  The common lots - parks, trails, pathways, and buffers - total 
7.47 acres or 11.1% of the project site.  The open space without the buffers on Lake Hazel and 
Ten Mile Roads totals 5.78 acres, of which 3.98 acres is park space.  All common lot landscaping 
will be maintained by the Memory Ranch Homeowners Association.  
 
The landscape plan included with our application shows substantial landscaping throughout 
Memory Ranch.  Trees line the entry streets and pathways between lots provide walkable 
connections between blocks and easy access to the parks.  Parks provide a mix of open areas 
and tree shaded areas.  Each home lot will include at least one tree and some shrubbery in the 
front yard.      
 
There are two neighborhood sized parks in Memory Ranch.  The northern park is just over 2.2 
acres and slightly depressed to serve as a stormwater facility during heavy storm events.  
However the side slopes and depth have been designed to allow the area to be used as an 
impromptu sports field or just a great place for kids and pets to run and play.  The smaller lots 
in Memory Ranch (4500 SF) surround this landscaped community green space.   
 
The more active recreation amenities are located in the park in the center of Memory Ranch.  
This 1 ¾ acre park space includes a community pool with on-site restrooms and changing areas.  
Even though most families and children will walk to the pool and park, a few parking spaces are 

mailto:jbsuggs@cableone.net


 Suggs Community Solutions 

 200 Louisa Street, Boise, Idaho 83712 

 jbsuggs@cableone.net 

 208.342.6941 

also provided.  This open space also features a tot lot and substantial landscaping that will 
make this area an attractive meeting space for families and friends.   
 
Please refer to the multi-page landscape plan submitted with this application.  Note that 
landscape details are shown on page L3 and landscape calculations are shown on page L4.  The 
color landscape plan shows the plant palate and important notes.  
 
We look forward to working with you and the Kuna staff during the approval process for 
Memory Ranch.  Please do not hesitate to contact me if you have questions about our Design 
Review application or the project.  
 
Sincerely, 
 

Jane Suggs 

 
Jane B. Suggs 
 
 
 
 
 
 
 
 
   

mailto:jbsuggs@cableone.net
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CITY OF KUNA 
P.O. BOX 13 

KUNA, ID  83634 
www.cityofkuna.com 

 
              
 
 
 
            

   Telephone (208) 287-1727; Fax (208) 287-1731    
                            Email:  glaw@cityofkuna.com  

               
 

 

MEMORANDUM 
 
TO:  Director of Kuna Planning and Zoning 
 
FROM: Gordon N. Law 
  Kuna City Engineer 
 
RE:  Memory Ranch Project 
  Annexation, Rezone and Preliminary Plat 
  15-02-AN, 15-02-ZC, 15-01-S 
 
DATE:  June 24, 2015 
 
The City Engineer has reviewed the annexation, rezone and Preliminary Plat request of the above 
applicant dated June 23, 2015.  It is noted that specific development plans are provided, which 
includes 261 firm buildable lots and an option for an additional buildable lot in place of an approach 
which may be abandoned in the future.  Accordingly, the City Engineer provides the following 
comments:   
 

1. Sanitary Sewer Needs 
 
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 to a future regional lift 
station along Mason Creek.  Preliminary investigations have concluded that all 
wastewater flows from this project could receive 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. 

b) This property was included in Local Improvement District 2006-1 but never satisfied its 
obligations to the District 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.  When 
connecting to the sewer system, the applicant will need to abide by any relevant sewer 
reimbursement policies and agreements and any relevant connection fees. 

c) With the regional lift station not yet constructed, the developer has proposed installing a 
temporary lift station discharging to a 12-inch force main entering the North Wastewater 
Treatment Facility.  This option can be implemented. 

GORDON N. LAW 
CITY ENGINEER 
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d) City Code (6-4-2O) requires connection to the City sewer system for all sanitary sewer 
needs. 

e) For any connected load, it is recommended this application be conditioned to conform to 
the sewer master plan except as recommended otherwise in 1.c above. 

f) At all reasonable locations where sewer service could be extended to adjoining 
properties, sewer mains should be stubbed to the property line or extended at useable 
depths in right-of-way adjacent to the project. This applies to a sewer main in Ten Mile 
Road, which should be extended to the south boundary of Memory Ranch Subdivision. 

g) For assistance in locating existing facilities and understanding issues associated with 
connection, please contact the City Engineer at 287-1727.   
 

2. Potable Water Needs 
 
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 the Ten Mile right-of-way 
adjacent to the project. 

c) City Code (6-4-2X) requires connection to the City water system for all potable water 
needs. 

d) For any connected load, it is recommended this application be conditioned to conform to 
the water master plan.  Specifically, 12-inch water mains are required in the portions of 
Ten Mile Road, Lake Hazel Road and one future mid-mile collector fronting the project. 

e) 8-inch water mains should be installed by developer in internal subdivision streets. 
f) At least 8-inch water mains are to be stubbed by developer to the property line or trunk 

lines on Donaway Ave. (2 places), Memorial St., Salutation St. and N. Memory Way.  
g) Improvements necessary to provide adequate fire protection as required by Kuna Fire 

District will be required of the development. 
h) For assistance in locating existing facilities, please contact the City Engineer at 287-

1727.   
i) The City Engineer concludes redundancy of water transmission route to the development 

site is not yet provided by existing facilities. 
 

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

nearest pressure main (10-inch and 12-inch) is located at Ten Mile Road and Mason 
Creek Road.  

b) The property’s irrigation needs are presently served by the Nampa-Meridian Irrigation 
District.  The city does not have pressure irrigation facilities adjacent to this 
development but the proposed use justifies either the extension of irrigation transmission 
lines to the site or the construction of a regional pump station on the site.  The City 
Engineer recommends the extension of a Master Plan transmission line to the project.  

c) 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. 

d)  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. 
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e) For any connected load, it is recommended this application be conditioned to conform to 
the Pressure Irrigation Master Plan.  The Master Plan designates the providing of trunk 
lines in the Ten Mile and Lake Hazel frontages where they don’t presently exist.  It also 
designates the providing of a trunk line in the future mid-mile collector street frontage. 

f) 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. 

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

4. Grading and Storm Drainage 
 
The following is required because alteration of surface features is proposed (such as grading 
or paving) in connection with this application: 
 
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 Stormwater 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 
 
a) With the addition of this property into the corporate limits of Kuna and its potential 

connection to water and irrigation services, this property will be placing demand not 
only on constructed facilities but on water rights provided by others.  It is the reasonable 
expectation, in return, that this property transfer to the City at time of connection any 
conveyable water rights by deed and “Change of Ownership” form from IDWR.  The 
domestic water right associated solely with a residence and ½ acre or less is not 
conveyable.  The water right held in trust by an irrigation district is also not conveyable. 

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

d) Verify that existing and proposed elevations match at property boundaries such that a 
slope burden is not imposed on adjacent properties. 

e) State the vertical datum used for elevations on all drawings. 
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f) Provide engineering certification on all final engineering drawings. 
g) The submittals attached to the application include some alignments for City 

infrastructure.  This information is helpful but has not been reviewed in detail and has 
not received final approval.  The applicant is advised that detailed review and plan 
approval occurs at the time of approval of the official improvement plans. 
 

6. Inspection Fees 
 
An inspection fee will be required for City inspection of the construction of any public 
water, sewer and irrigation facility 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 
 
The subject property fronts on its east and north sides on a section line arterial streets (Ten 
Mile and Lake Hazel) and on the south side a future mid-mile collector.  The following 
conditions are related to these classified streets: 
 
a) Sufficient half right-of-way on the quarter line and section line for the classified streets 

should be provided pursuant to City and ACHD standards.  
b) 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: 

a. 10-foot minimum subdivision boundary easement; 
b. 10-foot minimum street frontage easement; 
c. 10-foot back lot line easement as required in code; 
d. 5-foot side lot line easement. 

c) It is recommended approaches onto classified streets comply with ACHD approach 
policies. 

d) It is recommended sidewalk, curb and gutter, street widening and any related storm 
drainage facilities, consistent with city code and policies, are provided at the time of 
land-use change, development or re-development. 
 

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 before 
occupancy or final plat approval is granted.   

 
 

9. Phasing of Development 
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a) Any phasing plan, to be acceptable, must extend city services, extend transportation 
facilities and extend other utilities in a manner to maintain reliable service to the 
buildable lots in the subdivision and not disrupt service to neighboring properties. 

b) A phasing plan, to be acceptable, must not delay expenditures for infrastructure to 
burden with expenses in a disproportionate manner the later phases of a project. 

c) Irrespective of compliance with the above conditions, the City Engineer in general does 
not approve or reject phasing plans without the advice and consent of the Planning and 
Zoning Director. 

 
10. Property Description 

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



  

                                  


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Development Services Department 

 
Project/File:  Memory Ranch / KPP15-0003 / 15-02-AN / 15-01-S 

The applicant is requesting annexation of approximately 10 acres, rezoning of 
approximately 135 acres to R-6, and subdivision of approximately 67 acres as part of 
Memory Ranch Subdivision. The proposed subdivision will include 261 residential 
lots and 20 common lots, located near the southwest corner of Lake Hazel Road and 
Ten Mile Road. 

Lead Agency: City of Kuna 

Site address: SWC of Ten Mile Road and Lake Hazel Road 

Applicant: Jane Suggs 
 Suggs Community Solutions 
 200 Louisa St. 
 Boise, ID 83712 
 
Representative: Trilogy Development 
 2358 S. Titanium Pl. 
 Meridian, ID 83642 

Staff Contact:  Austin Miller 
 Planner I 
 Phone: 387-6335 
 E-mail: amiller@achdidaho.org 

A.  Findings of Fact 
1. Description of Application:   The applicant is requesting annexation of approximately 10 acres, 

rezoning of approximately 135 acres to R-6, and subdivision of approximately 67 acres as part 
of Memory Ranch subdivision. The proposed subdivision will include 261 residential lots and 20 
common lots, located near the southwest corner of Lake Hazel Road and Ten Mile Road.  

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

 

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

4. New Center Lane Miles: The proposed development includes approximately 1.8 lane miles of 
new public road. 

mailto:amiller@achdidaho.org
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5. 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. 

6. Capital Improvements Plan/ Integrated Five Year Work Plan: 

 The intersection of Ten Mile Road and Amity Road is scheduled in the IFYWP to be 
reconstructed as a roundabout in 2019. 

 Lake Hazel Road is listed in the CIP to be widened to 5-lanes from Ten Mile Road to Black Cat 
Road between 2027 and 2031. 

 Ten Mile Road is listed in the CIP to be widened to 5-lanes from Columbia Road to Lake Hazel 
Road between 2027 and 2031. 

 The intersection of Lake Hazel Road and Ten Mile Road is listed in the CIP to be reconstructed 
as a dual-lane roundabout with a southbound right turn bypass lane between 2022 and 2026. 

 The intersection of Ten Mile Road and Amity Road is listed in the CIP to be widened to 7-lanes 
on the north leg, 7-lanes on the south, 7-lanes east, and 7-lanes on the west leg, and signalized 
between 2027 and 2031. 

B.  Traffic Findings for Consideration 
1. Trip Generation:  This development is estimated to generate 2,494 vehicle trips per day; 196 

vehicle trips per hour in the AM peak hour and 263 vehicle trips per hour in the PM peak hour, 
based on the traffic impact study. 

2. Traffic Impact Study  
Thompson Engineers prepared a traffic impact study for the proposed Memory Ranch 
Subdivision.  Below is an executive summary of the findings as presented by Thompson 
Engineers. 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. 

Proposed Development: 
The project is a residential development of approximately 262 single family dwelling units. The 
final site plan was not finalized at the time of this report. 

The site is expected to access the transportation system via Lake Hazel Road ad Ten Mile Road. 
Future connectivity will be provided to the southwest. 

Study Area: 
The area of influence is anticipated to be west Ada County, Idaho, including the City of Kuna. The 
primary impact will be along Lake Hazel toad and Ten Mile Road. The study area will include the 
following intersections. 

 Ten Mile Road and Lake Hazel Road 
 Linder Road and Lake Hazel Road 
 Amity Road and Ten Mile Road 

Conclusions: 
Below are the findings of the report: 

 The site will access the transportation system via Lake hazel road, and Ten mile Road. 
 The intersection of Lake Hazel Road and Linder Road will operate at acceptable levels of 

service under background and total traffic conditions in the build out year. The critical peak 
hour is in the PM peak hour. 
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 The intersection of Ten Mile Road and Amity Road will operate at unacceptable 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 ACHD Five Year Improvement plan includes reconstruction of this intersection to a 
roundabout. As a roundabout, the intersection will operate at an acceptable level of 
service in both the background and total traffic conditions. 

 If we add traffic from approved off site developments to the existing traffic at the 
intersection of Ten Mile and Amity, we estimate that the intersection will operate at a poor 
LOS F. However, the subdivisions have not yet been approved and may not be at full build 
out prior to 2019. In the PM peak hour, the intersection will operate at LOS F with an 
additional 25 vehicles in the southbound through movement and 12 additional vehicles in 
the northbound through movement. The AM Peak hour has much more capacity available. 
Since the roundabout is a scheduled project, this intersection will only operate at a poor 
level of service for a year or two. 

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

 Ten Mile Road is expected to operate at an acceptable better than LOS D in the build out 
year based on the ACHD policy of arterial roads. 

 Lake Hazel Road is expected to operate at an acceptable better than LOS D in the build 
out year based on the ACHD policy for arterial roads. Lake Hazel Road is identified as a 
future primary east-west arterial roadway. 

 The proposed site plan provides good circulation. Only one road is anticipated to exceed 
1,000 vpd and there are no front-on houses on this segment. This road should be 
constructed to collector standards. 

 The site access point on Lake Hazel road is approximately ¼ mile form Ten Mile Road, 
and is in conformance with ACHD access standards. 

 The north site access point on Ten Mile road is approximately 1,000 feet south of Lake 
Hazel Road, and is in conformance with ACHD access standards. 

 The south access point on Ten Mile Road is approximately 900 feet south of the north 
entrance, and is in conformance with ACHD access standards. This access is intended to 
be temporary, and will be closed upon the extension of the east-west mid mile collector 
road at Ten Mile Road. 

 
3. Condition of Area Roadways 

Traffic Count is based on Vehicles per hour (VPH) 

* Acceptable level of service for a two-lane principal arterial is “E” (690 VPH). 
* Acceptable level of service for a two-lane minor arterial is “D” (550 VPH). 

 
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 Lake Hazel Road west of Ten Mile Road was 640 on 
January 26, 2012.   

 The average daily traffic count for Ten Mile Road north of Columbia Road was 3,680 on 
February 28, 2012.   

Roadway Frontage Functional 
Classification 

PM Peak 
Hour 

Traffic Count 

PM Peak 
Hour Level 
of Service 

Existing 
Plus  

Project 

Lake Hazel Rd. 2,2010-feet Principal 
Arterial 54 Better than 

“E” 
Better than 

“E” 

Ten Mile Rd. 1,660-feet Minor Arterial 308 Better than 
“D” 

Better than 
“D” 
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C.  Findings for Consideration 
1. Ten Mile Road and Amity Road Intersection 

a. TIS Findings:  
Under background and total traffic conditions in the build out year, the intersection of Ten Mile 
Road and Amity Road will operate at unacceptable levels of service as an all way stop 
controlled intersection. The critical peak hour is in the PM peak hour. 
 
The ACHD Five Year Improvement plan includes reconstruction of this intersection to a 
roundabout. As a roundabout, the intersection will operate at an acceptable level of service in 
both the background and total traffic conditions. 
 
With traffic added from approved and proposed developments in the area, it is estimated that 
the intersection will operate at   LOS F. However, not all of the subdivisions included in this 
TIS have been approved and may not be fully built out prior to 2019. In the PM peak hour, the 
intersection will operate at LOS F with an additional 25 vehicles in the southbound through 
movement and 12 additional vehicles in the northbound through movement. The AM Peak 
hour has much more capacity available. Since the roundabout is a scheduled project, this 
intersection will only operate at a poor level of service for a year or two, IF all of the approved 
and proposed developments are built out. 

PM Peak Hour Intersection Analysis Summary (assuming roundabout in 2019) 
LOS Summary 
PM Peak Hour 

Conditions 

2015 2020 
Existing Background Total 

Delay s/v v/c LOS Delay s/v v/c LOS Delay s/v v/c LOS 
Amity/Ten Mile 43.2  E 16.2  C 18.9  C 
NB Approach 17.6 0.50 C 11.6 0.53 B 11.6 0.53 B 
SB Approach 70.8 1.00 F 30.0 0.81 C 30.0 0.86 D 
EB Approach 18.2 0.52 C 10.8 0.40 B 10.8 0.38 B 
WB Approach 32.6 0.80 D 11.5 0.38 B 11.5 0.46 B 

 
b. Policy: 

Level of Service Standards 
The TIS shall evaluate the potential impact of a specific development on the existing system. 
Acceptable level of service standards for each roadway segment and/or intersection evaluated 
shall be in accordance with Table 2 and Table 3. For all roadway segments the minimum 
acceptable projected level of service shall be LOS E for Principal Arterials and LOS D for 
Minor Arterials and Collectors. The acceptable level of service for all intersections should be 
based on a maximum Volume to Capacity (V/C) ratio of .90. The projected traffic shall include 
the background traffic and the projected site traffic. 
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c. Applicant Proposal: The applicant is not proposing any improvements to the intersection of 
Ten Mile Road and Amity Road, which is located one mile north of the site. 

d. Staff Comments/Recommendations: The Ten Mile Road and Amity Road intersection is 
listed in the adopted IFYWP and the draft for the updated IFYWP to be reconstructed as a 
roundabout in 2019. The intersection is currently operating at capacity. The intersection will 
operate at LOS F under current conditions and with the proposed development traffic added.  

Typically, when a roadway or intersection adjacent to a development is at or above an 
acceptable level of service staff recommends that improvements be made to mitigate the 
additional traffic to be generated by the development, or that the developer wait until ACHD 
makes improvements, as scheduled in the CIP or IFYWP.  The southbound thru movement is 
the only leg of the intersection that operates at LOS F.  In this case, improvements include the 
reconstruction of the Ten Mile Road and Amity Road intersection.  However, given timing of 
the development build out (estimated 2017-2018) in relation to the intersection project (2019), 
and the costs associated with reconstructing the intersection (in excess of $1,200,000), 
accompanied with the aforementioned fact that the intersection is currently at capacity, it 
should not be necessary for the applicant to construct the improvements.  Additionally, right-
of-way acquisition is necessary for construction of the project, and because the intersection is 
located one mile north of the site, the applicant does not control or own parcels adjacent to the 
intersection project.   

Staff recommends a waiver of District Policy 7601.4.1 Level of Service Standards due to the 
reasons previously discussed.  This allows the project to move forward with the understanding 
that the intersection of Ten Mile Road and Amity Road will be reconstructed in 2019, 
consistent with the IFYWP. 

2. Lake Hazel Road 
a. Existing Conditions:  Lake Hazel Road is improved with 2-travel lanes and no curb, gutter or 

sidewalk abutting the site.  There is 26-feet of pavement (13-feet from centerline), within 50-
feet of right-of-way for Lake Hazel Road (25-feet from centerline). 
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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 Policies 7205.2.1 & 7205.5.2 state 
that the standard 5-lane street section shall be 72-feet (back-of-curb to back-of-curb) within 
96-feet of right-of-way. This width typically accommodates two travel lanes in each direction, a 
continuous center left-turn lane, and bike lanes on a minor arterial and a safety shoulder on a 
principal arterial. 

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. 

Sidewalk Policy: District Policy 7205.5.7 requires a concrete sidewalk 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. 

Frontage Improvements Policy: District Policy 7205.2.1 states that the developer shall 
widen the pavement to a minimum of 17-feet from centerline plus a 3-foot wide gravel 
shoulder adjacent to the entire site.  Curb, gutter and additional pavement widening may be 
required (See Section 7205.5.5). 

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 Arterial Road is designated in the 
MSM as a Residential Mobility Arterial with 5-lanes within 100-feet of right-of-way. 

c. Applicant Proposal: The applicant is proposing to dedicate 50-feet of right-of way from 
centerline on Ten Mile Road abutting the site, and proposing to improve Lake Hazel Road with 
detached sidewalk. 

d. Staff Comments/Recommendations: The applicant should be required to dedicate 50-feet 
of right-of-way from centerline on Lake Hazel Road abutting the site. The applicant should be 
required to widen the pavement to a minimum of 17-feet from centerline plus a 3-foot wide 
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gravel shoulder, and should construct a 5-foot wide (minimum) detached concrete sidewalk 
along Lake Hazel Road abutting the site. 

3. Ten Mile Road 
a. Existing Conditions:  Ten Mile Road is improved with 2-travel lanes and no curb, gutter or 

sidewalk abutting the site.  There is 26-feet of pavement (13-feet from centerline), within 50-
feet of right-of-way for Ten Mile 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 Policies 7205.2.1 & 7205.5.2 state 
that the standard 5-lane street section shall be 72-feet (back-of-curb to back-of-curb) within 
96-feet of right-of-way. This width typically accommodates two travel lanes in each direction, a 
continuous center left-turn lane, and bike lanes on a minor arterial and a safety shoulder on a 
principal arterial. 

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. 

Sidewalk Policy: District Policy 7205.5.7 requires a concrete sidewalk 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. 

Frontage Improvements Policy: District Policy 7205.2.1 states that the developer shall 
widen the pavement to a minimum of 17-feet from centerline plus a 3-foot wide gravel 
shoulder adjacent to the entire site.  Curb, gutter and additional pavement widening may be 
required (See Section 7205.5.5). 

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 Ten Mile Road is designated in the 
MSM with 5-lanes. 
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c. Applicant Proposal: The applicant is proposing to dedicate 50-feet of right-of way from 
centerline on Ten Mile Road abutting the site, and proposing to improve Ten Mile Road with 
detached sidewalk. 

d. Staff Comments/Recommendations: The applicant should be required to dedicate 48-feet 
of right-of-way from centerline on Ten Mile Road abutting the site, and should widen the 
pavement to a minimum of 17-feet from centerline plus a 3-foot wide gravel shoulder, and 
construct a  5-foot wide (minimum) detached concrete sidewalk along Ten Mile Road abutting 
the site. 

4. Internal Local Streets 
a. Existing Conditions: There are no roads constructed 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. 
 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 
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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. 

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’s Proposal: The applicant is proposing to construct the internal local roads as 36-
foot street sections within 52-feet of right-of way, complete with curb, gutter and 5-foot wide 
sidewalk.  

Memory Way south of Lake Hazel Road is proposed to be constructed as a 54-foot street 
section within 80-feet of right-of-way, including a landscape median, vertical curb, gutter, and 
sidewalk. Memory Way tapers to the standard 36-foot street section north of Remembrance 
Drive.  

Memorial Street between Ten Mile Road and Donaway Avenue is proposed as a 50-foot 
street section within 70-feet of right-of-way, including a landscape median, vertical curb, 
gutter, and sidewalk. 

The applicant is proposing to construct knuckles throughout the site. The knuckles are all 
proposed to have 48-foot radii. 

d. Staff Comments/Recommendations: The applicant’s proposal meets district policy and 
should be approved as proposed. 
Landscape medians should be platted as right-of-way owned by ACHD. The medians are 
approved up to the 12-foot maximum width. Vertical curbs are required around the perimeter 
of any raised median.  Gutters shall slope away from the curb to prevent ponding. The 
applicant should be required to provide 21-foot wide travel lanes on each side of the medians, 
as proposed. 
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A license agreement is required for all landscaping within ACHD right-of-way. 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. 

5. Roadway Offsets 
a. Existing Conditions: There are no public roads constructed internal to the site. 

b. Policy: 
Local Street Intersection Spacing on Principal 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 1,320-feet as measured from all other 
existing roadways as identified in Table 1b (7205.4.7). 

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 arterial roadways 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 locate Memory Way to intersect Lake 
Hazel Road approximately 1,300-feet west of Ten Mile Road (measured centerline to 
centerline). 

The applicant is proposing to locate Memorial Street to intersect Ten Mile Road approximately 
1,000-feet south of Lake Hazel Road, and Haymaker Street to temporarily intersect Ten Mile 
Road approximately 1,900-feet south of Lake Hazel Road (measured centerline to centerline). 

All internal roads are proposed to align with or offset all other roads at distances greater than 
125-feet. 

d. Staff Comments/Recommendations: Memory Way is proposed to intersect Lake Hazel 
Road approximately ¼ mile west of Ten Mile Road. This location should be approved as 
proposed. 

Memorial Street intersecting Ten Mile Road meets District policy and should be approved as 
proposed. 

The applicant has proposed to construct Haymaker Road as a 36-foot wide temporary access 
road onto Ten Mile Road, located approximately 1,900-feet south of Lake Hazel Road 
(measured centerline to centerline).   The temporary access is proposed to provide additional 
access to the development and is proposed to be closed once the planned future collector 
street is constructed.   
 
Staff is supportive of the applicant’s proposal and recommends that a temporary right-of-way 
easement be provided for the 36-foot wide temporary access road.  The easement would be 
released after the planned future collector is constructed. 
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6. Stub Streets 
a. Existing Conditions: There are no public roads existing internal to the site or stubbed to the 

site. 

b. Policy: 
Stub Street Policy:  District policy 7207.2.4 states that stub streets will be required to provide 
circulation or to provide access to adjoining properties.  Stub streets will conform with the 
requirements described in Section 7207.2.5.4, except a temporary cul-de-sac will not be 
required if the stub street has a length no greater than 150-feet.  A sign shall be installed at 
the terminus of the stub street stating that, "THIS ROAD WILL BE EXTENDED IN THE 
FUTURE.” 

In addition, stub streets must meet the following conditions: 
 A stub street shall be designed to slope towards the nearest street intersection within the 

proposed development and drain surface water towards that intersection; unless an 
alternative storm drain system is approved by the District. 

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

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

c. Applicant Proposal: The applicant is proposing to construct 3 stub streets. Donaway Avenue 
is proposing to stub to the northeast corner of the site, as well as the southeast corner of the 
site abutting the Harris lateral canal. Salutation Street is proposed to stub west of the site 
along the Harris Lateral canal. 

d. Staff Comments/Recommendations: The applicant’s proposal should be approved as 
proposed. 

The applicant should be required to provide a road trust deposit for half the cost of the 
extension of Donaway Avenue over Harris Lateral. 

Typically when a stub street is proposed to stub to a canal and the site’s property line extends 
to the middle of the canal the applicant is required to provide a road trust deposit for half the 
cost of the extension of the street over the canal, as is the case with Salutation Street and 
Donaway Avenue.  In lieu of providing a road trust deposit for Salutation Street, the applicant 
has the option to enter into a Development Agreement (DA) which would require the 
construction of the bridge crossing of the Harris Lateral when the parcel on the west side of 
the canal develops. 

The option for the DA in lieu of the road trust deposit is because the applicant owns the 
property on both sides of the canal at the proposed Salutation Street crossing. The parcel 
west of the canal that the bridge would connect to is large enough (approximately 60 acres) to 
fund the bridge construction. 

Staff recommends that the applicant and ACHD enter into a DA which would be recorded 
against the approximately 60 acre parcel west of Harris Lateral.  This will ensure that a bridge 
is constructed when the parcel west of the canal develops regardless of who owns the 
property at that time.   
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The DA should identify that when the parcel to the west of the canal develops that the bridge 
crossing of Harris Lateral will be constructed.  The applicant should be required to provide a 
preliminary design for the bridge crossing to show that grades will work as part of plan 
approval for Salutation Street.   

In order to ensure the bridge is constructed when the parcel west of the Harris Lateral 
develops, the DA must be in place and all conditions of the DA satisfied prior to signature of 
the first final plat within Memory Ranch Subdivision. 

7. 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. 

8. 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. 

9. Other Access 
Lake Hazel Road and Ten Mile Road are classified as arterial 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. 

D. Site Specific Conditions of Approval 

1. Dedicate 50-feet of right-of-way from centerline on Lake Hazel Road abutting the site.  

2. Dedicate 48-feet of right-of-way from centerline on Ten Mile Road abutting the site. 

3. Widen the pavement of Lake Hazel Road and Ten Mile Road abutting the site to a minimum of 
17-feet from centerline plus a 3-foot wide gravel shoulder. 

4. Construct a minimum of 5-foot wide detached concrete sidewalk along Lake Hazel Road and Ten 
Mile Road abutting the site. 

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

Memory Way south of Lake Hazel Road is to be constructed as a 54-foot street section within 80-
feet of right-of-way, including a landscape median, vertical curb, gutter, and sidewalk. Memory 
Way tapers to the standard 36-foot street section north of Remembrance Drive. Right-of-way at 
the northern portion of Memory Way should extend to the western property line, allowing access 
to the western parcel for future development. 

Memorial Street between Ten Mile Road and Donaway Avenue is to be a 50-foot street section 
within 70-feet of right-of-way, including a landscape median, vertical curb, gutter, and sidewalk. 

6. Construct Haymaker Road as a 36-foot wide temporary access road onto Ten Mile Road, located 
approximately 1,900-feet south of Lake Hazel Road (measured centerline to ceterline). The 
temporary access is proposed to provide additional access to the development and is proposed to 
be closed once the planned future collector street is constructed. Staff recommends that a 
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temporary right-of-way easement be provided for Haymaker Street, the 36-foot wide temporary 
access road.  The easement would be released after the planned future collector is constructed. 

7. Landscape medians should be platted as right-of-way owned by ACHD. The medians are 
approved up to the 12-foot maximum width. Vertical curbs are required around the perimeter of 
any raised median.  Gutters shall slope away from the curb to prevent ponding. Provide 21-foot 
wide travel lanes on each side of the medians.  

8. Stub Donaway Avenue to the northeast corner of the site. A sign shall be installed at the terminus 
of the stub street stating that, "THIS ROAD WILL BE EXTENDED IN THE FUTURE." 

9. Provide a road trust deposit for half the cost of the extension of Donaway Avenue over Harris 
Lateral. Road will be extended sign 

10. The applicant and ACHD shall enter into a Development Agreement which would be recorded 
against the approximately 60 acre parcel west of Harris Lateral, for the bridge extension of 
Salutation Street spanning Harris Lateral.  This will ensure that a bridge is constructed when the 
parcel west of the canal develops regardless of who owns the property at that time. A sign shall 
be installed at the terminus of the stub street stating that, "THIS ROAD WILL BE EXTENDED IN 
THE FUTURE." 

11. A license agreement is required for all landscaping within ACHD right-of-way. 

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

13. 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. 
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9. All design and construction shall be in accordance with the ACHD Policy Manual, ISPWC 
Standards and approved supplements, Construction Services procedures and all applicable 
ACHD Standards unless specifically waived herein.  An engineer registered in the State of 
Idaho shall prepare and certify all improvement plans. 

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

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

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

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

Approval are satisfied. 

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

G. Attachments 
1. Vicinity Map 
2. Site Plan 
3. Utility Coordinating Council 
4. Development Process Checklist 
5. Request for Reconsideration Guidelines 
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VICINITY MAP 
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SITE PLAN 
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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. 
 

 
 

 
 
 





 

 

 

 

   
                    

June 26, 2015 
 

Troy Behunin 
City of Kuna, Planning and Zoning Department 
P.O. Box 13 
Kuna, ID 83634 
 

VIA EMAIL 
 

RE:  15-02-AN AND 15-01-S MEMORY RANCH SUBDIVISION 
 

The Idaho Transportation Department has reviewed the referenced annexation and subdivision application 
for the Memory Ranch Subdivision on the southwest corner of Lake Hazel and Ten Mile Road west of SH-
69.    ITD has the following comments: 
 

1. ITD has no objection to the requested application.  The project does not generate any more trips than 
anticipated under the Comprehensive Plan and this site does not require access to the State Highway 
System. 

If you have any questions, you may contact Shona Tonkin at 334-8341 or me at 332-7191.   
 
Sincerely, 

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

mailto:jim.morrison@itd.idaho.gov


One Time Fees
Type of Fee Per du # of units Total

Sewer hook up fee $4,326 262 $1,133,412

Water hook-up fee $2,258 262 $591,596

Irrigation hook-up fee $1,520 262 $398,240

Mechanical Fee w/o gas fireplace $93 262 $24,366

Building Permit - Zoning $40 262 $10,480

Building Permit - Application $30 262 $7,860

Building Permit - Energy $25 262 $6,550

Building Permit - Average SF $1,000 262 $262,000

Building Permit - Elec/Plumbing $260 262 $68,120

Building Permit - Water/sewer tie in $65 262 $17,030

Building Permit - temp. elec. Pole $65 262 $17,030

Total $9,682 $2,536,684

Estimated Annual Service Fees
Type of Fee Per du # of units Total

Average annual water use $186 262 $48,732

Average annual sewer use $210 262 $55,020

Total $396 $103,752

Annual Tax Revenue
assumptions: avg. assess. value of home = $213,292 w/o homeowner exemption

avg. assess. value of home = $123,712 w/ homeowner exemption - value used

using 2015 levy rates and 2015 homeowner exemption of $89,580 for all homes

build out to occur in 7-9 years

Taxing Entity Levy Per du # of units Total 

Ada County 0.00302 $374 262 $97,886

Emergency Medical 0.00015 $19 262 $4,862

ACHD 0.00108 $134 262 $35,006

School District #3 0.00665 $823 262 $215,543

Kuna Library 0.00065 $80 262 $21,068

Kuna City 0.00320 $423 262 $110,914

Kuna Cemetery 0.00014 $17 262 $4,538

Kuna Fire 0.00144 $178 262 $46,674

Mosquito Abatement 0.00003 $4 262 $972

College of Western Idaho 0.00017 $21 262 $5,510

Total 0.01653 $2,072 $542,973

208.342.6941

Memory Ranch Subdivision
One Time Fee Revenue and Annual Tax Revenue (with assumptions)

Suggs Community Solutions

200 Louisa Street, Boise, Idaho 83712

jbsuggs@cableone.net

mailto:jbsuggs@cableone.net


Traffic Impact Study 
 Memory Ranch Subdivision, Kuna, Idaho 
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EXECUTIVE SUMMARY 

Introduction 

 

Thompson Engineers, Inc. has been retained to prepare a traffic impact study for the 

proposed Memory Ranch 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 of approximately 256 single family dwelling units.  

The final site plan was not finalized at the time of this report.  A preliminary site plan is 

shown in Figure 2.   

 

The site is expected to access the transportation system via Lake Hazel Road and Ten 

Mile Road.  Future connectivity is provided to the southwest. 

Study Area 
The area of influence is anticipated to be west Ada County, Idaho, including the City of 

Kuna.  The primary impacts will be along Lake Hazel Road and Ten Mile Road.  The 

study area will include the following intersections:  

• Ten Mile Road and Lake Hazel Road 

• Linder Road and Lake Hazel Road 

• Amity Road and Ten Mile Road. 

 

Conclusions 
 Below are the findings of this report:  

 

 Based on the trip generation methods recommended in the Trip Generation Manual, 

the site will generate 2437 trips per day of which 192 trips will occur during the AM 

peak hour and 256 trips will occur during the PM peak hour.  

 The site will access the transportation system via Lake Hazel Road, and Ten Mile 

Road   

 The intersection of Lake Hazel Road and Linder Road will operate at acceptable 

levels of service under background and total traffic conditions in build out year. The 

critical peak hour is in the PM peak hour. 

 The intersection of Lake Hazel Road and Amity Road will operate at unacceptable 

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 ACHD Five Year Improvement plan includes reconstruction of this intersection 

to a roundabout.  As a roundabout, the intersection will operate at an acceptable level 

of service in both the background and total traffic conditions. 
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 The intersection of Lake Hazel Road and Ten Mile 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. 

 Ten Mile Road is expected to operate at an acceptable better than LOS D in the build 

out year based on the ACHD policy for arterial roads  

 Lake Hazel Road is expected to operate at an acceptable better than LOS D in the 

build out year based on the ACHD policy for arterial roads.  Lake Hazel Road is 

identified as a future primary east-west arterial roadway. 

 The proposed site plan provides good circulation.  Only one road is anticipated to 

exceed 1000 vpd and there are no front on houses on this segment.  This road should 

be constructed to a collector standards. 

 The site access point on Lake Hazel Road is approximately ¼ mile from Ten Mile 

Road, and is in conformance with ACHD access standards.   

 The north site access point on Ten Mile Road is approximately 1000 feet south of 

Lake Hazel Road, and is in conformance with ACHD access standards. 

 The south access point on Ten Mile Road is approximately 900 feet south of the 

north entrance, and is in conformance with ACHD access standards.   
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Figure 1- Project Location 
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Thompson Engineers, Inc. has been retained to prepare a traffic impact 

study for the proposed Memory Ranch Subdivision in Kuna

approximately as shown in Figure 1. The purpose of this study is to 

evaluate the potential traffic impacts resulting from the project 

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. 
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PROPOSED DEVELOPMENT 
The project is residential development of approximately 256 single family dwelling units.  

The final site plan was not finalized at the time of this report.  A preliminary site plan is 

shown in Figure 2.   

 

The site is expected to access the transportation system via Columbia Road and Ten Mile 

Road via Mason Creek Road.   
 

Figure 2 - Preliminary Site Plan 

 

Lake Hazel Road 

Ten Mile Road 



Traffic Impact Study 
 Memory Ranch Subdivision, Kuna, Idaho 

 

C:\Users\dan\Documents\TEI\projects\15-09 Memory Ranch\docs\Memory TIS.docx Page 5  

STUDY AREA CONDITIONS 

Study Area 
 

The area of influence is anticipated to be southwest Ada County, Idaho, including the 

City of Kuna.  The primary impacts will be along Lake Hazel Road and Ten Mile Road.  

The study area will include the intersections of Ten Mile Road and Lake Hazel Road, 

Linder Road and Lake Hazel Road, and Amity Road and Ten Mile Road, as determine by 

a model run of the COMPASS transportation model. 

Land Use 
 

The site is within the Kuna city area of impact and is currently vacant.  Existing zoning 

and land uses are for agricultural. A zoning change for residential use will be required. 

STUDY PERIOD 

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. 

EXISTING CONDITIONS 

Road System 
Lake Hazel Road is classified as a major arterial road by ACHD. In the vicinity of this 

project, it has one through lanes in each direction, and narrow shoulders. Lanes are 

approximately 12 feet wide. It does not have curb and gutter on either side of the 

roadway.   There are multiple driveways on both sides of the highway.  It has a posted 

speed of 50 MPH in front of the project.   

 

Ten Mile Road is classified as a minof arterial road by ACHD. In the vicinity of this 

project, it has one through lanes in each direction, and narrow shoulders. Lanes are 

approximately 12 feet wide. It does not have curb and gutter on either side of the 

roadway.   There are multiple driveways on both sides of the highway.  It has a posted 

speed of 50 MPH in the vicinity of the project.   

Traffic Volumes 
 

AM and PM Traffic counts were obtained at the intersections in the study area the week 

of April 1, 2015. Existing AM Peak Hour traffic volumes are shown in Figure 3. Existing 

PM Peak Hour traffic volumes are shown in Figure 4.   
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Figure 3- Existing AM Peak Hour Conditions 

 

 

Figure 4 - Existing PM Peak Hour Conditions 
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System Improvements 
 

The ACHD Five Year Capital Improvement Plan includes the reconstruction of the 

intersection of Amity Road and Ten Mile Road with a roundabout if FY 2019. 

 

The 20 Capital Improvements Plan includes reconstruction of intersection of Ten Mile 

Road and Lake Hazel Road as a future roundabout. 

 

The 20 Capital Improvements Plan includes reconstruction of Lake Hazel Road to five 

lanes.  Lake Hazel Road is anticipated to provide a major east-west arterial in the futre. 

PROJECTED TRAFFIC 

Background Traffic 
 

Future traffic is obtained by expanding the existing traffic volumes by a growth factor.     

A growth factor of 2.0% per year is used. Background AM Peak Hour traffic for build out 

year is shown in Figure 5.  Background PM Peak Hour traffic for the build out year is 

shown in Figure 6.   

 
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 
Ardell Estates and Silver Trail Subdivisions are currently in the approval process.  Ardell 

Estates is located at Linder Road and Ardell Street.  Silver Trail is located at Columbia 

Road between Ten Mile and Linder Roads.  Both developments will add traffic to Ten 

Mile Road and Linder Road.  This traffic is added to the background traffic. 

Daily Traffic 
Daily counts on Columbia Road were obtained by L2 Data Collection  on April 1, 2015.  

Columbia Road is the only roadway fronting the project.  Ten Mile Road data was 

obtained from the ACHD web site. 

 

Table 1- Daily Traffic 

Roadway Segment Location Count Date 

Ten Mile Road North of Lake Hazel 5806 4/10/15 

Ten Mile Road South of Lake Hazel 5479 4/10/15 

Lake Hazel Road  West of Ten Mile 1226 4/10/15 

Lake Hazel Road East of Ten Mile 1399 4/10/15 
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Figure 5- Build Out Year AM Peak Hour Background Traffic 

 
 

Figure 6- Build Out Year PM Peak Hour Background Traffic 
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Trip Generation 
 

Site trip generation is estimated using the procedures recommended in the latest edition 

of the Trip Generation Manual (9
th
 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.  Pass by rates 

are estimated from data published by the Institute of Transportation Engineers. 

Table 2- Trip Generation 

 

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 7.  
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