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

 

KUNA PLANNING AND ZONING COMMISSION 
Agenda for October 13, 2015 

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

REGULAR MEETING 
6:00 pm 

 

1. CALL TO ORDER AND ROLL CALL 
Chairman Lee Young 
Vice Chairman Stephanie Wierschem 
Commissioner Dana Hennis 
Commissioner Cathy Gealy 
Commissioner Joan Gay 

 

2. CONSENT AGENDA 
a. Planning and Zoning Commission Meeting Minutes for September 22 , 2015 

 

3. OLD BUSINESS: 
a. 15-02-Sub (Preliminary Plat) 15-03-SUP (Special Use Permit) - ‘A’ Team Land 

Consultants/Steve Arnold: Applicant requests approval of a preliminary plat and special use 
permit to create a 145 lot residential subdivision (Journey’s End). The applicant proposes to 
develop 87 single family lots, 20 townhome lots, 25 multi-family (four-plex) lots and 13 
common lots. Applicant seeks Special Use Permit approval to construct townhomes and 
multi-family dwellings within portions of an R-6 (Medium Density Residential) zone. – This 
item was tabled by the Commission from the September 22, 2015 Planning and Zoning 
Commission meeting (Public Hearing closed). 

 

4. CHAIRMAN / COMMISSIONER DISCUSSION 
             

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

              
  
6:00 pm – COMMISSION MEETING & PUBLIC HEARING 
 
Call to Order and Roll Call 
 
Chairman Young called the meeting to order at 6:06 pm. 
 
 
1. CONSENT AGENDA 

a. Planning and Zoning Commission Meeting Minutes for August 25, 2015. 
b. Planning and Zoning Commission Meeting Minutes for September 8, 2015. 
c. 15-04-S (Subdivision) and 15-07-DR (Design Review): – Ardell Estates Preliminary Plat: A request for 

preliminary plat approval for a 261 (residential) lot subdivision in a R-6 (Medium Density Residential) 
zone. The applicant also proposes to develop 27 additional lots into common lots. Applicant is proposing 
a minimum of seven (7) phases of development to be driven by the market – Findings of Fact and 
Conclusions of Law 
 
Commissioner Gealy motioned to approve consent agenda;  
Commissioner Wierschem seconds, all aye and motioned carried 4-0. 

 
2. PUBLIC HEARING  

a. 15-02-Sub (Preliminary Plat) 15-03-SUP (Special Use Permit) - ‘A’ Team Land Consultants/Steve Arnold: 
Applicant requests approval of a preliminary plat and special use permit to create a 145 lot residential 
subdivision (Journey’s End). The applicant proposes to develop 87 single family lots, 20 townhome lots, 
25 multi-family (four-plex) lots and 13 common lots. Applicant seeks Special Use Permit approval to 
construct townhomes and multi-family dwellings within portions of an R-6 (Medium Density Residential) 
zone. – This item was tabled from September 8, 2015 Planning and Zoning Commission meeting 

 
Trevor Kesner: Good evening Commissioners, for the record; Trevor Kesner, Kuna city planner. The application before 
you tonight: 15-02-S and 15-03-SUP is for the Journey’s End Subdivision. The applicant has fulfilled all of the noticing 
requirements; they held the required neighborhood meeting prior to the application submission. The site has been 
posted for the first hearing date, which was the 8th of this month (September) and because it was tabled, the sign was 
changed so the posting requirements have been met. Letters were sent out to land owners within 300 feet of the 
project; well for both hearing dates. One was first sent out on July 27th for the August 8th hearing and then they were 
sent out again on August 18th notifying them of the tabled meeting as well so tonight’s hearing was also published in 
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the Kuna Melba news on August 19th and the notes from the neighborhood meeting are included on exhibit A.2-n. 
There is a comment section about the questions that came up in the meeting and concerns that the residents had. The 
applicant has fulfilled all of the other requirements that staff asked from them at this point, with the exception of 
showing up here tonight. Staff has asked the applicant to begin a dialogue with the neighboring proposed 
development of Sailer Shores due to ACHD’s recommendation that they connect to a stub street proposed in the 
preliminary plat for Sailer Shores. I have a really poor depiction of the applicant’s proposed plat for reference purposes; 
the stub street would actually come in just to the south of the very top of the multi-family…the multi-family is up top 
there to the north.  
So ACHD wants the stub street to connect just to the east at the bottom of the multi-family. The applicant is not in 
favor of that connection. We believe it is due to the safety of the residents in the multi-family area; if you have kind of 
an enclave where cars are not going straight through or ‘whipping’ through. That may have been the intent, but 
generally staff have been in favor of the alternative proposal that ACHD staff put forward; that the applicant have a 
discussion with the neighboring developer of Sailer Shores and either have them reconfigure their plat to eliminate 
that connection and they would need to sign off with some form of documentation and show that to ACHD that that 
negotiation has occurred and both developers are in agreement. To date, we have not received that documentation, 
either from ACHD, the applicant or the neighboring developer. I am certainly not a traffic engineer, but I think that is 
the intent so I just wanted to state that on record. Other than that, the project follows all of the R-6 zoning regulations 
and the preliminary plat regulations. The SUP (special use permit) is to construct residential multi-family in a 
commercial zone which a special use permit is required for that. Other than that, staff sees no reason why this project 
should not go forward. It will successfully extend that portion of the greenbelt which abuts the development to the 
south along Indian Creek which as a condition, city staff has asked that the developer; once that pathway is improved, 
to dedicate the lot that the pathway will be on in the plat, to the city so the city can maintain that and it will not be a 
burden on the HOA (homeowners association) and it will always provide for public access along the pathway. With 
that, I will stand for any questions that you may have. 
 
C/Young: Any questions for staff at this point? 
 
C/Gealy: No 
  
C/Wierschem: I have several questions, but they are directed toward the applicant. 
 
Trevor Kesner: Alright. Thank you. 
 
C/Young: Thank you. Ok, then we will go ahead and open the public hearing at 6:14 pm and I have listed to testify 
under neutral, I have Bobbi Sailer. Please come forward and just state your name and address for the record.  
 
Bobbi Sailer: Bobbi Sailer and I reside at 1185 E. Kuna Road, but my mailing address is PO Box 82, which is on the signup 
sheet. I reside on the southwest corner of Kuna Road and S. Sailer Place and I had a couple of questions: has anybody 
checked into bussing as far as students that will be back in that subdivision and how they are going to access school 
busses? I know that had been a consideration for Sailer Shores or whatever it is now, as far as student access to bussing 
; and the other thing was I had questions about… it’s going to be built in seven phases, what is going to be phase 1? 
Where is it going to start? I didn’t see that in the packet.  
 
C/Young: On the site plan, it is shown; the first three phases, phase 1 a, b and c will be the phases to the farthest north 
and the northwest end of the property. 
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Bobbi Sailer: Ok, so they’ll start up at Kay by Walgreens and then work his way back so D will actually be the last part of 
the buildout?  
 
C/Young: Let’s see. 1, 2, 3…yes, that is correct. 
 
Bobbi Sailer: Ok, I didn’t … I had a hard time accessing that. I wondered also about ACHD, if they had done a traffic 
check as far as proposed trips per day? Because I know he’s got two accesses onto Kay, but onto Sailer Place where I 
live and I have to wait for school busses in the morning if I don’t get out of the driveway in time, I wonder how much 
traffic he is proposing for Sailer. 
 
C/Young: There are portions of the traffic impact study under ACHD’s report, that talks about the trips per day. 
 
Bobbi Sailer: Ok, that’s in that packet too? I was trying to find it in there and I didn’t quite. 
 
C/Young: Yeah, it’s listed under part of ACHD’s portion of the report; there are trips per day.  
 
Bobbi Sailer: Ok, I will look again. And then, it’s proposed findings of fact number seven (7): “the existing and proposed 
streets, Sailer and Kay, are suitable and adequate for residential purposes”… I am not sure Sailer is. And my other 
concern was that in the comprehensive plan, when you had the goals and the policies; the goal was to “promote and 
support a diverse and sustainable economy that will allow more Kuna residents to work in their community”? I didn’t 
get it. Is he going to put some commercial in there? I mean I can see living there, but not working there and that ‘the 
city is going to develop a policy to provide incentives and assistance in order to competitively attract firms’ -I just didn’t 
think that that was an appropriate placement. I’m glad I’m done. 
 
C/Young: I can’t speak for the applicant on that.  
 
C/Wierschem: Could we address one item that was brought up in regards to the traffic study? It is in ACHD’s report, 
and I believe it is under Item B-1, on page 2. 
 
Bobbi Sailer: B-1? Ok. Thank you. That makes it easier. 
 
C/Young: Next, I have listed wanted to testify under neutral is well is Michael Sailer. Please just state your name and 
address for the record. 
 
Michael Sailer: Michael Sailer, 1185 E. Kuna Road at the corner of Sailer and Kuna Road there. Just one little note, and I 
know you are only required to notify within 300 feet, but that excluded an awful lot of the neighbors that deal with 
that, so they’re meeting with the public really didn’t include a lot of the neighbors on the land because technically, we 
must have just been outside the 300 feet, we were never notified of any public meeting or neighborhood meetings. 
And the next point that I would like to make that is critically important is that there is a major flaw in the figures for the 
width of south Sailer place. Now, they list it as being forty two (42) feet of paved right-of-way. It is in point a fact 
twenty four (24) feet. Now, how you can make an error of over 40%, I am not quite sure. And how does this affect Ada 
County’s interpretation of what that street can handle. It is not 42 feet, it is 24 feet wide; the paved area. So, I should 
think that that would throw a little different perspective on the traffic that is going to be on that street and I would like 
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to know why they could come up with a figure of 42 feet when anyone with a tape measure can see it is 24 feet wide. 
Is there some sort of limitation on traffic as far as the width of the street? So I am just curious what happened there.  
 
C/Young: Are you referring to the ACHD report or…? 
 
Michael Sailer: I am referring to the Council report that in it, it said that Sailer was a 42 foot wide paved right-of-way 
street, and the point in fact, it is 24 feet wide. That makes an entirely different impact on that traffic.  
 
C/Young: Right. I just… the reason I asked is I wanted to see where it is, because in some cases, once the streets are 
improved, it is not the existing pavement, but once it is improved the total width will be that distance and I just wanted 
to… 
 
Michael Sailer: Right, well I don’t see how that is possible in the statement that I read there said it was the paved right-
of-way was 42 feet wide.  
 
C/Young: Of which section?  
 
C/Gealy: It is in the ACHD report. 
 
C/Young: Ok, perfect. That is what I am looking for.  
 
C/Gealy: That’s not page 4, it’s… 
 
Michael Sailer: It’s an entirely different impact with a 24 foot wide street as opposed to a 42, and in order to get to 42 
foot width, you would have to buy up the private property on either side. There just isn’t enough room to improve that 
road to 42 feet wide without major, major changes to the roadway. 
 
C/Young: Ok. And looking at that, what I am seeing under findings for consideration, which is item C in the ACHD 
report, number 1; on south Kay Avenue and Sailer Place, that there is a 42 foot right-of-way, but that doesn’t mean 
that the street is physically 42 feet. It means that there is a right-of-way from the centerline of that street that ACHD 
would have in the future as that gets developed. 
 
Michael Sailer: I thought that particular article did in fact say that it was a paved right-of-way? 
 
C/Gealy: I think you might be referring to something else. 
 
Michael Sailer: Was there another article in there? Ok. And in point in fact, there is no 42 foot right-of-way, just to 
clarify that. I mean in some future… there is no 42 foot right-of-way; that would involve right by the property that 
hasn’t been discussed yet so there is no 42 foot right-of-way.  
 
C/Wierschem: Could I interrupt? Would you mind, if you have it highlighted or indicated somewhere in your packet, to 
present it to us? I don’t know if… 
 
Michael Sailer: Pardon me? What section I am referring to? Is that the problem? 
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C/Wierschem: Yes, just for clarification. 
 
C/Gealy: Well, let’s have staff clarify. 
 
Trevor Kesner: Sure. In the staff analysis, on page 4 of 8. 
 
C/Young: Oh, the staff report. 
 
Michael Sailer: Staff analysis; ok: “The existing paved right-of-way on south Sailer Place is 42 feet of total width or 21 
feet from the centerline” and that is under staff analysis, F. 
 
C/Young: Ok, so right-of-way does not. 
 
Michael Sailer: That’s not what it says. That is not what it says. Staff analysis - F.  
 
C/Gealy: Thank you. 
 
C/Young: I just want to make sure we are looking at the same thing.  
 
Michael Sailer: Sure. Absolutely. I mean that was my biggest concern.   
 
C/Gealy: I think that ACHD are the ones that do this; these traffic studies, and in the ACHD report, it states that it is 42 
feet of right-of-way, but it doesn’t talk about whether it is paved or not. 
 
Michael Sailer: Well, what was the 21 feet from the centerline? 
 
C/Gealy: 21 feet from the centerline. 
 
Michael Sailer: Right. Well, there is no 42 feet of right-of-way. There isn’t. It doesn’t exist. Because I know where my 
property line is and it would be… they would have to come to me and buy about ten or twelve feet of my property in 
order to have 42 feet of right-of-way. 
 
C/Gealy: Well, I think that is a good question. Thank you. 
 
Michael Sailer: Ok, thank you.  
 
The Commissioners thanked Mr. Sailer.  
 
C/Young: Ok. And just to make sure that there is nobody else that has not testified that would like to?  
 
**An individual from the audience wishes to testify but did not see the signup sheet** 
 
C/Young: Ok, that is fine. Please do. Just state your name and address for the record and then just fill it out while you 
are up there. Thanks. And then, for the record, if you could just state your name and address on the microphone? 
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Robert Grigg: So my name is Robert Grigg, and I live at 894 S. Jump Rope Place in Kuna, Idaho. I am an existing business 
owner and have a business at 762 E. Wythe Creek Court, which is right there across from the Walgreens, and first off; 
can you tell me, this to me, as I look at it; looks like high density or fairly high density housing. Does the city receive 
something; a benefit when they do high density housing as opposed to bigger homes? Is there any benefit to the city to 
do that?  
 
C/Young: As far as increase tax base or what are you referring to? 
 
Robert Grigg: Incentives? Incentives from the government, I don’t know.  
 
C/Young: In this case, I don’t know the answer about incentives for … if you are alluding to public housing or subsidized 
housing, is that your question? 
 
Robert Grigg: Well, that is a good question too, is it? 
 
C/Young: Well, I don’t want to speak for you. 
 
Robert Grigg: No, I will add that as my question. Is there subsidized housing as part of this? 
 
C/Young: Not to my knowledge; no. 
 
Robert Grigg: Ok. And I am going off rumor and innuendo so I really need your help, but I had heard that the developer 
was pushing for fewer homes in the plat and that the city was pushing for more homes. Is that accurate? 
 
C/Young: I don’t know. I couldn’t answer that. I haven’t been told one way or the other about that. 
 
Robert Grigg: Ok. Well, then just based again off of what I have seen or heard as far as the number of homes going in, 
this is my concern. This seems high density to me and high density often can equal low income housing. To me, it 
seems like Kuna has got a lot of that already. To me, when you look at that plat of land which is, in my mind, prime real 
estate right against and right along Indian Creek there and right in the center of the ‘newer’ part of town so to speak. It 
seems like it should have businesses, it should have bigger homes along the creek side. That’s prime real estate. I am 
saddened and a little disappointed to see a design for homes that are just so stuffed in there. I just don’t think it is 
healthy for the city long term to have such high density housing shoved in such a prime piece of real estate. 
 
C/Young: Ok.  
 
Robert Grigg: Um, I am afraid it will lower my property value as far as where my business is at and I hope the 
Commissioners will hear that. And that is what I have to say. Thank you. 
 
C/Young: Ok. Thank you very much. Then, if there is no one else that wants to testify, I will close the public hearing at 
6:28 pm and I guess we’ll hear from staff. 
 
Trevor Kesner: Again for the record; Trevor Kesner, city planner. So, I will just try to address some of the concerns that 
were brought up by the folks that have testified. Speaking to Mrs. Sailer’s concerns regarding the bussing discussion 
and student access; this application was sent to the school district as part of the agency notification process. As far as 
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the applicant having a specific discussion about bussing and student access and where that would be placed, maybe 
that is something that might take place during the design review process, be we are not there yet. This is simply the 
preliminary plat and special use permit, so maybe that is something that should be left for the applicant to address at a 
later time or maybe that could be something that you could discuss in the future. But, I wanted to address that, and to 
my knowledge, (staff’s knowledge) the applicant has not had a direct discussion with the school district about any 
bussing plans or access to bussing or bus stops.  
Her second concern regarding the ACHD traffic study; that was included in the application. The applicant did put forth a 
traffic study per ACHD’s request and it was in the application and their staff report is given here. 
In regards to traffic or the amount of trips that it would generate; I could certainly try to read that off from the 
application if you want me to. There is a PM peak hour and AM peak hour projection on the amount of trips that would 
be generated by this development.  
 
C/Gealy: Trevor, is it specific to Kay and Sailer or was it just a total number of trips generated? I saw the total trips, but I 
didn’t see anything specific to each road. 
 
Trevor Kesner: They listed each roadway; so they listed East Avalon Street, East Kuna Road, south Kay Avenue and 
south Sailer Place and they have given PM peak traffic hour counts and some of these say ‘not applicable’ but the PM 
peak hour level of service and the AM level of service say that Kuna and Avalon will function at a level of service greater 
than ‘E’ and for some reason, they are saying that there is no level of service projected for S. Kay and S. Sailer Pl. for the 
level of service. However, there is existing levels of service, so to answer your question; yes they are road-specific. 
Leading into Mrs. Sailer’s concern about Kay being suitable for the project traffic counts; I am not a traffic engineer so I 
would defer to ACHD on that.  
Speaking to Mr. Sailer’s 300 foot notification concern; we are bound by city code and that is the radius that we use on 
all applications, if that needed to be increased for a specific project, the applicant could certainly request that we go 
out a little bit further, but the standard is 300 feet. 
Mr. Sailer also said there is a flaw in the figures for the widths of these streets; I would like to point … oh, I am sorry, let 
me go back to Mrs. Sailer’s question regarding the goals and policy on economic development for the comp plan; and 
this is page 5 of 8 on the staff report;  it is goal 1: ‘to promote and support a diverse and sustainable economy that will 
allow more Kuna residents to work in their community’; staff believe that the development of this project will provide 
additional housing in Kuna, so the potential for Kuna residents to be able to live and work in this community would be 
good for the economy. 
And then back to Mr. Sailer’s concern about the widths of the street; the staff report did say on page 4 of 8, the middle 
paragraph under staff analysis: ‘the existing paved right-of-way’ on Sailer Place is 42 feet total width’. The ‘paved’ word 
needs to come out of the staff report for City Council to correct what was given to staff by ACHD, we can certainly do 
that. We don’t believe that there is 42 feet of pavement there, so in some sense, Mr. Sailer is exactly right. However, 
ACHD has informed us that there is 42 feet of right-of-way there available, whether it is encroaching or not…. so staff 
only took those numbers from what ACHD generated from their staff report and analysis.  
To address Mr. Grigg’s concerns on density; the existing parcel on the north portion is currently C-1, which is 
commercial, as I said before, you do need a special use permit to construct residential multi-family in a commercial 
zone; however, it is allowable. And to directly address the question of the developer pushing for less density; staff is 
unaware of any conversations from the applicant or the developer. Staff has not had any discussions with the 
developer or the owner themselves; only the applicant. The density proposed is what staff has brought forward. Staff 
does not push for anything other than the designated zoning, which is an R-6, which is medium-density residential and 
there is no zone change proposed here. Staff does not control nor does this board have any say over the size of the 
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homes that would be constructed on these lots, only the lot coverage; which is 40% for an R-6 zone. I cannot speculate 
on land values and what those would do in the future, if this development is approved.  
With that, do you have any other questions for me? 
 
C/Young: Are there any other questions for staff? 
 
C/Wierschem: I have none.  
 
C/Young: Ok, then we’ll close the public testimony at 6:35 pm which then leads us to our discussion. 
 
C/Wierschem: Chairman, because I have several questions for the applicant, and I am not opposed to having a 
conversation that I am not comfortable approving or not approving without hearing from the applicant, so I would like 
to table it. 
 
C/Young: Well, I, along with not knowing what the applicant’s discussions have been with the adjacent subdivision and 
that stub street; it is a requirement for ACHD to either have them step to it or make that agreement with the adjacent 
land owner to modify their plat. Not knowing what those discussions are either, and if that changes, it is going to 
completely change what the north end of that looks like. So I would be in agreement to table it until we can get 
clarification on what is happening with ACHD’s requirements. 
 
C/Gealy: I agree, and I think that there is some confusion on the right-of-way because even within the ACHD report, in 
one place, it says it’s a 42 foot right-of-way, and in their site-specific conditions of approval, it says it is a 50 foot right-
of-way, so I would like some clarification on that as well. I think we need to table it to a date certain. I don’t think we 
can just… 
 
C/Wierschem: Has staff heard from the applicant? 
 
Trevor Kesner: I had an email correspondence with him today and it said that he was ready to go. I couldn’t speculate 
as to what happened. I was under the impression that he was going to be here and for your information, the next 
Planning and Zoning Commission regular meeting is October 13th. 
 

Commissioner Wierschem motioned to table 15-02-Sub (Preliminary Plat) and 15-03-SUP (Special Use 
Permit) to the regularly scheduled Planning and Zoning Commission to be held on October 13th, 2015;  
Commissioner Gealy seconds, all aye and motioned carried 4-0. 

 
3. DEPARTMENT REPORTS: 

a. None 
 
4. CHAIRMAN / COMMISSIONER DISCUSSION: 
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5. ADJOURNMENT: 

 
Commissioner Wierschem motions to adjourn at 6:38 pm;  
Commissioner Gealy Seconds, all aye and motion carried 4-0. 
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__________________________________ 
Lee Young, Chairman 

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

To: Kuna Planning and Zoning Commission 

Case Number(s): 15-02-S (Subdivision) and 15-03-SUP (Special Use Permit): 
Journey’s End Subdivision 

Location: East of Kay Avenue and west of Sailer Place, approximately 400-feet south of State 
Highway 69 (E. Kuna Road/E. Avalon St.) Kuna, Idaho 83634 

Planner: Trevor Kesner, Planner II 

Hearing Date(s): Originally noticed for September 8th, 2015; tabled at request of applicant to 
September 22, 2015 

Applicant: Blacks Creek, LLP 
PO Box 690 
Meridian, Idaho 83680 
208.514.4909 
lbootstfi@gmail.com 

Representative: A Team Land Consultants, Steve Arnold 
1785 Whisper Cove Avenue 
Boise, Idaho 83709 
208.321.0525 
steve@ateamboise.com 

Table of Contents: 
A. Course Proceedings 
B. Applicants Request 
C. Vicinity & Aerial Maps 
D. Site History 
E. General Project Facts 
F. Staff Analysis 
G. Applicable Standards 
H. Comprehensive Plan Analysis 
I. Proposed Findings of Fact 
J. Proposed Conclusions of Law 
K. Recommendation By the Planning and Zoning Commission 

A. Course of Proceedings 
1. Kuna City Code (KCC), Title 1, Chapter 14, Section 3, states subdivisions and special use permits are

designated as public hearings, with the Planning and Zoning Commission as the decision-making 
body for special use permits and City Council as the decision-making body for subdivisions. This 

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

Kunacity.id.gov 

(Tabled to October 13, 2015)
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land use was given proper public notice and followed the requirements set forth in Idaho Code, 
Chapter 65, Local Land Use Planning Act (LLUPA). 

a. Notifications 
i. Neighborhood Meeting  March 9, 2015 
ii. Agencies    July 13, 2015 
iii. 300’ Property Owners   July 27, 2015/August 18, 2015 
iv. Kuna, Melba Newspaper  August 19, 2015 
v. Site Posted    July 20, 2015/August 18, 2015 

 
B. Applicant Request: 

1. Request: 
Applicant requests approval of a Preliminary Plat and Special Use Permit to create a 145 lot 
residential subdivision (Journey’s End). The applicant proposes to develop 87 single family 
lots, 20 townhome lots, 25 multi-family (four-plex) lots and 13 common lots. The common 
areas will make up approximately 26% of the entire site, or 7.54 acres. One common lot will 
be developed as an extension of the Kuna Greenbelt pathway along Indian Creek. An HOA will 
be established for the care and maintenance of the common areas. The applicant seeks 
Special Use Permit approval to construct townhomes and multi-family dwellings within 
portions of an R-6 (Medium Density Residential) zone. The applicant proposes seven (7) 
phases of development which will be driven by the consumer market.  
 

C. Vicinity and Aerial Maps: 
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D. History: The subject parcels are already annexed into Kuna City limits. Both have historically been 

farmed. The Indian Creek Canal borders the southerly boundary of the development.  
 
E. General Projects Facts: 

1. Comprehensive Plan Designation: The Future Land Use Map (FLU) identifies this site as Mixed-Use 
City Center. Staff views this land use request to be consistent with the approved FLU map. 
 

2. Surrounding Land Uses:      
North C-1/R-6 Neighborhood Business District/Medium-Low Density Residential – 

Kuna City 
South RUT Rural-Urban Transition–Ada County 
East R-4 Low Density Residential – Kuna City 
West RR and 

R-1 
Rural-Urban Transition – Ada County AND Low Density Residential - 
Kuna City 

 
3. Parcel Sizes, Current Zoning, Parcel Numbers: 

• Approximately 28.79 total acres 
• C-1 (Existing) – 4.72 Acres AND R-6 (Existing) – 24.07 Acres 
• Parcel #’s showing (see vicinity map on page 2 of 8):  A) R0615252032; B) R0615252200;  
 C) R0615251800; D) R0615252800. 

  
4. Services: 

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

 
5. Existing Structures, Vegetation and Natural Features: Currently the land is fallow with two 

agricultural related structures situated on the site. It is anticipated that use will continue until 
construction begins on the development. This site’s topography is generally flat. 
 

6. Water Rights:  Any existing water rights will stay with the land and are non-transferrable; except 
to the City of Kuna, which shall be annexed into the city’s pressure irrigation system.  

 
7.  Transportation / Connectivity: The applicant proposes three access points; one (1) access on 

south Sailer Place and two access points (2) on south Kay Avenue.  
 

8. Environmental Issues: Staff is not aware of any environmental issues or health conflicts. It 
appears that portions of the most southerly parcel are situated within the 100 year flood plain, 
according to the Idaho Department of Water Resources mapping system and the submitted 
preliminary plat.  
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9. Agency Responses: The following agencies returned comments and are included as exhibits with 
this case file:  

• Exhibit B-1) Kuna City Engineer (Gordon Law, P.E.);  
• Exhibit B-5) Ada County Highway District (ACHD);  
• Exhibit B-4) Idaho Transportation Department (ITD);  
• Exhibit B-2) Boise Project Board of Control; 
• Exhibit B-3: Idaho Department of Environmental Quality (DEQ).  

 
F. Staff Analysis: 

The subject site is located approximately 400 feet south of E. Avalon Street/E. Kuna Rd/SH69, 
between S. Kay Avenue and S. Sailer Place. The 28.79 acre site is currently annexed into the City 
with 24.07 acres designated as an R-6 (Residential) zone, and the remaining 4.72 acres 
designated as C-1 (Commercial) zone. The applicant intends to create 132 buildable lots in the 
subdivision proposing 7.54 acres (nearly 26 % of the project) of common space for the use of 
residents to be owned and maintained by an HOA. This project will include pathways through the 
development, landscape buffers, a tot-lot and a swimming pool and clubhouse. Applicant also 
proposes improvements to the Indian Creek pathway (Greenbelt) on the north side of Indian 
Creek on the southern border of the project. 
 
Public services will be extended to the property. The site is too low to be serviced by gravity and 
capacity of the nearest lift station is almost fully committed, therefore, a lift station is required. 
This project is not connected to the city’s pressure irrigation system, but pump stations in this 
area are adequate to serve this property. 
 
The applicant is proposing to construct 36 foot wide internal streets with curb, gutter and five 
foot detached sidewalks buffered by 7 foot parkway strips. The existing paved ROW on S. Sailer 
Place is 42 feet total width, or 21 feet from centerline. ACHD will require the applicant to 
construct Sailer Place as half of a 36-foot street section and locate a Cul-de-sac turn around at its 
terminus. The existing paved ROW on S. Kay Avenue is 40 feet total width or 20 feet from 
centerline. Consistent with that the applicant shall construct Kay Avenue as half of 40-foot street 
section, with curb, gutter and attached sidewalk abutting the site. ACHD has requested the 
applicant provide a stub street to connect to the Sailer Shores Meadows development to the east 
of this project. The applicant does not wish to provide the stub; therefore, ACHD will require 
written documentation from the Sailer Shores Meadows developer that the approved 
preliminary plat for Sailer Shores Meadows be reconfigured so as not to connect to the Journey’s 
End site.  
 
Planning and Zoning staff support the ACHD alternative requirement; however, staff will rely on 
the Planning and Zoning Commission and City Council for a determination relating to any future 
connections to or through the site. 
 

 Staff has determined this application complies with Title 5 of the Kuna City Code; Idaho Statute 
§50-222; and the Kuna Comprehensive Plan; and forwards a recommendation of approval for 
Case No.’s 15-02-Sub and 15-03-SUP, subject to the recommended conditions of approval. 

 
G. Applicable Standards: 

1. Kuna Zoning Ordinance No. 230, 546 and 570; Title 5 Zoning Regulations, 



 
Page 5 of 8 File No. 15-02-S and 15-03-SUP  
09/2/15 Journey’s End Subdivision – A Team Land Consultants.  

P: P&Z\SHARED\CASES\Sub\15-02-S – Journey’s End / PZ Staff Report 
 

2. Kuna Subdivision Ordinance No. 2012-18, 
3. Kuna Comprehensive Plan and Future Land Use Map, 
4. 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 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 has established six criterions to determine the 
potential for property takings. 

 
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 

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

 
Goal 4:  Preserve key natural and open spaces, maintain and enhance existing park spaces, 

and promote the development of additional park spaces to meet growing 
demands. 

 
Objective 4.1: Identify areas within the region that can be preserved and protected for future 

generations. 
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Policy 4.3: Create parks or preserves at key community open spaces such as the Hubbard 
reservoir, Indian Creek, Kuna Butte, and Initial Point. 

 
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 subdivision uses are not likely to cause substantial environmental damage or 
 avoidable injury to wildlife or their habitat. 

5. The subdivision and special use permit 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 City Planning and Zoning 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 15-02-S (Subdivision) and 15-03-SUP (Special Use 
 Permit), this proposal appears to comply with the Comprehensive Plan and the Kuna 
 Comprehensive Future Land Use Map (FLU). 

10. The Kuna Planning and Zoning Commission has the authority to approve or deny these 
 applications. 

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

 
J. Proposed Conclusions of Law: 

1. Based on the evidence contained in Case No.s 15-02-S and 15-03-SUP, the Kuna Planning and 
Zoning Commission finds Case No.s 15-02-S and 15-03-SUP, comply with Kuna City Code. 

2. Based on the evidence contained in Case No’s 15-02-S and 15-03-SUP, the Kuna Planning and 
Zoning Commission finds Case No.s 15-02-S and 15-03-SUP 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 Recommendation by the Planning and Zoning Commission: 

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, forwards a recommendation of (approval/denial) of 
Case No. 15-02-S (Subdivision), and hereby (approves/conditionally approves/denies) Case No. 15-02-
SUP special use permit (with or without) the following conditions of approval: 
 

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



 
Page 7 of 8 File No. 15-02-S and 15-03-SUP  
09/2/15 Journey’s End Subdivision – A Team Land Consultants.  

P: P&Z\SHARED\CASES\Sub\15-02-S – Journey’s End / PZ Staff Report 
 

a. The City Engineer shall approve the sewer hook-ups. It is recommended that a sewer 
 study is conducted with input from the developer and in consideration of this 
 development’s and the city’s needs in order to determine the preferred sewer service 
 option for this property. When connecting to the sewer system, the applicant shall 
 abide by any relevant sewer reimbursement policies and agreements and any relevant 
 connection fees. 

b. The City Engineer shall approve the drainage and grading plans. Central District Health 
Department typically 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. The applicant shall fully improve and dedicate the common lot(s) or portions of any common lots 
which are considered to be the Indian Creek Pathway (Greenbelt) extension along the southern 
boundary of the development, to the public.  

4. 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, per Kuna city 
Code: 6-4-2-W. 

5. 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. 

6. Street lighting shall be LED lights and meet the approval of the City. 
7. Parking within the site shall comply with Kuna City Code, unless specifically approved otherwise. 
8. Fencing within and around the site shall comply with Kuna City Code unless specifically approved 

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

construction). 
10. 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. 

11. 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 
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irrigation surface water rights appurtenant to the property to the Kuna Municipal Pressure 
Irrigation system of the City (KMID). 

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

13. The applicant’s proposed preliminary plat (dated 06.12.15) and landscape plan (dated 05.12.15) 
shall be considered binding site plans, or as modified and approved. 

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

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