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CITY OF KUNA 

Kuna City Hall Council Chambers, 751 W 4th Street, Kuna, Idaho 83634 

Planning & Zoning Commission Meeting 
AGENDA 

Tuesday August 23, 2022 
 

6:00 PM REGULAR MEETING 
 

For questions, please call the Kuna Planning and Zoning Department at (208) 922-5274. 
 
1. CALL TO ORDER & ROLL CALL:  
 
2. CONSENT AGENDA: ALL OF THE ITEMS LISTED ARE ACTION ITEMS 

All items listed under the Consent Agenda are considered to be routine and are acted on with one (1) Motion by 
the Commission.  There will be no separate discussion on these items unless the Chairman, Commissioner, or 
City Staff requests an item to be removed from the Consent Agenda for discussion.  Items removed from the 
Consent Agenda will be placed on the Regular Agenda under Business or as instructed by the Commission.   

 
1. Regular Planning and Zoning Commission Meeting Minutes Dated August 9, 2022 

 
2. Findings of Fact & Conclusions of Law 

A. Case No. 22-05-SUP (Special Use Permit) 790 W Nannyberry In-home Group Daycare 

B. Case Nos. 22-05-S (Preliminary Plat) & 22-14-DR (Design Review) Falcon Crest South 
Subdivision  

C. Case No. 22-21-DR (Design Review) Robinhood No. 1 Pool House, Ramada & Trellis 

D. Case No. 22-22-DR (Design Review) Rising Sun No. 2 Pool House 
 
3. PUBLIC HEARINGS: ALL OF THE ITEMS LISTED ARE ACTION ITEMS 

 
A. Tabled from August 9, 2022 Case Nos. 21-16-AN (Annexation), 21-11-S (Preliminary Plat) &  

21-36-DR (Design Review) Riverton Subdivision – Troy Behunin, Planner III 

Providence Properties LLC requests Annexation for approximately 38 acres into Kuna City 
Limits with a C-2 (Area Commercial), and R-8 (High Density Residential) zoning districts; and 
requests Preliminary Plat approval to subdivide the same land into 182 single-family lots, 23 
common lots, 1 shared access lot, and four (4) commercial lots. The site is near the northeast 
corner of the intersection of Kuna and Locust Grove Roads; Section 20, Township 2 North, 
Range 1 East (APN: S1420325708). 

The Public Hearing was not closed on August 9, 2023 
Receive evidence on revised Preliminary Plat 
Potential Motions: 
1) Recommend Approval or Denial to the City Council of Case No. 21-11-S (Preliminary Plat) & 
Approve or Deny Case No. 21-36-DR, and Close the Public Hearing. 
2) Continue the Public Hearing to a time and date certain. 

 

OFFICIALS 
Lee Young, Chairman 
Dana Hennis, Vice Chairman  
Tyson Garten, Commissioner 
Ginny Greger, Commissioner 
Jim Main, Commissioner 
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B. Case Nos. 22-02-AN (Annexation) & 22-01-ZC (Rezone) for The Lamp District – Jessica Reid, 
Planner II 
 
Riley Planning Services, on behalf of Miriam LLC and Japheth LLC, requests approval to Annex 
four (4) parcels (APNs: R8528532000, R8528531500, R8528531000, R8528530500) totaling 
approximately 24.65 acres, into Kuna City Limits with a C-2 (Area Commercial) zone; and to 
Rezone two (2) parcels (APNs: S1418336401, S1418336332) already within Kuna City Limits, 
totaling approximately 10.18 acres, to a C-2 (Area Commercial) zone. The subject sites are 
located on the northeast corner of the N Meridian Road and E Deer Flat Road intersection; 
Section 18, Township 2 North, Range 1 East. There is no development associated with this 
application, however, the Applicant has provided a Preliminary Concept Plan on which a future 
development application(s) will be in substantial compliance with, as ensured by a Development 
Agreement. 

C. Case Nos. 22-01-AN (Annexation), 22-01-PUD (Planned Unit Development), 22-01-S 
(Preliminary Plat), 22-10-SUP (Special Use Permit) and 21-36-DR (Design Review) for 
Patagonia East, Ridge & Lakes Subdivision – Troy Behunin, Planner III 
 

Westpark Companies, Inc., requests Annexation for approximately 175.07 acres into the City of 
Kuna with the R-4, (Medium Density Residential), R-6, (Medium Density Residential) and R-8 
(Medium/High Density Residential) zoning districts; and requests Preliminary Plat approval to 
subdivide the same lands into 561 single-family lots, 53 common lots, and 1 School Lot. The site 
is on the northwest corner, the northeast corner and near the southeast corner of the intersection 
of Locust Grove Road and Hubbard Roads, in Sections 7, 8 & 17, all in Township 2 North, Range 
1 East. Parcels proposed with this application are listed in Section 4.3 of the staff report. 
 

4. BUSINESS ITEMS: 
 
A. Case No. 22-36-DR (Design Review) Kuna Lutheran Church – Jessica Reid, Planner II 

 
Applicant requests Design Review approval for the Robinhood Subdivision No. 1 Pool House 
with associated ramada and trellis. The approximately 800 SF Pool House on the northeast, is 
proposed to contain two (2) restrooms and storage areas; the approximately 1,046 SF ramada on 
the southeast is proposed to offer shaded seating; and the approximately 484 SF trellis on the 
northwest is proposed to offer an additional seating area. The subject site is Lot 1, Block 6 of 
Robinhood Subdivision No. 1, which has yet to be recorded (APN: S1422223400); Section 22, 
Township 2 North, Range 1 East. 
 

5. ADJOURNMENT: 
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CITY OF KUNA 
Kuna City Hall Council Chambers, 751 W 4th Street, Kuna, Idaho 83634 

Planning & Zoning Commission Meeting 
MINUTES 

Tuesday August 9, 2022 

6:00 PM REGULAR MEETING 

For questions, please call the Kuna Planning and Zoning Department at (208) 922-5274. 

1. CALL TO ORDER & ROLL CALL:

(Timestamp 00:00:28)
COMMISSION MEMBERS PRESENT:
Chairman Lee Young
Vice Chairman Dana Hennis
Commissioner Tyson Garten
Commissioner Ginny Greger – Absent
Commissioner Jim Main

CITY STAFF PRESENT:
Andrea Nielsen, City Attorney
Morgan Treasure, Economic Development Director
Troy Behunin, Planner III
Jessica Reid, Planner II

2. CONSENT AGENDA: ALL OF THE ITEMS LISTED ARE ACTION ITEMS

(Timestamp 00:045) 
1. Regular Planning and Zoning Commission Meeting Minutes Dated July 26, 2022

2. Findings of Fact & Conclusions of Law
A. Case Nos. 22-03-AN (Annexation) & 22-04-S (Preliminary Plat) for Braeburn Creek

Subdivision 
B. Case No. 22-09-DR (Design Review) 1159 & 1221 N Jacksonmill Avenue Commercial

Shells 
C. Case No. 22-19-DR (Design Review) for Paloma Ridge Pool House, Pavilion & Entry

Monument Signage 

(Timestamp 00:00:48) 
Motion To: Approve the Consent Agenda. 
Motion By: Vice Chairman Hennis 
Motion Seconded: Commissioner Garten 
Further Discussion: None  
Voting No: None  
Absent: 1  
Motion Passed: 4-1-0 

OFFICIALS 
Lee Young, Chairman 
Dana Hennis, Vice Chairman  
Tyson Garten, Commissioner 
Ginny Greger, Commissioner 
Jim Main, Commissioner 



Page 2 of 7 
Kuna Planning & Zoning Commission Regular Meeting Minutes August 9, 2022 

 3. PUBLIC HEARINGS: ALL OF THE ITEMS LISTED ARE ACTION ITEMS 
 
(Timestamp 00:01:04) 
A. Case No. 22-05-SUP (Special Use Permit) 790 W Nannyberry In-home Group Daycare – Jessica 

Reid, Planner II 
 
(Timestamp 00:01:13) 
Planner II Jessica Reid presented an overview of the case, then stood for questions. Ms. Reid also 
stated the Applicant was present but did not wish to testify. 
 
(Timestamp 00:02:50) 
Chairman Young opened the Public Hearing. As there were no individuals signed in to testify, he 
closed the Public Hearing and the Commission proceeded into deliberation. 
 
(Timestamp 00:03:18) 
The Commission discussed the application. 
 

(Timestamp 00:04:13) 
Motion To: Approve Case No. 22-05-SUP (Special Use Permit) for 790 W Nannyberry In-home 
Group Daycare with the Conditions as listed in the staff report. 
Motion By: Vice Chairman Hennis 
Motion Seconded: Commissioner Garten 
Further Discussion: None  
Voting No: None  
Absent: 1  
Motion Passed: 4-1-0 

 
(Timestamp 00:05:04) 
B. Case Nos. 21-16-AN (Annexation), 21-11-S (Preliminary Plat) & 21-36-DR (Design Review) 

Riverton Subdivision – Troy Behunin, Planner III 
 
(Timestamp 00:05:24) 
Planner III Troy Behunin presented an overview of the proposed project then stood for questions. 
 
(Timestamp 00:09:06) 
Applicant Patrick Connor made a presentation regarding the proposed project and provided some 
history on Toll Brothers (presentation was part of the meeting packet). Mr. Connor also provided 
a letter which described the mitigation agreement between the subdivision and neighboring 
Sessions property. 
 
(Timestamp 00:17:33) 
Vice Chairman Hennis asked Mr. Connor if they were in agreement with the proposed Conditions 
within the staff report; he was. 
 
(Timestamp 00:20:34) 
Chairman Young opened the Public Hearing. 
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Support 
Robbie Reno, Kuna Joint School District No. 3 (KSD), 711 E Porter Street, Kuna, ID 83634 - 
Testify 
 
Neutral: 
None 
 
Against: 
None 
 
(Timestamp 00:20:50) 
Robbie Reno testified in favor of the application as the Applicants were willing to work with 
KSD on improvement that could assist with building on the property KSD owns (west across 
Locust Grove). 
 
(Timestamp 00:22:06) 
Chairman Young closed the Public Hearing and the Commission proceeded into deliberation. 
 
(Timestamp 00:22:29) 
Commissioner Main asked Mr. Connor clarifying questions regarding the Pressurized Irrigation 
Pond and made comments regarding the Applicant ensuring that existing irrigation water users 
are not affected; Mr. Connor agreed they would work to ensure that was such. 
 
(Timestamp 00:27:07) 
Vice Chairman Hennis asked Mr. Behunin clarifying questions regarding water and sewer 
services. Mr. Behunin confirmed the sewer basin in which the project resides does currently have 
capacity; he further explained the issue with Pressurized Irrigation and/or potable water was due 
to pressure within the lines. 
 
(Timestamp 00:30:00) 
Chairman Young had no questions for staff but expressed concerns with density. 
 
(Timestamp 00:30:50) 
Vice Chairman Hennis agreed then further discussed the future land use designations of 
surrounding parcels. 
 
(Timestamp 32:05) 
Commissioner Main agreed. He also explained that he would like to see larger green areas then 
asked where the Commercial lots would be accessed. 
 
(Timestamp 33:04) 
Mr. Connor explained the Commercial lots would be accessed from Kuna Road and additional 
driveways would be provided onto the main entry road into the subdivision. 
 
(Timestamp 00:34:25) 
The Commission discussed density, access and green space amongst themselves further. 
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(Timestamp 00:37:12) 
Commissioner Main pointed out the north boundary lots were larger than the east and west; he 
suggested increasing the lot sizes on N Roscoe Avenue and E Simon Way, as well as the lots on 
the southeastern portion, it would provide a better transition. 
 
(Timestamp 00:38:30) 
Vice Chairman Hennis asked the Applicant if they would be willing to entertain that request. Mr. 
Connor said they were willing to the further explained that if in the future the Sessions parcel 
developed, it would be a Commercial corner and that was why they placed those size lots in that 
location. Mr. Connor touched again on the mitigations agreed upon with Mr. Sessions. Mr. 
Connor stated the overall Gross Density for the project was only 5.37 DUA (dwelling units per 
acre) then pointed out the different greenspace locations within the subdivision that totaled 4-
acres. 
 
(Timestamp 00:44:06) 
Commissioner Garten pointed out that there are additional parks within subdivisions and the city, 
and that Parks and Recreation were going to be installing even more parks; he felt the green space 
was appropriate for this project. He explained that even though he was not a fan of the density, 
the Applicants were within the proposed zones parameters. 
 
(Timestamp 00:46:50) 
The Commission discussed the project further. 
 
(Timestamp 00:50:08) 
Vice Chairman Hennis asked Mr. Connor if he would be able to have a revised Preliminary Plat 
prepared by the next Commission meeting on August 23, 2022. Mr. Connor asked a few 
clarifying questions then confirmed he could have a revised plat prepared by that date. 
 

(Timestamp 00:51:51) 
Motion To: Table Case Nos. 21-16-AN (Annexation), 21-11-S (Preliminary Plat) & 21-36-DR 
(Design Review) Riverton Subdivision to a date certain of August 23, 2022, pending a 
revised Preliminary Plat where the lots within Blocks 7 and 10 are increased to 60-feet wide. 
Motion By: Vice Chairman Hennis 
Motion Seconded: Commissioner Main 
Further Discussion: None  
Voting No: None  
Absent: 1  
Motion Passed: 4-1-0 
 
(Timestamp 00:53:06) 
C. Case Nos. 22-05-S (Preliminary Plat) & 22-14-DR (Design Review) Falcon Crest South 

Subdivision – Troy Behunin, Planner III 
 
(Timestamp 00:53:30) 
Planner III Troy Behunin presented an overview of the proposed project then stood for questions. 
 
(Timestamp 00:56:26) 
Mark Tate made a presentation (which was part of the meeting packet) of the project and history 
of the overall Falcon Crest community. Mr. Tate then addressed specific changes he would like 
made to two (2) Conditions. 
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(Timestamp 01:09:18) 
Chairman Young opened the Public Hearing. 
 
Support 
None Testify 
 
Neutral: 
None 
 
Against: 
Robbie Reno, Kuna Joint School District No. 3 (KSD), 711 E Porter Street, Kuna, ID 83634 - 

(Timestamp 01:09:33) 
Robbie Reno stated that he was unaware this proposal was a 55 and older community and chose 
to hold comment. 
 
(Timestamp 01:10:24) 
Chairman Young closed the Public Hearing and the Commission proceeded into deliberation. 
 
(Timestamp 01:10:40) 
The Commissioners discussed the proposed project and the Falcon Crest community overall; they 
had no concerns or questions. 
 

(Timestamp 01:12:15) 
Motion To: Recommend Approval to City Council of Case No. 22-05-S (Preliminary Plat) for 
Falcon Crest South Subdivision with the Conditions as outlined in staffs report, and the additional 
Conditions that the Applicant add a pathway from the subdivision to Kuna Mora Road; add a pathway 
from the subdivision to the future Commercial parcel on the West instead of a stub street; to add “if 
necessary” to the last sentence of paragraph two (2) of the Public Works Memo; and for the Applicant 
to work with the Public Works Department to ensure items that need to be addressed are done in a 
timely manner. 
Motion By: Vice Chairman Hennis 
Motion Seconded: Commissioner Garten 
Further Discussion: None  
Voting No: None  
Absent: 1  
Motion Passed: 4-1-0 
 
Motion To: Approve Case No. 22-14-DR (Design Review) for Falcon Crest South Subdivision with 
the Conditions as outlined in staffs report, and the additional Conditions that the Applicant add a 
pathway from the subdivision to Kuna Mora Road; add a pathway from the subdivision to the future 
Commercial parcel on the West instead of a stub street; to add “if necessary” to the last sentence of 
paragraph two (2) of the Public Works Memo; and for the Applicant to work with the Public Works 
Department to ensure items that need to be addressed are done in a timely manner. 
Motion By: Vice Chairman Hennis 
Motion Seconded: Commissioner Garten 
Further Discussion: None  
Voting No: None  
Absent: 1  
Motion Passed: 4-1-0 
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 4. BUSINESS ITEMS: 
 
(Timestamp 01:14:15) 
A. Case No. 22-21-DR (Design Review) Robinhood No. 1 Pool House, Ramada & Trellis – Jessica 

Reid, Planner II 
 

(Timestamp 01:14:33) 
Planner II Jessica Reid presented an overview of the Design Review request. The Applicant did 
not wish to testify. 
 

(Timestamp 01:17:12) 
The Commission proceeded into deliberation. Commissioner Garten and Vice Chairman did not 
express any concerns. 
 

(Timestamp 01:18:12) 
Commissioner Main suggested to the Applicant, based on his experience, that they do not use 
sheetrock within the bathrooms and use a more durable product. 
 

(Timestamp 01:19:04) 
Motion To: Approve Case No. 22-21-DR (Design Review) Robinhood No. 1 Pool House, 
Ramada & Trellis with the Conditions as outlined in staffs report. 
Motion By: Vice Chairman Hennis 
Motion Seconded: Commissioner Garten 
Further Discussion: None  
Voting No: None  
Absent: 1  
Motion Passed: 4-1-0 

 

(Timestamp 01:19:27) 
B. Case No. 22-22-DR (Design Review) Rising Sun No. 2 Pool House – Jessica Reid, Planner II 

 

(Timestamp 01:19:42) 
Planner II Jessica Reid presented an overview of the proposed project. The Applicant did not 
wish to testify. 
 

(Timestamp 01:21:45) 
The Commission proceeded into deliberation.  
 

(Timestamp 01:22:40) 
Commissioner Main asked clarifying questions regarding the proposed project and how it 
correlated to neighboring future amenities and city park. Mr. Tate explained the pool would be 
private for the community and the remaining amenities and city park would be open to the public. 
 

(Timestamp 01:24:50) 
Motion To: Approve Case No. 22-22-DR (Design Review) Rising Sun No. 2 Pool House with the 
Conditions as outlined in staffs report. 
Motion By: Vice Chairman Hennis 
Motion Seconded: Commissioner Garten 
Further Discussion: None  
Voting No: None  
Absent: 1  
Motion Passed: 4-1-0 
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 5. ADJOURNMENT: 

(Timestamp 01:25:18) 
Chairman Young asked if staff had any items to discuss prior to adjournment. 
 
(Timestamp 01:25:25) 
Planning and Zoning Director Doug Hanson asked the Commission about their city issued iPad for review 
of the meeting packets. 
 

(Timestamp 01:25:50) 
Motion To: Adjourn. 
Motion By: Commissioner Garten  
Motion Seconded: Vice Chairman Hennis 
Further Discussion: None  
Voting No: None  
Absent: 1  
Motion Passed: 4-1-0 

 
 
 
 
 
 
 
 
 

 
 
 

______________________________ 

Lee Young, Chairman 
Kuna Planning and Zoning Commission 

 
ATTEST: 
 
 
__________________________________ 
Doug Hanson, Planning and Zoning Director  
Kuna Planning and Zoning Department 
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BEFORE THE PLANNING AND ZONING COMMISSION 
OF THE CITY OF KUNA 

 

IN THE MATTER OF THE APPLICATION OF 
 
 
FLORENCE RUKUNDO 
 
 
For Special Use Permit for an In-Home 
Group Daycare at 790 W Nannyberry.  

) 
) 
) 
) 
) 
) 
) 
) 

Case No. 22-05-SUP (Special Use Permit) 
 
 
FINDINGS OF FACT, 
CONCLUSIONS OF LAW AND 
ORDER OF APPROVAL OF IN-
HOME DAYCARE SPECIAL USE 
PERMIT. 

 
THESE MATTERS came before the Planning and Zoning Commission for review and Approval 

or Denial on August 9, 2022, for receipt and consideration by the Planning and Zoning Commission of 
these Findings of Fact, Conclusions of Law and Order of Decision for the above referenced application. 
The Planning and Zoning Commission does now hereby make and set forth the Record of Proceedings, 
and these Findings of Fact, Conclusions of Law, and Order of Decision. 

 
I 

EXHIBIT LIST 
 
 The exhibits of the above-referenced matter consist of the following, to-wit:  
 
1.1 Exhibits: 

  
 
 

DESCRIPTION OF EVIDENCE W
ith

dr
aw

n 

Re
fu

se
d 

Ad
m

itte
d 

1.1  Staff Report    X 
2.1  P&Z Application Coversheet   X 
2.2  In-Home Child Care Special Use Permit Application   X 
2.3  Narrative   X 
2.4  Aerial Map   X 
2.5  Vicinity Map   X 
2.6  Deed   X 
2.7  Proof of Pending State Daycare License   X 
2.8  Site Plan   X 
2.9  CPR & First Aid Certification   X 
2.10  Sick Child Policy   X 
2.11  Evacuation Plan   X 
2.12  Neighborhood Meeting Certification   X 
2.13  Commitment to Property Posting   X 
2.14  Childcare Trailing List   X 
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2.15  Proof of Background Check Clearance   X 
2.16  Fire Inspection – Passed 06.06.2022   X 
2.17  Central District Health Department Inspection – Passed 05.16.2022   X 
2.18  Agency Transmittal   X 
2.19  KMN Proof of Publication   X 
2.20  Proof of Property Posting   X 
2.21  300-ft Property Owners Notice   X 
2.23  Public Works   X 

 
1.2 Public Hearing 
 

1.2.1 The Planning and Zoning Commission heard this on August 9, 2022. The FCO’s have 
been requested to go to the Commission in August 23, 2022. 

 
1.3 Witness Testimony 

 
1.3.1 Those who testified at the Commission’s August 9, 2022, hearing are as follows, to-wit: 

 
1.3.1.1 City Staff: 
 Jessica Reid, Planner II 
 
1.3.1.2 Appearing for the Applicant: 
 Florence Rukundo, 790 W Nannyberry, Kuna, ID 83634 – Not Testify 
 
1.3.1.3 Appearing in Favor: 
 None 
 
1.3.1.4 Appearing Neutral: 
 None 
 
1.3.1.5 Appearing in Opposition: 
 None 
  

II 
DECISION 

 
 WHEREUPON THE PLANNING AND ZONING COMMISSION being duly 

informed upon the premises and having reviewed the record, evidence, and testimony received and 
being fully advised in the premises, DO HEREBY MAKE THE FOLLOWING FINDINGS OF 
FACT, CONCLUSIONS OF LAW, AND ORDER, to-wit: 

 
III 

FINDINGS OF FACT 
 

3.1 Findings Regarding Notice 
 

3.1.1 Notice Required: Notice has been given in accordance with City Code and Idaho 
Statutes. 
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3.1.2 Notice Provided 
 

3.1.2.1 In accordance with Kuna City Code (KCC) 5-3-2: Zoning District Regulations, 
and 5-6: Special Uses, operating an In-home Daycare requires a Special Use 
Permit. In addition, it states Special Use Permits are designated as Public 
Hearings, with the Planning and Zoning Commission as the decision-making 
body. This land use application was given proper public notice and followed the 
requirements set forth in Idaho Code Chapter 65, Local Land Use Planning Act. 

 
3.1.2.2 Notice was published for the August 9, 2022, hearing on the 790 W Nannyberry 

In-Home Group Daycare in the Kuna Melba News, the official City of Kuna 
newspaper, which has general circulation within the boundaries of the city, Ada 
and Canyon County. 

   
   

 
 

3.1.2.3 Notice for the August 9, 2022, hearing containing the legal description of the 
property proposed to be used for an In-home Group Daycare, was mailed on 
July 20, 2022, to all know and affected property owners within 300-ft of the 
boundaries of 790 W Nannyberry. 

 
3.1.2.4 Notice for the August 9, 2022, hearing was posted on a sign in accordance with 

Kuna City Code 5-1A-8, on July 20, 2022. A Proof of Property Posting was 
provided to staff July 20, 2022. 

 
3.2 Findings Regarding Special Use Permit 
 

3.2.1 The Applicant has submitted a complete application, and following staff review for 
technical compliance, the application appears to be in general compliance with Kuna City 
Code (KCC) Title 5. 

 
3.2.2 The Comprehensive Plan designates the future land use designation of the proposed subject 

site as Medium Density Residential; the subject site is currently zoned R-4 (Medium 
Density Residential). 

 
3.2.3 According to KCC 5-3-2, an In-home Group Daycare requires a Special Use Permit for all 

permitted zoning districts. 
 
3.2.4 A Neighborhood Meeting was held on May 5, 2022; there were no attendees. A Legal 

Notice was published in the Kuna Melba News Newspaper on July 20, 2022, as well as a 
Legal Notice being mailed to residents within 300 feet, on July 20,2022. The Applicant 
posted a sign on the property on July 20, 2022, and a Proof of Property Posting form was 
submitted to staff July 20, 2022. 

 
3.3 Testimony of the City Planner 
 

3.3.1 Conclusions: Planner II Jessica Reid, in a staff report to the Planning and Zoning 
Commission dated August 9, 2022, confirmed that a review of the site and records on file 
at the City of Kuna has been completed with the following conclusions: 

 
 

3.3.1.1 Florence Rukundo requests Special Use Permit approval to operate an In-home 
Group Daycare for up to twelve (12) children, Monday through Friday, from 

Newspaper Date Published 
Kuna Melba News July 20, 2022 
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7:00 AM to 6:00 PM, located at 790 W Nannyberry Street (APN: 
R0501720860); Section 14, Township 2 North, Range 1 West. 

 
3.3.1.2 The subject site is approximately 280-ft northeast of the N School Avenue and 

W Pin Cherry Street intersection, within Arbor Ridge Subdivision No. 6. The 
subject site provides a driveway the width of a 3-car garage for parking, as well 
as community sidewalks for pedestrian connectivity. 

 
3.3.1.3 In order to operate an In-Home Childcare Facility, a Special Use Permit (SUP) 

is required per Kuna City Code (KCC) 5-3-1: Zoning Districts and Definitions. 
In-home Group Childcare allows for up to twelve (12) children to be cared for 
throughout the day, with the appropriate staff to child ratio according to Idaho 
Code §39-1109(4)(a) & (b), which includes the Applicants children. The 
Childcare Facility proposes to operate Monday through Friday, from 7:00 AM 
to 6:00 PM. 

 
3.3.1.4  The subject site contains a single-family home with a 3-car garage and fully 

fenced back yard with patio; landscaping is well established. A covered entry is 
accessed via a walkway from the driveway; the driveway provides at least three 
(3) parking spaces for child drop-off/pick-up. Childcare facilities require a 
minimum of 40 Square Feet of useable indoor space per child, and 80 Square 
Feet of useable outdoor space per child. The Applicant will be required to 
comply with Idaho Code §39-1109. 

 
3.3.1.5  The Applicant has passed their Central District Health and Safety Inspection 

(Exhibit 2.17) on May 16, 2022 and their Fire Safety Inspection for State 
Daycare Licensing Inspection (Exhibit 2.16) on June 6, 2022. 

 
3.3.1.6 Kuna Public Works, in Exhibit 2.22, states they can support approval for this 

Special Use Permit request. 
 
3.3.1.7 Upon complete review, staff has no concerns and has determined this 

application complies with Title 5 of Kuna City Code; Comprehensive Plan 
Future Land Use Map; and Idaho Code. Staff would recommend the Planning 
and Zoning Commission Approve Case No. 22-05-SUP, with the Applicant 
subject to the recommended Conditions of Approval listed in Section 3.3.3 of 
this report. 

 
3.4 Conditions of Approval: As a result of the review, the Planning & Zoning Commission 

Approved the application with the following Conditions: 
 

3.4.1  As requested by the Applicant, the In-Home Group Daycare shall be permitted 
to operate between the hours of 7:00 AM to 6:00 PM, Monday through Friday. 

 
3.4.2 Applicant shall provide care the number of children determined appropriate 

after Fire Marshall inspection, as based upon the staff to child ratio provided in 
Idaho Code §39-1109(4)(a), but no more than twelve (12) children total; the 
number of children determined will include proprietors’ children. 

 
3.4.3 The Applicant shall provide protection or supervision for less than 24-hours per 

day, per Kuna City Code (KCC) 5-1-6. 
 
3.4.4 The Applicant shall not involve uses, activities, processes, materials, equipment 

or conditions of operation that will be detrimental to any persons, property or 
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general welfare by reason of excessive production of traffic or noise per KCC 5-
6-3:G. 

 
3.4.5 Applicant shall provide off-street parking and/or off-street drop off/pick up area 

for all patrons. 
 
3.4.6 Applicant shall maintain an approved fire extinguisher on site at all times. 
 
3.4.7 Applicant shall install safety locks on doors and cabinets where chemicals are 

stored. 
 
3.4.8 Applicant shall install safety devices on all electrical outlets accessible to 

children. 
 
3.4.9 Applicant shall install a door chime on the front door to indicate opening. 
 
3.4.10 Fire District and Central District Health Department inspections are required for 

final sign off; Applicant shall provide Kuna Planning and Zoning with copies of 
said inspections before applying for their Kuna City Home Occupation Business 
License. 

 
3.4.11 In the event the uses or the building located on this parcel is enlarged, expanded 

upon or altered in anyway (even for temporary purposes), the Applicant and any 
future assigns having interest in the subject property, shall seek an amendment 
to the approvals of this Special Use Permit through the Kuna Planning and 
Zoning Department. 

 
3.4.12 This Special Use Permit is valid only if the Conditions of Approval are adhered 

to continuously. In the event the conditions are not followed, the Special Use 
Permit approval may be revoked. 

 
3.4.13 The Special Use Permit shall follow the proposed intent provided on the 

application and divest when the Applicant no longer operates an In-Home 
Daycare and/or no longer has any interest in the property, or the business is 
discontinued for more than one (1) year. The Applicant is obligated to advise 
the city of any changes in ownership or leasing agreements which would affect 
business operation. 

 
3.4.14 The Applicant shall acquire a Kuna Childcare Business License in accordance 

with KCC 3-10, through the Kuna City Clerk’s office once all Conditions of the 
Special Use Permit are met, and shall maintain said license through the renewal 
process during the entirety of the time business is in operation. 

 
3.4.15 The Special Use Permit is not transferable from one parcel to another. 
 
3.4.16 The Applicant shall follow all staff and agency recommendations. 
 
3.4.17 The Applicant shall comply with all local, state and federal laws. 
 
3.4.18 The Applicant shall provide the City with a copy of the Childcare License 

issued by the State of Idaho Health and Welfare Department within 30 days 
after approval and signing of the City’s Findings of Fact and Conclusions of 
Law for the Special Use Permit or the approvals may be revoked. 
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3.4.19 The Applicant shall provide a copy of all subsequent license renewals, Central 
District Health Department and Fire inspections to the Kuna Planning and 
Zoning Department. 

 
IV 

CONCLUSIONS OF LAW 
RE: POWERS AND DUTIES OF THE PLANNING AND ZONING COMMISSION 

 
4.1 City of Kuna is a duly formed Municipal Corporation organized and existing by virtue of the laws 

of the State of Idaho and is organized, existing and functioning pursuant to Chapter 1, Title 50, 
Idaho Code. 

 
4.2 The Kuna Planning and Zoning Commission has the decision-making authority over all 

Legislative Special Use Permit applications as provided in Kuna City Code 1-14-3. 
 
4.3 Kuna City Code 5-6 provides that: 
 
 It is recognized that an increasing number of new kinds of uses appearing daily, and that 

many of these and some other more conventional uses possess characteristics of such 
unique and special nature relative to location, design, size, method of operation, circulation 
and public facilities that each specific use must be considered individually. 

 
 The Planning and Zoning Commission shall hold a Public Hearing on each Special Use 

Permit application as specified in the Official Schedule of District Regulations. The 
Commission may Approve, Conditionally Approve or Deny a Special Use Permit under the 
Conditions as herein specified and considering such additional safeguards as will uphold 
the intent of this Title. 

 
V 

ORDER OF APPROVAL FOR SPECIAL USE PERMIT 
 

 The Kuna Planning and Zoning Commission, having reviewed the above-entitled record, having 
listened to the arguments and presentations at the hearing, and being fully informed in the premises and 
further based upon the Findings of Fact and Conclusions of Law hereinabove set forth, DO HEREBY 
APPROVE: 
 
5.1 Case No. 22-05-SUP (Special Use Permit) for the 790 W Nannyberry In-Home Group Daycare for 

up to twelve (12) children. 
 

BY ACTION OF THE PLANNING AND ZONING COMMISSION of the City of Kuna, at 
its regular meeting held on the 23rd day of August, 2022. 
 

 
 

___________________________________ 
Lee Young, Chairman 
Kuna Planning and Zoning Commission 
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BEFORE THE PLANNING AND ZONING COMMISSION 
OF THE CITY OF KUNA 

 
 

IN THE MATTER OF THE APPLICATIONS OF 
 
 
 
M3 ID VALOR GOLF VILLAGES, LLC 
 
 
 
For a Preliminary Plat and Design Review 
Request for Falcon Crest South Subdivision. 

) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
 

Case Nos. 22-05-S (Preliminary Plat) 
and 22-14-DR (Design Review). 
 
 
FINDINGS OF FACT, 
CONCLUSIONS OF LAW, AND 
ORDER OF RECCOMENDED 
APPROVAL OF PRELIMINARY 
PLAT APPLICATION, AND 
APPROVAL OF DESIGN REVIEW 
APPLICATION. 
_________________________________

 

THESE MATTERS came before the Planning and Zoning Commission for Public Hearing on August 9, 
2022, for receipt and consideration by the Planning and Zoning Commission of these recommended 

Findings of Fact, Conclusions of Law and Order of Decision (FCO’s) for the above referenced 
Applications. The Planning and Zoning Commission does now hereby make and set forth the Record of 

Proceedings, and these recommended Findings of Fact, Conclusions of Law, and Order of Decision. 

I 
RECORD OF PROCEEDINGS 

 
 The record of proceedings of the above-referenced matter consists of the follow, to-wit:  

1.1 Exhibits: 
  

 
 

DESCRIPTION OF EVIDENCE W
ith

dr
aw

n 

R
ef

us
ed

 

Ad
m

itt
ed

 

1.1  Staff Report   X 

 2.1  P&Z Application Coversheet   X 

2.2  Preliminary Plat Application   X 

2.3  Design Review Application   X 

2.4  Narrative   X 

2.5  Vicinity Map   X 

2.6  Legal Description   X 

2.7  Warranty Deed   X 

2.8  Affidavit of Legal Interest – M3 Comp.   X 

2.9  Affidavit of Legal Interest - Falcon Crest Club Partners   X 



FALCON CREST SOUTH FCO – P. 2 

2.10  Neighborhood Meeting Certification   X 

2.11  Commitment to Property Posting   X 

2.12  Subdivision Name Reservation   X 

2.13  Preliminary Plat Revised   X 

2.14  Landscape Plans Revised   X 

2.15  Landscape Plan Illustrative OVERALL Master Plan   X 

2.16  Phasing Plan   X 

2.17  Prelim. Plat Showing Changes from Original Approval   X 

2.18  Maintenance for Common Lots – CC&R’s   X 

2.19  Agency Transmittal   X 

2.20  City Engineer’s Memo    X 

2.21  Ada County Highway District (ACHD)   X 

2.22  Central District Health Department   X 

2.23  COMPASS   X 

2.24  Idaho Transportation Department (ITD)    X 

2.25  Nampa Meridian Irrigation District   X 

2.26  Kuna School District No. 3   X 

 2.27  Commission Kuna Melba News Proof   X 

2.28  Commission 300’ Mailer   X 

2.29  Commission Proof of Property Posting    X 

2.30  Commission Website Notice   X 

 
1.2 Hearings 
 

1.2.1 Planning and Zoning Commission heard this on August 9, 2022. The FCO’s have been 
requested to go to the Planning and Zoning Commission on August 23, 2022.  

 
1.3 Witness Testimony 

 
1.3.1 Those who testified at the Commission’s August 9, 2022, hearing are as follows, to-wit: 

 
1.3.1.1 City Staff: 
 Troy Behunin, Planner III 
  
1.3.1.2 Appearing for the Applicant: 
 Mark Tate, M3 Companies - Testified.  
 
1.3.1.3 Appearing in Favor: 
 None 

 
1.3.1.4 Appearing Neutral: 
 None 
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1.3.1.5  Appearing in Opposition: 
 Robbie Reno, Kuna School District No. 3 – Testified. 

 
 

II 
DECISION 

 
WHEREUPON THE PLANNING AND ZONING COMMISSION being duly informed upon the 

premises and having reviewed the record, evidence, and testimony received and being fully advised in the 

premises, DO HEREBY MAKE THE FOLLOWING RECCOMENDED FINDINGS OF FACT, 

CONCLUSIONS OF LAW, AND ORDER, to-wit: 

III 
FINDINGS OF FACT 

 
3.1 Findings Regarding Notice  
 

3.1.1 Notice Required: Notice has been given in accordance with the City Code and Idaho 
Statutes. 

 
3.1.2 Notice Provided 

 
3.1.2.1 Notice was published for the August 9, 2022hearing on the Preliminary Plat 

for Falcon Crest Golf Villages Subdivision in the Kuna Melba Newspaper, the 
official City of Kuna newspaper, which has general circulation within the 
boundaries of the City, Ada County and Canyon County. 

     
Newspaper Dates Published 

Kuna Melba Newspaper July 20, 2022 
 

3.1.2.2 Notice for the August 9, 2022, hearing containing the description of the 
property proposed to be developed, was mailed on July 20,  2022, to all known 
and affected property owners within at least three hundred (300) feet of the 
boundaries of the area described in the application. 

 
3.1.2.3 Notice for the August 9, 2022, hearing was posted on a sign in accordance with 

Kuna City Code 5-1A-8 on July 28, 2022. A Proof of Property Posting was 
provided to staff on July 28, 2022. 

 
3.1.2.4 Notice for the August 9, 2022, hearing was posted in conspicuous places 

within City Hall on the Foyer’s Bulletin Boards and the City Website. 
 
3.2 Findings Regarding Preliminary Plat and Design Review 

 
3.2.1 The land for proposed subdivision is comprised of two (2) parcels totaling approx. 41 

acres. The parcels include the following:  
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Property Owner Parcel 
Size: 

Current Zone: APN: 

Falcon Crest, LLC 
 

 
36 ac. 

 
C-2, Area Commercial 

 
S1422336100 

Falcon Crest, LLC 

 

 
63.75 

 
R-6 (Medium Density Residential) 
And,  
R-12 (High Density Residential) 

 
S1422315000 

 
3.2.2 The proposal is for a subdivision to include up to 184 lots (172 residential lots, 9 [nine] 

common lots, two [2] shared driveway/common lots and one [1] private road lot. 
 

3.2.3 The existing land uses and zoning district classifications for lands surrounding the subject 
parcels are as follows:  

 

  
 3.2.4 All technical requirements listed in KCC 6-2-3 were provided on the Preliminary Plat. 
 

3.2.5 According to the ACHD report the intersection of Kuna Road and Cloverdale Road is listed 
in the Capital Improvement Plan (CIP) to be reconstructed as a multi-lane round-about with 
2 lanes on the northbound and southbound approaches and 1 lane on the east and westbound 
approaches. Also, Cloverdale Road is listed in the CIP to be widened to 5-lanes from Kuna 
Road to Deer Flat Road between 2036 and 2040. These are both a part of the ACHD 
Integrated Five Year Work Plan (IFYWP. The applicant submitted a Traffic Impact Study 
(TIS) for ACHD’s review and acceptance. 

 
3.2.6 The Roadways to Bikeways Master Plan (BMP) for ACHD identifies Kuna Road as a Level 

3 facility which will be constructed as part of a future ACHD project. 
 
3.2.7 ACHD recommends a dedicated eastbound left-turn lane be constructed on Kuna Road at 

the Ocotillo Lane intersection since this will be warranted with future growth of the area. 
 
3.2.8 Consistent with ACHD action for the 2018 Falcon Crest application, the Applicant should 

be required to dedicate additional Rights-of-way (ROW) to total a min. of 48-feet from 
centerline of Kuna Road abutting the site. ACHD policy is a 5-foot wide sidewalk located 
a min. of 42-feet from centerline of Kuna Road, widen the pavement on Kuna Rd. to a total 
of 17-feet from centerline and construct a 3-foot wide gravel shoulder; if the sidewalk is 
located outside of the dedicated ROW a permanent ROW easement should be provided. 

 
3.2.9 ACHD policy states the lead land use agencies shall establish the requirements for private 

streets. ACHD retains authority and will review the proposed intersection of a private road 

North R-6 
R-12 

Medium Density Residential – City of Kuna 
High Density Residential – City of Kuna 

South RR Rural Residential – Ada County
East R-6 

R-12 
Medium Density Residential – City of Kuna 
High Density Residential – City of Kuna 

West R-6 
C-2 

Medium Density Residential – City of Kuna 
Area Commercial – City of Kuna
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and public street for compliance with ACHD intersection policies and standards. ACHD 
recommends if the City of Kuna approves the private road, the applicant shall be required 
to pave the private roadway a minimum of 20 to 24-feet wide and at least 30-feet into the 
site beyond the edge of pavement of all public streets and install pavement tapers with 15-
foot curb radii abutting the existing roadway edge. ACHD recommends private roads 
should have the following requirements: Designed to discourage through traffic between 
two public streets, graded to drain away from the public streets, and, if a private road is 
gated, the gate or keypad (if applicable) shall be located a min. of 50-feet from the near 
edge of the intersection and a turnaround shall be provided. 

 
3.2.10 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. 
  
 
3.3 Testimony of the City Planner 
 

3.3.1 Conclusions: The City Planner, in a staff report to the Planning and Zoning Commission 
dated August 9, 2022, confirmed a review of the site and records on file at the City of Kuna 
has been completed with the following conclusions:  

  
3.3.1.1 A Pre-Application Meeting was held between the Applicant and the City 

November 3, 2021. The Applicant held a Neighborhood Meeting with 
residents within 300-ft of the proposed project area on October 7, 2021, there 
was one (1) attendee. Neighborhood Meeting Minutes, as well as mailed 
materials have been provided as a part of this application. The proposed 
application was noticed to all property owners within at least 300 feet on July 
20, 2022, and official notice was published in the Kuna Melba News July 20, 
2022, and notice was posted on the City web site as well. 

 
3.3.1.2  This proposed subdivision is another piece of the overall Falcon Crest Master 

Planned Unit Development (PUD) project, which was approved by Council in 
February 2019. Part of this requests includes approx. 22 acres which were 
approved for a Preliminary Plat (Pre Plat) called Falcon Crest Subdivision, in 
February 2019, which has not recorded on a Final Plat. The application before 
the Commission, includes a new Pre Plat request for approx. 22 acres of a 
previously approved preliminary plat. Exhibit 2.16 demonstrates the new Pre 
Plat request and the additional lands for your consideration. 

 
3.3.1.3 Falcon Crest, LLC, and M3 ID Falcon Crest, LLC, the Applicant, requests 

approval to subdivide approx. 41 acres already within the City of Kuna within 
two (2) existing zones; R-6 (MDR) and R-12 (HDR). The Applicant requests 
Preliminary Plat approval in order to subdivide the approximate 41 acres into 
184 total lots (172 single family, nine [9] common, and two [2] common 
driveway lots, and one [1] private road lot. The Applicants proposal is a 
smaller part of a PUD, which applies Mixed-Use components (Commercial 
Zones and other Residential uses) throughout the overall PUD project work 
together to satisfy the Mixed-Use designation on the FLUM. 

 
3.3.1.4 The overall gross density of the project is proposed to be 4.23 dwelling units 

per acre (DUA), overall net density for the residential portion is proposed at 
5.27 DUA. 
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3.3.1.5 The Applicant proposes 5.17 acres, or 12.70% of the total project as open 
space.  The Development Agreement for this PUD allows the Developer to 
apply excess open-space acreages in other parts of the project to be applied to 
plats which may not reach the minimum thresholds for required open space 
stated in KCC 5-17-12-D; in accordance with the recorded Development 
Agreement, Staff views the proposal to be compliant with 5-17-12-D. 

 
3.3.1.6 Staff recommends a stub street be added to proposed Block 7, near Lots 42/43, 

on the southwest side for connectivity to the future project(s) which will 
include commercial on this corner. Staff also recommends a pedestrian 
pathway be provided on the south side, in proposed Block 7, near Lots 65/66 
(mid-block), for continuous pedestrian and non-motorized traffic through the 
project. Both recommendations were discussed at the Pre-application meeting. 

 
3.3.1.7 Works staff conditionally supports the Falcon Crest South Subdivision 

development with conditions of support listed in the Engineers Memo. The 
support is also contingent on the approximately 990 acres will not exceed the 
2.322 residential lots approved in 2018. The Engineers memo states the Falcon 
Crest Subdivision has received approval for construction on 422 residential 
lots out (the approved) 2.322. Before the next approval of any Falcon Crest 
Subdivision phase(s) the New York Lift Station pumps will need to be ordered. 
Planning and Zoning staff recommends the Applicant be required to follow 
Public Works conditions of approval as listed in their memo, and as amended 
as needed. 

 
3.3.1.8 Staff notes sidewalks along classified roads (Arterials) shall be a minimum of 

eight (8) feet wide detached and be located within the public Rights-Of-Way 
(ROW). 

 
3.3.1.9 The Applicant proposes two (2) private driveways and private road for a 

cluster of three (3) lots within the project, Staff recommends the Applicant be 
conditioned to work with the City Engineer for proper easement widths for the 
project as a whole, and in particular the clustered homes near the private 
driveways. Staff highlights if this project is approved, it is the responsibility 
of the Developer to ensure any anticipated buildings fit all buildable lots. Staff 
Notes there appears to be a double Lot 4, Block 5 and recommends the 
Applicant verify there are not more lots than proposed and reflect the accurate 
count on an updated submittal of the Preliminary Plat. 

 
3.3.1.10 The installation of streetlights is a required public improvement listed under 

KCC 6-4-2. The Applicant shall be required to work with staff in order to 
comply with KCC and install street lights a maximum spacing of 250-ft.; the 
final location of street lights will be approved at the time of construction 
document review. Staff notes all streetlights must be designed and installed 
according to “Dark Sky” standards and are required to be LED streetlights. 

 
3.3.1.11 A Design Review application for common areas was included with this 

application. Staff notes the Applicant shall comply with KCC 5-5-5-F and 
install “see-through” fencing along all residential buildable lot property lines 
abutting pathways and greenbelts unless otherwise approved. Fences placed 
between Commercial and Residential uses shall be sight obscuring and adhere 
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to KCC 5-5-5-E. Staff finds the proposed landscaping, buffers and common 
space to be in compliance with Kuna City Code. It is the responsibility of the 
Developer to ensure the landscape buffer widths follow KCC. 

 
3.3.1.12 Additionally, staff notes if this project is approved, at the time of civil plan 

development, landscaping cannot be placed within ten (10) feet of any meter 
pits, pressurized irrigation valves, or ACHD underground facilities. In the 
event landscaping elements are within the locations listed above, those trees 
must be moved to an alternate location, and an updated landscape plan must 
be provided to staff prior to scheduling a landscape inspection. Any elements 
which must be moved to another spot, may not simply be removed. 

 
3.3.1.13 Staff notes on landscape plan a note for tree plantings says “Fold burlap back 

1/4 of the way”, the note shall state “burlap to be removed at least 1/2 way 
down the root ball. Developer shall correct the note and re-submit the 
Landscape Plan. 

 
3.3.1.14 Staff recommends the Developer be conditioned to enter a license agreement 

with ACHD in order to place sod within the ROW between the edge of 
sidewalk and the bottom of the swale for weed control on Kuna Road. 

 
3.3.1.15 The Developer/Owner/Applicant is hereby notified this project is subject to 

Design Review inspections and associated fees. Required inspections (post 
construction), are to verify landscaping compliance prior to requesting 
signature on the Final Plat. 

 
3.3.2 Conditions of Approval: As a result of the review and Commission discussion at the 

Public Hearing, the Planning and Zoning Commission recommends approval of Case No. 
22-05-S (Preliminary Plat), and approves Case No. 22-14-DR (Design Review), with the 
Applicant subject to the following Conditions of Approval: 

 
3.3.2.1 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:  
 
3.3.2.1.1 The City Engineer shall approve the sewer hook-ups. 
 
3.3.2.1.2 The City Engineer shall approve all civil plans. No construction, 

grading, filling, clearing or excavation of any kind shall be 
initiated until the applicant has received approval of the drainage 
plan.  

 
3.3.2.1.3 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”.  
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3.3.2.1.4 The Kuna Fire District shall approve fire flow requirements and/or 
building plans. Installation of fire protection facilities as required 
by Kuna Fire District are required. 

 
3.3.2.1.5 The Kuna Municipal Irrigation System and Boise Project Board 

of Control shall approve any modifications to the existing 
irrigation system. 

 
3.3.2.1.6 Approval from Ada County Highway District (ACHD) shall be 

obtained and Impact Fees must be paid prior to issuance of any 
building permit(s). 

 
3.3.2.1.7 All public rights-of-way shall be dedicated and constructed to 

standards of the City and Ada County Highway District. No public 
street construction may commence without the approval and 
permit from Ada County Highway District. 

 
3.3.2.2 Installation of service facilities shall comply with the requirements of the 

public utility or irrigation district providing the services. All utilities shall be 
installed underground, see KCC 6-4-2-B-22.  

 
3.3.2.3 Compliance with Idaho Code, Section §31-3805 pertaining to irrigation waters 

is required. Irrigation/drainage waters shall not be impeded by any 
construction on site. Compliance with the requirements of the Boise Project 
Board of Control is required. 

 
3.3.2.4 When required, submit a petition to the City (as necessary, confirmed with the 

City Engineer) consenting to the pooling of irrigation surface water rights for 
delivery purposes and request to annex the irrigation surface water rights 
appurtenant to the property over to the Kuna Municipal Pressure Irrigation 
System of the City (KMIS). 

 
3.3.2.5 Connection to City Services (Sewer, and Dom. Water) is required. The 

Applicant shall conform all corresponding Master Plans.  
 
3.3.2.6 The Developer/Owner/Applicant shall be required to participate, as 

determined by the City Engineer, in the development of additional Lift Station 
capacity, and or Water Booster Station. 

 
3.3.2.7 The Developer/Owner/Applicant shall not submit an application for Final Plat 

until the City’s Public Works Director issues a Will-Serve Letter stating the 
City’s appurtenance has capacity to service the proposed development with 
domestic water, and accept the wastewater discharged from the proposed 
development. 

 
3.3.2.8 In the event a Will-Serve Letter is not issued within the time the Applicant is 

required to record a Final Plat, the Applicant shall have good cause and may 
be eligible to receive, pursuant to KCC § 6-2-3 (J), a Time Extension to file a 
Final Plat up to and until a Will-Serve Letter has been issued. 
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3.3.2.9 Buffers, curb, gutter and sidewalk (attached and detached) shall be installed in 
accordance with Kuna City Code Title 5 Chapter 17 and Title 6 Chapter 4. 

 
3.3.2.10 Developer/Owner/Applicant shall work with Ada County Highway District 

and the City of Kuna to complete all required traffic mitigation improvements 
to the surrounding roadways and intersections as detailed in the Ada County 
Highway District staff report. 

 
3.3.2.11 It is the responsibility of the Developer or their engineer to coordinate and 

design for the stricter requirement between agencies and the City of Kuna 
standards for the entire development. 

 
3.3.2.12 Developer/Owner/Applicant shall follow ACHD’s site specific Conditions of 

Approval, unless the City of Kuna’s standards are stricter unless specifically 
approved otherwise. 

 
3.3.2.13 Developer/Owner/Applicant shall work with staff in order to provide final 

locations of street lights as required by Kuna City Code. Street lights for the 
site shall be LED lighting and must comply with Kuna City Code and 
established Dark Sky practices. 

 
3.3.2.14 Fencing within and around the site shall comply with Kuna City Code (unless 

specifically approved otherwise and permitted). 
 
3.3.2.15 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 in public 
Rights-of-Way shall be with approval from ACHD. 

 
3.3.2.16 Landscaping shall not be placed within ten (10) feet of any and all meter pits, 

pressurized irrigation valves and/or ACHD underground facilities and must 
honor all vision triangles. 

 
3.3.2.17 All signage within/for the project shall comply with Kuna City Code, and shall 

be approved through the applicable sign approval process listed in KCC 5-10. 
 

3.3.2.18 Any revisions of the plat are subject to Administrative Determination to rule 
if the revision is substantial. 

 
3.3.2.19 The Developer/Owner/Applicant, and any future assigns having an interest in 

the subject property, shall fully comply with all conditions of development as 
approved by the City Council, or seek amending them through Public Hearing 
processes 

 
3.3.2.20 Developer/Owner/Applicant shall measure all front building setbacks from 

back of sidewalk on all internal local roads.        
 
3.3.2.21 Developer/Owner/Applicant shall provide enough Rights-Of-Way for arterials 

adjacent to each frontage and preserve adequate space for a 20-to-30-foot 
landscape buffer. 
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3.3.2.22 Applicant shall work with the City Engineer for proper easement widths for 
the project as a whole, and in particular the clustered home products with 
private driveway and private road as proposed. 

 
3.3.2.23 It is the responsibility of the Developer to ensure any anticipated residential 

buildings fit any given buildable lot. 
 
3.3.2.24 It is the responsibility of the Developer to create and provide fully functional 

lots for any downstream users. 
 
3.3.2.25 In the event curb and gutter along Classified Roads is prohibited, the 

Developer shall enter a license agreement with ACHD in order to place an 
irrigation source and sod within the Rights-Of-Way between the edge of 
sidewalk and the bottom of the swale for weed control. 

 
3.3.2.26 Developer/Owner/Applicant/Contractors are all hereby notified of Kuna’s 

working hours. Construction of any kind shall only be conducted within the 
hours specified in KCC. Noises and other public nuisances/distractions outside 
of this time frame are subject to lawful penalties. 

 
3.3.2.27 Developer/Owner/Applicant is hereby notified of Kuna’s weed control 

policies and requirements (KCC 8-1-3). Weeds, grasses, vines or other growth 
which endanger property or are over twelve (12) inches in height shall be 
continuously cut down, weeded out, sprayed, burned, removed or destroyed 
throughout all seasons. 

 
3.3.2.28 Develop/Owner/Applicant is hereby notified this project is subject to Design 

Review inspections and associated fees. Required inspections (post 
construction), are to verify landscaping compliance prior to requesting 
signature on the Final Plat. 

 
3.3.2.29 The Landscape Plan (dated 6.21.21) and Preliminary Plat (dated 3.16.22) will 

be considered binding site plans as amended and/or approved. 
 
3.3.2.30 The Applicant shall submit an updated Preliminary Plat prior to the application 

going to City Council reflecting an accurate lot count, correcting Double-Lot 
43, Block 5. 

 
3.3.2.31 Downstream and upstream water users’ rights shall not be impeded. At their 

expense, Developers/Owners/Applicants, are all responsible to maintain and 
honor all historic flows, rights, and access. 

 
3.3.2.32 Developer/Owner/Applicant shall follow staff, the City Engineer’s, and other 

agency recommended requirements as applicable. 
 
3.3.2.33 Developer shall add a pedestrian pathway to Block 7, near Lots 42/43, on the 

southwest side for connectivity. 
 
3.3.2.34 Developer shall add a pedestrian pathway be provided on the south side, in 

proposed Block 7, near Lots 65/66 (mid-block). 
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3.3.2.35 Add the words, “If necessary” to the Engineers memo, 1st page, 2nd paragraph, 
last sentence. 

 
3.3.2.35 Developer/Owner/Applicant and all successors shall comply with all Local, 

State and Federal Laws. 
 
3.4 Other Testimony 
 

3.4.1 8/9/2022 Public Hearing – Mark Tate, M3 Companies, shared an overview of the Falcon 
Crest master planned community, and discussed how the Development Agreement guides 
development and how it will be built over many years. Mr. Tate than provided a power 
point presentation of the project. He described the several community types within the 
project. Mr. Tate explained how part of this request is a re-plat request for a part of the 
previously approved Falcon Crest Subdivision from 2019. He stated there agreement with 
staff proposed conditions. Mr. Tate requested they be conditioned to providing a pedestrian 
access to the commercial, rather than a stub street to prevent pass-through traffic. Mr. Tate 
also requested the Commission add the words, “If necessary” to the Engineers memo, 1st 
page, 2nd paragraph, last sentence. 

 
3.4.2 8/9/2022 Public Hearing –Robbie Reno, Kuna School District No. 3 (KSD), explained how 

the KSD acknowledges this is a 55 and older community; and how they will hold their 
comments until later. 

 
 

IV 
CONCLUSIONS OF LAW 

RE: POWERS AND DUTIES OF THE PLANNING AND ZONING COMMISSION 
 

4.1 City of Kuna is a duly formed Municipal Corporation organized and existing by virtue of the laws 
of the State of Idaho and is organized, existing and functioning pursuant to Chapter 1, Title 50, 
Idaho Code. 

 
4.2 The power of the City of Kuna lies in the Planning and Zoning Commission to hear this matter as 

provided in Idaho Code §50-13 & 67-65, and Kuna City Code 1-14-3.  
 
4.3 The Kuna Planning and Zoning Commission has the exclusive general supervisory authority over 

recommendation of all plat approvals and certification under their jurisdiction as provided in Idaho 
Code §50-1308.  

V 
CONCLUSIONS OF LAW 

RE: APPLICATION FOR PRELIMINARY PLAT 
 

5.1 The City of Kuna has authority to approve Preliminary Plats within its boundaries pursuant to I.C. 
§50-13 & 67-65. 

 
5.2 Kuna City Code, Title 1, Chapter 14, Section 3, states, Preliminary Plats are designated as Public 

Hearings, with the Planning and Zoning Commission as a recommending body and City Council 
as the decision-making body. 

 
5.3 Subdivision regulations as defined in Kuna City Code Title 6 are authorized by I.C. §§ 50-13 & 

67-65 and Article 12, section 2. 
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VI 

ORDER OF RECCOMENDING APPROVAL OF APPLICATION FOR  
PRELIMINARY PLAT 

 
The Kuna Planning and Zoning Commission, having reviewed the above-entitled record, having 

listened to the arguments and presentations at the hearing, and being fully informed in the premises and 
further based upon the Findings of Fact and Conclusions of Law hereinabove set forth, DO HEREBY 
ORDER AND THIS DOES ORDER: 
 
6.1 The Preliminary Plat application (Case No. 22-05-S) is recommended for Approval.   
 
 

VII 
ORDER OF APPROVAL OF APPLICATION FOR DESIGN REVIEW 

 
The Kuna Planning and Zoning Commission, having reviewed the above-entitled record, having 
listened to the arguments and presentations at the hearing, and being fully informed in the premises 
and further based upon the Findings of Fact and Conclusions of Law hereinabove set forth, DO 
HEREBY ORDER:  
 
7.1  The Design Review application (Case No. 22-14-DR) is hereby approved. 
 
 BY ACTION OF THE PLANNING AND ZONING COMMISSION of the City of Kuna at its 
regular meeting held on the 23rd, day of August, 2022. 
 
 
 

____________________________________ 
           Lee Young, Chairman 
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BEFORE THE PLANNING AND ZONING COMMISSION 
OF THE CITY OF KUNA 

 
IN THE MATTER OF THE APPLICATION OF 
 
 
M3 ID GOLF VILLAS LLC 
 
 
For a Design Review of the Robinhood No. 1 
Pool House, Ramada & Trellis. 

) 
) 
) 
) 
) 
) 
) 

Case No. 22-21-DR (DESIGN REVIEW) 
 
 
 
 
FINDINGS OF FACT, CONCLUSIONS 
OF LAW AND ORDER OF APPROVAL 
OF DESIGN REVIEW APPLICATION 

 
THESE MATTERS came before the Planning and Zoning Commission for review and Approval 

or Denial on August 9, 2022, for receipt and consideration by the Planning and Zoning Commission of 
these Findings of Fact, Conclusions of Law and Order of Decision for the above referenced application. 
The Planning and Zoning Commission does now hereby make and set forth the Record of Proceedings, 
and these Findings of Fact, Conclusions of Law, and Order of Decision. 

 
I 

RECORD OF PROCEEDINGS 
 
 The exhibits of the above-referenced matter consist of the following, to-wit:  
 
1.1 Exhibits: 

  
 
 

DESCRIPTION OF EVIDENCE W
ith

dr
aw

n 

Re
fu

se
d 

Ad
m

itte
d 

1.1  Staff Report   X 
2.1  P&Z Application Coversheet   X 
2.2  Design Review Application   X 
2.3  Narrative   X 
2.4  Vicinity Map   X 
2.5  Aerial Map   X 
2.6  Deeds   X 
2.7  Affidavit of Legal Interest   X 
2.8  Site Plan   X 
2.9  Landscape Plan   X 
2.10  Pool House Drawings, Elevations & Renderings   X 
2.11  Ramada & Trellis Drawings   X 
2.12  Agency Transmittal   X 
2.13  Ada County Highway District (ACHD)   X 
2.14  Kuna Police Department (KPD)   X 
2.15  Nampa & Meridian Irrigation District (NMID)   X 
2.16  Public Works Memo   X 
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1.2 Public Meeting 
 

1.2.1 The Planning and Zoning Commission heard this August 9, 2022; these Findings have 
been requested to go before the Commission on August 23, 2022. 

 
1.3 Testimony 
 
 1.3.1 Those who testified at the Commission’s August 9, 2022, meeting are as follows, to-wit: 
 

1.3.1.1 City Staff: 
 Jessica Reid, Planner II 
 
1.3.1.2 Appearing for the Applicant: 
 None 
 

II 
DECISION 

 
WHEREUPON THE PLANNING AND ZONING COMMISSION being duly informed upon the 
premises and having reviewed the record, evidence, and testimony received and being fully advised in the 
premises, DO HEREBY MAKE THE FOLLOWING FINDINGS OF FACT, CONCLUSIONS OF LAW, 
AND ORDER, to-wit: 
 

III 
FINDINGS OF FACT 

 
3.1 Findings Regarding Design Review 
 

3.1.1 The Applicant has submitted a nearly complete application, and following staff review for 
technical compliance, the application appears to be in general compliance with the design 
requirements listed in Kuna City Code Title 5, pending submission of an updated 
Landscape Plan. 

 
3.1.2 Review by Staff and the Commission of the proposed Design Review confirms the 

proposed structures appear appropriate for the subject site. 
  
3.1.3 The Comprehensive Plan designates the future land use designation of the overall subject 

area as Mixed-Use; the Falcon Crest Planned Unit Development (approved by City Council 
January 2019), with R-6 (Medium Density Residential), R-12 (High Density Residential) 
and C-1 (Neighborhood Commercial) zones, thus meeting the intent of a Mixed-Use 
project. 

 
3.1.4 Upon review, staff finds the proposed project is an appropriate fit for the residents of 

Robinhood Subdivision No. 1. 
 
3.1.5 The placement and orientation of the structures, including building façade and colors 

appear to offer a cohesive design with the surrounding area, however, as fencing and 
plantings are not indicated within the Landscape Plan, staff cannot accurately determine 
adequate mitigation of the impact on adjacent properties. 

 
3.1.6 Sidewalks immediately adjacent to the structure and amenity and community sidewalks 

within the surrounding area provide safe pedestrian access. 
 
 
 



ROBINHOOD NO. 1 POOL HOUSE, RAMANDA & TRELLIS – Page 3 of 6 
 

3.2 Testimony of City Staff 
 

3.2.1 Conclusions: Planner II Jessica Reid, in a staff report to the Planning and Zoning 
Commission dated August 9, 2022, confirmed that a review of the site and records on file 
at the City of Kuna has been completed with the following conclusions: 

 
3.2.1.1 Applicant requests Design Review approval for the Robinhood Subdivision 

No. 1 Pool House with associated ramada and trellis. The approximately 800 
SF Pool House on the northeast, is proposed to contain two (2) restrooms and 
storage areas; the approximately 1,046 SF ramada on the southeast is proposed 
to offer shaded seating; and the approximately 484 SF trellis on the northwest 
is proposed to offer an additional seating area. The subject site is Lot 1, Block 
6 of Robinhood Subdivision No. 1, which has yet to be recorded (APN: 
S1422223400); Section 22, Township 2 North, Range 1 East. 

 
3.2.1.2 The subject site is a circular lot surrounded by S Yeoman Place; the site is 

intended to be accessed via pedestrian walkways throughout the Subdivision. 
The Ada County Highway District, in Exhibit 2.13, states the original site-
specific Conditions of Approval for Robinhood Subdivision (Case No. 19-03-
S) also apply to this case. 

 
3.2.1.3 The Applicant proposes an approximately 800 SF Pool House, 1,046 SF 

ramada and 484 SF trellis on Lot 1, Block 6 of the Robinhood Subdivision No. 
1. 

 
3.2.1.4 The proposed pool house will contain two (2) restrooms and a storage area, as 

well as provide an ADA accessible drinking fountain on the exterior, under the 
covered area which faces towards the pool. The pool house façade offers brick 
veneer, vertical board and batten siding, metal soffits and roof, metal doors and 
wood details all in a variety of neutral colors. 

 
3.2.1.5 A ramada (or pergola), opposite the pool house, is proposed to be 10 ft across 

and set onto 12 in by 8 in columns. A 26-gauge standing seam metal deck over 
roofing felt and a stained and sealed 2-in by 6-inch decking; proposed colors 
will match the pool house. The 20 ft by 21-foot 8-inch metal trellis is proposed 
to be constructed near the pool house and will offer an additional shaded 
seating area. Per the drawings, all exposed steel shall be painted prior to 
installation; color will be cohesive with the rest of the proposed project area. 
Staff notes that any and all metal roofing and/or construction requires a hidden 
fastener system. 

 
3.2.1.6  Fencing for the pool area is indicated on the Landscape Plan, however, the 

type, material and height is not; a 3-ft wide swing gate with card reader is 
proposed on the northwest of the pool house. A small section of turf is 
proposed on the southwest portion of the pool area, along with two (2) trash 
receptacles; no other plantings have been indicated on the Landscape Plan. 

 
3.2.1.7  Additionally, on sheet L2.1 of the Landscape Plan, a Marquee Sign Wall is 

indicated. Staff notes the Applicant shall submit an updated Landscape Plan 
with fencing and planting details to Planning and Zoning staff prior to 
installment so that staff may review for compliance with Kuna City Code 
(KCC) Title 5; this updated Landscape Plan shall be submitted prior to 
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submission of building permits. Applicant is also notified that if not yet 
approved, a Sign Review Application shall be submitted for the Marquee Sign 
Wall prior to construction. 

 
3.2.1.8  This proposed pool house, intended to serve only the homeowners within the 

immediate vicinity, will be accessed by pedestrians via community sidewalks; 
no parking stalls are proposed or required. Lighting for the subject site is 
provided via previously installed streetlights. 

 
3.2.1.9  In Exhibit 2.16, Public Works states they can support approval of this Design 

Review request. Public Works also stated the Applicant shall submit Civil 
Plans to pwoffice@kunaid.gov for review and approval prior to applying for 
building permits. 

 
3.2.1.10 Upon complete review, staff finds the application generally complies with Title 

5 of Kuna City Code; Comprehensive Plan Future Land Use Map (FLUM); and 
Idaho Code. Staff would recommend the Planning and Zoning Commission 
Approve Case No. 22-21-DR, with the Applicant being subject to the 
recommended Conditions of Approval listed in Section 3.3 of this report. 

 

3.3 Conditions of Approval: As a result of the review, the Planning and Zoning Commission 
Approved the application with the following Conditions: 
 
3.3.1 The Applicant shall follow all requirements for sanitary sewer, potable water and 

pressurized irrigation connections, and all other requirements of the Kuna Public Works 
Department. Potable/drinking water shall not be used for irrigation purposes per Kuna 
City Code 6-4-2(B)(9). 

 

3.3.2 The Applicant shall obtain written approval of the construction plans from the agencies 
noted below; the approval may be either on agency letterhead referring to the approved 
use, or may be written or stamped upon a copy of the approved plans. All site 
improvements are prohibited prior to approval of these agencies and the issuance of a 
building permit: 
 

3.3.2.1 No construction, grading, filling, clearing or excavation of any kind shall be 
initiated until the Applicant has received approval of the Civil Plan. 

 

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

 

3.3.2.3 The city shall approve any modifications to the existing water, sewer or 
irrigation system. 

 

3.3.2.4 Approval from Ada County Highway District (impact fees), if any, shall be 
paid prior to issuance of building permits. 

 

3.3.3 Developer/Owner/Applicant shall provide engineering certification on all final 
engineering drawings, as applicable. 

 

3.3.4 Developer/Owner/Applicant shall submit Civil Plans to pwoffice@kunaid.gov for review 
to receive formal Civil plan approvals, and the Final Plat shall be recorded prior to 
construction or Building Permit application. 
 

mailto:pwoffice@kunaid.gov
mailto:pwoffice@kunaid.gov
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3.3.5 Developer/Owner/Applicant shall revise building plan notes to reflect “All work shall be 
in accordance with the requirements of the 2018 IBC” and shall update the building plans 
accordingly. 

 
3.3.6 On-site stormwater retention shall be reviewed in conjunction with this Design Review 

and Applicant/Developer shall be required to provide a stormwater disposal and treatment 
plan which accounts for increased on-site storm water runoff volumes; detailed drawings 
of drainage and treatment facilities with supporting calculations for review and approval. 

 
3.3.7 If applicable, Fire Suppression shall be shown on all plans and approved by the Kuna 

Rural Fire District (KRFD). 
 
3.3.8 The Kuna Rural Fire District (KRFD), or KRFD representative, must approve fire access 

to the project before, during, and after construction.  
 
3.3.9 Developer/Owner/Applicant shall verify that existing and proposed elevations match at 

property boundaries such that a slope burden is not imposed on adjacent properties; slopes 
shall not be steeper than 3:1 on lots adjacent to a street or common lot, and no steeper than 
4:1 for lots with common rear lot lines. 

  
3.3.10 Developer/Owner/Applicant shall submit an updated Landscape Plan indicating fencing 

and planting information, to Planning and Zoning staff for approval prior to building 
permit submission. 

 
3.3.11 This development is subject to Architectural and Landscape compliance Design Review 

inspections prior to receiving a Certificate of Occupancy. Design Review inspection fees 
shall be paid prior to requesting staff inspection. 

 
3.3.12 The Developer/Owner/Applicant, and any future assigns having an interest in the subject 

property, shall fully comply with all Conditions of development as approved by the 
Planning and Zoning Commission, or seek amending them through the Design Review 
process. 

 
3.3.13 All required landscaping shall be permanently maintained in healthy growing condition. 

The property owner shall remove and replace unhealthy or dead plant material within three 
(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. 

 
3.3.14 Landscaping shall not be placed within 10 feet of any and all meter pits, pressurized 

irrigation valves and/or ACHD underground facilities, and must honor all vision triangles. 
 
3.3.15 As-built drawings are required at the conclusion of any public facility construction project 

and are the responsibility of the Applicants Engineer. 
 
3.3.16 Developer/Owner/Applicant is hereby notified of Kuna’s weed control policies and 

requirements (KCC 8-1-3). Weeds, grasses, vines or other growth which endanger 
property or are over 12-inches in height shall be continuously cut down, weeded out, 
sprayed, burned, removed or destroyed throughout the seasons. 

 
3.3.17 Developer/Owner/Applicant is hereby notified of Kuna’s working hours. Construction of 

any kind shall only be conducted between 7:00 AM to 11:00 PM; noises and other public 
nuisances/distractions outside of this time frame are subject to lawful penalties. 
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3.3.18 Developer/Owner/Applicant shall follow staff, City Engineer and other agency 
recommended requirements, as applicable. 

 
3.3.19 Developer/Owner/Applicant shall comply with all local, state and federal laws. 

 
IV 

CONCLUSIONS OF LAW 
RE: POWERS AND DUTIES OF THE PLANNING AND ZONING COMMISSION 

 
4.1 City of Kuna is a duly formed Municipal Corporation organized and existing by virtue of the laws 

of the State of Idaho and is organized, existing and functioning pursuant to Chapter 1, Title 50 Idaho 
Code. 

 
4.2 The Kuna Planning and Zoning Commission has the decision-making authority over all Legislative 

Design Review applications as provided in Kuna City Code Title 1, Section 12, Section 3. 
 
4.3 Kuna City Code Title 5, Chapter 4, Section 2 provides that: 
 

This Chapter applies to all proposed development located within the Design Review Overlay 
District which shall include the entire City Limits, and any land annexed into the city after the 
date of adoption hereof. Such development includes, but is not limited to, new Commercial, 
Industrial, Institutional, Office, Multi-Family Residential projects, common areas, subdivision 
signage, proposed conversions, proposed changes in land use and/or building use, or exterior 
remodeling, exterior restoration, and enlargement or expansion of existing buildings, sign or 
sites, requires the submittal of a Design Review application pursuant to this Chapter and fee as 
prescribed from time to time by the City Council. 

  
V 

ORDER OF APPROVAL OF APPLICATION FOR DESIGN REVIEW 
 

 The Kuna Planning and Zoning Commission, having reviewed the above-entitled record, having 
listened to the arguments and presentations at the public meeting, and being fully informed in the 
premises and further based upon the Findings of Fact and Conclusions of Law hereinabove set forth, DO 
HEREBY ORDER AND THIS DOES ORDER: 
 
5.1 Case No. 22-21-DR (Design Review) for the Robinhood No. 1 Pool House, Ramada & Trellis is 

Approved. 
  
 BY ACTION OF THE PLANNING AND ZONING COMMISSION of the City of Kuna at its 
regular meeting held on the 23rd of August 2022. 
 
 
 

 
____________________________ 
Lee Young 
Kuna Planning and Zoning Commission 
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BEFORE THE PLANNING AND ZONING COMMISSION 
OF THE CITY OF KUNA 

 
IN THE MATTER OF THE APPLICATION OF 
 
 
M3 ID RISING SUN LLC 
 
 
For Design Review of the Rising Sun No. 2 
Pool House and Landscaping. 

) 
) 
) 
) 
) 
) 
) 

Case No. 22-22-DR (DESIGN REVIEW) 
 
 
 
 
FINDINGS OF FACT, CONCLUSIONS 
OF LAW AND ORDER OF APPROVAL 
OF DESIGN REVIEW APPLICATION 

 
THESE MATTERS came before the Planning and Zoning Commission for review and Approval 

or Denial on August 9, 2022, for receipt and consideration by the Planning and Zoning Commission of 
these Findings of Fact, Conclusions of Law and Order of Decision for the above referenced application. 
The Planning and Zoning Commission does now hereby make and set forth the Record of Proceedings, 
and these Findings of Fact, Conclusions of Law, and Order of Decision. 

 
I 

EXHIBIT LIST 
 
 The exhibits of the above-referenced matter consist of the following, to-wit:  
 
1.1 Exhibits: 

  
 
 

DESCRIPTION OF EVIDENCE W
ith

dr
aw

n 

Re
fu
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d 

Ad
m

itte
d 

1.1  Staff Report   X 
2.1  P&Z Application Coversheet   X 
2.2  Design Review Application   X 
2.3  Narrative   X 
2.4  Aerial & Vicinity Map   X 
2.5  Deed   X 
2.6  Affidavits of Legal Interest   X 
2.7  Site Plan   X 
2.8  Elevations & Renderings   X 
2.9  Landscape Plan   X 

2.10   Lighting Plan & Cutsheets   X 
2.11  Agency Transmittal   X 
2.12  Nampa & Meridian Irrigation District   X 
2.13  Public Works Memo   X 
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1.2 Public Meeting 
 

1.2.1 The Planning and Zoning Commission heard this August 9, 2022; these Findings have 
been requested to go before the Commission on August 23, 2022. 

 
1.3 Testimony 
 
 1.3.1 Those who testified at the Commission’s August 9, 2022, meeting are as follows, to-wit: 
 
  1.3.1.1 City Staff: 
   Jessica Reid, Planner II 
 
  1.3.1.2 Appearing for the Applicant: 
   None 

 
II 

DECISION 
 
WHEREUPON THE PLANNING AND ZONING COMMISSION being duly informed upon the 
premises and having reviewed the record, evidence, and testimony received and being fully advised in the 
premises, DO HEREBY MAKE THE FOLLOWING FINDINGS OF FACT, CONCLUSIONS OF LAW, 
AND ORDER, to-wit: 
 

III 
FINDINGS OF FACT 

 
 3.1 Findings Regarding Design Review 
 

3.1.1 The Applicant has submitted a complete application, and following staff review for 
technical compliance, the application appears to be in general compliance with the design 
requirements listed in Kuna City Code Title 5. 

 
3.1.2 Review by Staff and the Commission of the proposed Design Review confirms the 

proposed structures appear appropriate for the subject site. 
 
3.1.3 The Comprehensive Plan designates the future land use designation of the overall subject 

area as Medium Density Residential; the subject site is designated R-4 (Medium Density 
Residential. 

 
3.1.4 Upon review, staff finds the proposed project is an appropriate fit for the residents of 

Robinhood Subdivision No. 2. 
 

3.1.5 The placement and orientation of the structure, including building façade and colors appear 
to offer a cohesive design with the surrounding area, and abundant plantings provide 
adequate mitigation of the impact on adjacent properties. 
 

3.1.6 Sidewalks immediately adjacent to the structure and amenity and community sidewalks 
within the surrounding area provide safe pedestrian access. 

 
3.2 Testimony of City Staff 

 
3.2.1 Conclusions: Planner II Jessica Reid, in a staff report to the Planning and Zoning 

Commission dated August 9, 2022, confirmed that a review of the site and records on file 
at the City of Kuna has been completed with the following conclusions: 
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3.2.1.1 The subject site is access by a main subdivision ingress/egress at S Stroebel 
Road and E Odyssey Street, as well as E Thea Drive from Rising Sun 
Subdivision No. 1.  

  
3.2.1.2 Conger Group proposes an approximately 1,254 SF Pool House and associated 

landscaping at 2186 E Thea Drive within Rising Sun Subdivision No. 2. 
 
3.2.1.3 The proposed pool house will contain two (2) restrooms, a storage area and 

ADA accessible bottle filler drinking fountain; the fountain is to be installed 
under the overhang on the south facing elevation which faces the pool. The 
pool house façades are proposed to be a mix of brick veneer, vertical hardie 
board and batten siding, metal fascia and doors, and stucco all in neutral colors, 
as well as wood accents. The north and south elevations propose five (5) 
windows each to be installed while the west elevation provides a double man-
door to access the storage room. Staff finds the proposed structure, building 
materials and colors are in general compliance with Kuna City Code Title 5. 

 
3.2.1.4 Proposed landscaping for the subject site provides turf on the southern portion 

of the parcel, outside of the fencing surrounding the pool. A multitude of 
grasses, perennials, shrubs and trees ring the pool deck providing privacy for 
patrons. Open vision metal fencing is proposed to surround the pool area; the 
fencing will be 6-ft tall square tubing. Two (2) 3-ft wide self-closing man gates 
provide pedestrian access, one (1) on the east and one (1) on the south. There is 
no parking lot associated with this proposal; pedestrians will access the 
amenity via established community sidewalks. Lighting for the site will be 
provided via two (2) sconces mounted on the exterior of the pool house, one (1) 
next to the double man-door, and one (1) at the entry into the restroom; 
previously installed streetlights will also provide additional lighting. Staff finds 
the proposed landscaping and fencing is in general compliance with KCC Title 
5. 

 
3.2.1.5 In Exhibit 2.18, Public Works provides their support for approval of this 

application and notes the civil plans shall be reviewed prior to applying for a 
building permit. 

 
3.2.1.6 Upon complete review, staff finds the application generally complies with Title 

5 of Kuna City Code; Comprehensive Plan Future Land Use Map (FLUM); and 
Idaho Code. Staff would recommend the Planning and Zoning Commission 
Approve Case No. 22-22-DR, with the Applicant being subject to the 
recommended Conditions of Approval listed in Section 3.3 of this report.  

 
3.3 Conditions of Approval: As a result of the review, the Planning and Zoning Commission 

Approved the application with the following Conditions: 
 

3.3.1 The Applicant shall follow all requirements for sanitary sewer, potable water and 
pressurized irrigation connections, and all other requirements of the Kuna Public Works 
Department. Potable/drinking water shall not be used for irrigation purposes per Kuna City 
Code 6-4-2(B)(9). 
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3.3.2 The Applicant shall obtain written approval of the construction plans from the agencies 
noted below; the approval may be either on agency letterhead referring to the approved 
use, or may be written or stamped upon a copy of the approved plans. All site 
improvements are prohibited prior to approval of these agencies and the issuance of a 
building permit: 
 
3.3.2.1 No construction, grading, filling, clearing or excavation of any kind shall be 

initiated until the Applicant has received approval of the Civil Plan. 
 
3.3.2.2 The Kuna Rural Fire District shall approve fire flow requirements and/or building 

plans. Installation of fire protection facilities as required by the Kuna Rural Fire 
District is required. 

 
3.3.2.3 The city shall approve any modifications to the existing water, sewer or irrigation 

system. 
 
3.3.2.4 Approval from Ada County Highway District (impact fees), if any, shall be paid 

prior to issuance of building permits. 
 

3.3.3 Developer/Owner/Applicant shall provide engineering certification on all final 
engineering drawings, as applicable. 

 
332.4 Developer/Owner/Applicant shall submit Civil Plans to pwoffice@kunaid.gov for review 

to receive formal Civil plan approvals, and the Final Plat shall be recorded prior to 
construction or Building Permit application. 

 
3.3.5 Developer/Owner/Applicant shall revise building plan notes to reflect “All work shall bin 

in accordance with the requirements of the 2018 IBC” and shall update the building plans 
accordingly.  

 
3.3.6 On-site stormwater retention shall be reviewed in conjunction with this Design Review 

and Applicant/Developer shall be required to provide a stormwater disposal and treatment 
plan which accounts for increased on-site storm water runoff volumes; detailed drawings 
of drainage and treatment facilities with supporting calculations for review and approval. 

 
3.3.7 If applicable, Fire Suppression shall be shown on all plans and approved by the Kuna 

Rural Fire District (KRFD). 
 
3.3.8 The Kuna Rural Fire District (KRFD), or KRFD representative, must approve fire access 

to the project before, during, and after construction.  
 
3.3.9 Developer/Owner/Applicant shall verify that existing and proposed elevations match at 

property boundaries such that a slope burden is not imposed on adjacent properties; slopes 
shall not be steeper than 3:1 on lots adjacent to a street or common lot, and no steeper than 
4:1 for lots with common rear lot lines. 

  
3.3.10 This development is subject to Architectural and Landscape compliance Design Review 

inspections prior to receiving a Certificate of Occupancy. Design Review inspection fees 
shall be paid prior to requesting staff inspection. 

 

3.3.11 The Developer/Owner/Applicant, and any future assigns having an interest in the subject 
property, shall fully comply with all Conditions of development as approved by the 
Planning and Zoning Commission, or seek amending them through the Design Review 
process. 

 

mailto:pwoffice@kunaid.gov
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3.3.12 All required landscaping shall be permanently maintained in healthy growing condition. 
The property owner shall remove and replace unhealthy or dead plant material within three 
(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. 

 

3.3.13 Landscaping shall not be placed within 10 feet of any and all meter pits, pressurized 
irrigation valves and/or ACHD underground facilities, and must honor all vision triangles. 

 

3.3.14 As-built drawings are required at the conclusion of any public facility construction project 
and are the responsibility of the Applicants Engineer. 

 

3.3.15 Developer/Owner/Applicant is hereby notified of Kuna’s weed control policies and 
requirements (KCC 8-1-3). Weeds, grasses, vines or other growth which endanger 
property or are over 12-inches in height shall be continuously cut down, weeded out, 
sprayed, burned, removed or destroyed throughout the seasons. 

 

3.3.16 Developer/Owner/Applicant is hereby notified of Kuna’s working hours. Construction of 
any kind shall only be conducted between 7:00 AM to 11:00 PM; noises and other public 
nuisances/distractions outside of this time frame are subject to lawful penalties. 

3.3.17 Developer/Owner/Applicant shall follow staff, City Engineer and other agency 
recommended requirements, as applicable. 

 
3.3.18 Developer/Owner/Applicant shall comply with all local, state and federal laws.  

 
IV 

CONCLUSIONS OF LAW 
RE: POWERS AND DUTIES OF THE PLANNING AND ZONING COMMISSION 

 
4.1 City of Kuna is a duly formed Municipal Corporation organized and existing by virtue of the laws 

of the State of Idaho and is organized, existing and functioning pursuant to Chapter 1, Title 50 Idaho 
Code. 

 
4.2 The Kuna Planning and Zoning Commission has the decision-making authority over all Legislative 

Design Review applications as provided in Kuna City Code Title 1, Section 12, Section 3. 
 
4.3 Kuna City Code Title 5, Chapter 4, Section 2 provides that: 
 

This Chapter applies to all proposed development located within the Design Review Overlay 
District which shall include the entire City Limits, and any land annexed into the city after the 
date of adoption hereof. Such development includes, but is not limited to, new Commercial, 
Industrial, Institutional, Office, Multi-Family Residential projects, common areas, subdivision 
signage, proposed conversions, proposed changes in land use and/or building use, or exterior 
remodeling, exterior restoration, and enlargement or expansion of existing buildings, sign or 
sites, requires the submittal of a Design Review application pursuant to this Chapter and fee as 
prescribed from time to time by the City Council. 

  
V 

ORDER OF APPROVAL OF APPLICATION FOR DESIGN REVIEW 
 

 The Kuna Planning and Zoning Commission, having reviewed the above-entitled record, having 
listened to the arguments and presentations at the public meeting, and being fully informed in the 
premises and further based upon the Findings of Fact and Conclusions of Law hereinabove set forth, DO 
HEREBY ORDER AND THIS DOES ORDER: 
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5.1 Case No. 22-22-DR (Design Review) for the Rising Sun No. 2 Pool House & Landscaping is 

Approved. 
  
 BY ACTION OF THE PLANNING AND ZONING COMMISSION of the City of Kuna at its 
regular meeting held on the 23rd of August 2022. 
 
 
 
 

 
____________________________ 
Lee Young 
Kuna Planning and Zoning Commission 
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BEFORE THE PLANNING AND ZONING COMMISSION 
OF THE CITY OF KUNA 

 
 

IN THE MATTER OF THE APPLICATIONS OF

 
 
 
PROVIDENCE PROPERTIES, LLC 
 
For an Annexation, Preliminary Plat, and 
Design Review Request for Riverton 
Subdivision. 

)
)
)
)
)
)
)
)

Case Nos. 21-16-AN (Annexation), 21-11-
S (Preliminary Plat), and 21-36-DR 
(Design Review) 
 
 
STAFF REPORT FOR 
ANNEXATION AND SUBDIVISION 
APPLICATION. 

 

TABLE OF CONTENTS 
 
 

1. Exhibit List 

2. Process and Noticing    

3. Applicants Request 

4. General Project Facts 

5. Transportation and Connectivity 

6. Staff Analysis 

7. Proposed Findings of Fact and Conclusions of Law 

8. Proposed Comprehensive Plan Analysis 

9. Proposed Commission’s Recommendation  

 
 
 
 

I 
EXHIBIT LIST 

 

 The exhibits of the above-referenced matter consist of the following, to-wit:  

1.1 Exhibits: 
  

 
 

DESCRIPTION OF EVIDENCE W
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n 
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ef

us
ed

 

Ad
m

itt
ed

 

1.1  Staff Report   X 

 2.1  Planning and Zoning Application Coversheet   X 
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2.2  Annexation Application   X 

2.3   Preliminary Plat Application   X 

2.4  Design Review Application   X 

2.5  Narrative   X 

2.6  Warranty Deed   X 

2.7  Affidavit of Legal Interest   X 

2.8  Vicinity Map   X 

2.9  Neighborhood Meeting Certification   X 

2.10  Legal Descriptions: Annexation   X 

2.11  Legal Descriptions: R-8 Zone   X 

2.12  Legal Description: C-2 Zone   X 

2.13  Preliminary Plat   X 

2.14  Phasing Plan   X 

2.15  Landscape Plan B&W   X 

2.16  Subdivision Name Reservation   X 

2.17  HOA Maintenance Declaration - CCR’s   X 

2.18  Commitment to Property Posting   X 

2.19  Landscape Plan Illustrative    X 

2.20  Agency Transmittal   X 

2.21  City Engineer’s Memo    X 

2.22  ACHD – Ada County Highway District   X 

2.23  Boise Project Board of Control   X 

2.24  Central District Health Department   X 

 2.25  Department of Environmental Quality   X 

2.26  Kuna Rural Fire District   X 

2.27  Nampa Meridian Irrigation District   X 

2.28  Commission Kuna Melba News Proof 7.20.22   X 

2.29  Commission 300’ Mailer 7.21.22   X 

2.30  Commission Proof of Property Posting    X 

2.31  Commission Website Notice   X 

2.32  Kuna School District No. 3   X 

2.33  Letter Addressing Homeowner Requests    X 

2.34  UPDATED Pre Plat; Follows Commission Recommendations   X 

2.35  UPDATED Pre Plat Engineering; Follows Commission Recommendations   X 

2.36  UPDATED Landscape Plan; Follows Commission Recommendations   X 

2.37  UPDATED Landscape Illustrative; Follows Comm Recommendations   X 

2.38  UPDATED Fence Plan; Follows Commission Recommendations    
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II 
PROCESS AND NOTICING 

 

2.1 Kuna City Code (KCC), Title 1, Chapter 14, Section 3 states that Design Reviews are designated 
as Public Meetings with the Planning and Zoning Commission (acting as Design Review 
Commission), as the decision-making body, while Annexation and Preliminary Plats are designated 
as Public Hearings, with the Planning and Zoning Commission as a recommending body and City 
Council as the decision-making body. These land use applications were given proper public notice 
and followed the requirements set forth in Idaho Code, Chapter 65, Local Land Use Planning Act 
(LLUPA). 

 
 2.1.1 Notifications 
 

2.1.1.1 Neighborhood Meeting:  July 13, 2021 (7 Attendees) and, 
        October 11, 2021 (4 Attendees) 
   

2.1.1.2   Agency Comments Request:  February 4, 2021 
  

2.1.1.3   300 FT Legal Mailer Notice:  July 21, 2022 
 

2.1.1.4   Kuna Melba News Newspaper:  July 20, 2022 
 

2.1.1.5   Site Posted:    July 25, 2022 
 

III 
APPLICANTS REQUEST 

 

3.1 Providence Properties LLC requests Annexation for approx. 38 acres into the City of Kuna with 
the C-2 (Area Commercial), and R-8 (High Density Residential) zoning districts; and requests 
Preliminary Plat approval to subdivide the same lands into 182 single-family lots, 23 common lots, 
1 shared access lot, and four (4) commercial lots. The site is near the northeast corner of the 
intersection of Kuna and Locust Grove Roads, in Section 20, Township 2 North, Range 1 East 
(APN: S1420325708). 

 
IV 

GENERAL PROJECT FACTS 
 

4.1 Site History 
  

4.1.1  The subject site (APN; S1420325708) is located in unincorporated Ada County. 
Historically the subject site has been used for agricultural purposes only. 

  
4.2  Surrounding Land Uses 
  

North RR Rural Residential – Ada County
South RR Rural Residential – Ada County
East RR Rural Residential – Ada County
West RR 

AG 
Rural Residential – Ada County  
Agricultural – City of Kuna
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4.3 Parcel Number, Owner, Parcel Size and Current Zoning  
 

4.3.1 S1420325708 
4.3.1.1 Kuna 38, LLC  
 

4.3.1.2 Approximately 38 acres 
 

4.3.1.3 RR (Rural Residential)  
4.4 Services 
 Sanitary Sewer – City of Kuna 
 Potable Water – City of Kuna 
 Pressurized Irrigation – City of Kuna  
 Fire Protection – Kuna Rural Fire District 
 Police Protection – Kuna Police (Ada County Sheriff’s Office) 
 Sanitation Services – J&M Sanitation 
 
4.5 Existing Structures, Vegetation, and Natural Features 
 

4.5.1 The proposed project site currently has vegetation consistent with that of crop fields. The 
site has an estimated average slope of 1.0% to 1.4%. According to the USDA Soil Survey 
for Ada County, bedrock depth is estimated to be between 20 inches to greater than 60 
inches. 

 
4.6 Environmental Issues 
 

4.6.1 Staff is not aware of any environmental issues, health or safety conflicts beyond being near 
the boundary for the Nitrate Priority Area. Idaho Department of Environmental Quality 
(DEQ) has provided recommendations for surface and groundwater protection practices 
and requirements for development of the site. 

 

4.7 Comprehensive Plan Future Land Use Map 
 

4.7.1 The Future Land Use Map (FLUM) is intended to serve as a guide for the decision-making 
body for the city. The FLUM indicates land use designations generally speaking, it is not 
the actual zone. The Future Land Use Map identifies the proposed project site as Mixed-
Uses. 

 

4.8 Recreation and Pathways Map 
 

4.8.1 The Pathways Master Plan Map indicates a future trail or pathway on the north side of the 
site, and a future Bike route along the Kuna Road frontage. Internal pathways throughout 
the proposed subdivision provide pedestrian and biking connectivity and lead to 
greenspaces/parks. 

 
 

4.9 Agency Responses 

Agency Exhibit No. 
City Engineer Memo 2.20
Ada County Highway District Memo 2.21
Boise Project Board of Control 2.22
Central District Health Department 2.23
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V 
TRANSPORTATION AND CONNECTIVITY 

 
5.1 According to the Ada County Highway District (ACHD) report there are no roadways, bridges or 

intersections in the general vicinity of the project that are in the Integrated Five Year Work Plan 
(IFYWP) or ACHD’s Capital Improvement Plan (CIP). The Applicant submitted a Traffic Impact 
Study (TIS) for ACHD’s review and acceptance. 

 
 The Roadways to Bikeways Master Plan (BMP) for ACHD identifies Kuna Road as a Level 3 

facility and Locust Grove a Level 2 facility that will be constructed as part of a future ACHD 
project. 

 
 ACHD recommends the Applicants proposal to improve Kuna Road with pavement widening, 

gravel shoulders, a borrow ditch, and 8-foot concrete sidewalks meet ACHD’s policy and should 
be approved as proposed. ACHD recommends the Applicant should be required to locate the 
sidewalk a minimum of 31-feet from the centerline of Kuna Road; if the sidewalk is located outside 
of the dedicated Rights-Of-Way a permanent Rights-Of-Way (ROW) easement should be provided. 

 
The Applicant’s proposal to dedicate additional ROW to total 35-feet from centerline of Kuna Road 
meets District policy and should be approved as proposed. The City’s Circulation Plan calls for a 
minimum 74 feet of ROW. As the major East/West corridor for this part of Kuna, and as an Arterial 
Classified Road, Kuna’s staff recommends additional ROW beyond the 35-feet be dedicated and 
improved. 

 
The Applicant’s proposal to dedicate additional ROW to total 35-feet from centerline does not meet 
ACHD policy which requires 78-feet of ROW for Locust Grove Road in accordance with the MSM. 
The applicant should be required to dedicate additional ROW to total 39-feet from centerline. The 
City’s Circulation Plan calls for minimum 74’ of ROW. As the major North/South corridor for this 
part of Kuna, and as an Arterial Classified Road, Kuna’s staff recommends additional ROW beyond 
the 35-feet be dedicated and improved. 
 
The Applicant has proposed to construct a new local roadway, Pine Street, to intersect Locust Grove 
Road approximately 1,240-feet north of Kuna Road, and a new local roadway, Tater Avenue, to 
intersect Kuna Road approximately 930-feet east of Locust Grove Road, which meets ACHD 
policy and should be approved as proposed. 
 
The Applicant has proposed to construct three (3) stub streets. A stub street to the east property 
line, located 1,525-feet north of the site’s south property line. A stub street to the east property line, 
located 790-feet north of the site’s south property line. A stub street on the south property line, 
located 195-feet east of the site’s west property line. All proposed stub streets are less than 150-
feet in length meets District policy and should be approved as proposed. 

 
The Applicant has proposed to construct Rolo Street with horizontal curves as passive traffic 
calming elements. This proposal does not meet ACHD policy, which requires horizontal curves to 

Department of Environmental Quality 2.24
Kuna Rural Fire District Memo 2.25
Nampa & Meridian Irrigation District 2.26
Kuna School District No. 3 2.32
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have deflection angles of a minimum of 45 degrees to be considered traffic calming. The Applicant 
should be required to redesign Rolo Street or install ACHD approved traffic calming prior to plan 
approval. 

 
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. 
ACHD Policy 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. 
 
ACHD states Kuna Road and Locust Grove Road are classified as Minor 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. Kuna Staff believes the importance of these two 
Arterials will increase as Kuna grows and recommends additional ROW dedication beyond a three 
(3) lane minimum. 

 
VI 

STAFF ANALYSIS 
 

6.1 A Pre-Application Meeting was held between the Applicant and the City on July 15, 2021, Planning 
and Zoning, Public Works, and the Kuna School District were in attendance. The Applicant held a 
Neighborhood Meeting with residents within 300 ft of the proposed project area on July 13, and 
October 11, 2021. There were seven (7) residents in attendance for the July meeting and one (1) 
for the October meeting. Neighborhood Meeting Minutes, as well as mailed materials have been 
provided as a part of this application. The proposed application has been noticed to all property 
owners within at least 300 feet on July, 21, 2022, and official notice was published in the Kuna 
Melba News July 20, 2022, and was posted on the City web site as well. 

 
Providence Properties LLC, requests approval to Annex approximately (approx.) 38 acres into the 
City of Kuna using two (2) zones; approx. 34 acres as R-8 High Density Residential (HDR), 4.5 
acres as C-2 (Area Commercial (Comm.). The lands proposed for Annexation are currently in Ada 
County, zoned RR (Rural Residential) and are adjacent to Kuna City Limits with a touch in the 
northwest corner of the site. 
 
The Applicant requests Preliminary Plat approval in order to subdivide the approximate 38 acres 
into 206 total lots (182 single family, 24 common, and four [4] commercial). The Applicant is 
proposing a mixture of residential and commercial zones to comply with the Mixed-Use 
designation on the FLUM. The overall gross density of the project is proposed to be 5.37 dwelling 
units per acre (DUA), overall net density for the residential portion is proposed at 7.14 DUA. 
 
The Applicant’s proposal to dedicate Rights-Of-Way (ROW) totaling 35-feet from centerline of 
Kuna Road does not meet the City’s Circulation Plan minimum of 74’ ROW. As an important 
East/West corridor for this part of Kuna, and with additional developments being contemplated in 
the area, the designation for this corridor likely will change from Minor to Major Arterial. As such, 
staff recommends additional ROW be dedicated as indicated on the Circulation Plan of the City to 
include enough land for a future 5-lane Arterial. The Applicant also proposes adding ROW for a 
total of 35-feet from centerline for Locust Grove Road. As an important North/South corridor for 
this part of Kuna, and with additional developments being proposed and others contemplated, the 
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importance of this corridor likely will increase significantly. As such, staff recommends additional 
ROW be dedicated as indicated on the Circulation Plan of the City. 

 
The Applicant proposes 4.04 acres, or 10.50% of the total project as qualified open space; this area 
does not include required landscape buffers.  KCC 5-17-12-D requires that a minimum 8.50% of 
the developments gross land area shall be used for open space purposes and mutually exclusive of 
required residential buffers. Staff views the proposal to be compliant with 5-17-12-D. Staff 
recommends either a stub street or a pedestrian walkway be added to proposed Block 7 near lot 
19/20, on the southwest side for connectivity to future project(s) which will likely include 
additional commercial to this corner. Staff also recommends a stub street be provided on the east 
side, in proposed Block 10, for vehicular connection with future development. Both 
recommendations were discussed at the Pre-application meeting. 

 
According to Exhibit 2.20, Public Works staff conditionally supports the Riverton Subdivision 
development with conditions of that support listed in Section five (5) of the Engineers Memo. To 
achieve support from the Public Works office, the Developer shall work with the Public Works 
Department to provide adequate pressure through necessary looping and/or a booster station near 
the project as discussed. The Applicant should consult the Public Works Department to discover if 
there are opportunities to team build any necessary infrastructure in order to service this 
subdivision. This area of Kuna involves other projects which will be subject to the same 
requirements, and staff encourages teaming with other developers to share the burden which will 
offset their service demands. The Developer is required to design the domestic water system 
according to the City Engineers requirements. Planning and Zoning staff agrees with Public Works 
recommendations. 
 
The Applicant proposes a private driveway for a cluster of three (3) lots within the project, Staff 
recommends the Applicant be conditioned to work with the City Engineer for proper easement 
widths for the project as a whole, and in particular the clustered homes near the private driveway. 
Staff highlights if this project is approved, it is the responsibility of the Developer to ensure any 
anticipated residential or commercial buildings fit any given buildable lot. 

 
The installation of streetlights is a required public improvement listed under KCC 6-4-2. The 
Applicant shall be required to work with staff in order to comply with KCC and install street lights 
a maximum spacing of 250-feet.; the final location of street lights will be approved at the time of 
construction document review. Staff notes that these streetlights must be designed and installed 
according to “Dark Sky” standards and are required to be LED lights. 
 
A Design Review application for common areas was included with this application. Staff notes the 
northern boundary is in alignment with the existing Kuna Canal; a common lot(s) will be required 
along the northern boundary to accommodate the future paved pathway which is indicated on the 
Master Pathway Map and shall follow the Parks and Recreation standard width as required. Staff 
recommends the Developer place the canal-side of the pathway as far north as possible, in order to 
provide a larger greenspace along the canal. This will offer more protection of the future greenspace 
when weeds are sprayed. Staff notes sidewalks along classified roads (Arterials) shall be a 
minimum of eight (8) feet wide detached and be located within the public Rights-Of-Way (ROW). 
The Applicant shall comply with KCC 5-5-5-F and install “see-through” fencing along all 
residential buildable lot property lines abutting pathways and greenbelts. Fences placed between 
Commercial and Residential uses shall be sight obscuring and follow KCC 5-5-5-E. Staff finds the 
proposed landscaping, buffers and common space to be in compliance with Kuna City Code. It is 
the responsibility of the Developer to ensure the landscape buffer widths follow KCC. Additionally, 
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staff notes if this project is approved, at the time of civil plan development, landscaping cannot be 
placed within ten (10) feet of any meter pits, pressurized irrigation valves, or ACHD underground 
facilities. In the event that locations of landscaping elements are within the locations listed above, 
those trees must be moved to an alternate location, and an updated landscape plan must be provided 
to staff prior to scheduling a landscape inspection. Any elements that must be moved to another 
spot, may not simply be removed. 
Staff recommends the Developer be conditioned to enter a license agreement with ACHD in order 
to place sod within the ROW between the edge of sidewalk and the bottom of the swale for weed 
control on Kuna Road and Locust Grove Roads. 

 

The Developer, Owner and/or Applicant is hereby notified that this project is subject to Design 
Review inspection fees. Required inspections (post construction), are to verify landscaping 
compliance prior to requesting signature on the Final Plat. 

 

Upon review, staff finds the request for Annexation, the proposed Preliminary Plat to be in 
compliance with KCC, and the Design Review for compliance with Title 5 and Title 6 of Kuna 
City Code; Idaho Statute § 67-6511; and the Kuna Comprehensive Plan. if the sewer infrastructure 
improvements recommended by the Public Works department are completed. The Applicant will 
be required to work with Kuna’s staff, ACHD, the Kuna Rural Fire District (KRFD) and any other 
applicable agencies to ensure conformance to each agency’s requirements. If the Planning and 
Zoning Commission recommends approval of Case Nos. 21-16-AN, and 21-11-S (Preliminary 
Plat), and approves Case No. 21-36-DR, the Applicant shall be subject to the Conditions of 
Approval listed in section “IX” (9) of this report, and additional conditions recommended by the 
Planning and Zoning Commission. 
 

 

6.2 Applicable Standards 
 

 6.2.1 City of Kuna Zoning Ordinance, Title 5 
 

 6.2.2 City of Kuna Subdivision Ordinance Title 6. 
 

 6.2.3 City of Kuna Comprehensive Plan FLUM. 
 

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

VII 
PROPOSED FINDINGS OF FACT 

 

Based upon the record contained in Case Nos. 21-16-AN, 21-11-S, and 21-36-DR, including the 
Comprehensive Plan, Kuna City Code, Staff’s Memorandums, including the exhibits, and the testimony 
during the Public Hearing, the Kuna Planning and Zoning Commission hereby (recommends 
Approval/Conditional Approval/Denial) of Case Nos. 21-16-AN, and 21-11-S and 
(Approves/Conditionally Approves/Denies) Case No. 21-36-DR, a request from Providence Properties 
LLC for Annexation for approx. 38 acres into the City of Kuna with a C-2 (Area Commercial), and R-8 
(High Density Residential) zoning districts; and requests Preliminary Plat approval to subdivide the same 
lands into 182 single-family lots, 23 common lots, 1 shared access lot, and four (4) commercial lots. 
 

If the Planning and Zoning Commission wishes to approve, deny or modify specific parts of the Findings 
of Fact and Conclusions of Law as detailed below, those changes must be specified. 
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7.1 Based on the evidence contained in Case Nos. 21-16-AN, 21-11-S, and 21-36-DR this proposal 
does/does not generally comply with Kuna City Code (KCC). 

 

Staff Finding: The Applicant has submitted a complete application, and following staff review for 
technical compliance, the application appears to be in general compliance with the design 
requirements, public improvement requirements, objectives and considerations listed in Kuna City 
Code Title 5 and Title 6, if the sewer infrastructure improvements recommended by the Public 
Works Department are completed. 
 

7.2 The public notice requirements have/have not been met and the Neighborhood Meeting was 
conducted within the guidelines of applicable Idaho Code and City Ordinances. 

 

Staff Finding: The Applicant held a Neighborhood Meeting on July 13, 2021, and October 11, 
2021. seven (7) residents attended the July meeting while one (1) attended the October meeting. 
Neighborhood Notices were mailed out to residents within 300-feet of the proposed project site on 
July 21, 2022, and a legal notice was published in the Kuna Melba Newspaper on July 20, 2022. 
The Applicant posted a sign on the property on July 25, 2022. 
 

7.3 Based on the evidence on file for Case Nos. 21-16-AN, 21-11-S, and 21-36-DR, this proposal 
does/does not generally comply with the Comprehensive Plan. 

 

Staff Finding: The Comp Plan has listed numerous goals for providing a variety of housing 
densities and types to accommodate various lifestyles, ages and economic groups in Kuna, as well 
as the installation of pathways and open space. The proposed zoning districts are C-2, and R-8; The 
Comp Plan Map designates the property as Mixed-Uses. 
 

7.4 The contents of the proposed Annexation, Preliminary Plat, and Design Review applications do/do 
not contain the necessary requirements as listed in KCC 5-13-9, KCC 5-7, KCC 6-2-3, KCC 5-13, 
KCC 5-6, and KCC 5-4: 

 

Staff Finding: Review by Staff of the proposed Annexation, Preliminary Plat and Design Review 
confirms all applicable technical requirements listed in KCC were provided. 

 

7.5 The availability of existing and proposed public services and streets can/cannot accommodate the 
proposed development. 

 

Staff Finding: According to Exhibit 2.20, Public Works staff conditionally supports the Riverton 
Subdivision development with Conditions of that support listed in Section five (5) of the Engineers 
Memo. To achieve support from Public Works, the Developer shall work with the Public Works 
Department to provide adequate pressure through necessary looping and/or a booster station near 
the project as discussed. According to Exhibit 2.21 in the ACHD report, there are no roadways, 
bridges or intersections in the general vicinity of the project that are in the Integrated Five-Year 
Work Plan (IFYWP) or ACHD’s Capital Improvement Plan (CIP). The Applicant submitted a 
Traffic Impact Study (TIS) for ACHD’s review and acceptance. 
 

7.6 The proposed development is/is not in compliance with the City of Kuna Master Utility Plans 
(Sewer/Water/Pressurized Irrigation). 

 

Staff Finding: Correspondence from Public Works recommends the Applicant be required to 
conform to the Master Sewer Plan, Master Water Plan and Master Pressurized Irrigation Plan, 
therefore satisfying this requirement. 
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7.7 The public does/does not have the financial capability to provide supporting services to the 
proposed development. 

 

Staff Finding: Throughout the development of the project and beyond, connection fees, impact fees 
(Fire, Police, Park and Ada County Highway District), and property taxes will be collected, 
therefore satisfying the financial capability to provide supporting services. 

 

7.8 The proposed project does/ does not consider health and safety of the public and the surrounding 
area’s environment. 

 

Staff Finding: Connection to City services, as well as other public improvements such as 
streetlights, fire hydrants, sidewalks, etc. are required to be implemented as a part of this project. 
No major wildlife habitats will be impacted by the proposed development. 

 

7.9 The site landscaping does/does not minimize the impact on adjacent properties through the use of 
screening. 

 

Staff Finding: A 6 foot vinyl fence is proposed around the perimeter of the subdivision where 
permitted.  A Common lot(s) will be required along the northern property line that fronts a future 
segment of a Mid-Mile Collector known as Mason Creek Street to preserve adequate space for a 
20-to-30-foot landscape buffer. 
 

7.10 The Applicant and/or Owner of the property have the right to request a written regulatory taking 
analysis. 

 

Staff Finding: Pursuant to Idaho Code 67-8003, the Owner of private property that is subject of 
such action may submit a written request for a regulatory taking analysis with the City Clerk, not 
more that twenty-eight (28) days after the final decision concerning the matter at issue. The City 
shall prepare a written taking analysis concerning the action if requested. 

 
 

VIII 
PROPOSED COMPREHENSIVE PLAN ANALYSIS 

 

The Kuna Planning and Zoning Commission may accept/reject the Comprehensive Plan components, and 
shall determine if the proposed Annexation, PUD, Rezone, Preliminary Plat, SUP and Design Review 
requests for the site are/are not consistent with the following Comprehensive Plan components: 
 
8.1 Goal Area 1: Kuna will be Economically Diverse and Vibrant. 
 

  Goal 1.A.:  Ensure Land Use in Kuna will support economic development. 
 

  Goal 1.C.:  Attract and Encourage new and existing businesses. 
 

o Objective 1.C.2.:  Create an environment that is friendly to business creation, expansion 
and relocation.  
 Policy 1.C.2.d: Ensure infrastructure and public facilities are in place and parcels 

identified for commercial or industrial are shovel-ready.   
 
8.2 Goal Area 2: Kuna will be a healthy, safe community. 
 

  Goal 2.A.:  Maintain and expand parks and public gathering spaces. 
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o Objective 2.A.2.:  Maintain and expand the pathway and trail network with a focus on 
building connectivity to key activity and population centers that serve all areas of Kuna.  
 
 Policy 2.A.2.a: Ensure the trails and pathways system promotes bike and pedestrian 

connectivity to key activity centers such as schools, parks, retail centers and 
downtown. 
 

 Policy 2.A.2.d: Work with private developers and land Owners to direct expansion of 
the trails and pathways system throughout Kuna. 
 

 Goal 2.B.:  Maintain and expand parks and public gathering spaces. 
 

o Objective 2.B.1.: Maintain and expand the parks system.  
 
 Policy 2.B.1.b: Continue to require neighborhood park development through the 

subdivision development process. 
 

8.3 Goal Area 3: Kuna’s land uses will support a desirable, distinctive and well-designed community. 
 

 Goal 3.D.:  Encourage development of housing options and strong neighborhoods. 
 

o Objective 3.D.1.: Encourage development of housing options for all citizens. 
 

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

 

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

 

 Policy 3.D.2.d: Work to ensure all neighborhoods in Kuna benefit from good 
connectivity through sidewalk, pathway and trail, on-street and transit infrastructure. 

 

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

o Objective 3.G.1.: Ensure land use policies, restrictions, and fees do not violate private 
property rights. 

 

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

 

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

 

8.4  Goal Area 4: Kuna will be a connected community through strong transportation and infrastructure 
systems. 

 

 Goal 4.B.: Increase sidewalk coverage and connectivity and invest in pedestrian facilities to 
increase walkability. 

 

o Objective 4.B.2.: Maintain/expand sidewalks/pedestrian facilities within the community. 
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 Policy 4.B.2.b: Install detached sidewalks and/or protected pedestrian routes/facilities 
along high trafficked roads as development occurs. 
 

 Policy 4.B.2.c: Promote the installation of off-system pedestrian pathways to create 
neighborhood connections and reduce the length of non-motorized transportation routes. 

 
 Policy 4.B.2.g: Coordinate with developers to connect and/or enhance pedestrian 

facilities, including on and off-system pathways, footbridges (across canals, etc.), road 
bridges, sidewalks, pedestrian crossings and wayfinding signage. 

 
8.5 Goal 4.C.: Increase pathway, trail and on-street bicycle facilities. 

 

o Objective 4.C.1.:  Maintain/enhance existing pathways/trails/on-street bicycle facilities. 
 
 Policy 4.C.1.a: Expand the bicycle network as identified in the Kuna Pathways 

Master Plan and ACHD Roadways to Bikeways Plans through land use 
developments and capital improvement projects. 

 

 Policy 4.C.1.e: Coordinate with developers to connect to and/or enhance bicycle 
facility connections, including pathways, non-motorized canal crossings, road 
bridges and wayfinding signage. 

 

o Objective 4.C.2.: Ensure expansion of pathways, trails and on-street bicycle routes. 
 

 Policy 4.C.2.b: Promote the installation of off-system bicycle pathways to create 
neighborhood connections and reduce non-motorized transportation route lengths. 
 

8.6 Goal 4.D.: Promote a connected street network that incorporates mid-mile collectors and crossing 
for improved neighborhood connectivity. 

 

o Objective 4.D.2.: Ensure the continued expansion/development of a classified roads 
system throughout the community. 
 

 Policy 4.D.2.a: Extend and expand Mid-Mile Roads as growth occurs. 
 

 Policy 4.D.2.b: Preserve adequate Rights-Of-Way along all classified roads or 
other approved alternative locations to align roads. 

 
IX  

COMMISSION’S RECCOMENDATION 
 

Note: These motions are for the Approval, Conditional Approval or Denial of the Design Review 
application and the recommendation of Approval, Conditional Approval or Denial of the Annexation and 
Preliminary Plat to the City Council. However, if the Planning and Zoning Commission wishes to Approve 
or Deny specific parts of these requests as detailed in the report, those changes must be specified. 
 
Based upon the record contained in Case Nos. 21-16-AN, 21-11-S, and 21-36-DR, including the 
Comprehensive Plan, Kuna City Code, Staff’s Memorandums, including the exhibits, and the testimony 
during the Public Hearing, the Kuna Planning and Zoning Commission hereby (recommends Approval, 
Conditional Approval or Denial) of Case Nos. 21-16-AN and 21-11-S and (Approves/Conditionally 
Approves/Denies) Case No. 21-36-DR, a request from Providence Properties LLC for Annexation for 
approx. 38 acres into the City of Kuna with a C-2 (Area Commercial), and R-8 (High Density Residential) 
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zoning districts; and requests Preliminary Plat approval to subdivide the same lands into 182 single-family 
lots, 23 common lots, 1 shared access lot, and four (4) commercial lots, subject to the following Conditions 
of Approval: 
 

9.1  The Developer/Owner/Applicant 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: 

   

9.1.1 The City Engineer shall approve all sewer connections. 
 

9.1.2 The City Engineer shall approve all civil plans. No construction, grading, filling, clearing 
or excavation of any kind shall be initiated until the Applicant has received approval of the 
drainage plan. 

 

9.1.3 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”. 

 

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

 

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

 

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

 

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

 

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

 

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

 

9.4 When required, submit a petition to the City (as necessary, confirmed with the City Engineer) 
consenting to the pooling of irrigation surface water rights for delivery purposes and request to annex 
the irrigation surface water rights appurtenant to the property over to the Kuna Municipal Pressure 
Irrigation System of the City (KMIS). 

 

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

 

9.6 The Developer/Owner/Applicant shall be required to participate, as determined by the City 
Engineer, in the development of additional Lift Station capacity, and or Water Booster Station. 

 
9.7 The Developer/Owner/Applicant shall not submit an application for Final Plat until the City’s Public 

Works Director issues a Will-Serve Letter stating the City’s appurtenance has capacity to service 
the proposed development with domestic water, and accept the wastewater discharged from the 
proposed development. 
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9.8 In the event a Will-Serve Letter is not issued within the time the Applicant is required to record a 
Final Plat, the Applicant shall have good cause and be eligible to receive, pursuant to KCC § 6-2-3 
(J), a Time Extension to file a Final Plat up to and until a Will-Serve Letter has been issued. 

 

9.9 Buffers, curb, gutter and sidewalk (attached and detached) shall be installed in accordance with 
Kuna City Code Title 5 Chapter 17 and Title 6 Chapter 4. 

 

9.10 Developer/Owner/Applicant shall work with Ada County Highway District and the City of Kuna to 
complete all required traffic mitigation improvements to the surrounding roadways and intersections 
as detailed in the Ada County Highway District staff report. 

9.11 It is the responsibility of the Developer or their engineer to coordinate and design for the stricter 
requirement between agencies and the City of Kuna standards for the entire development. 

 
9.12 Developer/Owner/Applicant shall follow ACHD’s site specific Conditions of Approval, unless the 

City of Kuna’s standards are stricter. 
 

9.13 Developer/Owner/Applicant shall install a sign at the terminus of every proposed stub street stating 
“these roads will continue in the future”. Developer/Owner/Applicant shall obtain proper language 
from Ada County Highway District. 

 

9.14 Developer/Owner/Applicant shall work with staff in order to provide final locations of street lights 
as required by Kuna City Code. Street lights for the site shall be LED lighting and must comply with 
Kuna City Code and established Dark Sky practices. 

 
9.15 Fencing within and around the site shall comply with Kuna City Code (unless specifically approved 

otherwise and permitted). 
 
9.16 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 in public Rights-of-Way shall be with approval from ACHD. 

 
9.17 Landscaping shall not be placed within ten (10) feet of any and all meter pits, pressurized irrigation 

valves and/or ACHD underground facilities and must honor all vision triangles. 
 
9.18 All signage within/for the project shall comply with Kuna City Code, and shall be approved through 

the applicable sign approval process listed in KCC 5-10. 
 
9.19 If any revisions are made, the Applicant shall provide the Planning and Zoning Staff with a revised 

copy of the Preliminary Plat. Any revisions of the plat are subject to Administrative Determination 
to rule if the revision is substantial. 

 
9.20 The Developer/Owner/Applicant, and any future assigns having an interest in the subject property, 

shall fully comply with all conditions of development as approved by the City Council, or seek 
amending them through Public Hearing processes. 

 
9.21 Developer/Owner/Applicant shall not request Final Plat approval until the City’s Public Works 

Director issues the Will-Serve Letter to the Applicant that the City appurtenance has capacity to 
accept the wastewater discharged from the proposed subdivision. 

 
9.22 Developer/Owner/Applicant shall measure all front building setbacks from back of sidewalk on all 
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internal local roads.        
 
9.23 Developer/Owner/Applicant shall provide enough Rights-Of-Way for Arterials adjacent to each 

frontage and preserve adequate space for a 20-to-30-foot landscape buffer. 
 
9.24  Applicant shall work with the City Engineer for proper easement widths for the project as a whole, 

and in particular the clustered product with private driveway proposed in the R-8 zone. 
 
9.25 It is the responsibility of the Developer to ensure any anticipated residential or commercial buildings 

fit any given buildable lot. 
 
9.26 It is the responsibility of the Developer to create and provide fully functional lots for any 

downstream users. 
 
9.27 In the event curb and gutter along Classified Roads is prohibited, the Developer shall enter a license 

agreement with ACHD in order to place an irrigation source and sod within the Rights-Of-Way 
between the edge of sidewalk and the bottom of the swale for weed control. 

 
9.28 Developer/Owner/Applicant/Contractors are hereby notified of Kuna’s working hours. Construction 

of any kind shall only be conducted within the hours specified in KCC. Noises and other public 
nuisances/distractions outside of this time frame are subject to lawful penalties. 

 
9.29 Developer/Owner/Applicant is hereby notified of Kuna’s weed control policies and requirements 

(KCC 8-1-3). Weeds, grasses, vines or other growth which endanger property or are over twelve 
(12) inches in height shall be continuously cut down, weeded out, sprayed, burned, removed or 
destroyed throughout all seasons. 

 
9.30 Develop/Owner/Applicant is hereby notified that this project is subject to Design Review inspection 

fees. Required inspections (post construction), are to verify landscaping compliance prior to 
requesting signature on the final plat. 

 
9.31 The Landscape Plan (dated 10.12.21) and Preliminary Plat (dated 10.12.21) will be considered 

binding site plans as amended and/or approved. 
 
9.32 Downstream and upstream water users’ rights shall not be impeded. At their expense, 

Developers/Owners/Applicants, are all responsible to maintain and honor all historic flows, rights, 
and access. 

 
9.33 Developer, Owner/Applicant is hereby notified that this project is subject to Design Review 

inspection fees. Required inspections (post construction), are to verify landscaping compliance prior 
to requesting signature on the final plat. 

 
9.34 Developer/Owner/Applicant and all successors shall comply with all Local, State and Federal Laws. 
 
 
DATED this 23rd day of August, 2022. 
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November 10, 2021 

 

Mr. Jace Hellman 

City of Kuna 

Planning and Zoning Department 

751 W. 4th Street 

Kuna, ID 83634 

 

Re:  Riverton Subdivision - Annexation, Zoning and Preliminary Plat Narrative 

 

Dear Mr. Hellman,  

 

As the applicant of Providence Properties, LLC, I am pleased to submit the attached application 

and required supplements for annexation, zoning and preliminary plat for the Riverton 

Subdivision.  

 

Site Information: 

The 38.44 acre site is located at the northeast intersection of S. Locust Grove Rd and E. Kuna Rd 

in eastern Kuna. The site borders City Limits along its western boundary across Locust Grove. 

We conducted a pre application meeting with the City of Kuna on July 15, 2021. This was in 

addition to other informal discussions with staff and local departments. We also conducted two 

neighborhood meetings on July 13, 2021 and October 11, 2021. The neighborhood meetings 

were lightly attended but positive changes came out of conversations with neighbors.   

 

 
 

Current Land Uses: 

The site is currently within Ada County and categorized in the RR zone. The land uses of the site 

and surrounding the site are agricultural and residential. To the west of the site is annexed into 

the City Limits and zoned Agriculture. There is a new large residence on the annexed parcel 



Page | 2 
 

adjacent to the Riverton site. To the south, west and east of the site are small farming operations 

and residences. North of the site is the Kuna Canal and more agriculture land uses.  

 

Comprehensive Plan: 

 

Per the Kuna Future Land Use Map, the subject parcel is demarked as Mixed-Use. Through 

conversations with the City, they said that a suitable use within the comp plat would be 

community commercial along the Kuna Rd frontage and then medium density for the remainder 

of the site. The corresponding map is shown: 

 

 
 

Annexation and Zoning: 

 

Given the subject parcel is outside of the City 

Limits, we are requesting annexation into the 

City. The path of annexation is through the site 

west of the site along Locust Grove. The 

project will take water from the existing line in 

Kuna Rd and connect to sewer services in 

Kuna Rd as well.   

 

We are also requesting to zone the parcel to R-

8 and C-2 designations. The zoning categories 

allow for a traditional single-family 

community. The commercial C-2 designation 

is intended to be for retail and office use.  

 

 

Preliminary Plat: 

 

The preliminary plat for the project is 

comprised of 210 lots including 182 single 

family lots, 4 commercial lots, 23 common lots 
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and 1 common access lot. The project transitions from C-2 commercial zoning at the southern 

end to smaller 40’ wide lots and then to larger 50’ and 60’ lots at the northern end of the 

property. There is a total amount 4.04 acres of qualified open space, which accounts for 11.6% of 

the residential portion of the project.  

 

The gross density of the project is 5.37 dwelling units per acre and 7.14 units per net acre 

(excluding ROW and common areas). This density is within the current Kuna zoning standards 

for R-8 zone, which allows up to 8 units per net acre. The Preliminary plat is shown in the 

following exhibit:  
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Single Family: 

 

Riverton includes 40’, 50’ and 60’ wide lots. The inclusion of the different lot sizes supports a 

diversity of housing options and opens the community to a number of market segments. A detail 

of these housing products is outlined below.  

 

Housing Product: 

 

The 40’ wide lots accommodate our 30’ wide housing product. These best-sellers provide a 

variety of options, configurations and finishes. The home range between 1070 and 1880 square 

feet and include 4 single story plans and 4 two story plans. An example of the 30’ product is 

shown below:  

 

 

Our next set of plans are our 40’ wide plans that fit on 50’ wide lots. We offer 13 total plans in 

this category with sizes ranging between 1,220 and 3,259 square feet. Six plans are single story 

and 7 plans are two story. We offer bonus room options, third car and RV bays where the lot 

width is suitable. An example of the 40’ product is shown below: 
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Our largest plans are the 50’ wide plans that fit on 60’ lots. These 8 plans range between 2010 

and 3293 square feet and feature increase ceiling heights and enlarged rooms. There are 5 single 

story and 3 two story plans in this product set. When the lot width is available, a third car garage 

or RV bay may be added as an option. An example of the 50’ plans are shown below: 

 

 

 

 

Commercial Use: 

 

The project consists of 3.58 acres of commercial use. We are asking for a zoning of C-2 which 

would allow of general commercial use along Kuna Rd. An ideal user would be a medical office, 

retail, or neighborhood restaurant. Working with the City’s Economic Development office, this 

was suitable arrangement of commercial and residential to comply with the “mixed use” 

designation on the Future Land Use map. The goal to have more commercial use in this area is to 

lower the drive-time for Kuna residents to neighboring cities and keep the economic activity and 

tax revenue within Kuna. In providing opportunities for businesses to locate in Kuna supports the 

health of a city as a live-work-play community. 
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Access and Connectivity: 

 

Riverton will have points of access to Kuna Road to the south and Locust Grove to the West. 

There will also be two stub roads to the east of the site and one to the out parcel southwest of the 

site. Within the project there are numerous pedestrian pathways through the green spaces to help 

with pedestrian connectivity within the community.  

 

Landscaping, Open 

Space and 

Amenities: 

 

Overall, the project 

has 4.04 acres of 

qualified open space. 

This qualified open 

space is found in the 

residential portion of 

the project and 

accounts for 11.6% of 

the area that is 

residential use. There 

will be a City pathway 

and greenbelt behind 

the single-family lots 

along the northern 

boundary and between 

the Kuna Canal. This 

will have an asphalt 

pathway and provide a 

space for walking and 

recreation. The project 

will have 3 pocket 

parks on the north, 

central and south end 

of the property. There 

will be a tot lot located 

in the northern park 

area and a dog park in 

the central park area.  

The single family will 

pathways that run 

through the blocks and 

landscaped common 

areas.    
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Conclusion:  

 

Thank you for your consideration of Riverton Submission. In the process of submitting this 

application, we have held multiple meetings with the Planning and Zoning department and all 

other City agencies to build the best version of this community. We held two neighborhood 

meetings to discuss the project and update the neighbors of improvements made with the help of 

their feedback. 

 

We are complying with the city code and not requesting any variances. We are looking forward 

to working with the City to build this exciting community.   

 

 

Sincerely, 

 

 
 

Patrick Connor 

 

Director of Planning and Design 

(208) 695-2001   

pconnor@hubblehomes.com 

701 S. Allen St #104, Meridian, ID 83642 

 

mailto:pconnor@hubblehomes.com
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GENERAL LANDSCAPE NOTES

GENERAL IRRIGATION NOTES

ACHD LANDSCAPE NOTES

DECIDUOUS TREES BOTANICAL / COMMON NAME SIZE MATURE HXW CLASS QTY

ACER PLATANOIDES `CRIMSON KING` 2" CAL. B&B 35`X30` CLASS II 22
CRIMSON KING MAPLE

CARPINUS BETULUS 2" CAL. B&B 50`X40` CLASS II 33
EUROPEAN HORNBEAM

CERCIS CANADENSIS 2" CAL. B&B 30`X25` CLASS I 6
EASTERN REDBUD

LIRIODENDRON TULIPIFERA `EMERALD CITY` TM 2" CAL. B&B 55`X25` CLASS II 26
EMERALD CITY TULIP TREE

PYRUS CALLERYANA `CAPITAL` 2" CAL. B&B 35`X15` CLASS II 20
CAPITAL CALLERY PEAR

EVERGREEN TREES BOTANICAL / COMMON NAME SIZE MATURE HXW CLASS QTY

CEDRUS DEODARA `KARL FUCHS` 6`-8` B&B 15`X8` EVERGREEN 38
FUCHS DEODAR CEDAR

PICEA PUNGENS `HOOPSII` 6`-8` B&B 35`X15` EVERGREEN 33
HOOPSI BLUE SPRUCE

PINUS FLEXILIS `VANDERWOLF`S PYRAMID` 6`-8` B&B 25`X15` EVERGREEN 35
VANDERWOLF`S PYRAMID PINE

OTHER TREES BOTANICAL / COMMON NAME SIZE MATURE HXW CLASS QTY

INDIVIDUAL LOT TREE 2" CAL. B&B CLASS II 182
SCHEMATIC LOCATION
PER THE CITY OF KUNA CODE. INSTALL ONE
TREE PER LOT. INDIVIDUAL LOT TREES SHALL BE
INSTALLED BY THE INDIVIDUAL HOME BUILDER
IN CONJUCTION WITH THE INDIVIDUAL LOT
DEVELOPMENT. THESE TREES ARE NOT THE
RESPONSIBILITY OF THE DEVELOPER.

GROUND COVERS BOTANICAL / COMMON NAME CONT

TURF SOD RHIZOMATOUS SOD 178,446 SF
RHIZOMATOUS TALL FESCUE

OTHER BOTANICAL / COMMON NAME CONT

ARTIFICIAL TURF NONE 1,767 SF
SEE KEY NOTES

SHRUBS AND PERENNIALS - 4,490 SF

PLANT SCHEDULE

SHRUBS  SIZE    MATURE HXW

CARYOPTERIS X CLANDONENSIS `BLUE MIST`  2 GAL.    3`X3`
BLUE MIST SHRUB
JUNIPERUS HORIZONTALIS `BLUE CHIP`  2 GAL.    1`X6`
BLUE CHIP JUNIPER
JUNIPERUS SCOPULORUM `BLUE ARROW`  6`-8` B&B    12`X3`
BLUE ARROW JUNIPER
PHYSOCARPUS OPULIFOLIUS `SUMMER WINE`  2 GAL.    5`X5`
SUMMER WINE NINEBARK
RHAMNUS FRANGULA `FINE LINE`  2 GAL.    6`X3`
FINE LINE BUCHTHORN
ROSA X `NOARE`  2 GAL.    3`X3`
FLOWER CARPET RED GROUNDCOVER ROSE
SPIRAEA X BUMALDA `GOLDFLAME`  2 GAL.    3`X3`
GOLDFLAME SPIREA

ANNUALS/PERENNIALS  SIZE    MATURE HXW

ECHINACEA PURPUREA  1 GAL.    5`X2`
PURPLE CONEFLOWER
HEMEROCALLIS X `STELLA DE ORO`  1 GAL.    1`X2`
STELLA DE ORO DAYLILY
NEPETA X FAASSENII `JUNIOR WALKER`  1 GAL.    1.5` X 4`
JUNIOR WALKER CATMINT
RUDBECKIA FULGIDA `GOLDSTRUM`  1 GAL.    2`X2`
CONEFLOWER
SALVIA NEMOROSA `MAY NIGHT`  1 GAL.    2`X2`
MAY NIGHT SAGE
ZAUSCHNERIA GARRETTII `ORANGE CARPET`  1 GAL.    .5`X2`
HUMMINGBIRD TRUMPET

GRASSES  SIZE    MATURE HXW

CALAMAGROSTIS X ACUTIFLORA   1 GAL.    4`X2`
`KARL FOERSTER`
FEATHER REED GRASS
HELICTOTRICHON SEMPERVIRENS `BLUE OATS` 1 GAL.    3`X3`
BLUE OAT GRASS
MISCANTHUS SINENSIS `MORNING LIGHT`  1 GAL.    5`X4`
EULALIA GRASS
PANICUM VIRGATUM `HEAVY METAL`  1 GAL.    4`X2`
BLUE SWITCH GRASS

PRELIMINARY PLAT LANDSCAPE COVER
0 100 200 300

Plan Scale: 1" = 100'

COMMON LOT TREE REQUIREMENTS (1 TREE/800 SF)

TOTAL COMMON LOT TREES 175 178
LANDSCAPE BUFFER REQUIREMENTS

TOTAL LANDSCAPE BUFFER TREES 31 32
TOTAL TREES REQUIRED/PROVIDED 206 210
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BLOCK 2

KEY NOTES (TYPICAL)

DECIDUOUS TREES BOTANICAL / COMMON NAME SIZE

ACER PLATANOIDES `CRIMSON KING` 2" CAL. B&B
CRIMSON KING MAPLE

CARPINUS BETULUS 2" CAL. B&B
EUROPEAN HORNBEAM

CERCIS CANADENSIS 2" CAL. B&B
EASTERN REDBUD

LIRIODENDRON TULIPIFERA `EMERALD CITY` TM 2" CAL. B&B
EMERALD CITY TULIP TREE

PYRUS CALLERYANA `CAPITAL` 2" CAL. B&B
CAPITAL CALLERY PEAR

EVERGREEN TREES BOTANICAL / COMMON NAME SIZE

CEDRUS DEODARA `KARL FUCHS` 6`-8` B&B
FUCHS DEODAR CEDAR

PICEA PUNGENS `HOOPSII` 6`-8` B&B
HOOPSI BLUE SPRUCE

PINUS FLEXILIS `VANDERWOLF`S PYRAMID` 6`-8` B&B
VANDERWOLF`S PYRAMID PINE

OTHER TREES BOTANICAL / COMMON NAME SIZE

INDIVIDUAL LOT TREE 2" CAL. B&B
SCHEMATIC LOCATION
PER THE CITY OF KUNA CODE. INSTALL ONE
TREE PER LOT. INDIVIDUAL LOT TREES SHALL BE
INSTALLED BY THE INDIVIDUAL HOME BUILDER
IN CONJUCTION WITH THE INDIVIDUAL LOT
DEVELOPMENT. THESE TREES ARE NOT THE
RESPONSIBILITY OF THE DEVELOPER.

GROUND COVERS BOTANICAL / COMMON NAME CONT

TURF SOD RHIZOMATOUS SOD
RHIZOMATOUS TALL FESCUE

OTHER BOTANICAL / COMMON NAME CONT

ARTIFICIAL TURF NONE
SEE KEY NOTES

SHRUBS AND PERENNIALS -

PLANT SCHEDULE

SHRUBS  SIZE    MATURE HXW

FENCE SCHEDULE

PRELIMINARY PLAT LANDSCAPE PLAN
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Plan Scale: 1" = 50'
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BLOCK 10BLOCK 7

BLOCK 8

BLOCK 9

KEY NOTES (TYPICAL)
DECIDUOUS TREES BOTANICAL / COMMON NAME SIZE

ACER PLATANOIDES `CRIMSON KING` 2" CAL. B&B
CRIMSON KING MAPLE

CARPINUS BETULUS 2" CAL. B&B
EUROPEAN HORNBEAM

CERCIS CANADENSIS 2" CAL. B&B
EASTERN REDBUD

LIRIODENDRON TULIPIFERA `EMERALD CITY` TM 2" CAL. B&B
EMERALD CITY TULIP TREE

PYRUS CALLERYANA `CAPITAL` 2" CAL. B&B
CAPITAL CALLERY PEAR

EVERGREEN TREES BOTANICAL / COMMON NAME SIZE

CEDRUS DEODARA `KARL FUCHS` 6`-8` B&B
FUCHS DEODAR CEDAR

PICEA PUNGENS `HOOPSII` 6`-8` B&B
HOOPSI BLUE SPRUCE

PINUS FLEXILIS `VANDERWOLF`S PYRAMID` 6`-8` B&B
VANDERWOLF`S PYRAMID PINE

OTHER TREES BOTANICAL / COMMON NAME SIZE

INDIVIDUAL LOT TREE 2" CAL. B&B
SCHEMATIC LOCATION
PER THE CITY OF KUNA CODE. INSTALL ONE
TREE PER LOT. INDIVIDUAL LOT TREES SHALL BE
INSTALLED BY THE INDIVIDUAL HOME BUILDER
IN CONJUCTION WITH THE INDIVIDUAL LOT
DEVELOPMENT. THESE TREES ARE NOT THE
RESPONSIBILITY OF THE DEVELOPER.

GROUND COVERS BOTANICAL / COMMON NAME CONT

TURF SOD RHIZOMATOUS SOD
RHIZOMATOUS TALL FESCUE

OTHER BOTANICAL / COMMON NAME CONT

ARTIFICIAL TURF NONE
SEE KEY NOTES

SHRUBS AND PERENNIALS -

PLANT SCHEDULE

SHRUBS  SIZE    MATURE HXW

DECIDUOUS TREE PLANTING AND STAKING DETAIL
NTS

SHOVEL CUT EDGE 
NTS

FENCE SCHEDULE

6-FOOT HEIGHT VINYL FENCE
NTS

6-FOOT HEIGHT LATTICE TOP VINYL FENCE
NTS

LARGE TOT LOT (TYPICAL)
NTS

DOG PARK REFERENCE PHOTO
NTS

4' HEIGHT OPEN VISION METAL FENCE
NTS

PRELIMINARY PLAT LANDSCAPE PLAN
0 50 100 150

Plan Scale: 1" = 50'
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1

Patrick Connor

From: Sub Name Mail <subnamemail@adacounty.id.gov>
Sent: Tuesday, April 6, 2021 4:25 AM
To: Patrick Connor
Cc: Aaron L Ballard
Subject: RE: Riverton Subdivision Name Reservation

April 6, 2021 
 
Aaron Ballard, KM Engineering 
Patrick Connor, Hubble Homes 
 

RE: Subdivision Name Reservation:   RIVERTON SUBDIVISION 
 
At your request, I will reserve the name Riverton Subdivision for your project.  I can honor this reservation only as long 
as your project is in the approval process.  Final approval can only take place when the final plat is recorded.   
  
This reservation is available for the project as long as it is in the approval process unless the project is terminated by the 
client, the jurisdiction or the conditions of approval have not been met, in which case the name can be re‐used by 
someone else. 
 
Sincerely, 
 
 

 

Glen Smallwood 
Surveying Technician 
 

Ada County Development Services   
200 W. Front St., Boise, ID 83702  
(208) 287‐7926 office 
(208) 287‐7909 fax 

 
 

From: Patrick Connor <pconnor@hubblehomes.com>  
Sent: Monday, April 5, 2021 9:27 AM 
To: Sub Name Mail <subnamemail@adacounty.id.gov> 
Subject: [EXTERNAL] RE: Subdivision name request 
 
Glen, 
We would like to submit: “Riverton” as our sub name. I am confident that this name has never been used in Ada County. 
 
Thanks, 
Patrick 
 



 

 
 
DECLARATION OF COVENANTS, CONDITIONS AND DOCUMENT V.B.1 
RESTRICTIONS FOR RIVERTON SUBDIVISION – Page 18 BOI_MT2:586961.1 

5.6.1.6.2 Mailboxes and sidewalk abutments around such 
mailboxes, or any service facility, berms, fencing and landscaping abutting common areas, 
public and private streets or land conveyed for any public or quasi-public purpose including, but 
not limited to, bicycle pathways. 

The right to grant such licenses, easements, and rights-of-way is hereby expressly 
reserved to the Association and may be granted at any time prior to twenty-one (21) years after 
the death of the issue of the individuals executing this Declaration on behalf of Grantor who are 
being as of the date hereof. 

5.6.2 Duties. In addition to duties necessary and proper to carry out the 
powers delegated to the Association by this Declaration, and the Articles and Bylaws, without 
limiting the generality thereof, the Association or its agent, if any, shall have the authority and 
the obligation to conduct all business affairs of the Association and to perform, without 
limitation, each of the following duties: 

5.6.2.1 Operation and Maintenance of the Common Area. 
Operate, maintain, and otherwise manage, or provide for the operation, maintenance, and 
management of, the Common Area and Landscape Easement areas (as defined in Section 3), 
including the repair and replacement of property damaged or destroyed by casualty loss. 
Specifically, the Association shall, at Grantor’s sole discretion, operate and maintain all 
properties owned by Grantor which are designated by Grantor for temporary or permanent use by 
Members of the Association. Such properties may include those lands intended for open space 
uses and which may be referred to as “non-buildable” lots per the Plat. Additionally, the 
Association may, in its discretion, limit or restrict the use of the Common Area to the Owners 
residing in the Subdivision. 

5.6.2.2  Maintenance of Berms Retaining Walls and Fences. 
Maintain the berms, retaining walls, fences, and water amenities within and abutting the 
Common Area and Landscape Easement areas. 

5.6.2.3 Taxes and Assessments. Pay all real and personal property 
taxes and Assessments separately levied against the Common Area or against the Property, the 
Association, and/or any other property owned by the Association. Such taxes and Assessments 
may be contested or compromised by the Association, provided, however, that such taxes and 
Assessments are paid or a bond insuring payment is posted prior to the sale or disposition of any 
property to satisfy the payment of such taxes and Assessments. In addition, the Association shall 
pay all other federal, state, or local taxes, including income or corporate taxes levied against the 
Association, in the event that the Association is denied the status of a tax exempt corporation. 

5.6.2.4 Water and Other Utilities. Acquire, provide, and/or pay 
for water, sewer, garbage disposal, refuse and rubbish collection, electrical, telephone, and gas, 
and other necessary services, for the Common Area, and manage for the benefit of the Property 
all domestic, irrigation, and amenity water rights and rights to receive water held by the 
Association, whether such rights are evidenced by license, permit, claim, stock ownership, or 
otherwise. The Association shall maintain, repair, and operate any sewer lift stations located on 
the Property. 

jreid
Highlight







Agency Notification 
 

February 4, 2022  
 

Notice is hereby given by the City of Kuna that the following action(s) are under consideration: 
 

File Numbers &  
Case Name: 

21-16-AN (Annexation) & 21-11-S (Preliminary Plat) – Riverton Subdivision (And a 
possible DA). 

Project 
Description 

KM Engineering, on behalf of Providence Properties, requests approval for Annexation 
of approx. 37.83 ac. into Kuna City and proposing up to 33.69 ac. as R-8 Medium 
Density Residential, and up to 4.76 ac. as C-2 (Area Commercial) zones; and requests 
Preliminary Plat approval to subdivide the same lands into 182 single-family lots, 24 
common lots, and four (4) commercial lots. The site is in Section 20, Township 2 North, 
Range 1 East (Parcel numbers: S1420325708).

Site Location 
 

Near the NEC of Locust Grove and Kuna Roads., Kuna, ID 83634.  

Applicant 
 

Providence Properties 
Patrick Connor 
701 S Allen St. Ste. 104 
Meridian, ID 83642 
208.695.2001 
PConnor@hubblehomes.com  
 

Representative 

KM Engineering 
5725 N Discovery Way 
Boise, ID, 83713 
208.639.6939 
Meerr@kmengineering.com  
 

Tentative Public 
Hearing Date 

P & Z Commission Public Hearing: Tuesday, May 10, 2022 
6:00 PM 
Council Chambers at Kuna City Hall, 751 W. 4th Street, Kuna, ID 83634 

Staff Contact 
 

Troy Behunin, Senior Planner 
Kuna Planning and Zoning Department 
208.922.5274 
TBehunin@kunaid.gov  

Enclosed is information to assist you with your consideration and response. All comments as to how this action may 
affect the service(s) your agency provides, is greatly appreciated. Please contact staff with any questions. If your 
agency needs different or additional information to review and provide comment’s please notify our office and 
they will be sent to you. If your agency needs additional time for review, please let our office know as soon as 
possible. No response within 15 business days will indicate you have no objection or comments for this project. 

 

Planning & Zoning Department 

City of Kuna 
P.O. Box 13 

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

Fax:   (208) 922-5989 
 www.kunacity.id.gov 
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MEMORANDUM 

To:           Doug Hanson      ‐ Planning and Zoning Director 

From:    Brady Barroso      ‐ Engineering Technician I 

Catherine Feistner    ‐ Assistant City Engineer  

Date:     28 June 2022 

RE:           Public Works Comments 

Riverton Subdivision, 21‐16‐AN (Annexation), 21‐11‐S (Preliminary Plat) 

 

The Riverton Subdivision, 21‐16‐AN, 21‐11‐S, annexation, and preliminary plat request dated 4 February 

2022 has been reviewed. The applicant wishes to annex with City of Kuna (City) R‐8 (medium density 

residential), and C‐2 (area commercial) zone. These comments apply to the application as they affect 

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

 

Public Works staff can support this annexation and preliminary plat on the conditions that adequate water 

pressure is achieved per DEQ’s recommended pressure and a pressurized irrigation pump and pond is 

designed and constructed. The applicant is currently proposing a pressurized irrigation pump and pond 

and is in communications with Public Works to achieve water pressures. 

 

Comments may be expanded or refined in connection with the future land‐use actions.   

 

1) Inspection & Fees 

a) An inspection fee will apply to inspect the final construction of water, sewer, and irrigation 

facilities associated with this development. 

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

provide sufficient inspection to certify to DEQ that the project was completed in accordance 

with approved plans and specifications and to provide accurate as‐built drawings to the City. 

c) All applicable utility inspection and utility flow modeling fees shall be paid by the developer in 

accordance with City of Kuna Resolution R57‐2021. Payment is due and payable prior to the 

pre‐construction meeting. 

d) The Kuna Rural Fire District’s fees can be found on their website. Payment is due and payable 

prior to the preconstruction meeting. 

 

2) General 

a) The applicant requests approximately 38 acres to be annexed into the City. 

CITY OF KUNA 
P.O. BOX 13 

KUNA, ID  83634 
www.kunacity.id.gov 

Catherine Feistner, E.I.T. 
Assistant Kuna City Engineer 

 
Brady Barroso 

Engineering Technician I 
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b) Equivalent Dwelling Units (EDUs) are reckoned at approximately 3.18 people per household. 

The resultant projected population for this subdivision is approximately 579. Commercial 

EDUs will be determined at the time a building permit is issued. 

c) At least two access points are required in Phase I and subsequent phases per Kuna Rural Fire 

District (KRFD) or no more than thirty (30) certificates of occupancy will be issued. 

d) Areas for outside activities are incorporated into the project. Connection to the City of Kuna 

pathways presents a long‐term goal that should be considered. 

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

f) Elevations shall be actual NAVD 88 datum elevations. A localized elevation system is not 

acceptable. 

g) All positional information shall be from the most recent state plane coordinate system. 

h) Provide engineering certification on all final engineering drawings. 

i) The City of Kuna requires streetlights in all subdivisions. Streetlights are required along arterial 

roads bordering the subdivision, at the entrances of the subdivision, at intersections, and at 

every 250’ interval. Streetlights should be coincident with Fire Hydrants whenever possible. 

j) Fire suppression shall be available and approved by KRFD. 

k) No building permits will be issued and no construction can begin without adequate fire 

protection. 

 

3) Right‐of‐Way 

a) Sufficient right‐of‐way for existing and future classified streets shall be provided pursuant to 

City & ACHD standards. 

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

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

d) All City mainlines crossing proposed lots or located on the backs or sides of lots shall have 

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

e) The KRFD Deputy Fire Marshal, or the representative, must approve fire access to the 

subdivision. 

f) Roads must continue to and through to the next road connection to promote connectivity 

throughout the City. 

 

4) Sanitary Sewer Connection  

a) The applicant’s property is not connected to City services. The closest possible connection to 

gravity sewer is located on the south boundary of the property in E Kuna Rd. 

b) City code 5‐16‐3‐B.2 states public sewer utilities shall be extended to each parcel when sewer 

is available within three hundred (300) feet of the parcels. 

c) All existing sewage treatment facilities (septic tank and drain field) must be decommissioned 

in accordance with Idaho Department of Environmental Quality (DEQ) requirements. 

Documentation shall be provided to the City of Kuna. 

d) Sewer must provide connectivity for surrounding developments. 

e) No cleanouts are permitted at the end of runs in lieu of manholes per Kuna City Code 6‐4‐2‐

B.14. 

f) All sewer infrastructure must meet or exceed City of Kuna requirements. 

g) Sewer flow models will be required to verify and accommodate pipe sizes. The associated 

costs shall be paid by the developer.  



Riverton – 21-16-AN, 21-11-S  Page 3 of 4 

 
 

h) Sewer connection fees apply to each lot containing a home or other facility. 

i) This application shall conform to the sewer masterplan as applicable. The sewer master plan 

specifies minimum pipe sizes and supports the “to and through” utility policy. 

 

5) Potable Water Connection 

a) Existing infrastructure cannot provide adequate water pressure for this development. The 

applicant shall be required to provide adequate water pressure for this development and may 

be required to design and construct any necessary looping, a well, and/or a booster station. 

b) The applicant’s property is not connected to City services. The closest connection to water is 

located on the south boundary of the property in E Kuna Rd. The applicant shall be required to 

design and construct water main line in N Locust Grove Rd. 

c) Water flow models will be required to verify and accommodate adequate water supply and 

fire suppression. The associated costs shall be paid by the developer.  

d) City code 5‐16‐3‐B.2 states public water utilities shall be extended to each parcel when water 

is available within three hundred (300) feet of the parcels. It is expected the applicant will 

connect to City water services, in accordance with the City’s “to and through” policy in Kuna 

City Code 6‐4‐2. 

e) All existing wells shall be abandoned in accordance with Idaho Department of Water 

Resources (IDWR) requirements. Documentation shall be provided to the City of Kuna. 

f) All water infrastructure must meet or exceed City of Kuna requirements. 

g) Water connection fees apply to each lot containing a home or other facility. 

h) Fire hydrants are required in a layout acceptable to the KRFD. 

 

6) Pressurized Irrigation 

a) The applicant’s property is not connected to City services. The closest connection to 

pressurized irrigation is located approximately 0.5 miles to the west in E Kuna Rd. This 

development is not planning to connect and will opt to design and construct a stand‐alone 

pressurized irrigation pump and pond until future developments are closer. The applicant shall 

be required to design and construct pressure irrigation main line along N Locust Grove Rd and 

E Kuna Rd. 

b) Relying on drinking water for irrigation purposes is contrary to City Code 6‐4‐2‐B.9. 

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

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

the irrigation ditch company/users. 

e) Pressurized irrigation flow model will be required to verify and accommodate adequate 

pressurized irrigation supply. All associated costs shall be paid by the developer.  

 

7) Grading and Storm Drainage 

a) Provide a grading and drainage plan which supports and maintains all upstream drainage 

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

b) The City of Kuna relies on the ACHD Stormwater Policy Manual to establish the requirements 

for design of private storm water disposal systems. 

c) Verify that existing and proposed elevations match at property boundaries such that a slope 

burden is not imposed on adjacent properties. Slopes shall not be steeper than 3:1 on lots 
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adjacent to a street or common lot and no steeper than 4:1 for lots with common rear lot 

lines.   

d) Runoff from public right‐of‐way is regulated by ACHD. On site storm water retention shall be 

reviewed in conjunction with the City’s Civil Engineering Construction Improvements Review. 

Provide a storm water disposal & treatment plan which accounts for increased on‐site storm 

water runoff volumes. Provide detailed drawings of drainage & treatment facilities with 

supporting calculations for review and approval. 

e) Sidewalks, curb and gutter, street widening and any related storm drainage facilities, 

consistent with city code and policies, shall be provided in connection with property 

development. 

 

8) As‐Built Drawings 

a) As‐built (record) 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.   

b) Correct and verified as‐built (record drawings) drawings will be required before occupancy or 

final plat approval is granted. 

 

9) Exhibits 

a) No maps are included to support Public Works comments.  
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Development Services Department 

 
Project/File:  Riverton Subdivision/ KPP22-0003/ 21-16-AN/ 21-11-S 

This is an annexation and rezone application to annex 37.83 acres into the City of 
Kuna and a preliminary plat application to develop 210 lots. This application includes 
a development agreement with the City of Kuna. 

Lead Agency: City of Kuna 

Site Address: N Locust Grove Road  

Staff Approval: May 16th, 2022 

Applicant: Patrick Connor 
 Providence Properties 
 701 S Allen Street, Suite 104 
 Meridian, ID 83642 
  
Representative: Matthew Derr 
 KM Engineering 
 5725 N Discovery Way 
 Boise, ID 83713 
  
Staff Contact:  Kelly Bruner 
 Phone: (208)387-6132 
 E-mail: kbruner@achdidaho.org 

A.  Findings of Fact 
1. Description of Application: This is an annexation and rezone application to annex 37.83 acres 

into the City of Kuna with R-8 and C-2 zoning and a preliminary plat application to develop 182 
residential lots, 24 common lots, and 4 commercial lots. This application includes a development 
agreement with the City of Kuna. 

This applicant’s proposal is consistent with the City of Kuna’s future land use map, which 
designates this area as Mixed Use. 

2.  Description of Adjacent Surrounding Area: 
Direction Land Use Zoning 
North Medium Density Residential RR – Rural Residential (Ada County) 
South Mixed Use RR – Rural Residential (Ada County) 
East Mixed Use RR – Rural Residential (Ada County) 
West Mixed Use RR – Rural Residential (Ada County) 

 
3. Site History: ACHD has not previously reviewed this site for a development application. 
4. Adjacent Development: The following developments are pending or underway in the vicinity of the 

site: 

Vicinity Map 

 

mailto:kbruner@achdidaho.org
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• Rising Sun West, a mixed-use development for 112 lots on 42 acres located west of the site 
was approved by ACHD on March 10th, 2022. 

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

6. New Center Lane Miles: The proposed development includes 1.4 centerline miles of new public 
road. 

7. Impact Fees: There will be an impact fee that is assessed and due prior to issuance of any building 
permits. The assessed impact fee will be based on the impact fee ordinance that is in effect at that 
time. The impact fee assessment will not be released until the civil plans are approved by ACHD. 

8. Capital Improvements Plan (CIP)/ Integrated Five Year Work Plan (IFYWP): 
There are no roadways, bridges or intersections in the general vicinity of the project that are in the 
Integrated Five Year Work Plan (IFYWP) or the District’s Capital Improvement Plan (CIP). 

9. Roadways to Bikeways Master Plan: ACHD’s Roadways to Bikeways Master Plan (BMP) was 
adopted by the ACHD Commission in May of 2009 and was update in 2018. The plan seeks to 
implement the Planned Bicycle Network to support bicycling as a viable transportation option for 
Ada County residents with a wide range of ages and abilities,  maintain bicycle routes in a state of 
good repair in order to ensure they are consistently available for use, promote awareness of existing 
bicycle routes and features and support encouragement programs and to facilitate coordination and 
cooperation among local jurisdictions in implementing the Roadways to Bikeways Plan 
recommendations. 

The BMP identifies Kuna Road as a Level 3 facility and Locust Grove a Level 2 facility that will be 
constructed as part of a future ACHD project.  

B.  Traffic Findings for Consideration 
1. Trip Generation: This development is estimated to generate 1,571 vehicle trips per day and 126 

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

2. Traffic Impact Study  
CR Engineering, Inc. prepared a traffic impact study for the proposed Riverton Subdivision. Below 
is an executive summary of the findings as presented by CR Engineering, Inc. The following 
executive summary is not the opinion of ACHD staff. ACHD has reviewed the submitted traffic 
impact study for consistency with ACHD policies and practices, and may have additional 
requirements beyond what is noted in the summary.  ACHD Staff comments on the submitted traffic 
impact study can be found below under staff comments. 
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Staff Comments/Recommendations: Staff comments are provided by District Traffic Services 
and Development Review staff. 

a. Policy 
Mitigation Proposals: Mitigation recommendations shall be provided within the report. At a 
minimum, for each roadway segment and intersection that does not meet the minimum 
acceptable level of service planning threshold or v/c ratio, the report must discuss feasible 
measures to avoid or reduce the impact to the system. To be considered adequate, measures 
should be specific and feasible. Mitigation may also include: 

• Revision to the Phasing Plan to coincide with the District’s planning Capital Projects. 

• Reducing the scope and/or scale of the project. 
Alternative Mitigation Measures:  7106.7.3 states that if traditional mitigation measures 
such as roadway widening and intersection improvements are infeasible as determined by 
ACHD, the TIS may recommend alternative mitigation measures. Alternative mitigation 
measures shall demonstrate that impacts from the project will be offset. 

• If the impacted roadway segments and/or intersections are programmed as funded in 
the Integrated Five Year Work Plan (IFYWP) or the Capital Improvements Plan (CIP); 
no alternative mitigation is required.  
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• If the impacted roadway segments and/or intersections are not programmed in either 
the IFYWP or the CIP; the applicant may (i) analyze the shoulder hour and (ii) provide 
a safety analysis to determine alternative mitigation requirements. 

o If the impacted roadway segments and intersections meet the minimum 
acceptable level of service planning thresholds in the shoulder hour the 
applicant may suggest feasible alternative mitigation such as: sidewalks, bike 
facilities, connectivity, safety improvements, etc. within 1.5 miles of the 
proposed development. 

o If the shoulder hour planning thresholds are exceeded the applicant may 
request to enter into a Development Agreement and pay into the Priority 
Corridor Fund an amount determined by the ACHD to offset impacts from the 
project. 

• Alternative Mitigation may also include: 
o Revision to the Phasing Plan to coincide with the District’s future Capital 

Projects.   
o Reducing the scope and/or scale of the project.  

Level of Service Planning Thresholds: District Policy 7206.4.1 states that, Level of Service 
Planning Thresholds have been established for principal arterials and minor arterials within 
ACHD’s Capital Improvement Plan and are also listed in section 7106. Unless otherwise 
required to provide a Traffic Impact Study under section 7106, a proposed development with 
site traffic less than 10% of the existing downstream roadway or intersection peak hour traffic 
shall not be required to provide mitigation for a roadway or intersection that currently exceeds 
the minimum acceptable level of service planning threshold or V/C ratio.   

Average Daily Traffic (ADT): District Policy 7207.3.1 states that ADT on new and existing local 
streets should typically be less than 2,000. This ADT applies to both existing and new streets. 
For new streets that are stubbed to connect to adjacent land that is not fully developed, the 
allowable ADT for the new street will typically be no more than 1,000 ADT, to accommodate 
future additional traffic from the adjacent land, depending on the location and type of the stub 
street and the location and size of the adjacent undeveloped land. When stub streets are 
connected and properties fully developed, local streets should not exceed 2,000 ADT. 

b. Staff Comments/Recommendations: Staff has reviewed the submitted traffic impact study 
(TIS) and generally agrees with the findings and recommendations. The following sections list 
the recommended improvements based on the study and District policy. 

Deer Flat Road/ Meridian Road Intersection: 
The intersection of Deer Flat Road and Meridian Road meets ACHD’s level of service planning 
thresholds with the exception of the eastbound left-turn lane, which operates with a V/C ratio in 
excess of 1.00 under existing traffic conditions. The TIS recommends that an additional 
eastbound left-turn be constructed at this intersection to mitigate existing traffic conditions.  

This site contributes 4.3% of PM peak hour traffic to the Deer Flat Road/ Meridian Road 
intersection. District Level of Service Planning Threshold Policy requires sites that contribute 
10% or more to a failing intersection to construct required mitigations. Therefore, staff will not 
require the additional eastbound left-turn lane required by the TIS to be construct with this 
development.  

All other study intersections/roadway segments meet ACHD’s LOS planning thresholds for 2027 
total traffic conditions.  
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3. Condition of Area Roadways 
Traffic Count is based on Vehicles per hour (VPH) 

 

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

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

• The average daily traffic count for Kuna Road west of Cloverdale Road was 3,176 on 
08/05/20.   

• The average daily traffic count for Locust Grove Road north of Kuna Road was 575 on 
05/15/19.   

C. Findings for Consideration 
1. Kuna Road 

a. Existing Conditions: Kuna Road is improved with 2-travel lanes, 26-feet of pavement (13-feet 
from centerline), and no curb, gutter or sidewalk abutting the site. There is 50-feet of right-of-
way for Kuna Road (26-feet from centerline). 

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

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

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

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

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

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

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 

Roadway Frontage Functional 
Classification 

PM Peak 
Hour 

Traffic Count 

PM Peak 
Hour Level of 

Service 

Kuna Road 785-feet Minor Arterial 206 Better than “E” 

Locust Grove Road 530-feet Minor Arterial 57 Better than “E” 
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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 Kuna Road is designated in the MSM as a 
Residential Arterial with 2-lanes and on-street bike lanes, a 34-foot street section within 70-feet 
of right-of-way. 

c. Applicant Proposal: The applicant has proposed to improve Kuna Road with pavement 
widening to total 17-feet from centerline, a 3-foot wide gravel shoulder, borrow ditch, and an 8-
foot wide concrete sidewalk.  

The applicant has also proposed to dedicate additional right-of-way to total 35-feet from 
centerline of Kuna Road abutting the site.  

d. Staff Comments/Recommendations: The applicant’s proposal to improve Kuna Road with 
pavement widening, gravel shoulders, a borrow ditch, and 8-foot concrete sidewalks meet 
District policy and should be approved as proposed.  

The applicant should be required to locate the sidewalk a minimum of 31-feet from the centerline 
of Kuna Road. If the sidewalk is located outside of the dedicated right-of-way a permanent right-
of-way easement should be provided.  

The applicant’s proposal to dedicate additional right-of-way to total 35-feet from centerline of 
Kuna Road meets District policy and should be approved as proposed.  

2. Locust Grove Road 
a. Existing Conditions: Locust Grove Road is improved with 2-travel lanes, 25-feet of pavement 

(12-feet from centerline), and no curb, gutter or sidewalk abutting the site. There is 44-feet of 
right-of-way for Locust Grove Road (24-feet from centerline). 

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

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

Street Section and Right-of Way Width Policy: District Policy 7205.2.1 & 7205.5.2 states that 
the standard 3-lane street section shall be 46-feet (back-of-curb to back-of-curb) within 70 feet 



 7      Riverton Subdivision/ KPP22-0003/ 
21-16-AN/ 21-11-S 

 

of right-of-way. This width typically accommodates a single travel lane in each direction, a 
continuous center left-turn lane, and bike lanes. 

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

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

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

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 Locust Grove Road is designated in the MSM 
as a Residential Arterial with 2-lanes and on-street bike lanes, a 40-foot street section within 
78-feet of right-of-way. 

c. Applicant Proposal: The applicant has proposed to improve Locust Grove Road with 
pavement widening to total 17-feet from centerline, a 3-foot wide gravel shoulder, borrow ditch, 
and an 8-foot wide concrete sidewalk.  

The applicant has also proposed to dedicate additional right-of-way to total 35-feet from the 
centerline of Locust Grove Road.  

d. Staff Comments/Recommendations: The applicant’s proposal to improve Locust Grove Road 
with pavement widening, gravel shoulders, a borrow ditch, and 8-foot concrete sidewalks meet 
District policy and should be approved as proposed.  

The applicant should be required to locate the sidewalk a minimum of 31-feet from the centerline 
of Locust Grove Road. If the sidewalk is located outside of the dedicated right-of-way a 
permanent right-of-way easement should be provided.  

The applicant’s proposal to dedicate additional right-of-way to total 35-feet from centerline does 
not meet District policy which requires 78-feet of right-of-way for Locust Grove Road in 
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accordance with the MSM. The applicant should be required to dedicate additional right-of-way 
to total 39-feet from centerline.  

3. Internal Local Roads 
a. Existing Conditions: There are no existing local roads within the site. 

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

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

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

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

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

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

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

c. Applicant’s Proposal: The applicant has proposed to construct all internal local roads as 36-
foot wide local street sections with rolled curb, gutter, and 5-foot wide attached concrete 
sidewalks within 50-feet of right-of-way.  

The applicant has proposed to construct the entry portions of Pine Street and Tater Avenue as 
46-foot wide street sections with curb, gutter, and 5-foot wide attached concrete sidewalks.  

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

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

b. Policy: 
Local Street Intersection Spacing on Minor Arterials: District policy 7205.4.3 states that new 
local streets should not typically intersect arterials. Local streets should typically intersect 
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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). 

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

c. Applicant’s Proposal: The applicant has proposed to construct a new local roadway, Pine 
Street, to intersect Locust Grove Road approximately 1,240-feet north of Kuna Road, and a new 
local roadway, Tater Avenue, to intersect Kuna Road approximately 930-feet east of Locust 
Grove Road.  

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

5. Stub Streets 
a. Existing Conditions: There are no existing stub streets within the site.  

b. Policy: 
Stub Street Policy: District policy 7207.2.4.3 states that stub streets will be required to provide 
circulation or to provide access to adjoining properties. Stub streets will conform with the 
requirements described in Section 7207.2.4 except a temporary cul-de-sac will not be required 
if the stub street has a length no greater than 150-feet. A sign shall be installed at the terminus 
of the stub street stating that, "THIS ROAD WILL BE EXTENDED IN THE FUTURE.”  

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

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

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

c. Applicant Proposal: The applicant has proposed to construct 3 stub streets: 

• A stub street to the east property line, located 1,525-feet north of the site’s south property 
line. 

• A stub street to the east property line, located 790-feet north of the site’s south property 
line.  

• A stub street on the south property line, located 195-feet east of the site’s west property 
line.  

All proposed stub streets are less than 150-feet in length.  

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

6. Driveways 
6.1 Locust Grove Road 

a. Existing Conditions: There are 3 existing driveways from the site on to Locust Grove Road: 

• A 14-foot wide unpaved driveway located 435-feet south of the site’s north property line. 

• A 14-foot wide unpaved driveway located 200 feet south of the site’s north property line.  

• A 12-foot wide unpaved driveway located at the site’s north property line. This driveway 
provides access to a service road for the Kuna Canal. 
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b. Policy: 
Access Points Policy: District Policy 7205.4.1 states that all access points associated with 
development applications shall be determined in accordance with the policies in this section 
and Section 7202. Access points shall be reviewed only for a development application that is 
being considered by the lead land use agency. Approved access points may be relocated and/or 
restricted in the future if the land use intensifies, changes, or the property redevelops. 

Driveway Paving Policy: Graveled driveways abutting public streets create maintenance 
problems due to gravel being tracked onto the roadway. In accordance with District policy, 
7205.4.8, the applicant should be required to pave the driveway its full width and at least 30-
feet into the site beyond the edge of pavement of the roadway and install pavement tapers in 
accordance with Table 2 under District Policy 7205.4.8. 

c. Applicant’s Proposal: The applicant has proposed to close the existing driveways located 435-
feet and 200-feet south of the site’s north property line with gravel shoulder, borrow ditch, and 
8-foot side concrete sidewalk.  

The applicant has proposed to pave the existing driveway/canal access road located at the 
site’s north property line.  

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

7. Traffic Calming 
a. Speed Control and Traffic Calming Policy: District policy 7207.3.7 states that the design of 

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

b. Applicant’s Proposal: The applicant has proposed to construct Rolo Street with horizontal 
curves as passive traffic calming elements.  

c. Staff Comments/Recommendations: The applicant’s proposal does not meet District policy, 
which requires horizontal curves to have deflection angles of a minimum of 45 degrees to be 
considered traffic calming. The applicant should be required to redesign Rolo Street or install 
District approved traffic calming prior to plan approval.  

8. Tree Planters 
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. 

9. Landscaping 
Landscaping Policy: A license agreement is required for all landscaping proposed within 
ACHD right-of-way or easement areas. Trees shall be located no closer than 10-feet from all 
public storm drain facilities. Landscaping should be designed to eliminate site obstructions in 
the vision triangle at intersections. District Policy 5104.3.1 requires a 40-foot vision triangle and 
a 3-foot height restriction on all landscaping located at an uncontrolled intersection and a 50-
foot offset from stop signs. Landscape plans are required with the submittal of civil plans and 
must meet all District requirements prior to signature of the final plat and/or approval of the civil 
plans. 
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10. Other Access 
Kuna Road and Locust Grove Road are classified as minor 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. Improve Kuna Road with pavement widening to total 17-feet from centerline, a 3-foot wide gravel 

shoulders, a borrow ditch, and an 8-foot wide concrete sidewalk located a minimum of 31-feet from 
centerline of Kuna Road. 

2. Dedicate additional right-of-way for Kuna Road to total 35-feet from centerline, as proposed.  

3. Improve Locust Grove Road with pavement widening to total 17-feet from centerline, a 3-foot wide 
gravel shoulders, a borrow ditch, and an 8-foot wide concrete sidewalk located a minimum of 31-
feet from centerline of Locust Grove Road. 

4. Dedicate additional right-of-way for Locust Grove Road to total 39-feet from centerline, consistent 
with the MSM. 

5. For sidewalks located outside of the dedicated right-of-way, provide a permanent right-of-way 
easement that extends from the right-of-way line to 2-feet behind the back of sidewalk.  

6. Construct all internal local roads as 36-foot local street sections with rolled curb, gutter, and 5-foot 
wide attached concrete sidewalks within 50-feet of right-of-way, as proposed. 

7. Construct the entry portions of Pine Street and Tater Avenue as 46-foot wide street sections with 
curb, gutter, and 5-foot wide attached concrete sidewalks, as proposed.   

8. Construct a new local street, Pine Street, to intersect Locust Grove Road 1,240 feet north of Kuna 
Road, as proposed. 

9. Construct a new local road, Tater Avenue, to intersect Kuna Road 930-feet east of Locust Grove 
Road, as proposed.  

10. Construct a stub street to the east property line located 1,525-feet north of the site’s south property 
line, as proposed.  

11. Construct a stub street to the east property line located 790-feet north of the site’s south property 
line, as proposed.  

12. Construct a stub street to the south property line located 195-feet east of the site’s west property 
line, as proposed.  

13. Install a sign at the terminus of all stub streets stating, “THIS ROAD WIL BE EXTENDED IN THE 
FUTURE.” 

14. Close the existing driveways located 435-feet and 200-feet south of the site’s north property line 
with gravel shoulder, a borrow ditch, and 8-foot wide concrete sidewalk, as proposed.  

15. Pave the existing driveway/canal access road located at the site’s north property line, as proposed. 

16. Redesign Rolo Street or install Disrict approved traffic calming.  

17. Direct lot access to Kuna Road and Locust Grove Road is prohibited other than the access 
specifically approved with this site.  

18. Submit civil plans to ACHD Development Services for review and approval. The impact fee 
assessment will not be released until the civil plans are approved by ACHD.  
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19. Payment of impact fees is due prior to issuance of a building permit. 

20. Comply with all Standard Conditions of Approval. 

E.  Standard Conditions of Approval 
1. All proposed irrigation facilities shall be located outside of the ACHD right-of-way (including all 

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

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

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

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

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

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

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

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

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

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. 
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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. TIS Executive Summary 
4. Utility Coordinating Council 
5. Development Process Checklist 
6. Request for Reconsideration Guidelines OR Appeal Guidelines 
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VICINITY MAP 
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SITE PLAN 
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TIC EXECUTIVE SUMMARY 
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Ada County Utility Coordinating Council 
 
 

Developer/Local Improvement District 
Right of Way Improvements Guideline Request 

 
 

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

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

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

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

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

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

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

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

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

Submit a development application to a City or to Ada County 
 

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

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

The Planning Review Section will do one of the following: 
 

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

 
Write a Staff Level report analyzing the impacts of the development on the transportation system and 

evaluating the proposal for its conformance to District Policy. 
 

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

 
Items to be completed by Applicant: 
 

For ALL development applications, including those receiving a “No Review” letter: 
• The applicant should submit one set of engineered plans directly to ACHD for review by the Development 

Review Section for plan review and assessment of impact fees.  (Note:  if there are no site improvements 
required by ACHD, then architectural plans may be submitted for purposes of impact fee assessment.) 

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

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

 
DID YOU REMEMBER: 
Construction (Non-Subdivisions) 

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

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

 Working in the ACHD Right-of-Way  
• Four business days prior to starting work have a bonded contractor submit a “Temporary Highway Use Permit 

Application” to ACHD Construction – Permits along with: 
a) Traffic Control Plan 
b) An Erosion & Sediment Control Narrative & Plat, done by a Certified Plan Designer, if trench is >50’ or you 

are placing >600 sf of concrete or asphalt. 
 
Construction (Subdivisions) 

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

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

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

scheduled. 
 

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

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

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

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

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

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

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

e. Action by Commission:  Following the hearing, the Commission shall either affirm or 
reverse, in whole or part, or otherwise modify, amend or supplement the decision being 
appealed, as such action is adequately supported by the law and evidence presented at 
the hearing. 
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Request for Reconsideration of Commission Action 
 
1. Request for Reconsideration of Commission Action:  A Commissioner, a member of ACHD 

staff or any other person objecting to any final action taken by the Commission may request 
reconsideration of that action, provided the request is not for a reconsideration of an action 
previously requested to be reconsidered, an action whose provisions have been partly and 
materially carried out, or an action that has created a contractual relationship with third parties. 

 
a. Only a Commission member who voted with the prevailing side can move for 

reconsideration, but the motion may be seconded by any Commissioner and is voted on 
by all Commissioners present.   

 
If a motion to reconsider is made and seconded it is subject to a motion to postpone to a 
certain time.  
 

b. The request must be in writing and delivered to the Secretary of the Highway District no 
later than 11:00 a.m. 2 days prior to the Commission’s next scheduled regular meeting 
following the meeting at which the action to be reconsidered was taken.  Upon receipt of 
the request, the Secretary shall cause the same to be placed on the agenda for that next 
scheduled regular Commission meeting.   

 
c. The request for reconsideration must be supported by written documentation setting forth 

new facts and information not presented at the earlier meeting, or a changed situation that 
has developed since the taking of the earlier vote, or information establishing an error of 
fact or law in the earlier action.  The request may also be supported by oral testimony at 
the meeting.  

 
d. If a motion to reconsider passes, the effect is the original matter is in the exact position it 

occupied the moment before it was voted on originally.  It will normally be returned to 
ACHD staff for further review.  The Commission may set the date of the meeting at which 
the matter is to be returned.  The Commission shall only take action on the original matter 
at a meeting where the agenda notice so provides.  

 
e. At the meeting where the original matter is again on the agenda for Commission action, 

interested persons and ACHD staff may present such written and oral testimony as the 
President of the Commission determines to be appropriate, and the Commission may take 
any action the majority of the Commission deems advisable. 

 
f. If a motion to reconsider passes, the applicant may be charged a reasonable fee, to cover 

administrative costs, as established by the Commission. 
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CITY OF KUNA 

The United States' Kuna Canal lies within the boundary of the above-mentioned location. The 
easement for this lateral is held in the name of the United States th.rough the Bureau of Reclamation 
under the authority of the Act of August 30, 1890. (26 Stat. 391; 43 U.S.C. 945) 

The Boise Project Board of Control is contracted to operate and maintain this lateral. We assert 
this federal easement 35 feet north and 35 feet south of the canal's centerline. Whereas this area 
is for the operation and maintenance of our facility, no activity should hinder our ability to do so. 

The Boise Project does not approve landscaping including trees and/or shrubs (other than grass) ----
within its easements, as this will ce1tainly increase our cost of maintenance. Easement must remain 
a flat drivable surface. 

Any fencing/pathways, as may be required, must be constructed off of any Boise Project 
Easements. 

Parking lots, curbing, light poles, signs, etc. and the placing of asphalt and/or cement over Project 
facility easements must be located outside of these easements. 

Utilities planning to cross any project facility must do so in accordance with the master policies 
now held between the Bureau of Reclamation and most of the utilities. In any case no work shall 
take place within the easement before proper crossing agreements have been secured th.rough both 
the Bureau of Reclamation and the Boise Project Board of Control. 



Local irrigation/drainage ditches that cross this property, in order to serve neighboring 
properties, must remain unobstructed and protected by an appropriate easement. 

Storm Drainage and/or Street Runoff must be retained on site. 

The proposed irrigation system for this development must be constructed in accordance to the 
standards set by the City of Kuna as it will be operated and maintained by the city of Kuna. 
Thus, the proposed system must provide for the delivery of irrigation water to each lot in a 
manner we find acceptable 

We request a full-size hard copy of the recorded final plat and/or record of survey (to include 
instrument, book and page numbers) be sent to the Boise Project Board of Control so we may track 
this project to closure. 

Whereas this development is in its preliminary stages, Boise Project Board of Control 
reserves the right to review plans and require changes when our easements and/or facilities 
are affected by unknown factors even during the construction phase. 

If you have any further questions or comments regarding this matter, please do not hesitate to 
contact me at (208) 344-1141. 

Thomas Ritthaler 
Assistant Project Manager, BPBC 

tbr/tr 
__ cc: _ Clint McCormick 

Alicia Flavel 
TelTi Hasson 
File 

Watermaster, Div. 2, BPBC 
Secretary -Treasurer, BKID 
Secretary - Treasurer, NYID 





 
 
 

 
 
 
 
 
February 18, 2022 
 
 
By e-mail:  TBehunin@KunaId.Gov 
 
City of Kuna  
751 W. 4th Street  
Kuna, ID 83634 
 
Subject: Riverton Subdivision, 21-16-AN/21-11-S 
 
Dear Mr. Behunin:  

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

1. AIR QUALITY 

• Please review IDAPA 58.01.01 for all rules on Air Quality, especially those regarding fugitive 
dust (58.01.01.651), trade waste burning (58.01.01.600-617), and odor control plans 
(58.01.01.776). 
 

• All property owners, developers, and their contractor(s) must ensure that reasonable 
controls to prevent fugitive dust from becoming airborne are utilized during all phases of 
construction activities per IDAPA 58.01.01.651. 
 

• DEQ recommends the city/county require the development and submittal of a dust 
prevention and control plan for all construction projects prior to final plat approval.  Dust 
prevention and control plans incorporate appropriate best management practices to control 
fugitive dust that may be generated at sites.   
 

• Citizen complaints received by DEQ regarding fugitive dust from development and 
construction activities approved by cities or counties will be referred to the city/county to 
address under their ordinances. 

Brad Little, Governor 
Jess Byrne, Director 

1445 N Orchard Street, Boise, ID 83706 
(208) 373-0550 

mailto:TBehunin@KunaId.Gov
https://www.deq.idaho.gov/public-information/assistance-and-resources/outreach-and-education/
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• Per IDAPA 58.01.01.600-617, the open burning of any construction waste is prohibited. The 

property owner, developer, and their contractor(s) are responsible for ensuring no 
prohibited open burning occurs during construction. 
 

• For questions, contact David Luft, Air Quality Manager, at (208) 373-0550. 

2. WASTEWATER AND RECYCLED WATER 

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

• IDAPA 58.01.16 and IDAPA 58.01.17 are the sections of Idaho rules regarding wastewater 
and recycled water.  Please review these rules to determine whether this or future projects 
will require DEQ approval.  IDAPA 58.01.03 is the section of Idaho rules regarding subsurface 
disposal of wastewater.  Please review this rule to determine whether this or future projects 
will require permitting by the district health department.  

• All projects for construction or modification of wastewater systems require preconstruction 
approval.  Recycled water projects and subsurface disposal projects require separate 
permits as well. 

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

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

For questions, contact Valerie Greear, Water Quality Engineering Manager at (208) 373-
0550. 

3. DRINKING WATER 

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

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

• All projects for construction or modification of public drinking water systems require 
preconstruction approval.   
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• DEQ recommends verifying if the current and/or proposed drinking water system is a 
regulated public drinking water system (refer to the DEQ website at: 
https://www.deq.idaho.gov/water-quality/drinking-water/.  For non-regulated systems, 
DEQ recommends annual testing for total coliform bacteria, nitrate, and nitrite. 

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

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

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

For questions, contact Valerie Greear, Water Quality Engineering Manager at (208) 373-
0550. 

4. SURFACE WATER 

• Please contact DEQ to determine whether this project will require an Idaho Pollutant 
Discharge Elimination System (IPDES) Permit. A Construction General Permit from DEQ may 
be required if this project will disturb one or more acres of land, or will disturb less than one 
acre of land but are part of a common plan of development or sale that will ultimately 
disturb one or more acres of land.   
 

• For questions, contact James Craft, IPDES Compliance Supervisor, at (208) 373-0144. 

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

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

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

For questions, contact Lance Holloway, Surface Water Manager, at (208) 373-0550. 

https://www.deq.idaho.gov/water-quality/drinking-water/
https://idwr.idaho.gov/streams/stream-channel-alteration-permits.html
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5. SOLID WASTE, HAZARDOUS WASTE AND GROUND WATER CONTAMINATION 

• Solid Waste. No trash or other solid waste shall be buried, burned, or otherwise disposed of 
at the project site.  These disposal methods are regulated by various state regulations 
including Idaho’s Solid Waste Management Regulations and Standards (IDAPA 58.01.06), 
Rules and Regulations for Hazardous Waste (IDAPA 58.01.05), and Rules and Regulations for 
the Prevention of Air Pollution (IDAPA 58.01.01). Inert and other approved materials are also 
defined in the Solid Waste Management Regulations and Standards 

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

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

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

For questions, contact Rebecca Blankenau, Waste & Remediation Manager, at (208) 373-
0550. 

6. ADDITIONAL NOTES 

• If an underground storage tank (UST) or an aboveground storage tank (AST) is identified at the 
site, the site should be evaluated to determine whether the UST is regulated by DEQ.  EPA 
regulates ASTs.  UST and AST sites should be assessed to determine whether there is potential 
soil and ground water contamination.  Please call DEQ at (208) 373-0550, or visit the DEQ 
website https://www.deq.idaho.gov/waste-management-and-remediation/storage-
tanks/leaking-underground-storage-tanks-in-idaho/ for assistance. 

 

https://www.deq.idaho.gov/waste-management-and-remediation/storage-tanks/leaking-underground-storage-tanks-in-idaho/
https://www.deq.idaho.gov/waste-management-and-remediation/storage-tanks/leaking-underground-storage-tanks-in-idaho/
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• If applicable to this project, DEQ recommends that BMPs be implemented for any of the 
following conditions:  wash water from cleaning vehicles, fertilizers and pesticides, animal 
facilities, composted waste, and ponds.  Please contact DEQ for more information on any of 
these conditions. 

We look forward to working with you in a proactive manner to address potential environmental impacts 
that may be within our regulatory authority.  If you have any questions, please contact me, or any of our 
technical staff at (208) 373-0550. 
 
Sincerely,  
 
 
 
Aaron Scheff 
Regional Administrator 
DEQ-Boise Regional Office  
 
EDMS#: 2022AEK314 



 
KUNA RURAL FIRE DISTRICT 

EST. 1951 

 

 

 
 

150 W BOISE ST 
PO Box 607 

Kuna, ID 83634 
PHONE: (208) 922-1144 

FAX: (208) 922-1982 
 

 
 
Date:   2/9/2021 
From:   Kuna Rural Fire Protection District 

 
Regarding:  Riverton Subdivision Preliminary Plat  
  Preliminary Plat 21-11-S 
  Kuna, ID 
 
The Fire District can support approval for Riverton Subdivision with the following conditions. This 
development indicates three phases with each phase providing two access points for emergency 
services serving the residential units. Final approval will be subject to satisfactory plan review of 
fire hydrant locations and final field inspection by Fire District personnel.  
 

• Fire Apparatus Access:  

Plans indicate service roadway connections at S Locust Grove and Kuna Road. These service 
roadways shall be maintained unobstructed and available for emergency services access 
during construction.  No Parking Fire Lane signs or removable bollards maybe necessary in 
areas determined to have significant potential to obstruct emergency access and firefighting 
operations. Refer to IFC section 312 and appendix “D” for details.      
 

• Fire Hydrants:  

At least one fire hydrant shall be available along approved service roadways and within 600 
lineal feet of the furthest exterior portion of each residential building.  Hydrants and fire 
flow shall be designed to meet the minimum requirements of IFC appendix B105 for one- 
and two-family dwellings.  
 

Premises Identification:  

• New buildings shall be provided with approved address identification. The address 
identification shall be legible and placed in a position that is visible from the street or road 
fronting the property. Address numbers shall be not less than 4 inches high with a minimum 
stroke of ½ inch. Where access is by means of a private road and the building cannot be 
viewed from the public way, a monument, pole or other means shall be used to identify the 
structure. (IFC 505.1) 
 

 
Regards, 
 
 
Kuna Rural Fire Protection District  
935 Linder Road #15  
Kuna, ID 83634 
1.208.922.1144 (main) 
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February 14, 2022 

Troy Behunin, Senior Planner 
City of Kuna 
751 W. 4111 Street 
Kuna, ID 83634 

1503 FIRST STREET SOUTH 
FAX #208-463-0092 

NAMPA IDAHO 83651 -4395 
nmid.org 

OFFICE: Nampa 208-466-786 1 
SHOP: Nampa 208-466-0663 

RE: 21-16-AN & 21-11-S/ Riverton Subdivision 

Dear Troy: 

Nampa & Meridian Irrigation District (NMID) has no comment on the above referenced 
application as it lies outside of our district boundaries. Please contact Thomas Ritthaler, Boise 
Project- Board of Control, at 208-344-1141 or 2465 Overland Road Room 202 Boise, ID 
83705-3173 . 

All private laterals and waste ways must be protected. All municipal surface drainage must be 
retained on-site. If any surface drainage leaves the site NMID must review drainage plans. 
Developers must comply with Idaho Code 31-3805. 

s~~~ ~ 
David T. Duvall 
Asst. Water Superintendent 
Nampa & Meridian Irrigation District 
DTD/ gnf 

Cc: 
Office/ file 
T. Ritthaler, Board of Control 

APPROXIMATE IRRIGABLE ACRES 

RIVER FLOW RIGHTS - 23,000 

BOISE PROJECT RIGHTS - 40,000 



AD# 261573

c/o ISj Payment Processing Center
PO Box 1570, 

Pocatello,ID  83204
Ph.  (541) 331-6473 Fax:  (907) 452-5054

ADVERTISING PROOF

Discount:	 $0.00
Surcharge:	 $0.00
Credits:	 $0.00

We Appreciate Your Business!

Gross:$56.62
	 Paid Amount:$0.00

	 Amount Due:$56.62

Payments:
Date	  	    Method      	                                Card Type		          Last 4 Digits	                            Check	    Amount

 
1 KUNA, CITY OF 
P.O. BOX 13 
KUNA, ID  83634

BILLING DATE:     ACCOUNT NO:

07/18/22 21880

AD # DESCRIPTION START STOP TIMES AMOUNT
07/20/22 07/20/22 1 $56.62PH - 21-16-AN261573

LEGAL NOTICE

CITY OF KUNA
PO Box 13 - Kuna, ID 83634 

Phone: 208.922.5274
Fax: 208.922.5989

Case Nos. 21-16-AN
(Annexation), & 21-11-S 
(Preliminary Plat), for
Riverton Subdivision

NOTICE IS HEREBY GIVEN 
the Planning & Zoning Com-
mission is scheduled to hold 
a public hearing on Tuesday, 
August 9, 2022, at 6:00 PM, 
(or as soon as can be heard); 
in City Hall Council Chambers, 
751 W 4th Street, Kuna, ID, 
83634, in connection with Riv-
erton Subdivision. Providence 
Properties LLC requests An-
nexation for approx. 38 acres 
into the City of Kuna with the 
C-2 (Area Commercial), and 
R-8 (High Density Residential) 
zoning districts; and requests 
Preliminary Plat approval to 
subdivide the same lands into 
182 single-family lots, 24 com-
mon lots, and four (4) commer-
cial lots. The site is in Section 
20, Township 2 North, Range 
1 East (APN: S1420325708).

Please do not contact the 
Commission or Council in-
cluding the Mayor as this may 
jeopardize the public hearing 
process as it is considered ex 
parte. If you require special 
accommodations, please con-
tact Kuna Planning & Zoning 
Department prior to the meet-
ing at (208) 922-5274.

The public is invited to pro-
vide written or oral testimony; 
the City of Kuna is providing 
alternative ways for the com-
munity to submit comments 
at Public Hearings if they do 
not wish to testify in person 
at the hearing, please contact 
the Kuna Planning & Zoning 
Department at (208) 922-5274 
for more information.

Kuna Planning & Zoning De-
partment

July 20, 2022 261573















  
 

Case Nos. 21-16-AN (Annexation), & 21-11-S (Preliminary Plat), for  
Riverton Subdivision 

 

NOTICE IS HEREBY GIVEN the Planning & Zoning Commission is scheduled to hold a public 
hearing on Tuesday, August 9, 2022, at 6:00 PM, (or as soon as can be heard); in City Hall 
Council Chambers, 751 W 4th Street, Kuna, ID, 83634, in connection with Riverton Subdivision. 
Providence Properties LLC requests Annexation for approx. 38 acres into the City of Kuna with 
the C-2 (Area Commercial), and R-8 (High Density Residential) zoning districts; and requests 
Preliminary Plat approval to subdivide the same lands into 182 single-family lots, 24 common lots, 
and four (4) commercial lots. The site is in Section 20, Township 2 North, Range 1 East (APN: 
S1420325708). 
 

Please do not contact the Commission or Council including the Mayor as this may jeopardize the 
public hearing process as it is considered ex parte. If you require special accommodations, please 
contact Kuna Planning & Zoning Department prior to the meeting at (208) 922-5274. 
 

The public is invited to provide written or oral testimony; the City of Kuna is providing alternative 
ways for the community to submit comments at Public Hearings if they do not wish to testify in 
person at the hearing, please contact the Kuna Planning & Zoning Department at (208) 922-5274 
for more information.  
 

Kuna Planning & Zoning Department 
 
 

CITY OF KUNA 
PO Box 13 - Kuna, ID  83634 

Phone: 208.922.5274 - Fax: 208.922.5989 



Kuna  School  District
Inspiring each student to become a lifelong learner and a contributing, responsible citizen.

August 4, 2022

RE:  Riverton

Dear City of Kuna Officials.

Kuna School District has reviewed the application of Riverton and provides the following comments for your
consideration.  Kuna School District has experienced unprecedented student growth over the last ten years.  The
approved plats in this zone are beyond school capacity at Hubbard Elementary, Fremont Middle School, and
Kuna High School. We can serve the children in this development with the voluntary partnership as discussed
and are currently in the approval process.

The 2019 City of Kuna Comprehensive Plan approved by the City Council, provides, as it relates to schools:
“School facilities will expand, as needed, to keep pace with Kuna’s growing population.” In order to
accommodate additional students, we seek voluntary partnerships with the developers.

In order to reduce our reliance on bonds, and to promote growth within our district, we generally seek voluntary
partnerships with the residential developers of this area. Voluntary partnerships with developers mitigate the
impact homes will have on Kuna School District and our ability to deliver services without compromising the
quality of service delivery to current residents or imposing substantial additional costs upon current residents to
accommodate proposed subdivisions or other developments. (See Idaho Code §67-6513).   Hubble Homes has
consistently demonstrated support for the students in the Kuna School District and we are grateful for their
engagement.

Best Regards,

Danielle Horras and Robbie Reno

School District Planners

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

GENERAL IRRIGATION NOTES

ACHD LANDSCAPE NOTES

DECIDUOUS TREES BOTANICAL / COMMON NAME SIZE MATURE HXW CLASS QTY

ACER PLATANOIDES `CRIMSON KING` 2" CAL. B&B 35`X30` CLASS II 24
CRIMSON KING MAPLE

CARPINUS BETULUS 2" CAL. B&B 50`X40` CLASS II 38
EUROPEAN HORNBEAM

CERCIS CANADENSIS 2" CAL. B&B 30`X25` CLASS I 6
EASTERN REDBUD

LIRIODENDRON TULIPIFERA `EMERALD CITY` TM 2" CAL. B&B 55`X25` CLASS II 24
EMERALD CITY TULIP TREE

PYRUS CALLERYANA `CAPITAL` 2" CAL. B&B 35`X15` CLASS II 20
CAPITAL CALLERY PEAR

EVERGREEN TREES BOTANICAL / COMMON NAME SIZE MATURE HXW CLASS QTY

CEDRUS DEODARA `KARL FUCHS` 6`-8` B&B 15`X8` EVERGREEN 38
FUCHS DEODAR CEDAR

PICEA PUNGENS `HOOPSII` 6`-8` B&B 35`X15` EVERGREEN 34
HOOPSI BLUE SPRUCE

PINUS FLEXILIS `VANDERWOLF`S PYRAMID` 6`-8` B&B 25`X15` EVERGREEN 31
VANDERWOLF`S PYRAMID PINE

OTHER TREES BOTANICAL / COMMON NAME SIZE MATURE HXW CLASS QTY

INDIVIDUAL LOT TREE 2" CAL. B&B CLASS II 172
SCHEMATIC LOCATION
PER THE CITY OF KUNA CODE. INSTALL ONE
TREE PER LOT. INDIVIDUAL LOT TREES SHALL BE
INSTALLED BY THE INDIVIDUAL HOME BUILDER
IN CONJUCTION WITH THE INDIVIDUAL LOT
DEVELOPMENT. THESE TREES ARE NOT THE
RESPONSIBILITY OF THE DEVELOPER.

GROUND COVERS BOTANICAL / COMMON NAME CONT

TURF SOD RHIZOMATOUS SOD 180,160 SF
RHIZOMATOUS TALL FESCUE

OTHER BOTANICAL / COMMON NAME CONT

ARTIFICIAL TURF NONE 1,767 SF
SEE KEY NOTES

SHRUBS AND PERENNIALS - 4,488 SF

PLANT SCHEDULE

SHRUBS  SIZE    MATURE HXW

CARYOPTERIS X CLANDONENSIS `BLUE MIST`  2 GAL.    3`X3`
BLUE MIST SHRUB
JUNIPERUS HORIZONTALIS `BLUE CHIP`  2 GAL.    1`X6`
BLUE CHIP JUNIPER
JUNIPERUS SCOPULORUM `BLUE ARROW`  6`-8` B&B    12`X3`
BLUE ARROW JUNIPER
PHYSOCARPUS OPULIFOLIUS `SUMMER WINE`  2 GAL.    5`X5`
SUMMER WINE NINEBARK
RHAMNUS FRANGULA `FINE LINE`  2 GAL.    6`X3`
FINE LINE BUCHTHORN
ROSA X `NOARE`  2 GAL.    3`X3`
FLOWER CARPET RED GROUNDCOVER ROSE
SPIRAEA X BUMALDA `GOLDFLAME`  2 GAL.    3`X3`
GOLDFLAME SPIREA

ANNUALS/PERENNIALS  SIZE    MATURE HXW

ECHINACEA PURPUREA  1 GAL.    5`X2`
PURPLE CONEFLOWER
HEMEROCALLIS X `STELLA DE ORO`  1 GAL.    1`X2`
STELLA DE ORO DAYLILY
NEPETA X FAASSENII `JUNIOR WALKER`  1 GAL.    1.5` X 4`
JUNIOR WALKER CATMINT
RUDBECKIA FULGIDA `GOLDSTRUM`  1 GAL.    2`X2`
CONEFLOWER
SALVIA NEMOROSA `MAY NIGHT`  1 GAL.    2`X2`
MAY NIGHT SAGE
ZAUSCHNERIA GARRETTII `ORANGE CARPET`  1 GAL.    .5`X2`
HUMMINGBIRD TRUMPET

GRASSES  SIZE    MATURE HXW

CALAMAGROSTIS X ACUTIFLORA   1 GAL.    4`X2`
`KARL FOERSTER`
FEATHER REED GRASS
HELICTOTRICHON SEMPERVIRENS `BLUE OATS` 1 GAL.    3`X3`
BLUE OAT GRASS
MISCANTHUS SINENSIS `MORNING LIGHT`  1 GAL.    5`X4`
EULALIA GRASS
PANICUM VIRGATUM `HEAVY METAL`  1 GAL.    4`X2`
BLUE SWITCH GRASS

PRELIMINARY PLAT LANDSCAPE COVER
0 100 200 300

Plan Scale: 1" = 100'

COMMON LOT TREE REQUIREMENTS (1 TREE/800 SF)

TOTAL COMMON LOT TREES 176 180
LANDSCAPE BUFFER REQUIREMENTS

TOTAL LANDSCAPE BUFFER TREES 30 32
TOTAL TREES REQUIRED/PROVIDED 206 212

STATE OF IDAHO

LICENSED  LANDSCAPE  ARCHI
TE

CT

AL

YSSA YENSEN

LA-16577CONTACT INFORMATION
LANDSCAPE CONSULTANTOWNER

08/16/22

PROJECT:
DATE:

SHEET NO.

5725 NORTH DISCOVERY WAY
BOISE, IDAHO 83713

PHONE (208) 639-6939
kmengllp.com

RIVERTON SUBDIVISION
KUNA, ID

PRELIMINARY PLAT LANDSCAPE COVER

PPL1.0

21-018
08/16/22
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KEY NOTES (TYPICAL)

DECIDUOUS TREES BOTANICAL / COMMON NAME SIZE

ACER PLATANOIDES `CRIMSON KING` 2" CAL. B&B
CRIMSON KING MAPLE

CARPINUS BETULUS 2" CAL. B&B
EUROPEAN HORNBEAM

CERCIS CANADENSIS 2" CAL. B&B
EASTERN REDBUD

LIRIODENDRON TULIPIFERA `EMERALD CITY` TM 2" CAL. B&B
EMERALD CITY TULIP TREE

PYRUS CALLERYANA `CAPITAL` 2" CAL. B&B
CAPITAL CALLERY PEAR

EVERGREEN TREES BOTANICAL / COMMON NAME SIZE

CEDRUS DEODARA `KARL FUCHS` 6`-8` B&B
FUCHS DEODAR CEDAR

PICEA PUNGENS `HOOPSII` 6`-8` B&B
HOOPSI BLUE SPRUCE

PINUS FLEXILIS `VANDERWOLF`S PYRAMID` 6`-8` B&B
VANDERWOLF`S PYRAMID PINE

OTHER TREES BOTANICAL / COMMON NAME SIZE

INDIVIDUAL LOT TREE 2" CAL. B&B
SCHEMATIC LOCATION
PER THE CITY OF KUNA CODE. INSTALL ONE
TREE PER LOT. INDIVIDUAL LOT TREES SHALL BE
INSTALLED BY THE INDIVIDUAL HOME BUILDER
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BEFORE THE PLANNING AND ZONING COMMISSION 
OF THE CITY OF KUNA 

 
 

IN THE MATTER OF THE APPLICATIONS OF 
 
 
MIRIAM LLC & JAPHETH LLC 
 
For Annexation and Rezone at the 
Northeast Corner of N Meridian Road and 
E Deer Flat Road. 

) 
) 
) 
) 
) 
) 
) 

Case Nos. 22-02-AN (Annexation) &  
22-01-ZC (Rezone) 
 
 
 
STAFF REPORT FOR THE LAMP 
DISTRICT ANNEXATION AND 
REZONE APPLICATIONS 

 
TABLE OF CONTENTS 

 
 

1. Exhibit List 

2. Process and Noticing    

3. Applicants Request 

4. General Project Facts 

5. Transportation and Connectivity 

6. Staff Analysis 

7. Proposed Findings of Fact and Conclusions of Law 

8. Proposed Comprehensive Plan Analysis 

9. Commission’s Recommendation  

 

 

 
 
I 

EXHIBIT LIST 
 
 The exhibits of the above-referenced matter consist of the following, to-wit:  
 
1.1 Exhibits: 

  
 
 

DESCRIPTION OF EVIDENCE W
ith

dr
aw

n 

Re
fu

se
d 

Ad
m

itte
d 

1.1  Staff Report   X 
2.1  P&Z Application Coversheet   X 
2.2  Annexation & Zoning Application   X 
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2.3  Rezone Application   X 
2.12  Narrative   X 
2.15  Vicinity Map   X 
2.16  Aerial Map   X 
2.5  Warranty Deed – 1800 N Meridian Road   X 
2.6  Warranty Deed – 1900 E Deer Flat Road   X 
2.7  Warranty Deed – 1698 E Lazy DB Lane   X 
2.8  Warranty Deed – 1804 E Lazy DB Lane   X 
2.9  Warranty Deed – 1920 E Lazy DB Lane   X 
2.10  Warranty Deed – 1928 E Deer Flat Road   X 
2.11  Affidavits of Legal Interest   X 
2.13  Legal Description – Annexation Area   X 
2.14  Legal Description – Rezone Area   X 
2.18  Preliminary Development Concept   X 
2.17  Neighborhood Meeting Certification   X 
2.20  Agency Transmittal   X 
2.21  Boise Project Board of Control   X 
2.22  Developer Response to Meeting with Kuna Joint School District No. 3   X 
2.23  Ada County Highway District (ACHD)   X 
2.24  COMPASS   X 
2.25  Idaho transportation Department (ITD)   X 
2.29  Public Works Memo   X 
2.26  KMN Publication Proof   X 
2.27  Website Notice   X 
2.28  300-ft Property Owners Notice   X 
2.31  Proof of Property Posting   X 

 
II 

PROCESS AND NOTICING 
 
2.1 Kuna City Code (KCC), Title 1, Chapter 14, Section 3 states Annexations and Rezones are 

designated as public hearings, with the Planning and Zoning Commission as the recommending 
body and City Council as the decision-making body. These land use applications were given 
proper public notice and followed the requirements set forth in Idaho Code, Chapter 65, Local 
Planning Act. 

    
 2.1.1 Notifications 
 

2.1.1.1 Neighborhood Meeting:  December 14, 2021 (13 Attendees) 
   
2.1.1.2    Agency Comments Requested: April 1, 2022 
  
2.1.1.3    Kuna Melba News Newspaper: August 3, 2022 
 
2.1.1.4    City Website:    August 3, 2022 
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2.1.1.5 300 FT Property Owners Notice: August 2, 2022 
 
2.1.1.6 Site Posted:    August 11, 2022 
 

III 
APPLICANTS REQUEST 

 
3.1 Riley Planning Services, on behalf of Miriam LLC and Japheth LLC, requests approval to Annex 

four (4) parcels (APNs: R8528532000, R8528531500, R8528531000, R8528530500) totaling 
approximately 24.65 acres, into Kuna City Limits with a C-2 (Area Commercial) zone; and to 
Rezone two (2) parcels (APNs: S1418336401, S1418336332) already within Kuna City Limits, 
totaling approximately 10.18 acres, to a C-2 (Area Commercial) zone. The subject sites are 
located on the northeast corner of the N Meridian Road and E Deer Flat Road intersection; 
Section 18, Township 2 North, Range 1 East. There is no development associated with this 
application, however, the Applicant has provided a Preliminary Concept Plan on which a future 
development application(s) will be in substantial compliance with, as ensured by a Development 
Agreement. 

 
IV 

GENERAL PROJECT FACTS 
 

4.1 Site History 
  

4.1.1  The two (2) parcels (1800 N Meridian Road and 1900 E Deer Flat Road) are currently 
within Kuna City Limits with a C-1 (Neighborhood Commercial) zone; the remaining 
four (4) parcels lay within unincorporated Ada County with an RUT (Rural Urban 
Transition) zone. The properties have historically been used as single-family residences 
with an accompanying Agriculture use. 

  
4.2  Surrounding Land Uses 
  

North RUT 
R-4 

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

South C-1 
R-6 

Neighborhood Commercial – Kuna City  
Medium Density Residential – Kuna City  

East R-4 Medium Density Residential – Kuna City   
West C-2 Area Commercial – Kuna City    

 
4.3 Parcel Number, Owner, Parcel Size, Current Zoning  
 

4.3.1 S1418336332 (1800 N Meridian Road) 
 
4.3.1.1 Japheth LLC 
4.3.1.2 Approximately 5.89 acres 
4.3.1.3 C-1 (neighborhood Commercial) 
 

4.3.2 S1418336401 (1900 E Deer Flat Road) 
 
 4.3.2.1 Japheth LLC 
 4.3.2.2 Approximately 4.29 acres 
 4.3.2.3 C-1 (Neighborhood Commercial) 
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4.3.3 R8528532000 (1928 E Deer Flat Road) 
 
 4.3.3.1 Japheth LLC 
 4.3.3.2 Approximately 5.11 acres 
 4.3.3.3 RUT (Rural Urban Transition) 
 
4.3.4 R8528531500 (1920 E Lazy DB Lane) 
 
 4.3.4.1 Miriam LLC 
 4.3.4.2 Approximately 6.93 acres 
 4.3.4.3 RUT (Rural Urban Transition) 
 
4.3.5 R8528531000 (1804 E Lazy DB Lane) 
 
 4.3.5.1 Miriam LLC 
 4.3.5.2 Approximately 6.93 acres 
 4.3.5.3 RUT (Rural Urban Transition) 
 
4.3.6 R8528530500 (1698 E Lazy DB Lane) 
 
 4.3.6.1 Miriam LLC 
 4.3.6.2 Approximately 5.68 acres 
 4.3.6.3 RUT (Rural Urban Transition) 

 
4.4 Services 
  
 Sanitary Sewer – City of Kuna 
 Potable Water – City of Kuna 
 Pressurized Irrigation – City of Kuna  
 Fire Protection – Kuna Rural Fire District 
 Police Protection – Kuna Police (Ada County Sheriff’s Office) 
 Sanitation Services – J&M Sanitation 
 
4.5 Existing Structures, Vegetation, and Natural Features 
 

4.5.1 Each parcel contains a single-family home with various outbuildings and 
accompanying Agricultural use. Vegetation on site is consistent with that of either 
weeds or agricultural fields. The subject sites have an estimated average slope of 1% to 
1.4%. According to the USDA Soil Survey for Ada County, bedrock depth is estimated to 
be 20 – 40-inches. 

 
4.6 Environmental Issues 
 

4.6.1 Beyond the property being located within the Nitrate Priority Area, staff is not aware of 
any other environmental issues, health or safety conflicts. 

 
4.7 Comprehensive Plan Future Land Use Map 
 

4.7.1 The Future Land Use Map (FLUM) is intended to serve as a guide for the decision-making 
body of the city. The FLUM indicates land use designations generally speaking, it is not 
the actual zone. The Future Land Use Map identifies the approximately 10.18 acres already 
annexed into Kuna City Limits as Commercial, and the remaining approximately 24.65 
acres as Mixed-Use. 
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4.8 Recreation and Pathways Map 
 

4.8.1 The Recreation and Pathways Master Plan Map indicates a future pathway/trail through 
the subject site.   

 
4.9 Agency Responses 
 

  
V 

TRANSPORTATION AND CONNECTIVITY 
 

5.1 The Applicant is not proposing Right-of-Way (ROW) improvements with this application. Per 
Exhibit 2.23, ACHD has provided comments on what transportation improvements will be 
required based upon the Preliminary Development Concept (Exhibit 2.18). If the application is 
Approved, the Applicant shall be required to make all recommended improvements in accordance 
with ACHD Policy and Kuna City Code (KCC) standards at time of future development. 

 
 In Exhibit 2.25, ITD has also provided comments based on future development of the site. ITD 

staff notes a corridor study is currently underway for SH-69/Meridian Road and future 
approaches must comply with the study and allow for U-turn features.  

 
 Both ACHD and ITD state a Traffic Impact Study (TIS) shall be required upon future 

development of the site. 
  

VI 
STAFF ANALYSIS 

 
6.1 The Applicant held a Neighborhood Meeting with neighboring land owners within 300-ft of the 

proposed project area on December 14, 2021; there were thirteen (13) attendees.  The meeting 
minutes have been included as a part of this application. 

 
The Applicant requests approval for Annexation of approximately 24.65 acres into Kuna City 
Limits with a C-2 (Area Commercial) zone; Applicant also requests approval to Rezone 
approximately 10.18 acres already within Kuna City Limits, from a C-1 (Neighborhood 
Commercial) to a C-2 (Area Commercial) zone. The subject sites are located on the northeast 
corner of the Meridian Road and Deer Flat Road intersection (APNs: R8528532000, 
R8528531500, R8528531000, R8528530500, S1418336401, S1418336332).  
 
As stated, this request is limited to Annexation and Rezone only, there is no associated 
development. A Development Agreement will also accompany this application laying out 
responsibilities of both the Developer and city. The Applicant will be required to return for 
approval of a Preliminary Plat in substantial conformance with the Preliminary Development 
Concept provided in Exhibit 2.18, and associated Design Review application for landscaping. 
 

Agency Exhibit No. 
Boise Project Board of Control (BPBC) 2.21 

Ada County Highway District (ACHD) 2.23 
COMPASS 2.24 
Idaho Transportation Department (ITD) 2.25 
Public Works Memo   2.29 
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Per City Engineer’s comments in Exhibit 2.29, the subject properties are located within the 
Danskin Sewer Basin; these specific subject sites would flow into the Patagonia Lifts Station, 
then into the Danskin Lift Station. Currently, the Patagonia Lift Station has capacity but could 
face issues in the future, depending on the timeline of other developments within the area and the 
progression of the Mason Creek Trunk Line; and the Danskin Lift Station is at capacity. Public 
Works staff states they could support approval  of this application contingent upon the 
Development Agreement acknowledging the City of Kuna is currently unable to service the 
project until capacity within the Danskin Lift Station is relieved by either the operating 18-inch 
Danskin Force Main Project or the operating Mason Creek Trunk Line; Annexation nor approval 
of future construction drawings guarantees Pressurized Irrigation, Water or Sewer capacity will 
be available at time of development. 
 
The Boise Project Board of Control, Exhibit 2.21, points out the Kuna Canal lies within the 
boundary of the proposed future development and has asserted the Federal Easement, as well as 
provided additional comments regarding future development of the site.   
 
Staff has made multiple attempts via email, phone and in-person, to request comments from Kuna 
Joint School District No. 3 (KSD) regarding this Case but have yet to receive them. On April 21, 
2022, the Applicant and their representative met with KSD to review the district’s “voluntary 
support fees” (Exhibit 2.22). Though the proposed Annexation and Rezone did not provide 
enough impact data, the Applicant stated they look forward to following up with KSD in the 
future when specific uses are identified, and how they will impact the district’s needs. 

 
Staff has determined the Applicant’s Annexation request is in technical compliance with Idaho 
Statute §50-222 to request Annexation, the Rezone request is in compliance with Idaho Statute  
§67-65, Title 5 of Kuna City Code (KCC) and the goals and policies set in Kuna’s 
Comprehensive Plan.  Staff recommends that if the Commission recommends Approval of the 
Annexation and Rezone to the City Council, the Applicant be subject to the Conditions of 
Approval listed in section “IX” (9) of this report, as well as any additional Conditions designated 
by this recommending-body. 
 

6.2 Applicable Standards 
 
 6.2.1 Idaho Code, Title 50, Chapter 2, Section 2 - Annexation by Cities 
 
6.2.2 Idaho Code, Title 67, Chapter 65 - the Local Land Use Planning Act 

 
 6.2.2 Title 5 of Kuna City Code  
 
 6.2.3 City of Kuna Comprehensive Plan 
 

VII 
PROPOSED FINDINGS OF FACT 

 
Based upon the record contained in Case Nos. 22-02-AN (Annexation) & 22-01-ZC (Rezone), including 
the Comprehensive Plan, Kuna City Code, Idaho Code, Staff’s Memorandums, including the exhibits, and 
the testimony during the Public Hearing, the Kuna Planning and Zoning Commission hereby recommends 
(Approval/Conditional Approval/Denial) of the Findings of Fact and Conclusions of Law for Case Nos. 
22-02-AN & 22-01-ZC, a request from Riley Planning Services, on behalf of Miriam LLC and Japheth 
LLC, to Annex four (4) parcels (APNs: R8528532000, R8528531500, R8528531000, R8528530500) 
totaling approximately 24.65 acres, into Kuna City Limits with a C-2 (Area Commercial) zone; and to 
Rezone two (2) parcels (APNs: S1418336401, S1418336332) already within Kuna City Limits, totaling 
approximately 10.18 acres, to a C-2 (Area Commercial) zone.  
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If the Planning and Zoning Commission wishes to approve, deny or modify specific parts of the Findings 
of Fact and Conclusions of Law as detailed below, those changes must be specified. 
 
7.1 Based on the evidence contained in Case Nos. 22-02-AN & 22-01-ZC, this proposal does/does not 

generally comply with the City Code. 
 

Staff Finding: The Applicant has submitted a complete application, and following staff review for 
technical compliance, the application appears to be in general compliance with Kuna City Code 
Title 5. 
 

7.2 The public notice requirements have/have not been met and the Neighborhood Meeting was/was 
not conducted within the guidelines of applicable Idaho Code and City Ordinances. 

 
Staff Finding: The Applicant held a Neighborhood Meeting on December 14, 2021; there were 
thirteen (13) attendees. Neighborhood Notices were mailed out to property owners within 300-FT 
of the proposed project site on August 2, 2022, a legal notice was published in the Kuna Melba 
Newspaper on August 3, 2022, and on the city’s website August 3, 2022. The Applicant posted sign 
on the property on August 11, 2022. 
 

7.3 Based on the evidence contained in Case Nos. 22-02-AN & 22-01-ZC, this proposal does/does not 
generally comply with the Comprehensive Plan. 

 
Staff Finding: The Comprehensive Plan designates the future land use designation of the proposed 
subject sites as Commercial and Mixed-Use. The Applicant is requesting a C-2 (Area Commercial) 
zone which meets the Commercial zoning designation, and intends return in the future with a 
development application with multiple uses, which will meet the Mixed-Use requirements as each 
portion is Rezoned. 

 
7.4 All private landowners have/have not consented to the Annexation. 
 

Staff Finding: The property owners have consented to the Annexation.   
 
7.5 The availability of existing and proposed public services and streets can/cannot accommodate the 

proposed development. 
 
 Staff Finding: The application proposes no new development at this time, therefore existing public 

services and infrastructure will be unaffected. ACHD (Exhibit 2.23) and ITD (Exhibit 2.25) have 
provided comments on what transportation improvements and additional items will be required, 
based on the Preliminary Development plan as shown in Exhibit 2.18. 

 
7.6 The proposed subject sites are eligible for Annexation into Kuna City Limits.  

 
Staff Finding: The parcels to be Annexed have a contiguous touch to Kuna City Limits on the South 
and/or West. 

 
7.7 The Applicant and/or Owner of the property have the right to request a written regulatory taking 

analysis. 
 

Staff Finding: Pursuant to Idaho Code 67-8003, the owner of private property that is subject of 
such action may submit a written request for a regulatory taking analysis with the City Clerk. Not 
more that twenty-eight (28) days after the final decision concerning the matter at issue, the City 
shall prepare a written taking analysis concerning the action if requested. 
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VIII 
PROPOSED COMPREHENSIVE PLAN ANALYSIS 

 
The Kuna Planning and Zoning Commission may Accept/Reject the Comprehensive Plan components, 
and shall determine if the proposed Annexation and Rezone request for the site is/is not consistent with 
the following Comprehensive Plan components: 
 
8.1 Goal Area 3: Kuna’s Land uses will support a desirable, distinctive and well-designed community.   
 

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

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

 

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

property rights. 
 
 Policy 3.G.1.b: Ensure City land use actions, decision, and regulations will not cause an 

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

 
 Policy 3.G.1.c: Ensure land use actions, decisions and regulations do not prevent a 

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

 
IX  

COMMISSION’S RECCOMENDATION 
 

Note: These Motions are for recommendation of Approval, Conditional Approval or Denial of the 
Annexation and Rezone application to the City Council. However, if the Planning and Zoning 
Commission wishes to Approve or Deny specific parts of these requests as detailed in the report, those 
changes must be specified. 
 
Based on the facts outlined in staff’s report and public testimony as presented, the Planning and Zoning 
Commission of Kuna, Idaho, hereby recommends (Approval/Conditional Approval/Denial) for Case Nos. 
22-02-AN & 22-01-ZC, a request from Riley Planning Services, on behalf of Miriam LLC and Japheth 
LLC, to Annex four (4) parcels (APNs: R8528532000, R8528531500, R8528531000, R8528530500) 
totaling approximately 24.65 acres, into Kuna City Limits with a C-2 (Area Commercial) zone; and to 
Rezone two (2) parcels (APNs: S1418336401, S1418336332) already within Kuna City Limits, totaling 
approximately 10.18 acres, to a C-2 (Area Commercial) zone, subject to the following Conditions of 
Approval: 
 
9.1  Upon development 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: 
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9.1.1 The City Engineer shall approve the sewer connections. 
 
9.1.2 The City Engineer shall approve all civil plans. No construction, grading, filling, clearing 

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

 
9.1.3 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”. 

 
9.1.4 The Kuna Rural Fire District shall approve fire flow requirements and/or building plans. 

Installation of fire protection facilities as required by Kuna Rural Fire District are 
required. 

 
9.1.5 The Kuna Municipal Irrigation System (KMIS) and Boise Project Board of Control shall 

approve any modifications to the existing irrigation system. 
 
9.1.6 Approval from Ada County Highway District (ACHD) shall be obtained and Impact Fees 

must be paid prior to issuance of any building permit(s). 
 
9.1.7 All public rights-of-way shall be dedicated and constructed to standards of the City and 

Ada County Highway District. No public street construction may commence without the 
approval and permit from Ada County Highway District. 

 
9.2 Installation of service facilities shall comply with the requirements of the public utility or 

irrigation district providing the services. All utilities shall be installed underground, see KCC  
6-4-2. 

 
9.3 Compliance with Idaho Code, Section §31-3805 pertaining to irrigation waters is required. 

Irrigation/drainage waters shall not be impeded by any construction on site. Compliance with the 
requirements of the Boise Project Board of Control is required. 

 
9.4 When required, submit a petition to the City (as necessary, confirmed with the City Engineer) 

consenting to the pooling of irrigation surface water rights for delivery purposes and request to 
annex the irrigation surface water rights appurtenant to the property over to the KMIS of the City. 

 
9.5 The Applicant/Developer/Owner, and any future assigns having an interest in the subject property, 

shall fully comply with all conditions of development as approved by the City Council, or seek 
amending them through public hearing processes. 

 
9.6 The Applicant/Developer/Owner shall follow staff, City Engineers and other agency recommended 

requirements as applicable. 
 
9.7 The Applicant/Developer/Owner shall comply with all local, state and federal laws. 
 
9.8 The Applicant/Developer/Owner shall obtain a City of Kuna Business License prior to receiving a 

Certificate of Occupancy.  
 
9.9 The Applicant/Developer/Owner is hereby notified of Kuna’s weed control policies and 

requirements (KCC 8-1-3). Weeds, grasses, vines or other growth which endanger property or are 
over twelve (12) inches in height shall be continuously cut down, weeded out, sprayed, burned, 
removed or destroyed throughout all seasons. 
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9.10 The Applicant/Developer/Owner/Contractors are all hereby notified of Kuna’s working hours. 
Construction of any kind shall only be conducted within the hours specified in KCC. Noises and 
other public nuisances/distractions outside of this time frame are subject to lawful penalties. 

 
9.11 The Applicant/Developer/Owner shall return for Design Review Approval for the church 

buildings, parking lot and landscaping.   
 
DATED this 23rd day of August, 2022. 
 



22-02-AN, 22-01-ZC, 22-02-DA

The Lamp District

02.09.2022

04.01.2022



Parcel No.(s): 81418336401; 81418336332; R852530500; R8528531000; R8528531500; R8528532000 

Section, Township, Range: 18, 2N, 1 E ---------------------------

Property Size: 37.57 
-------------------------------

Current Land Use: Vacant I residential Proposed Land Use: Mixed Use I Commercial 

Current Zoning: _C_-_1_/_R_U_T _______ _ Proposed Zoning: _C_-_2 _________ _ 

Project Description 

Project Name: The Lamp District 

General Description of Project: Commercial and Mixed Use including residential, higher density 

residential; neighborhood retail/commercial and regional commercial 

Type of proposed use (check all that apply and provide specific density/zoning): 
QI Residential: R-2 R-4 R-6 R-8 R-12 R-20 QI Commercial: C-1 C-2 C-3 0 CBD 

0 Office 0 Industrial: M-1 M-2 0 Other: --------------------

Type(s) of amenities provided with development: _T_B_D _________________ _ 

Residential Project Summary (If Applicable) 

Are there existing buildings? YES NO YES 

IfYES, please describe: Existing residential accessed by Lazy DB Lane to be removed 

Will any existing buildings remain? YES NO NO 

No. of Residential Units: _________ _ No. of Building Lots: _ ________ _ 

No. of Common Lots: ---------- No. of Other Lots: -----------

Type of dwelling( s) proposed (check all that apply): 

0 Single-Family IZI Townhomes 0 Duplexes QI Multi-Family 
OOther: _ _ ___ __________________________ _ 

Minimum square footage ofstructure(s): _T_B_D __________ ______ ____ _ 

Gross Density (Dwelling Units+- Total Acreage): _T_B_D _________________ _ 

Net Density (Dwelling Units+- Total Acreage not including Roads): _T_B_D __________ _ 



Percentage of Open Space provided: _T_B_D _____ _ Acreage of Open Space: TBD --------

Type of Open Space provided (i.e. public, common, landscaping): _T_B_D ___________ _ 

Non-Residential Project Summary Of Applicable) 

Number of building lots: TBD ------------ Other lots: -------------

Gross floor area square footage: ________ _ Existing (if applicable): ______ _ 

Building height: --------- Hours of Operation:--------------

Total No. of Employees: ------ Max No. of Employees at one time: ________ _ 

No. of and ages of students: __________ _ Seating capacity: _________ _ 

Proposed Parking TBD 

ADA accessible spaces: ________ _ Dimensions: 
--------------~ 

Regular parking spaces: ________ _ Dimensions: 
--------------~ 

Width of driveway aisle: -----------------------------

Proposed lighting:------------------------------­

Is lighting "Dark Sky" compliant? YES NO Project will be Dark Sky Compliant 

Proposed landscaping (i.e. berms, buffers, entrances, parking areas, etc.): 

TBD 

Applicant Signature: I tN'.>!i&r1il1e> Date: ;rz_ 
By signing, you are confirming you have provided all required items listed on this a iplication. 

Upon completion of this form, please email to pzapplications@kunaid.gov. A link will be 
provided to you for application attachments to be uploaded to the cloud. 
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~ RILE PLANNING SERVICES 

February 4, 2022 

CityofKuna 
City Council 
Planning & Zoning Commission 
Planning & Zoning Department Staff 
751 W. 4th Street 
Kuna, ID 83634 

RE: ANNEXATION AND ZONING APPLICATION 
REZONE APPLICATION 

P.O. Box 405 
Boise, ID 83701 

NORTHEAST CORNER OF DEER FLAT ROAD AND MERIDIAN ROAD 

Dear Mr. Hellman: 

On behalf of Miriam LLC, please accept the enclosed applications for the 6 parcels located at the 
northeast comer of Deer Flat Road and Meridian Road I HWY 69 in Kuna, Idaho. 

The two parcels at the comer (1800 North Meridian Road and 
1900 East Deer Flat Road) were previously annexed into the 
City of Kuna with a C-1 Zoning Designation. A rezone to C-2 
is proposed. 

REZONE 
REQUEST 

The remaining 4 parcels north of Lazy DB Lane and the 
parcel at the SE comer of the site are proposed to be annexed 
into the City with a C-2 Zone. These parcels are: 

• 1928 E. Deer Flat Road; 

• 1698 E. Lazy DB Lane; 
• 1804 E. Lazy DB Lane; and 
• 1920 E. Lazy DB Lane. 

The purpose of these requests is to position this important comer for development consistent with 
the City of Kuna FLUM, with the adjacent development as well as the recently approved 
Annexation and Zoning under the name Black Rock Marketplace I Village at the NW comer of 
Deer Flat and Meridian Road. 

LAND USE PLANNING • DUE DILIGENCE • INDIVIDUAL ASSESSMENTS 



A conceptual site design is provided with these applications to provide the City with an 
understanding of the applicant's vision of the development of the site. 

One of the themes incorporated into the site is the belief that there are missing housing elements in 
Kuna which this schematic attempts to remedy by understanding that there are empty nesters who 
would like to live in Kuna. They would be looking for a residence that permits more time for 
grandchildren and other pursuits desirable for those who have moved on the next stage of life rather 
than a large yard and family style traditional home. 

D PAI RED HOMES/ 
TOWN HOMES 

D 3 STORY WALK-UP 
APARTMENTS 

D MIXED USE 

D COMMERCIAL 

D OPEN SPACE 

The paired townhomes along the east boundary of the site are envisioned for over 55 residents and 
will buffer the existing residences from the more commercial uses. Apartments are proposed for the 
north boundary of the site with commercial uses along the west and south boundaries adjacent to 
higher classified roads. The heart of the project is the 'Lamp District' where the mixed use is 
depicted. 

This Larnp District is planned to be a pedestrian oriented neighborhood retail I commercial area 
with the intent of providing the residents, including those adjacent to the site, with day to day 
services and destinations such as a yoga studio, coffee and deli shops, and dining opportunities. 
Condominiums with individual ownership will be located above the neighborhood retail shops and 
are a third residential type proposed for the site with reserved parking. A letter and an attached set 
of images provided by Spring Creek Enterprise in association with Miriam LLC depicts the vision 
of all of the different elements of the site. Generous distribution of open space is anticipated for the 
residential and pedestrian oriented retail and commercial areas. 

LAND USE PLANNING • DUE DILIGENCE • INDIVIDUAL ASSESSMENTS 



The proposed conceptual vision for the site is consistent with Kuna' s vision for these parcels as 
shown on the Future Land Use Map with commercial, three types of residential living (range of 
housing choices) and mixed use including a pedestrian oriented centerpiece. 

Based on Idaho Statute 50-222, this is a Category' A' annexation. A neighborhood meeting was 
held with the neighbors in the vicinity of site using the City of Kuna notification list at the Kuna 
Public Library on December 14, 2021. Two Pre-Application conferences took place -November 
18, 2021 and February 3, 2022. 

The current City of Kuna Comprehensive Plan (2019) provides strong support for the proposed 
annexation and zoning and rezone applications. A sample of selections from the Envision Kuna 
includes: 

• Development should be planned, designed and built to ... allow additional strong mixed-use 
commercial activity centers to flourish and serve residents throughout the community. 

• The site is located on a entryway corridor. 
• With three different housing options, community and neighborhood commercial, and 

neighborhood retail and commercial, the development vision is consistent with the City of 
Kuna vision. 

• The site layout concentrates a mix of medium to high density residential, commercial and 
mixed use along main entryway corridors. 

• The conceptual visioning for the site includes several scales with single structures for retail, 
residential and commercial with access to the Meridian Road transportation corridor. 

Availability of public utility facilities will be supported with this project through pooling of 
resources to enhance upgrades to public facilities such as the Danskin Lift Station and distributes 
the cost across several projects. 

An initial zoning designation of C-2 will allow the applicant to develop the site with committed 
users with the understanding that some of the proposed uses will require an ultimate zone that is 
different. 

Please do n-0t hesitate to contact me if you have questions or need additional materials. The 
applicant and project team look forward to working with the city to 

Best regards, 

p ~ "1 s~rri LL-ES 

Penelope Constantikes 
Principal 

LAND USE PLANNING • DUE DILIGENCE • INDIVIDUAL ASSESSMENTS 



 

 

 

 

 

 
February 4, 2022 

 

City of Kuna City Council, P&Z Commissioners and Planning Staff: 

 

Spring Creek Enterprise in association with Miriam LLC is excited to participate in the 

submission of the attached Annexation and Zoning, and Rezone Applications for 6 

parcels at the northeast corner of Deer Flat Road and Meridian Road / State Highway 69 

in Kuna, Idaho.  The project team understands the importance of this site for future 

commercial and mixed use development to Kuna’s vision and hope that conceptual 

information included in the application packet will resonate with the City. 

 

This project has been designed as a transitional development that re-imagines the site 

with a mix of residential options, commercial services and mixed use that combined 

create a unified and creative space at this important intersection. 

 

As shown on the conceptual site layout, there are three types of residential living.  The 

paired 55 and over townhomes along the east boundary provide transition from the 

traditional residential development gradually into multi-family along the north and 

individually owned condos will be located above neighborhood retail and neighborhood 

commercial in the center of the site.   ‘The Lamp District’ – the signature area of the site, 

is envisioned to include a public plaza setting designed for market place activity and 

shopping.  

 

The southeast portion of the site adjacent to Deer Flat is where families and residents 

will go to exercise, get coffee and find personal services.  The mission of this area of the 

site it to help create a self-contained living atmosphere for all types of residents that 

enjoy thriving in a community that has what they need within walking distance. 

 

As you move towards the intersection of Deer Flat and Meridian Road the site 

transitions to the main grocery story and commercial services section of the overall site. 

 

Based on pre-application discussions with the City, the site philosophy and themes are 

in alignment with Kuna’s vision and the project team looks forward to moving through 

the process of approval for this exciting development.  If you have questions or if 

additional information is needed, please contact us through Riley Planning Services. 

 

 

Douglas B. Clegg, CEO 

Spring Creek Enterprise 
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PIONEER TITLE COMPANY OF ADA COUNTY 

WARRANTY DEED 

For Value Received Innovative Technologies, Inc., an Idaho corporation 

hereinafter referred to as Grantor, does hereby grant, bargain, sell, warrant and convey unto 

Japheth, LLC, an Idaho limited liabiltiy company 

hereinafter referred to as Grantee, whose cunent address is 

The following described premises, to-wit: 

See Exhibit A attached hereto and made a part hereof. 

2018-051630 
06/05/2018 02:39 PM 

$15.00 

To HA VE AND TO HOLD the said premises, with their appu1tenances unto the said Grantee(s), and 
Grantees(s) heirs and assigns forever. And the said Grantor(s) does (do) hereby covenant to and with the 
said Grantee(s), the Grantor(s) is/are the owner(s) in fee simple of said premises; that said premises are 
free from all encumbrances EXCEPT those to which this conveyance is expressly made subject and those 
made, suffered or done by tbe Gmntee(s); and subject to U.S. Patent reservations, restrictions, 
dedications, easements, rights of way and agreements, (if any) of record, and current years taxes, levies, 
and assessments, includes irrigation and utility assessments, (if any) which are not yet due and payable, 
and that Grantor(s) will watTant and defend the same from all lawful claims whatsoever. 

Dated: May 31, 2018 

Innovative Technologies, Inc., an Idaho Corporation 
,l' 

By: @~4( faNL 
Dlvid F. Hills, Director 

State of Idaho, County of Ada- l!iUIJll/} 

This record was acknowledged before me on Juft/ 5f I/ £ fJ/J' by 
Innovative Tec~nologies, Inc . 

-~ ~-=-==->.""""""' -""'::'.---~------.. 
Signature of notary publiCflesldlng In Nampa, Idaho 
Commission Expires: My Commission Explres+.19-20.23 

David F. Hil.l.\'as Director of 



EXHIBIT A 

A parcel of land being a portion of Government Lot 4 of Section 18, Township 2 North, Range l East, Boise 
Meridian, Ada County, Idaho, and more particularly described as follows: 

Beginning at a 1 112" pipe marking the Southwest comer of said Section 18, which is also the intersection of the 
centerline of State Highway 69, also known as Kuna-Meridian Road and Deer Flat Road; 
Thence North 00°12'36" West, a distance of271.99 feet along the Westerly boundary of said Section 18, which is 
also the centerline of said State Highway 69; 
Thence departing said centerline North 89°47'24" East, 70.00 feet to an iron pin, said pin being on the Easterly right­
of-way of said State Highway 69; 
Thence along said right-of-way along a non-tangent curve to the left 5.39 foet, said curve having a central angle of 
00°00'19" a radius of 57,365.78 feet, tangents ol'2.70 feet, and a long chord of 5.39 feet, bearing North 00°11'54" 
West to an iron pin, said iron pin being the Real Point of Beginning; 
Thence continuing along said right-of-way along said curve to the left, 9.09 feet, said curve having a central angle of 
00°00'33", a radius of 57,365.78 feet, tangents of 4.54 feet and a long chord of9.09 feet, bearing North 00°12'20" 
West to an iron pin marking the point of ending of curve, said point also being at Station Equation 118+62 .17 
Back"" 118+62. l 6 ahead per State Highway 69 Survey Project No. BR·RS-3782(9); 
Thence continuing North 00°12'36" West, 330.76 feet along the Easterly right-of-way of said State Highway 69, to 
an iron pin; 
Thence departing the Easterly right-of-way of said State Highway 69, the following courses and distance to iron pins; 
Thence North 89°47'24" East, 368.85 feet; 
Thence South 67°46'25" East, 132.20 feet; 
Thence South 71° I 0'07" East, 144.20 feet; 
Thence South 60°27'08" East, 121.73 feet; 
Thence South 24°09'41" East, l 05.17 feet; 
Thence South 10°44'23" East, 129.54 feet; 
Thence South 04°30'00'' East, 29.42 feet; 
Thence North 89°18'02" West, 247.38 feet; 
Thence North 80°53'52" West, 202.59 feet; 
Thence North 71°06'38" West, 121.00 feet; 
Thence South 88°29'46" West, 240.05 feet to the Point of Beginning. 

Also shown as Parcel 2 on Record of Survey No. 2474, recorded May 17, 1993 as Instrument No. 9337004. 
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SPECIAL WARRANTY DEED 

2017-083560 
09/05/2017 02:54 PM 

$15.00 

THIS SPECIAL WARRANTY DEED (this "Deed"), made as of the 30th day of August, 2017 is between 
#335 PIONEER EXCHANGE ACCOMMODATION TITLEHOLDER, LLC, an Idaho limited liability 
company ("Gran tor"), and JAPHETH, LLC, AN IDAHO LIMITED LIABILITY COMP ANY 
("Grantee"), whose legal address is: 715 Blue Spruce, Alpine, UT. 84004. 

WITNESSETH, That Grantor, for and in consideration of One Dollar and Noll 00 ($1.00) and other 
good and valuable consideration, the receipt and sufficiency of which are hereby acknowledged, has granted, 
bargained, sold and conveyed, and by these presents does grant, bargain, sell, convey and confirm, unto 
Grantee, its successors and assigns forever, all the real property, together with improvements, located in the 
County of Ada, State of Idaho, more particularly described as follows: 

See legal description attached hereto and made a part thereof as Exhibit A 

TOGETHER with all and singular the hereditaments and appurtenances thereto belonging, or in 
anywise appertaining, and the reversion and reversions, remainder and remainders, rents, issues and profits 
thereof, and all the estate, right, title, interest, claim and demand whatsoever of Grantor, either in law or equity, 
of in and to the above bargained premises, with the hereditaments, easements, rights of way and appurtenances, 
and with all of Grantor's interest, if any, in and to any and all minerals, water, ditches, wells, reservoirs and 
drains, and all water, ditch, well, reservoir and drainage rights which are appurtenant to, located on, now or 
hereafter acquired under or above or used in connection with the property (collectively, the "Property"). 

TO HA VE AND TO HOLD the said premises above bargained and described with the appurtenances, 
unto Grantee, its successors and assigns forever. Grantor, for itself, and its successors and assigns, does 
covenant, grant, bargain and agree to and with the Grantee, its successors and assigns, that at the time of the 
ensealing and delivery of these presents, Grantor is well seized of the premises above conveyed, has good, 
sure, perfect, absolute and indefeasible estate of inheritance, in law, in fee simple, and has good right, full 
power and lawful authority to grant, bargain, sell and convey the same in manner and form as aforesaid, and 
that the same are free and clear from all former and other grants, bargains, sales, liens, taxes, assessments, 
encumbrances and restrictions of whatever kind or nature whatsoever, as of June 15, 2017. 



The Grantor shall and will WARRANT AND FOREVER DEFEND the above-bargained premises in the 
quiet and peaceable possession of Grantee, its successors and assigns, against all and every person or 
persons claiming the whole or any part thereof BY, THROUGH OR UNDER Grantor. 

IN WITNESS WHEREOF, Grantor has executed this Special WaITanty Deed as of the date set forth 
above. 

#335 PIONEER EXCHANGE ACCOMMODATION TITLEHOLDER, LLC, 
an Idaho limited liability company 

By: Pioneer 1031 Company, Member 

By: 

STATE OF IDAHO 

COUNTY OF ADA 

) 
) SS. 

) 

On this 30th day of August, 2017, before me, the undersigned, a Notary Public in and for said State, personally 
appeared Jesse Hamilton , known to me to be the Sr. Vice President of Pioneer 1031 Company, an Idaho 
corporation, which corporation is the Sole Member of #335 Pioneer Exchange Accommodation Titleholder, 
LLC, an Idaho limited liability company, and acknowledged to me that she/he executed the within and 
foregoing instrument for and on behalf of said corporation as Sole Member of said limited liability company 
and in said corporation's name as Sole Member of said limited liability company. 

Notary Public for Idqhg ' 
Residing at Boise, Idaho 
My Commission Expires: 3/1/2019 



EXHIBIT A 

A parcel of land being a portion of Government Lot 4 of Section 18, Township 2 North, Range 1 
East, Boise Meridian, Ada County, Idaho and more particularly described as follows: 

Beginning at a 1 1/2" pipe marking the Southwest corner of said Section 18, which is also the 

intersection of the centerline of State Highway 69, also known as Kuna-Meridian Road and Deer 
Flat Road, which is the Real Point of Beginning; 
Thence North 00°12'36" West, a distance of271.99 feet along the Westerly boundary of said 
Section 18, which is also the centerline of said State Highway 69, to an iron pin; thence 
departing said centerline 

North 89°47'24" East, a distance of 70.00 feet to an iron pin, said pin being on the Easterly right­
of-way of said State Highway 69; 

Thence along said right-of-way along a non-tangent curve to the left, a distance of 5.39 feet, said 
curve having a central angle of 00°00'19", a radius of 57,365.78 feet, tangents of2.70 feet and a 

long chord of 5.39 feet bearing 
North 00°11'54" West to an iron pin; 
Thence departing the Easterly right-of-way of said State Highway 69 the following courses and 

distance to iron pins; 
Thence North 88°29'46" East, a distance of240.05 feet; 
Thence South 71°06'38" East, a distance of 121.00 feet; 
Thence South 80°53'52" East, a distance of202.59 feet; 
Thence South 89°18'02' East, a distance of247.38 feet; 
Thence South 04°30'00" East, a distance of 98.84 feet; 
Thence South 02°07' 13" East, a distance of 111.24 feet to an iron pin, said pin being on the 
Southerly boundary of said Section 18, which is also the centerline of said Deer Flat Road; 
Thence along the centerline of said Deer Flat Road 
North 90°00'00" West, a distance of 882.70 feet to the Point of Beginning. 

Also shown as Parcel 1 on Record of Survey, recorded May 17, 1993 as Instrument No. 
9337004, records of Ada County, Idaho .. 

Excepting Therefrom that portion deeded to State of Idaho, Idaho Transp01iation Department, by 
and through the Idaho Transportation Board, by Warranty Deed recorded September 12, 1996 as 

Instrument No. 96076225, records of Ada County, Idaho. 
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Title One 
0 itl~"' co. 

Order Number: 21422324 

For value received. 

Kim Renee Mills, an unmarried woman 

AO/.I. COUNTY RECORDER Phil McGrane 
BOISE IDAHO Pgs=3 CHE FOWLER 

•rLEONE BOISE 

Warranty Deed 

the granlor. does hereby grani, bargain, sell, and convey unto 

Japheth, LLC, an Idaho limited liability company 

whose current adaress is 715 W Biue Spruce Rd Aipine, UT 84004 

the grantee, the following described premises, in Ada County, Idaho, to wit 

See Exhibit A, attached hereto and incorporated herein. 

2021 -114382 
07/30/2021 02;45 PM 

515.00 

To have and to hold the said premises, with their appurtenances unto the said Grantee, its heirs and assigns forever . 
. A.nd the said Gran'or does hereby covenant to and with the said Grantee, that Grantor is the owner in fee simple of 
said premises; ihat they are free from all encumbrances except those to which this conveyance is expressly made 
subjec and those made, suffered er done by the Grantee; and subject to al l existing patent reservations, easements, 

right(s) of way, protective covenants. zoning ordinances, and applicable building codes, laws and regulations, 
general taxes and assessments. including irrigation and utility assessments (if any) for the current year, which are not 
due and payable, and that Grantor wm warrant and defend the same from al\ lawful claims whatsoever, Whenever the 
context so requires, the singuiar number !ncludes the plural. 

Remainder of page intentionally left blank. 

Order fl.Jumner· 2142232.1 Warranty Deed - Page 1 of 3 



Title One 

Order Nuf"lber: 21422324 

Warranty Deed 

For value received. 

Kim Renee Mills, an unmarried woman 

the gramor. does hereby grant, bargain, sell, and convey unto 

Japheth, LLC, an Idaho limited liability company 

wnose ci.;rrent address is 715 W Blue Spruce Rd Aipine, UT 84004 

the gran ee, the following described premises, in Ada County, Idaho, to wit: 

See Exhibit A, attached hereto and incorporated herein. 

[LECTRQ:'JICALLY RECORDED 
JT.t\Mf-'ED FiRST P.%E NOW 
l~~CORPOFtsT!::D A3 f'ART OF 
rHE ORIOINAL DOCUMENT 

To have and to hold the said premises, with their appurtenances unto the said Grantee, its heirs and assigns forever. 
And t 1e said Grantor does hereby covenant to and with the said Grantee, that Grantor is the owner in fee simple of 
said premises; that they are free from all encumbrances except those to which this conveyance is expressly made 
subject and those made, suffered or done by the Grantee; and subject to all existing patent reservations, easements, 
right(s) of way, protective covenants, zoning ordinances, and applicable building codes, laws and regulations, 
general taxes and assessments, including irrigation and utility assessments (if any) for the current year, which are not 
due and payable. and that Grantor will warrant and defend the same from all lawful claims whatsoever. Whenever the 
context so requires, the singular number includes the plural. 

Remainder of page intentionally left blank. 

Order Number: 214223211 Warranty Deed - Page 1 of 3 



Oat~ 28, 2021 -~ , ' 

-,, mAfJa4ec/; th 
Kim Renee Mills 

State of Idaho, County of Auu . SS. 

On this~ day of July in the~ ar of 2021 , before me, the undersigned, a Notary Public in and for said State, 
personal ly appe_?red Kim Renee Mil , known or identified to me to be the person(s) whose name{s) is/are subscribed 
to the wiihin in frument and ackno I dged to me that he/she/they executed the same. 

Notary Publi 
Re"iding ln: 
My Commissio 
(seal) 

Order Number: 21422324 Warranty Deed - Page 2 of 3 



EXHIBIT A 
LEGAL DESCRIPTION OF THE PREMISES 

Lot 1 in Block ·1 of Trinity View Estates Subdivision, according to the official plat thereof, filed in Book 64 of Plats at 
Page(s) 6467: Amended by an Affidavit recorded January 25, 1994 as Instrument No. 94006899, records of Ada 
County, Idaho. 

Order Number: 21422324 Warramy Deed - Page 3 of 3 



ADA COUNTY RECORDER Phtl McGrane 

BOISE IDAHO Pgs=3 CHE FOWLER 

TITLEONE BOISE 

2021-060764 
04/15/2021 02:41 PM 

S1 5 00 

When recorded. return to: 
Tyree Bauer Baldner. PLLC 
Attn: Timothy W. Tyree 
6 ! 8 W Franklin St. 
Boise, ID 83702 

214l 05~ '2. 

SPECLl\.L WARRANTY DEED 

~: f·Or-t--:..:.t:. 
_''! A1·,i?E:D r 8 _.. f 
, \,JfiPOr>A r··" '~ . 

E OFif .. ;.iii'! .. L , •.:'.' , 

Todd McCauley, Inc.. an Idaho corporation ("Granror'' ) does hereby transfer, remise, 
release and convey to Miriam, LLC, an Idaho limited liability company, whose address is 715 W . 
Blue Spruce Road, Alpine. UT 84004 ("Grantee"), all of Gramor's right. title and interest in the 
real property legally described as follows (collectively the "Property"): 

Lot 2 in Block 1 of Trinity View Estates Subdivision. 
according to the official plat thereof, filed in Book 64 of 
Plats at Pages 6467 and 6468, and as Amended by an 
Affidavit recorded January 25. 1994 as Instrument No . 
94006899 official records of Ada County, Idaho. 

Together with all and singular the tenements, hereditaments, and appurtenances rhereunro 
belonging or in anywise appertaining, the revers\on and reversions, remainder and remainders , 
rents, issues , and profits thereof; all water righL and ditch rights (including stock in utilities with 

ditch or irrigation rights); and all estate, right, title, and interest in and to the propeny, as well in 
law as in equity. 

And Granter and Grantor 's successors and assigns shall and will warrant and by these 
presents forever defend the premises in the quiet and peaceable possession of Grantee, Grantee 's 
successors and assigns, against Grantor and Grantor's successors and assigns and against all and 
every person or persons whomsoever, lawfully c1aiming the same. except as shown on Exhibit A 
attached hereto and made a part hereof. The foregoing warranties and obligations to defend are 
limited ro the extent Grantor has title insurance coverage or is entitled to claim coverage by any 
predecessor in interest of Gran.tor, if any, and to the extent such claims and expenses are covered 
by such title insurance or are actually recovered from such predecessor in interest, net of any costs 
of recovery, including attorney fees and costs. In no event shall Granter incur any liability to 
Grantee, or Grantee 's successors or assigns, for liabilities, costs or expenses not covered by title 
insurance, if any, for amounts which exceed any such title insurance coverage, if any, or are not 

actually recovered from any predecessor in i nterest, net of any costs of recovery, including attorney 
fees and cosrs. 

Gramor does also hereby assign ro Grantee the warranty of title provided co Grantor in the 
instrument by which the Property was conveyed to Granter. Said assignment is without warranty. 

SPECIAL WARRANTY DEED - Page l 

r 
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When recorded. return 10: 

Tyree Bauer Baldncr. PLLC 
Aun : Timothy W. Tyree 
618 W Franklin St. 
Boise, ID 83702 

SPECL<\L WARR<\NTY DEED 

l . ~·,I'-,) !;<;_ \i..[ '( ;:'.,-.·· :HC':: 

:\- _J, .... ..,·~···;, -; n ,..,_ .. f _,r 
! L U.L·.!, lA C1•-·CUJ.\b>J \ 

Todd McCauley, Inc., an Idaho corporarion ("Grantor'') does hereby transfer, remise, 
release and convey to Miriam, LLC, an Idaho limited liability company. whose address is 715 W . 
Blue Spruce Road, Alpine, UT 84004 (' 'Grantee"). all of Grantor's right, title and interest in the 
real property legally described as follows (collectively the "Property"): 

Lot 2 in Block ! of Trinity View Estates Subdivision , 
according ro the official p1ar thereof, filed in Book 64 of 
Plats al Pages 6467 and 6468, and as Amended by an 
Affidavit recorded January 25, 1994 as Instrument No. 
94006899, official records of Ada County, Idaho . 

Together wirh all and singular the tenements, hereditaments. and appurtenances thereunto 
belonging or in anywise appertaining, the reversion and reversions, remainder and remainders, 
rents, issues, and profits thereof; all water rights and ditch rights (including stock in utilities wi th 
ditch or irrigation rights); and all estate. right, title , and interest in and to the property, as wen in 
law as in equity. 

And Grantor and Granter s successors and assigns shall and will warrant and by these 
presents forever defend the premises in the quiet and peaceable possession of Grantee. Grantee's 
successors and a signs, against Grantor and Grantor' s successors a.nd assigns and agai nst all and 
every person or persons whomsoever, lawfully claiming the same, except as shown on Exhibit A 
attached hereto and made a part hereof. The foregoing warranties and obligations to defend are 
limited to the extent Grantor has title insurance coverage or is entitled to claim coverage by any 
predecessor in interest of Gran tor, if any, and to the extent such claims and expenses are covered 
by such title insurance or are actually recovered from such predecessor in interest, net of any costs 
of recovery, including attorney fees and costs. In no event shall Granter incur any liability to 
Grantee, or Grantee ' s successors or assigns, for liabilities, costs or expenses not covered by title 
insurance, if any, for amounts which exceed any such title insurance coverage, if any, or are not 

actually recovered from any predecessor in interest. net of any costs of recovery, including attorney 
fees and costs. 

Granter does also hereby assign to Grantee the warranty of title provided to Granter in the 
instrument by which the Property was conveyed to Granter. Said assignment is without warranty. 

SPECIAL WARRANTY DEED - Page 1 



GRANTOR: 
Todd McCauley, Inc. 

Todd McCauley, President 

ST A TE OF IDAHO ) 
) SS . 

County of Ada ) 

This record was acknowledged before me on fq! \' \ \ \ ~ r h 11 t l \ by Todd 
McCauley as the President of Todd McCauley, Inc. 

BROOKE FLEMING 
COMMISSION #20211229 

NOTARY PUBLIC 
STA TE OF IOAHO 

MY COMMISSION EXPIRES 03/1512-027 

SPECIAL W ARR.A.t-fI'Y DEED - Page 2 

Signature ?f notary ~ublic ~;, / j c, ; ·• O? 1 My comm1ss1on expires - • 1 ,__ 



EXHIBIT A TO 
SPECIAL WARRANTY DEED 

8. Truces, including any assessments collected therewith, for the year 2021 which are a lien not 
yet due and payable. 
Taxes for the year 2020 are paid in full. 
Parcel Number: R8528531000 
Original Amoum: $2,535.54 

9. The land described herein is located within the boundaries of Ada County (208-287-6800) a.'ld 
is subject to any assessments levied thereby. 

I 0. The land described herein i located within the boundaries of Boise Kuna Irrigation District 
(208-922-5608) and is subject to any assessments levied thereby. 

11. Right of way for ditches, tunnels, telephone, and distribution lines constructed by authority of 
the United States, as granted to the United States under the provisions of Section 58-604 Idaho 
Code. 

12. Reservations and exceptions in a United States Patent, and in the act authorizing the issuance 
thereof, recorded September 10, 1942 in Book 257 of Patents,.at Page 374. 

13. Easements. reservations, restrictions. and dedications as shown on the official plat of said 
subdivision . 

14. Covenants, Condition , and Restrictions, and Easements but omitting any covenants or 
restrictions, if any, to the extent that such covenants. conditions or restrictions violate 42 USC 
3604 (c) or any other ordinance, statute or regulation. 
Recorded: December 15, 1993 
Instrument No: 93106304 
Amendments, Supplements. or Modifications of said Covenants, Conditions, and Restrictions. 
Recorded: February 11 , 1994 
Instrumenc No: 94013408 

15. An easement for the purpose shown below and rights incidental thereto as set forth in a 
document. 
Granted to: ldaho Power Company 
Purpose: Public Utilities 
Recorded: October 3, 1994 
Instrument No.: 94088612 

16. Terms, covenants. conditions, restrictions, easemems, and obligations, if any, contained in 
Joint Use and Maintenance Agreement for Roads. 
Recorded : April 22, 1998 
Instrument No.: 98038136 

SPECIAL WARRANTY DEED - Exhibit A - Page l 



When recorded, return to: 
Tyree Bauer Baldner, PLLC 
Altn: Timorhy W. Tyree 
61 S \V Franklin St. 

:Lt:.CIEtiiS HB,tboi 0 fa).),iD:C. 
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ADA COUNTY RECORDER Phil McGrane 
BOISE IDAHO Pgs=3 BONNIE OBERBILUG 

TITLEONE BOISE 

SPECIAL WARRANTY DEED 

2021-060756 
04/15/2021 02:34 PM 

515.00 

Todd McCauley, Inc., an Idaho corporation ("Grantor") does hereby transfer, remise, 
release and convey to Miriam LLC, an Idaho limited liability company, whose address is 715 W. 
Blue Spruce Road, Alpine. UT 84004 ("Gramee"), all of Gr1U1tor's right, title and interest in the 
real propeny legally described as follows (collectively the "Property") : 

Lot 3 in Block 1 of Trinity View Estates Subdivision, 
according to the official plat thereof, filed in Book 64 of 
Plats at Pages 6467 and 6468, and as Amended by an 
Affidavit recorded January 25, 1994 as Instrument No. 
94006899, official records of Ada County, Idaho. 

Together with all and singular the tenements , heredirarnents, and appurtenances thereunto 
belonging or in anywise appertaining, the reversion and reversions, remainder and remainders , 
rents, issues, and profits thereof; all water rights and ditch rights (including stock in utilities with 
ditch or irrigation rights); and all estate, right, titie, and interest in and to the property, as we-11 in 
law as in equity. 

And Granter and Gramor's successors and assigns shall and will warrant and by these 
presents forever defend the premises in the quiet and peaceable possession of Grantee, Grantee's 
successors and assigns, against Grantor and Grantor's successors and assigns and against all and 
every person or persons whomsoever. lawfully claiming the same, except as shown on Exhibit A 
attached hereto and made a part hereof. The foregoing warranties and obligations co defend are 
limited to the extent Granter has title insurance coverage or is entitled to claim coverage by any 
predecessor in interest of Granter, if any, and to the extent such claims and expenses are covered 
by such title insurance or are actually recovered from such predecessor in interest, net of any costs 
of recovery, including attorney fees and costs. ln no event shall Granter incur any liability to 
Grantee, or Grantee's successors or assigns, for liabilities, costs or expenses not covered by title 
insurance, if any, for amounts which exceed any such title insurance coverage, if any, or are not 
actually recovered from any predecessor in interest, net of any costs of recovery, including attorney 
fees and costs. 

Gramer does also hereby assign to Grantee the warranty of title provided to Granter in the 
instrument by which the Property was conveyed to Granter. Said assignment is without warranty. 

SPECIAL W ARR<\NTY DEED - Page ! 



When recorded. return to: 
Tyree Bauer Baldner. PLLC 
Attn: Timothy W. Tyree 
61 8 W Franklin St. 
Boise. ID 83702 

SPECIAL WARRANTY DEED 

: : 1 -{l J;•,!t ... ~LL ( t~ ;: .. ·i. (-·· ~tf_-.; 

,...i.l~ .. ~ .. r~ Fl ~.-, 1 ~, r i\JC~V 
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Todd McCauley, Inc., an Idaho corporation ("Gramor") does hereby transfer, remise, 
release and convey to Miriam LLC, an Idaho limited liability company, whose address is 715 W. 
Blue Spruce Road, Alpine, UT 84004 ("Grantee"), all of Grantor's right title and interest in the. 
reaJ property legally described as follows (collectively the "Property"): 

Lot 3 in Block I of Trinity View Estates Subdivision, 
according to the official plat thereof, filed in Book 64 of 
Plats at Pages 6467 and 6468, and as Amended by an 
Affidavit recorded January 25, 1994 as Instrument No. 
94006899. official records of Ada County. Idaho. 

Together with all and singular the tenements. hereditamems, and appurtenances thereunto 
belonging or in anywise appertaining, the reversion and reversions , remainder and remainders, 
rents, issues, and profits thereof; all water rights and ditch rights (including stock in utilities with 
ditch or irrigation rights); and a1l estate. right, title, and interest in and to the propeny, as we1l in 
law as in equity. 

And Granter and Grantor's successors and assigns shall and will warrant and by these 
presents forever defend the premises in the quiet and peaceable possession of Grantee, Grantee's 
successors and assigns, against Granter and Grantor's succes ors and assigns and against all and 
every person or persons whomsoever. lawfully claiming the same, except as shown on Exhibit A 
attached herero and made a part hereof. The foregoing warranties and obligations to defend are 
limited to the extent Grantor has title insurance coverage or is entitled to claim coverage by any 
predecessor in interest of Grantor, if any. and to the extent such claims and expenses are covered 
by such title insurance or are actually recovered from such predecessor in interest, net of any costs 
of recovery, including attorney fees and costs . In no event shall Grantor incur any liability to 
Grantee, or Grantee's successors or assigns, for liabilities, costs or expenses not covered by tit1e 
insurance, if any, for amounts which exceed any such title insurance coverage, if any , or are not 
actually recovered from any predecessor in intere t, net of any costs of recovery. including attorney 
fees and costs. 

Granter does also hereby assign to Grantee the warranty of title provided to Grantor in the 
instrument by which the Property was conveyed to Grantor. Said assignment is without wan·anty. 

SPECIAL WARRANTY DEED - Page I 



GRANTOR: 
Todd McCauley, Inc. 

STATE OF IDAHO ) 
) SS. 

County of Ada ) 

This record was acknowledged before me on rrr\'I \ \CJ\ h l 10 :_ \ by Todd 
McCauley as the President of Todd McCauley, Inc. 

BROOKE FLl:MING 
COMMISSION #20211229 

NOT ARY PUBLIC 
STATE OF IDAHO 

M'f COMMISSION EXPIRES 03/1512027 

SPECIAL WARRANTY DEED - Page 2 

Signature of notary public 
My commission expires 0 ? / 1 G / 2 t 21 



EXHIBIT A TO 
SPECIAL WARRANTY DEED 

8. Taxes, including any assessments collected therewith. for the year 2020 for which the first 
installment is paid, and the second installment is due and payable on or before June 20, 2021. 
Parcel Number: R8528531500 
Original Amount: $3,351 .08 

9. The land described herein is located within the boundaries of Ada County (208-287-6800) and 
is subject to any assessments levied thereby. 

l 0. The land described herein is located within the boundaries of Boise Kuna Irrigation District 
(208-922-5608) and is subject to any assessments levied thereby. 

11. Right of way for ditches, tunnels. telephone, and distribution lines constructed by authority of 
the United Scates . as granted to the United States under the provisions of Section 58-604 Idaho 
Code. 

12. Reservations and exceptions in a United Stares Patent, and in the act authorizing the issuance 
thereof, recorded September 10, 1942 in Book 257 of Patents, at Page 374. 

13. Easements, reservations, restrictions. and dedications a shown on the official plat of said 
subdivision. 

l4. Covenants, Conditions, and Restrictions, and Easements but omitting any covenants or 
restrictions, if any, to the extent that such covenants, conditions or restrictions violate 42 USC 
3604 (c) or any other ordinance, statute or regulation. 
Recorded : December 15 1993 
Instrument No: 93106304 
Amendments, Supplements, or Modifications of said Covenants, Conditions, and Restrictions. 
Recorded : February 11. 1994 
Instrumem No: 94013408 

15. An easement for the purpose shown below and rights incidental thereto as set foith in a 
document. 
Granted to: Idaho Power Company 
Purpose: Public Utilities 
Recorded: October 3. 1994 
Instrument No.: 94088612 

16. Terms, covenants, conditions, restric.tions, easements , and obligations. if any, contained in 
Joint Use and Maintenance Agreement for Roads. 
Recorded: April 22, 1998 
Instrument No.: 98038136 

SPECIAL W ARRA.i"\JTY DEED - Exhibit A - Page l 



TitleOne 

Order Number: 20366988 

For Value Received, 

r---~~~~~~~~~~~~~~~~~~~~ 

ADA COUWY RECORDER Pl11I McGrane 
BOISE IOAHO Pgs=2 CHE FOWLER 

TITLEONE BOISE 

Warranty Deed 

2020-097521 
08/03/2020 08:27 AM 

$15.00 

David L. Andrus and Roslyn Andrus, husband and wife, the Grantor. does hereby grant, bargain sell and convey 
unto, Japheth, LLC, an Idaho limited liability company. whose current address is 715 W. Blue Spruce Rd, 
Alpine, UT 84004, the Grantee, the following described premises, in Ada County, Idaho, To Wit: 

Lot 4 in Block 1 of Trinity View Estates Subdivision, according to the official plat thereof, filed in Book 64 of 
Plats at Page(s) 6467 and 6468, and as amended by an Affidavit recorded January 25, 1994 as Instrument No. 
94006899, official records of Ada County. Idaho. 

TO HAVE AND TO HOLD the said premises, with their appurtenances unto the said Grantee, its heirs and assigns 
iorever. And the said Granter does hereby covenant to and wi th the said Grantee, that Granter is the owner in fee 
simple oi said premises; that they are free from all encumbrances EXCEPT those to which this conveyance is 
expressly made subject and those made, suffered or done by the Grantee: and subject to all existing patent 
reservations, easements, right(s) of way, protective covenants, zoning ordinances, and applicable building codes, 
laws and regulations. general taxes and assessments, including irrigation and utility assessments (if any) for the 
current year, which are not due and payable, and that Granter will warrant and defend the same from all lawful claims 
whatsoever. Whenever the context so requires, the singular number includes the plural. 

Remainder of this page intentionally left blank. 

Order Number: 20366988 Warranty Deed (4-09) ·Page 1 of 2 



Title One 

Order Number: 20366988 

Warranty Deed 

For Value Received, 

David L Andrus and Roslyn Andrus, husband and wife, the Grantor. does hereby grant. bargain sell and convey 
unto, Japheth, LLC, an Idaho limited liability company, whose current address is 715 W. Blue Spruce Rd, 
Alpine. UT 84004, the Grantee, the following described premises. in Ada County. Idaho, To Wit: 

Lot 4 in Block 1 of Trinity View Estates Subdivision, according to the official plat thereof, filed in Book 64 of 
Plats at Page(s) 6467 and 6468, and as amended by an Affidavit recorded January 25, 1994 as Instrument No. 
94006899, official records of Ada County, Idaho. 

TO HAVE AND TO HOLD the said premises. with their appurtenances unto the said Grantee. its heirs and assigns 
forever. And the said Grantor does hereby covenant to and with the said Grantee. that Grantor is the owner in fee 
simple of said premises: that they are free from all encumbrances EXCEPT those to which this conveyance is 
expressly made subject and those made, suffered or done by the Grantee: and subject to all existing patent 
reservations, easements. right(s) of way, protective covenants, zoning ordinances, and applicable building codes, 
laws and regulations. general taxes and assessments. including irrigation and utility assessments (if any) for the 
current year. which are not due and payable, and that Grantor will warrant and defend the same from all lawful claims 
whatsoever. Whenever the context so requires, the singular number includes the plural. 

Remainder of this page intentionally left blank. 
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Dated: 7 - 31 - Jo::Ju 

~ndrus 

(_/ ;t)s'Ci< . ,~ Ct~/ 
Roslyn Andrus 

State of Idaho, County of -~ . ss. 
/ 

On this ~ay of July in the year of 2020, before me. the undersigned. a Notary Public in and !or said State. 
personally ppeared David L. Andrus and Roslyn Andrus, known or identified to me to be the person(s) whose 
name(s) · e subscribed to the within instrunw d acknowledged to me that he/she/they executed the same. 

Notary ?ublic 
Resiti g In: 
My C mmission Ex ire : 
(sea ) 

Order Number: 20366988 

Residing In: Boise, ID 
Commission expires: 08/02/2024 

Warranty Deed (4-09) - Page 2 of 2 



KUNAlt 
• Planning & Zoning 

AFFIDAVIT OF 
LEGAL INTEREST 

PO Box 13 175 l W 4t1i Street I Kuna. ID 83634 
(208) 922-5274 1 W'v\V\.KunaCil\ .lD.gov 

State of-wa.ho ) J f-A IA 

) SS 

County of Ads-) v !-~~ 
~ ~ Au---~(p K~,-i,<!:'1'?..-

L h\1tt.-A:n LLc.( ~lk-nJWL~c.- - ~Igs t> C.\-ep,,7 ' 
~f('-t.l~ u~ 

1.C.S- W lri\~ 4(7~ ¥Q ~i&a, 119 83701w ~ 

Being first duly sworn upon oath, depose and say: (If Applicant i aJso Owner of Record, skip to 
B) 

A. That I am the record owner of the property described on the attached. and l grant my 
permission to 

Penelope Constqr;\ti~e.s Riley Planning Services 

Bqise, ID 83(.Q.1 /IP 
to submit the accompanying application pertaining to that property. 

B. 1 agree to indemnify, defend, and hold City of Kuna and its employees, harmless from 
any claim or liability resulting from any dispute as to the statements contained herein or 
as to the ownership of the property which is the subject of the application. 

C. 1 hereby grant pe1mission to the City of Kuna staff to enter U1e subject property for the 
purpose of site inspections related to processing said application(s). 

Su scribed and sworn to before me the day and year first above written. 

Resic:ting at: 55 l 3 ~ ~ " \ l 0 0 0 tJ 

\-\i~<-\o..~d Vt 44003 

l/111.111/ I ' ,,, I 

\111" '-'i.: 111 r 

I 1 



KUNAlt 
• Planning & Zoning 

AFFIDAVIT OF 
LEGAL INTEREST 

PO Box 13 1751 W 4th Street I Kuna, TD 83634 
(208) 922-5274 1 \V\.\.\~ .KunJCit\ .ID.uov 

tate of Walto ) .J \.- °' "" 
) SS .. 

County of-A4a.) -./ f- ':\ ""'- t-4~\J ~(_p.~~ "1\r~l---

I, ""'"Z. ' 4M \...t . c. f 3°"~\.-\~'~ 

1. \ $"' VJ ' \?,'-'< <\'~.::- \2.0 

~ . ~~ \~ ~ C\.~1 
~"-Vt~~~~ •e, 10~91')1 /II ~ 

Being first duly sworn upon oath., depose and say: (lf Applicant is also Owner of Record, skip to 
B) 

A. That l am the record owner of the property described on the attached, and l grant my 
permission to 

Penelope Constpf1~ike9 Riley Planning Services 

B9ise, ID 8370J /II' 
to submit the accompanying application pertaining to that property. 

B. T agree to indemnify, defend, and hold City of Kuna and its employees. harmless from 
any claim or liability resulting from any dispute as to U1e statements contained herein or 
as to the ownership of the property which is the subject of the application. 

C. I hereby grant permission to the City of Kuna staff to enter the subject property for the 
purpose of site inspections related to processing said application(s). 

Dated this 1:-=-~ !1;,, 
?o 

Sign 

and sworn to before me the day and year first above written. 

Residing at: 5 <5 13 \'IJ..W 

H 1g-lh 1Cj v0 "l v-r 
\ l 00 0 IV 

fi,4D03 

My Commission expires: O <"6 - Zi4i :- 2-cYL5 
---~ ?~ siatllre 

I ' J,,, r . I '• I .t ,, I I' ,, 



Annexation Description for 
Japeth LLC 

October 10, 2021 

A portion of Government Lot 4 of Section 18, Township 2 North, Range 1 East, 
Boise Meridian, Ada County, Idaho more particularly described as follows: 

Commencing at the Section corner common to Sections 13 and 24, T.2N., 
R.1 W., B.M, and 18 and 19, T.2N., R.1 E., B.M. from which the 1/4 corner common to 
said Sections 13 and 18 bears, North 00°12'36" West, 2650.42 feet; thence on the 
south boundary line of said Section 18, North 90°00'00" East, 882. 70 feet to the 
southerly extension of the westerly boundary line of Trinity View Estates Subdivision as 
filed in Book 64 of Plats at Pages 6467 and 6468, records of Ada County, Idaho and 
the REAL POINT OF BEGINNING; 

thence on said westerly boundary line and the southerly and westerly extension 
thereof the following eight (8) courses bearings and distances: 

North 02°07' 13" West, 111 .23 feet; 

North 04°30'00" West, 128.26 feet; 

North 10°44'23" West, 129.54 feet; 

North 24°09'41" West, 105.17 feet; 

North 60°27'08" West, 121.73 feet; 

North 71°10'07" West, 144.20 feet; 

North 67°46'25" West, 132.20 feet; 

South 89°47'24" West, 438.84 feet to the west boundary line of said Section 
18; 

thence on said west boundary line, North 00°12'36" West, 707.98 feet to the 
westerly extension of the north boundary line of said Trinity View Estates Subdivision; 

Page 1 of 2 



thence South 89°57'01" East, 1,234.68 feet to the Northeast corner of said Trinity View 
Estates Subdivision; 

thence on the east boundary line of said Trinity View Estates Subdivision and 
the southerly extension thereof, South 00°15'29" East, 1,324.14 feet to the south 
boundary line of said Section 18; 

thence on said south boundary line, North 90°00'00" West, 353.08 feet to the 
REAL POINT OF BEGINNING. 

Containing 1, 139,357 square feet or 26.16 acres, more or less. 

End of Description. 

Page 2 of 2 
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LINE 

1/4 
L1 

L2 
S.18 

L3 

L4 

L5 

L6 

L7 

UNPLATTED 

ROS INST. NO. 
2020-155759 -------

1 10 2021 5: 46: 31 AM 

IDAHO 
SURVEY 
GROUP, LLC 

9955 W. EMERALD ST. 
BOISE, IDAHO 83704 
(208) 846-8570 

LINE TABLE 

<P>-BEARING LENGTH SCALE: 1"=300' 

N2'07'13"W 111.23 
0 75 150 300 

N4'30'00"W 128.26 

N10'44'23"W 129.54 

N24'09' 41 "W 105.17 

N60'27'08"W 121 .73 

N71'10'07"W 144.20 

N67'46'25"W 132.20 

RODEO SUB. 

TROPHY ST. 

LU GARNO 
TERRA SUB. 

---

REAL POINT 
OF BEGINNING 

ANNEXATION EXHIBIT FOR 

JAPHETH LLC 
A PORTION OF GOVERNMENT LOT 4 OF SECTION 18, 

T.2N., R.1E., B.M., ADA COUNTY, IDAHO 

600 

JOB NO. 
20-514 

SHEET NO. 

1 
DWG. DATE 

10/10/2021 



s89°57'01 "e 
1234.68 

438.84 
s89°47'24"w 

353.08 
n90°oo·oo"w 

10/10/2021 

Scale: 1 inch= 200 feet File: Japeth LLC Annexation Parcel.ndp 
Tract 1: 26.1560 Acres, Closure: n80.2657w 0.01 ft . (1 /496939), Perimeter=4931 ft . 

01n02.0713w111.23 10s89.5701e1234.68 
02 n04.3000w 128.26 11 s00.1529e 1324.14 
03 n10.4423w 129.54 12 n90.0000w 353.08 
04n24.0941w105.17 
05 n60.2708w 121.73 
06n71 .1007w144.2 
07 n67.4625w 132.2 
08 s89.4724w 438.84 



Description for 
C-2 Zone 

November 12, 2021 

A portion of Government Lot 4 of Section 18, Township 2 North, Range 1 East, 
Boise Meridian, City of Kuna, Ada County, Idaho more particularly described as 
follows: 

BEGINNING at the Section corner common to Sections 13 and 24, T.2N., 
R.1 W., B.M, and Sections 18 and 19, T.2N., R.1 E., B.M. from which the 1/4 corner 
common to said Sections 13 and 18 bears, North 00°12'36" West, 2650.42 feet; 

thence on the west boundary line of said Section 18, North 00°12'36" West, 
617.23 feet to the westerly extension of the exterior boundary line of Trinity View 
Estates Subdivision as filed in Book 64 of Plats at Pages 6467 and 6468, records of 
Ada County, Idaho; 

thence on said exterior boundary line and the westerly and southerly extension 
thereof the following eight (8) courses and distances: 

North 89°47'24" East, 438.84 feet; 

South 67°46'25" East, 132.20 feet; 

South 71°10'07" East, 144.20 feet; 

South 60°27'08" East, 121.73 feet; 

South 24 °09'41" East, 105.17 feet; 

South 10°44'23" East, 129.54 feet; 

South 04 °30'00" East, 128.26 feet; 

South 02°07'13" East, 111.23 feet to the south boundary line of said Section 
18; 

thence on said south boundary line, North 90°00'00" West, 882.70 feet to the 
REAL POINT OF BEGINNING. 

Containing 496,908 square feet or 11.41 acres, more or less. 

End of Description. 
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IDAHO 
SURVEY 
GROUP, LLC 

9955 W. EMERALD ST. 
BOISE, IDAHO 83704 
(208) 846-8570 

E. DEER FLAT RD. 

EXHIBIT MAP FOR 

C-2 ZONE 
A PORTION OF GOVERNMENT LOT 4 OF SECTION 18, 

T.2N., R.1E., B.M., CITY OF KUNA, ADA COUNTY, IDAHO 

JOB NO. 

20-514 

SHEET NO. 

1 
DWG. DATE 

11/12/2021 
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Scale: 1 inch= 150 feet File: C-2 Zone.ndp 
Tract 1: 11.4074 Acres, Closure: s37.2118e 0.01 ft . (1/475370), Perimeter=2811 ft . 
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PAIRED HOMES/
TOWNHOMES

3 STORY WALK-UP 
APARTMENTS

MIX ED USE

COMMERCIAL

OPEN SPACE

NTS



2

MARCH 09,  2021
PRECEDENT IMAGERY
KU N A  D E V E LO P M E N T

M I X E D  U S E  H O U S I N G / R E TA I L  A N D  O F F I C E S 3  S TO RY  WA L K- U P  A PA RTM E N T S

3  S TO RY  WA L K- U P  A PA RTM E N T S

N OTE :  I M AG E S  A R E  TA K E N  F R O M  G O O G L E  A N D  A R E  R E P R E S E N TATI V E 
O N LY  A N D  A R E  O N LY  I N C LU D E D  TO  C O N V E Y  FO R M  A N D  S I Z E .

PA I R E D  H O M E S / TOW N H O M E S



3

MARCH 09,  2021
PRECEDENT IMAGERY
KU N A  D E V E LO P M E N T

P U B L I C  P L A Z A

R E TA I L  A N D  D R I V E-TH R U ’ S F U E L  S TATI O N

O U TD O O R  D I N I N G

N OTE :  I M AG E S  A R E  TA K E N  F R O M  G O O G L E  A N D  A R E  R E P R E S E N TATI V E 
O N LY  A N D  A R E  O N LY  I N C LU D E D  TO  C O N V E Y  FO R M  A N D  S I Z E .
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MARCH 09,  2021
PRECEDENT IMAGERY
KU N A  D E V E LO P M E N T

D R I V E-TH R U  P H A R M ACY

F I TN E S S FAS T  FO O D

WA L M A RT  N E I G H B O R H O O D  M A R K E T

N OTE :  I M AG E S  A R E  TA K E N  F R O M  G O O G L E  A N D  A R E  R E P R E S E N TATI V E 
O N LY  A N D  A R E  O N LY  I N C LU D E D  TO  C O N V E Y  FO R M  A N D  S I Z E .



_KUNA!:t, 
Planning & Zoning 

Neighborhood Meeting 
Certification 

PO Box 13 I 751 W 4th Street I Kuna, ID 83634 

(208) 922-52741 www.KunaCity.ID.gov 

You must conduct a Neighborhood Meeting prior to submission of an application for Annexation; Rezone; 
Special Use Permit; Subdivision; and Variance. Please see Kuna City Code 5-lA-2 for more information 
or contact the Planning & Zoning Department at (208) 922-5274. 

The Neighborhood Meeting Certification packet includes the following: 

• Neighborhood Meeting Certification - This acts as quick reference information regarding your 
project. 

• Sign-in Sheet- This provides written record of who attended your Neighborhood Meeting. 

• Neighborhood Meeting Minutes - Provides space in which to record the items discussed and any 
concerns attendees may have. 

A Neighborhood Meeting cannot take place more than two (2) months prior to acceptance of the application 
and an application will not be accepted before the meeting is conducted. You are required to mail written 
notification of your meeting, allowing at least fourteen (14) days before your meeting for property owners 
to plan to attend. Contacting and/or meeting individually with property owners will not fulfill 
Neighborhood Meeting requirements. You may request a 300' property owners mailing list by 

completing the Neighborhood Meeting Mailing List Request form located under Forms & Applications on 
the City of Kuna website. 

Neighborhood Meetings must be held on either a weekend between I 0:00 Am & 7:00 PM, or a weekday 
between 6:00 PM & 8:00 PM. The meeting cannot be conducted on holidays, holiday weekends, or the day 
before/after a holiday or holiday weekend. The meeting must be held at one of the following locations: 

• Subject property; 

• Nearest available public meeting place (i.e. Libraries, Community Centers, etc.); or 
• An office space within a one (I) mile radius of the subject property. 

Once you have held your Neighborhood Meeting, please complete this certification form and include with 
your application along with the Sign-in Sheet, Neighborhood Meeting Minutes & a copy of the notification 
mailed to attendees. 

Description of proposed project: Annexation and Zoning; Rezone 

Date of Meeting: _1_2_/_14_/_2_1 ______ _ Time: 6-7:15 PM 

MeetingLocation: Kuna Public Library 

Site Information 

Location: Section 18 Township 2N Range_1_E ___ Total Acres 37.57 

S bd. . . N Section Land I Trinity View Estates Lot 1-4 Block 1 u 1v1s10n ame: _____________________ _ 



Address: 1698, 1804 & 1920 Lazy DB Lane; 1900 &1928 E. Deer Flat; 1800 N. Meridian Road 

(l8'5~0of;oD · fl_852G531000 · l28s-.z8s-31seo (28=;-zgs-:sz {)lJo 
ParcelNo(s).: I I 

Include ALL addresses and parcel numbers for your application. 
s 14/ 8-?3 {113-3 z . s 14183 3{tJ401 

I Current Property Owner 

Name: Miriam LLC I Japheth LLC 

Address: 715 W. Blue Spruce Road, Alpine, UT 84004 

Contact Person 

Name: Penelope Constantikes 

Business Name (if applicable): Riley Planning Services 

Address: P.O. Box 405, Boise, ID 83701 

Phone: 208.908.1609 Email: penelope@rileyplanning.com 

Applicant 

Name: SAME 

Phone: -------- -- Email: _____ _ _________ _ 

, certifo that a Neighborhood Meeting was conducted at the 
time and location noted on this form in accordance with Kuna City Code 5-JA-2. 

Applicant Signature: /J · t,,Jsrl/.:7'./11 '~ Date: _ 2+-/ _8 -1--J '?_ "?-__ 
I I 



NEIGHBORHOOD MEETING SIGN-IN SHEET - 6:00 TO 6:30 PM, DECEMBER 14, 2021 
NORTHWEST CORNER- DEER FLAT ROAD & MERIDIAN ROAD/HWY 
ANNEXATION INTO CITY OF KUNA AND ZONING DESIGNATION C-2 

NAME ( / 7 Go ADDRESS EMAIL ADDRESS 

Wttw v.cot\ 

GMiA IL . c ov\/\ 

mlli RILE PLANNING SERVICES 
P.O. Box 405 
Boise, ID 8370 1 
208.908. 1609 



NEIGHBORHOOD MEETING MINUTES 
Meeting Date: December 14, 2021 

Location: Kuna Public Library 

Number of Attendees: 13 
--------~ 

Project Description: Annexation & Zoning I Rezone 

Attendee Comments or Concerns: ---------------------
Transition from traditional residential 

Traffic on Deer Flat Road & future road improvements 

School capacity 

Attendees excited about walkable access to future services (coffee shop, etc.) 

How will Kuna Canal be handled 

Inquired about what commercial users would be located on site 

Separation between Over 55 Townhomes and traditional residential/# of stories 

Liked 'Lamp District' concept and marketplace/plaza 

I, , hereby certify the above information and the information 
provided within these forms is true, complete and correct to the best of my knowledge. 

Applicant Signature: ________________ Date: ______ _ 



mlli RILE PLANNING SERVICES 

November 30, 2021 

Dear Neighbor: 

P.O. Box 405 
Boise, ID 83701 

Please join me at a neighborhood meeting about a proposed annexation and zoning application for 
the property located at the NE comer of Deer Flat Road and Meridian Road I HWY 69. A map of 
the subject site is included below. 

The purpose of the meeting is to provide residents in the vicinity of the site with information about 
the proposed annexation into the City of Kuna with a zoning designation of C-2, and to answer any 
questions you may have. 

WHERE: City of Kuna Library - 457 N. Locust, Kuna 

WHEN: Tuesday, December 14, 2021 - 6:00 to 6:30 PM 

This is an informational meeting and no public appointed or elected officials will be present. The 
applicant's representative will be present for the meeting. 

I can be reached by email at penelope@rileyplanning.com if you have questions. 

Thank you in advance for your interest. 

Best regards, 

Penelope Constantikes 
Principal 

PROJECT 
SITE 

' .: 

' c 

·• ; • 

LAND USE PLANNING• DUE DILIGENCE· INDIVIDUAL ASSESSMENTS 

l l ll , .. •i I I ! • 

""' 1• ,,., 

(• co,. .. .... , ~ l ~ 



RILEY PLANNING SERVICES 
P.O. BOX405 
BOISE, ID 83701 

- --- - --- - -
BOISE ID 836 
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Webmail 7.0 - Neighborhood Meeting - Deer Flat & Meridian.em! https://webmail .deluxeforbusiness.com/index.php?view=print#32263 

1 of 1 

Neighborhood Meeting - Deer Flat & Meridian 

From: "Penelope Constantikes" <penelope@rileyplanning.com> 

Date: 12/14/2021 08:36PM 

To: penelope@rileyplanning.com 

Robert Digirolamo <rdigirolamo@gmail.com>, Vicki Ogle <vickiloyogle@gmail.com>, Tom Ogle 
<tom.ogle@gmail.com>, Dave Fossum <djfossum@att.net>, Dave Miller <rmedave@icloud.com>, 

Bee: Becky Miller <miller.becky.j@gmail.com>, Dave & Jean Fossum <djfossum@att.net>, Rebecca 
Getzen <getzrams92691@aol.com>, Eric Getzen <astro92692@hotmail.com>, Joshua Reddick 
<nutl 90@gmail.com>, Sarah Lett <clientcafe@goporch.com>, dclegg@springcreekenterprise.com 

Dear Neighbors: 

Thank you for participating in the neighborhood meeting this evening. I appreciated the opportunity to meet 
you! 

Just a reminder - the applications will just be for Annexation and Zoning of the site initially. More detailed 
applications will be in the future and that is when specific comments will become more relevant. 

Thank you! 

RILE . ~ PLAN ING SERVICES 

Penelope Constantikes 
Principal 

P.O. Box 405, Boise, ID 83701 
208.908.1609 

300 W. Myrtle Street, Suite 200 B 

12/14/2021, 8:46 PM 



Webmail 7.0 - Fwd: Neighborhood Meeting - Deer Flat & Meridian.em] https://webmail.deluxeforbusiness.com/index.php?view=print#32265 

1 of2 

Fwd: Neighborhood Meeting - Deer Flat & Meridian 

From: "Penelope Constantikes" <penelope@rileyplanning.com> 

Date: 12/14/2021 08:44PM 

To: Sarah Lett <clientcare@goporch.com> 

Sarah: 

I didn't get your email correctly entered the first time . Below is the email I sent initially and then I followed up 
with the attachment. 

The concept plan is attached. 

L . PLAN llNG SERVICES 

Penelope Constantikes 
Principal 

P.O. Box 405, Boise, ID 83701 
208.908.1609 

300 W. Myrtle Street, Suite 200 B 

-------- Original Message --------
Subject: Neighborhood Meeting - Deer Flat & Meridian 
Date: Tue, 14 Dec 2021 22:36:20 -0500 
From: "Penelope Constantikes" <penelope@rileyplanning.com> 
To : penelope@rileyplanning .com 

Dear Neighbors: 

Thank you for participating in the neighborhood meeting this evening. I appreciated the opportunity to meet 
you! 

Just a reminder - the applications will just be for Annexation and Zoning of the site initially. More detailed 
applications will be in the future and that is when specific comments will become more relevant. 

Thank you! 

12/14/202l, 8:44 PM 



Webmail 7.0 - Fwd: Neighborhood Meeting - Deer Flat & Meridian.em! 

Penelope Constantikes 
Principal 

P.O. Box 405, Boise, ID 83701 
208.908.1609 

300 W. Myrtle Street, Suite 200 B 

Attachments ( 1 file , 1.7 MB) 

https: //webmail.deluxeforbusiness.com/index. php?view=print#32265 

- Deer Flat & Meridian - Conceptual Layout.pdf (1.7 MB) 

2 of2 12/14/2021 , 8:44 PM 



Webmail 7.0 - Deer Flat & Meridian - Conceptual Layout.em! https: //webmail.deluxeforbusiness.com/index.php?view=print#32264 

1 of 1 

Deer Flat & Meridian - Conceptual Layout 

From: "Penelope Constantikes" <penelope@rileyplanning.com> 

Date: 12/14/2021 08:39PM 

To: penelope@rileyplanning.com 

Joshua Reddick <nut190@gmail.com>, Rebecca Getzen <getzrams92691@aol.com>, Sarah Lett 
<clientcafe@goporch.com>, Dave Miller <rmedave@icloud.com>, Becky Miller 

Bee: <miller.becky.j @gmail.com>, Dave & Jean Fossum <djfossum@att.net>, Eric Getzen 
<astro92692@hotmail.com>, Robert Digirolamo <rdigirolamo@gmail.com>, Vicki Ogle 
<vickiloyogle@gmail.com>, Tom Ogle <tom.ogle@gmail.com>, dclegg@springcreekenterprise.com 

Oops! I forgot to attach the conceptual layout. 

Thanks! 

IL PLAN! ING SERVICES 

Penelope Constantikes 
Principal 

P.O. Box 405, Boise, ID 83701 
208.908.1609 

300 W. Myrtle Street, Suite 200 B 

Attachments ( 1 file, 1.7 MB) 
- Deer Flat & Meridian - Conceptual Layout.pdf (1.7 MB) 

12114/2021 , 8:48 PM 



Webmail 7.0 - Re: Deer Flat & Meridian - Conceptual Layout.em! https://webmail.deluxeforbusiness.com/index.php?view=print#32266 
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Re: Deer Flat & Meridian - Conceptual Layout 

From: "Penelope Constantikes" <penelope@rileyplanning.com> 

Date: 12/14/2021 08:51PM 

To: Vicki Ogle <vickiloyogle@gmail.com> 

Bee: dclegg@springcreekenterprise.com 

You are welcome! 

.I E 

Penelope Constantikes 
Principal 

PLAN ING SERVICES 

P.O. Box 405, Boise, ID 83701 
208.908.1609 

300 W. Myrtle Street, Suite 200 B 

On Tue, 14 Dec 2021 20:44:53 -0700, Vicki <vickiloy..Qgle@gmail.com> wrote: 

Thank you for your time tonight and for the image of the proposed site! 

Sent from my iPhone 

>On Dec 14, 2021, at 8:39 PM , Penelope Constantikes wrote: 
> 
> 
>Oops! I forgot to attach the conceptual layout. 
> 
>Thanks! 
> 
> 
> 
> Penelope Constantikes 
>Principal 
> 
>P.O. Box 405, Boise, ID 83701 
> 208.908.1609 
> 
> 300 W. Myrtle Street, Suite 200 B 
> 

12/ 14/2021 , 8:51 PM 



From: Jessica Reid
To: PWoffice; Scott FCCNWI; Chief Fratusco; TLawrence Kuna Fire; J&M Sanitation; "David Reinhart"; Robbie Reno; ACHD;

ITD; Boise Project Board of Control; COMPASS; DEQ; Idaho Power (PDickerson@idahopower.com); Intermountain Gas;
Power - Easements (easements@idahopower.com)

Subject: The Lamp District Agency Transmittal
Date: Friday, April 1, 2022 10:36:15 AM
Attachments: image001.png

Lamp District Agency Transmittal Packet 04.01.2022.pdf

Agency Transmittal – April 1, 2022
 
          Notice is hereby given by the City of Kuna the following actions are under consideration:
 

CASE NUMBER: 22-02-AN (Annexation), 22-01-ZC (Rezone) & 22-02-DA
(Development Agreement) – The Lamp District

PROJECT
DESCRIPTION

Riley Planning Services, on behalf of Miriam LLC, requests to
Annex four (4) parcels (APNs: R8528532000, R8528531500,
R8528531000, R8528530500) totaling approx. 24.65 acres with a
C-2 (Area Commercial) zone; and to Rezone approx. 10.18 acres
(APNs: S1418336401, S1418336332), already Annexed into Kuna
City Limits, to a C-2 (Area Commercial) zine. The subject sites are
located on the northeast corner of the N Meridian & E Deer Flat
intersection; Section 18, Township 2 North, Range 1 East.
 
The Applicant intends to return in the future & Rezone a portion of
the subject properties as to develop Mixed Use, Townhome &
Multi-Family aspects; a development concept plan is provided as
part of this packet. The Applicant is aware of current serviceability
limitations for the Sewer Basin(s) in which the subject properties
will feed into, as such, a Development Agreement shall accompany
this application.

SITE LOCATION
 

Northeast Corner of N Meridian Road & E Deer Flat Road
intersection

REPRESENTATIVE
 

Penelope Constantikes
Riley Planning Services LLC
penelope@rileyplanning.com

SCHEDULED
HEARING DATE

Tuesday, July 26, 2022 at 6:00 PM, Kuna City Hall Council
Chambers, 751 W 4th Street, Kuna, ID 83634

STAFF CONTACT
 

Jessica Reid
208.387.7731
jreid@kunaid.gov

Enclosed is information to assist you with your consideration and response. All comments as to
how this action may affect the service(s) your agency provides, is greatly appreciated. Please
contact staff with any questions. If your agency needs different or additional information to
review & provide comments, please notify our office. The hearing is scheduled to begin at 6:00
p.m. or as soon as it may be heard. Kuna City Hall is located at 751 W. 4th Street, Kuna, ID
83634. If your agency needs different plans or paper copies to review, notify our office know and
we will send them. Please notify our office who future packets should be sent to, including their
email address. If your agency needs additional time for review, please let our office know ASAP.
No response by Friday July 8, 2022, will indicate you have no objection or comments for this
project.

 
Sincerely,
 

Jessica Reid

mailto:/O=FIRST ORGANIZATION/OU=EXCHANGE ADMINISTRATIVE GROUP (FYDIBOHF23SPDLT)/CN=RECIPIENTS/CN=DF8D9EC1828C4D9CBD174800A8AC185D-JESSI
mailto:PWoffice@kunaid.gov
mailto:scott@fccnwi.com
mailto:mfratusco@adacounty.id.gov
mailto:tlawrence@kunafire.com
mailto:Chad.Gordon@jmsanitation.com
mailto:dreinhart@kunaschools.org
mailto:rreno@kunaschools.org
mailto:planningreview@achdidaho.org
mailto:D3Development.Services@itd.idaho.gov
mailto:TRitthaler@boiseproject.org
mailto:cmiller@compassidaho.org
mailto:BRO.Admin@deq.idaho.gov
mailto:PDickerson@idahopower.com
mailto:bryce.ostler@intgas.com
mailto:easements@idahopower.com
mailto:penelope@rileyplanning.com
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KUNA

Planning & Zoning






Agency Transmittal – April 1, 2022 
 
          Notice is hereby given by the City of Kuna the following actions are under consideration: 
 


CASE NUMBER: 22-02-AN (Annexation), 22-01-ZC (Rezone) & 22-02-DA 
(Development Agreement) – The Lamp District  


PROJECT 
DESCRIPTION 


Riley Planning Services, on behalf of Miriam LLC, requests to Annex four 
(4) parcels (APNs: R8528532000, R8528531500, R8528531000, 
R8528530500) totaling approx. 24.65 acres with a C-2 (Area Commercial) 
zone; and to Rezone approx. 10.18 acres (APNs: S1418336401, 
S1418336332), already Annexed into Kuna City Limits, to a C-2 (Area 
Commercial) zine. The subject sites are located on the northeast corner of 
the N Meridian & E Deer Flat intersection; Section 18, Township 2 North, 
Range 1 East.  
 
The Applicant intends to return in the future & Rezone a portion of the 
subject properties as to develop Mixed Use, Townhome & Multi-Family 
aspects; a development concept plan is provided as part of this packet. The 
Applicant is aware of current serviceability limitations for the Sewer 
Basin(s) in which the subject properties will feed into, as such, a 
Development Agreement shall accompany this application. 


SITE LOCATION 
 


Northeast Corner of N Meridian Road & E Deer Flat Road 
intersection 


REPRESENTATIVE 
 


Penelope Constantikes 
Riley Planning Services LLC 
penelope@rileyplanning.com  


SCHEDULED 
HEARING DATE 


Tuesday, July 26, 2022 at 6:00 PM, Kuna City Hall Council 
Chambers, 751 W 4th Street, Kuna, ID 83634 


STAFF CONTACT 
 


Jessica Reid 
208.387.7731 
jreid@kunaid.gov 


Enclosed is information to assist you with your consideration and response. All comments as to how this 
action may affect the service(s) your agency provides, is greatly appreciated. Please contact staff with any 
questions. If your agency needs different or additional information to review & provide comments, please 
notify our office. The hearing is scheduled to begin at 6:00 p.m. or as soon as it may be heard. Kuna City 
Hall is located at 751 W. 4th Street, Kuna, ID 83634. If your agency needs different plans or paper copies 
to review, notify our office know and we will send them. Please notify our office who future packets should 
be sent to, including their email address. If your agency needs additional time for review, please let our 
office know ASAP. No response by Friday July 8, 2022, will indicate you have no objection or comments 
for this project. 


 
 


   
City of Kuna 
Planning & Zoning Department 


City of Kuna 
P.O. Box 13 


Kuna, Idaho 83634 
Phone: (208) 922-5274 
Fax:   (208) 922-5989 


 www.Kunacity.id.gov 
 



mailto:penelope@rileyplanning.com

mailto:jreid@kunaid.gov





22-02-AN, 22-01-ZC, 22-02-DA


The Lamp District


02.09.2022


04.01.2022







Parcel No.(s): 81418336401; 81418336332; R852530500; R8528531000; R8528531500; R8528532000 


Section, Township, Range: 18, 2N, 1 E ---------------------------


Property Size: 37.57 
-------------------------------


Current Land Use: Vacant I residential Proposed Land Use: Mixed Use I Commercial 


Current Zoning: _C_-_1_/_R_U_T _______ _ Proposed Zoning: _C_-_2 _________ _ 


Project Description 


Project Name: The Lamp District 


General Description of Project: Commercial and Mixed Use including residential, higher density 


residential; neighborhood retail/commercial and regional commercial 


Type of proposed use (check all that apply and provide specific density/zoning): 
Q! Residential: R-2 R-4 R-6 R-8 R-12 R-20 QI Commercial: C-1 C-2 C-3 0 CBD 


D Office D Industrial: M-1 M-2 D Other: --------------------


Type(s) of amenities provided with development: _T_B_D _________________ _ 


Residential Project Summary (If Applicable) 


Are there existing buildings? YES NO YES 


IfYES, please describe: Existing residential accessed by Lazy DB Lane to be removed 


Will any existing buildings remain? YES NO NO 


No. of Residential Units: _________ _ No. of Building Lots: _ ________ _ 


No. of Common Lots: ---------- No. of Other Lots: -----------


Type of dwelling( s) proposed (check all that apply): 


0 Single-Family IZI Townhomes D Duplexes QI Multi-Family 
DOther: _ _ ___ __________________________ _ 


Minimum square footage ofstructure(s): _T_B_D __________ ______ ____ _ 


Gross Density (Dwelling Units+- Total Acreage): _T_B_D _________________ _ 


Net Density (Dwelling Units+- Total Acreage not including Roads): _T_B_D __________ _ 







Percentage of Open Space provided: _T_B_D _____ _ Acreage of Open Space: _T_B_D _____ _ 


Type of Open Space provided (i.e. public, common, landscaping): _T_B_D ___________ _ 


Non-Residential Project Summary Of Applicable) 


Number of building Jots: _T_B_D _________ _ Other Jots: -------------


Gross floor area square footage: ________ _ Existing (if applicable): ______ _ 


Building height: ________ _ Hours of Operation: 
-------------~ 


Total No. of Employees: _____ _ Max No. of Employees at one time: ---------


No. of and ages of students: __________ _ Seating capacity: _________ _ 


Proposed Parking TBD 


ADA accessible spaces: ________ _ Dimensions: ______________ _ 


Regular parking spaces: ________ _ Dimensions: ---------------


Width of driveway aisle:-----------------------------


Proposed lighting:------------------------------­


Is lighting "Dark Sky" compliant? YES NO Project will be Dark Sky Compliant 


Proposed landscaping (i.e. berms, buffers, entrances, parking areas, etc.): 


TBD 


Applicant Signature: It N~'{ie-; Date: z & Z 2-. 
By signing, you are confirming you have provided all required items listed on this a iplication. 


Upon completion of this form, please email to pzapplications@lmnaid.gov. A link will be 
provided to you for application attachments to be uploaded to the cloud. 







22-02-AN, 22-01-ZC, 22-02-DA


The Lamp


02.09.2022
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PioneerTitleCo. 
liOfHli 8£r0K/J 


8151 W. Rifleman Street 
Boise, ID 83704 


ELECTRONICALLY RECORDED-DO NOT 
REMOVE THE COUNTY STAMPED FIRST 
PAGE AS IT IS NOW INCORPORATED AS 
PART OF THE ORIGINAL DOCUMENT 


File No. 649622 MV /MA 


ADA COUNTY RECORDER Christopher D. Rich 
BOISE IDAHO Pgs=2 BONNIE OBERBILLIG 


PIONEER TITLE COMPANY OF ADA COUNTY 


WARRANTY DEED 


For Value Received Innovative Technologies, Inc., an Idaho corporation 


hereinafter referred to as Grantor, does hereby grant, bargain, sell, warrant and convey unto 


Japheth, LLC, an Idaho limited liabiltiy company 


hereinafter referred to as Grantee, whose cunent address is 


The following described premises, to-wit: 


See Exhibit A attached hereto and made a part hereof. 


2018-051630 
06/05/2018 02:39 PM 


$15.00 


To HA VE AND TO HOLD the said premises, with their appu1tenances unto the said Grantee(s), and 
Grantees(s) heirs and assigns forever. And the said Grantor(s) does (do) hereby covenant to and with the 
said Grantee(s), the Grantor(s) is/are the owner(s) in fee simple of said premises; that said premises are 
free from all encumbrances EXCEPT those to which this conveyance is expressly made subject and those 
made, suffered or done by tbe Gmntee(s); and subject to U.S. Patent reservations, restrictions, 
dedications, easements, rights of way and agreements, (if any) of record, and current years taxes, levies, 
and assessments, includes irrigation and utility assessments, (if any) which are not yet due and payable, 
and that Grantor(s) will watTant and defend the same from all lawful claims whatsoever. 


Dated: May 31, 2018 


Innovative Technologies, Inc., an Idaho Corporation 
,l' 


By: @~4( faNL 
Dlvid F. Hills, Director 


State of Idaho, County of Ada- l!iUIJll/} 


This record was acknowledged before me on Juft/ 5f I/ £ fJ/J' by 
Innovative Tec~nologies, Inc . 


-~ ~-=-==->.""""""' -""'::'.---~------.. 
Signature of notary publiCflesldlng In Nampa, Idaho 
Commission Expires: My Commission Explres+.19-20.23 


David F. Hil.l.\'as Director of 







EXHIBIT A 


A parcel of land being a portion of Government Lot 4 of Section 18, Township 2 North, Range l East, Boise 
Meridian, Ada County, Idaho, and more particularly described as follows: 


Beginning at a 1 112" pipe marking the Southwest comer of said Section 18, which is also the intersection of the 
centerline of State Highway 69, also known as Kuna-Meridian Road and Deer Flat Road; 
Thence North 00°12'36" West, a distance of271.99 feet along the Westerly boundary of said Section 18, which is 
also the centerline of said State Highway 69; 
Thence departing said centerline North 89°47'24" East, 70.00 feet to an iron pin, said pin being on the Easterly right­
of-way of said State Highway 69; 
Thence along said right-of-way along a non-tangent curve to the left 5.39 foet, said curve having a central angle of 
00°00'19" a radius of 57,365.78 feet, tangents ol'2.70 feet, and a long chord of 5.39 feet, bearing North 00°11'54" 
West to an iron pin, said iron pin being the Real Point of Beginning; 
Thence continuing along said right-of-way along said curve to the left, 9.09 feet, said curve having a central angle of 
00°00'33", a radius of 57,365.78 feet, tangents of 4.54 feet and a long chord of9.09 feet, bearing North 00°12'20" 
West to an iron pin marking the point of ending of curve, said point also being at Station Equation 118+62 .17 
Back"" 118+62. l 6 ahead per State Highway 69 Survey Project No. BR·RS-3782(9); 
Thence continuing North 00°12'36" West, 330.76 feet along the Easterly right-of-way of said State Highway 69, to 
an iron pin; 
Thence departing the Easterly right-of-way of said State Highway 69, the following courses and distance to iron pins; 
Thence North 89°47'24" East, 368.85 feet; 
Thence South 67°46'25" East, 132.20 feet; 
Thence South 71° I 0'07" East, 144.20 feet; 
Thence South 60°27'08" East, 121.73 feet; 
Thence South 24°09'41" East, l 05.17 feet; 
Thence South 10°44'23" East, 129.54 feet; 
Thence South 04°30'00'' East, 29.42 feet; 
Thence North 89°18'02" West, 247.38 feet; 
Thence North 80°53'52" West, 202.59 feet; 
Thence North 71°06'38" West, 121.00 feet; 
Thence South 88°29'46" West, 240.05 feet to the Point of Beginning. 


Also shown as Parcel 2 on Record of Survey No. 2474, recorded May 17, 1993 as Instrument No. 9337004. 







Recording Requested By and 
When Recorded Return to: 


JAPHETH, LLC 
715 Blue Spmce 
Alpine, UT. 84004 


ADA COUNTY RECORDER Christopher D. Rich 
BOISE IDAHO Pgs=3 LISA BATT 


PIONEER TITLE COMPANY OF ADA COUNTY 


SPACE ABOVE THIS LINE FOR RECORDER'S USE ONLY 


SPECIAL WARRANTY DEED 


2017-083560 
09/05/2017 02:54 PM 


$15.00 


THIS SPECIAL WARRANTY DEED (this "Deed"), made as of the 30th day of August, 2017 is between 
#335 PIONEER EXCHANGE ACCOMMODATION TITLEHOLDER, LLC, an Idaho limited liability 
company ("Gran tor"), and JAPHETH, LLC, AN IDAHO LIMITED LIABILITY COMP ANY 
("Grantee"), whose legal address is: 715 Blue Spruce, Alpine, UT. 84004. 


WITNESSETH, That Grantor, for and in consideration of One Dollar and Noll 00 ($1.00) and other 
good and valuable consideration, the receipt and sufficiency of which are hereby acknowledged, has granted, 
bargained, sold and conveyed, and by these presents does grant, bargain, sell, convey and confirm, unto 
Grantee, its successors and assigns forever, all the real property, together with improvements, located in the 
County of Ada, State of Idaho, more particularly described as follows: 


See legal description attached hereto and made a part thereof as Exhibit A 


TOGETHER with all and singular the hereditaments and appurtenances thereto belonging, or in 
anywise appertaining, and the reversion and reversions, remainder and remainders, rents, issues and profits 
thereof, and all the estate, right, title, interest, claim and demand whatsoever of Grantor, either in law or equity, 
of in and to the above bargained premises, with the hereditaments, easements, rights of way and appurtenances, 
and with all of Grantor's interest, if any, in and to any and all minerals, water, ditches, wells, reservoirs and 
drains, and all water, ditch, well, reservoir and drainage rights which are appurtenant to, located on, now or 
hereafter acquired under or above or used in connection with the property (collectively, the "Property"). 


TO HA VE AND TO HOLD the said premises above bargained and described with the appurtenances, 
unto Grantee, its successors and assigns forever. Grantor, for itself, and its successors and assigns, does 
covenant, grant, bargain and agree to and with the Grantee, its successors and assigns, that at the time of the 
ensealing and delivery of these presents, Grantor is well seized of the premises above conveyed, has good, 
sure, perfect, absolute and indefeasible estate of inheritance, in law, in fee simple, and has good right, full 
power and lawful authority to grant, bargain, sell and convey the same in manner and form as aforesaid, and 
that the same are free and clear from all former and other grants, bargains, sales, liens, taxes, assessments, 
encumbrances and restrictions of whatever kind or nature whatsoever, as of June 15, 2017. 







The Grantor shall and will WARRANT AND FOREVER DEFEND the above-bargained premises in the 
quiet and peaceable possession of Grantee, its successors and assigns, against all and every person or 
persons claiming the whole or any part thereof BY, THROUGH OR UNDER Grantor. 


IN WITNESS WHEREOF, Grantor has executed this Special WaITanty Deed as of the date set forth 
above. 


#335 PIONEER EXCHANGE ACCOMMODATION TITLEHOLDER, LLC, 
an Idaho limited liability company 


By: Pioneer 1031 Company, Member 


By: 


STATE OF IDAHO 


COUNTY OF ADA 


) 
) SS. 


) 


On this 30th day of August, 2017, before me, the undersigned, a Notary Public in and for said State, personally 
appeared Jesse Hamilton , known to me to be the Sr. Vice President of Pioneer 1031 Company, an Idaho 
corporation, which corporation is the Sole Member of #335 Pioneer Exchange Accommodation Titleholder, 
LLC, an Idaho limited liability company, and acknowledged to me that she/he executed the within and 
foregoing instrument for and on behalf of said corporation as Sole Member of said limited liability company 
and in said corporation's name as Sole Member of said limited liability company. 


Notary Public for Idqhg ' 
Residing at Boise, Idaho 
My Commission Expires: 3/1/2019 







EXHIBIT A 


A parcel of land being a portion of Government Lot 4 of Section 18, Township 2 North, Range 1 
East, Boise Meridian, Ada County, Idaho and more particularly described as follows: 


Beginning at a 1 1/2" pipe marking the Southwest corner of said Section 18, which is also the 


intersection of the centerline of State Highway 69, also known as Kuna-Meridian Road and Deer 
Flat Road, which is the Real Point of Beginning; 
Thence North 00°12'36" West, a distance of271.99 feet along the Westerly boundary of said 
Section 18, which is also the centerline of said State Highway 69, to an iron pin; thence 
departing said centerline 


North 89°47'24" East, a distance of 70.00 feet to an iron pin, said pin being on the Easterly right­
of-way of said State Highway 69; 


Thence along said right-of-way along a non-tangent curve to the left, a distance of 5.39 feet, said 
curve having a central angle of 00°00'19", a radius of 57,365.78 feet, tangents of2.70 feet and a 


long chord of 5.39 feet bearing 
North 00°11'54" West to an iron pin; 
Thence departing the Easterly right-of-way of said State Highway 69 the following courses and 


distance to iron pins; 
Thence North 88°29'46" East, a distance of240.05 feet; 
Thence South 71°06'38" East, a distance of 121.00 feet; 
Thence South 80°53'52" East, a distance of202.59 feet; 
Thence South 89°18'02' East, a distance of247.38 feet; 
Thence South 04°30'00" East, a distance of 98.84 feet; 
Thence South 02°07' 13" East, a distance of 111.24 feet to an iron pin, said pin being on the 
Southerly boundary of said Section 18, which is also the centerline of said Deer Flat Road; 
Thence along the centerline of said Deer Flat Road 
North 90°00'00" West, a distance of 882.70 feet to the Point of Beginning. 


Also shown as Parcel 1 on Record of Survey, recorded May 17, 1993 as Instrument No. 
9337004, records of Ada County, Idaho .. 


Excepting Therefrom that portion deeded to State of Idaho, Idaho Transp01iation Department, by 
and through the Idaho Transportation Board, by Warranty Deed recorded September 12, 1996 as 


Instrument No. 96076225, records of Ada County, Idaho. 







Title One 
.'lt:tl~'9.'CO. 


Order Number: 21422324 


For value received. 


Kirn Renee Mills, an unmarried woman 


DA. COUNTY RECORDER Phil McGrane 
BOISE IDAHO Pgs=3 CHE FOWLER 


<rLEONE BOISE 


Warranty Deed 


the gran!or. does hereby gran·, bargain, sell, and convey unto 


Japheth, LLC, an Idaho limited liability company 


whose cur ent address is 715 W Blue Spruce Rd Aipine, UT 84004 


the grantee, the following described premises, in Ada County, Idaho, to wit 


See Exhibit A, attached hereto and incorporated herein. 


2021-114382 
07130/2021 02:45 P~ I 


5 1 50~ 


To have and to hold the said premises, v:ith their appurte ances unto the said Grantee, its heirs and assigns forever. 
.A.nd he said Grantor does hereby covenant to and with the said Grantee, that Grantor is the owner in fee simple of 
said premises; that they are free from all encumbrances except those to which this conveyance is expressly made 
subject and those made, suffered or done by the Grantee; and subject to al l existing patent reservations, easements. 
right(s) of way, protective covenants. zoning ordinances, and applicable building codes, laws and regulations, 
general taxes and assessments. including inigation and utility assessments (if any) for the current year, which are not 
due and payable, and that Gran tor wm warrant and defend the same from al\ lawful claims whatsoever. Whenever the 
context so requires, the singuiar number !nciudes the plurai. 


Remainder of page intentionally left blank. 


Order Number· 21422324 Warranty Deed - Page 1 of 3 







Title One 


Order Nuriber: 21422324 


Warranty Deed 


For value received, 


Kim Renee Mills, an unmarried woman 


the grantor, does hereby grant, bargain, sell, and convey unto 


Japheth, LLC, an Idaho limited liability company 


wnose ct;rrent addiess is 715 W Blue Spruce Rd Aipine, UT 84004 


'he gran ee, the following described premises, in Ada County, Idaho, to wit: 


See Exhibit A, attached hereto and incorporated herein. 


LLECTRO!\JICALLY RECORDED 
.ST~MPED FiRST P,<\GE NOW 
l~~cORPOFiAT!::D AS f'A.RT or­
TiiE CRIDlil!AL DOCUMENT 


To have and :o hold the said premises, with their appurtenances unto the said Grantee, its heirs and assigns forever. 
And t 18 said Granter does hereby covenant to and with the said Grantee, that Gran'or is the owner in fee simple of 
said premises; that they are free from all encumbrances except those to which this conveyance is expressly made 
subject and those made, suffered or done by the Grantee; and subject to all existing patent reservations, easements, 
right(s) of way, protective covenants, zoning ordinances, and applicable building codes, laws and regulations, 
general taxes and assessments, including irrigation and utility assessments (if any) for the current year, which are not 
due and payable. and that Grantor will warrant and defend the same from all lawful claims whatsoever. Whenever the 
context so requires. the singular number includes the plura l. 


Remainder of page intentionally left blank. 
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Kim Renee Mills 


State of Idaho. County of f\QU . ss. 


On th is~ day of July in the~ ar of 2021, before me, the undersigned, a Notary Public in and for said State, 
personally appe~red Kim Renee Mil , known or identified to me to be the person(s) whose name{s) is/are subscribed 
to the within in 1rument and ackno I dged to me that he/she/they executed the same. 


Order Number: 21422324 Warranty Deed - Page 2 of 3 







EXHIBIT A 
LEGAL DESCRIPTION OF THE PREMISES 


Lot 1 in Block '1 of Trinity View Estates Subdivision, according to ihe official plat thereof, filed in Book 64 of Plats at 
Page(s) 6467: Amended by an Affidavit recorded January 25, 1994 as Instrument No. 94006899, records of Ada 
County, !daho. 


Order Number: 21422324 Warranty Deed - Page 3 of 3 







When recorded. return ro: 
Tyree Bauer Baldner. PLLC 
Attn: Timothy W. Tyree 
6 ! 8 W Franklin St. 
Boi se. lD 83702 


214l 05~ '2 


.A.DA COUNTY RECORDER Phtl McGrane 


BOISE IDAHO Pgs=3 CHE FOWLER 


TITLEONE BOISE 


SPECIAL WARRANTY DEED 


2021-060764 
04/15/2021 02:41 PM 


51 5.00 


Todd McCauley, Inc .. an Idaho corporation ("Granror' ') does hereby transfer, remise, 
release and convey to Miriam, LLC, an Idaho limited liability company, whose address is 715 W. 
Blue Spruce Road, Alpine, UT 84004 ("Grantee") , all of Gramor' s right. title and interest in the 
real property legally described as follows (collectively the "Property"): 


Lot 2 in Block 1 of Trinity View Estates Subdivision, 
according to the official plat thereof, filed in Book 64 of 
Plats at Pages 6467 and 6468, and as Amended by an 
Affidavit recorded January 25. 1994 as Instrument No. 
94006899, official records of Ada County, Idaho. 


Together with all and singular the tenements, hereditaments, and appurtenances thereunco 
belonging or in anywise appertaining, the reversion and reversions, remainder and remainders , 
rents, issues, and profits thereof; all water righ(s and ditch rights (including stock in utilities with 
ditch or irrigation rights); and all estate, right, title. and interest in and to the property, as well in 
law as in equity. 


And Granter and Grantor's successors and assigns shall and will warrant and by these 
presents forever defend the premises in the quiet and peaceable possession of Grantee, Grantee 's 
successors and assigns, against Grantor and Grantor's successors and assigns and against all and 
every person or persons whomsoever, lawfully claiming the same. except as shown on Exhibit A 
attached hereto and made a part hereof. The foregoing warranties and obligations to defend are 
limited ro the extent Grantor has title insurance coverage or is entitled to claim coverage by any 
predecessor in interest of Granter . if any, and to the extent such claims and expenses are covered 
by such title insurance or are actually recovered from such predecessor in jnterest, net of any costs 
of recovery, including attorney fees and costs. In no event shall Grantor incur any liability to 
Grantee, or Grantee 's successors or assigns, for liabilities, costs or expenses not covered by title 
insurance, if any, for amounts which exceed any such title insurance coverage, if any, or are not 


actually recovered from any predecessor in interest, ner of any costs of recovery, including attorney 
fees and cosrs. 


Gramor does also hereby assign to Grantee the warranty of title provided w Granter in the 
instrument by which the Property was conveyed to Grantor. Said assignment is without warranty. 


SPECIAL WARRANTY DEED - Page l 







~ . ) 


When recorded. return m: 
Tyree Bauer Baldncr. PLLC 
Aun: Timothy \V . Tyree 
61 8 W Franklin St. 
Boise. ID 83i02 


SPECl<\L WARR<\NTY DEED 


. '-: - '""' ~ .. ;, ; f' ,'. .. t ", ':iT · ... 
l. L Jr.!,~li ;.•L L1•-·Cl1J,\b\J l 


Todd McCauley, Inc., an Idaho corporarion ("Grantor'') does hereby transfer, remise., 
release and convey to Miriam, LLC, an Idaho limited liability company. whose address is 715 W. 
Blue Spruce Road, Alpine, UT 84004 (''Grantee"). all of Grantor's righr ritle and interest in rhe 
real property legally described as follows (collectively the "Propeny"): 


Lot 2 in Block ! of Trinity View Estates Subdivision . 
accordin£ to the official plar thereof, filed in Book 64 of 
Plats at Pages 6467 and 6468. and as Amended by an 
Affidavit recorded January 25, 1994 as Instrument No. 
94006899, official records of Ada County Idaho. 


Together wi th all and singular the tenements, hereditaments, and appurtenances thereunto 
belonging or in anywise appertaining, the reversion and reversions remainder and remainders, 
rents , issues, and profits thereof; all water rights and ditch rights (including stock in utilities wlth 
ditch or irrigation rights): and all estate. right. title, and interest in and to the property, as weli in 
law as in equity. 


And Granter and Granter s successors and assigns shall and will warram and by these 
presents forever defend the premises in the quiet and peaceable possession of Grantee. Granree's 
successors and a signs, against Grantor and Grantor' s successor and assigns and agai nst all and 
every person or persons whomsoever, lawfully claiming the same, except as shown on Exhibit A 
attached hereto and made a part hereof. The fo regoing warranties and obligations to defend are 
limited to the extent Grantor has title insurance coverage or is entitled to claim coverage by any 
predecessor in interest of Gran tor, if any, and to the extent such claims and expenses are covered 
by such title insurance or are actually recovered from such predecessor in interest, net of any costs 
of recovery, including attorney fees and costs . In no event shall Granter incur any liability to 
Grantee, or Grantee ' s successors or assigns, for liabilities, costs or expenses not covered by title 
insurance, if any , for amounts which exceed any such title insurance coverage. if any, or are not 


actually recovered from any predecessor in intere t net of any costs of recovery, including attorney 
fees and costs. 


Grantor does also hereby assign to Grantee the warranty of title provided to Grantor in the 
instrument by which the Property was conveyed to Granter. Said assignment is without warranty. 


SPECIAL WARRANTY DEED - Page 1 







ST A TE OF IDAHO 


County of Ada 
) SS. 


) 


GRANTOR: 
Todd McCauley Inc. 


This record was acknowledged before me on Eqi V\ \ \~rh 1'ltl\ by Todd 
McCauley as the President of Todd McCauley, Inc. 


BROOKE FLEMING 
COMMISSION #20211229 


NOTARY PUBLIC 
STATE OF IOAHO 


MY COMMISSION EXPIRES 03/1512027 


SPECIAL WARRANTY DEED - Page 2 


Signature of ~otary ~ublic O A/ j c,; ·~ D? 1 My comm1ss1on expires - • L '-







EXHIBIT A TO 
SPECIAL WARRANTY DEED 


8. Taxes, including any assessments collected therewith, for the year 2021 which are a lien not 
yet due and payable. 
Taxes for the year 2020 are paid in full. 
Parcel Number: R852853 l000 
Original Amoum: $2,535.54 


9. The land described herein is located within the boundaries of Ada County (208-287-6800) and 
is subject to any assessments levied thereby. 


l 0. The land described herein i located within the boundaries of Boise Kuna Irrigation District 
(208-922-5608) and is subject to any assessments levied thereby. 


11. Right of way for ditches, tunnels, telephone, and distribution lines constructed by authority of 
the United States. as granted to the United States under the provisions of Section 58-604 Idaho 
Code. 


12. Reservations and exceptions in a United States Patent, and in the act authorizing the issuance 
thereof. recorded September 10, i942 in Book 257 of Patents,_ at Page 374. 


I 3. Easements. reservations, restrictions. and dedications as shown on the official plat of said 
subdivision . 


14. Covenants, Condition , and Restrictions, and Easements but omitting any covenants or 
restrictions, if any, to the extent that such covenants. conditions or restrictions violate 42 USC 
3604 (c) or any other ordinance, statute or regulation. 
Recorded: December 15, 1993 
Instrument No: 93106304 
Amendments, Supplements. or Modifications of said Covenants, Conditions, and Restrictions. 
Recorded: February 11. 1994 
Instrument No: 94013408 


15. An easement for the purpose shown below and rights incidental thereto as set forth in a 
document. 
Granted to: Idaho Power Company 
Purpose: Publ ic Utilities 
Recorded: October 3 1994 
Instrument No.: 94088612 


16. Terms, covenants, conditions, restrictions, easements, and obligations, if any, contained in 
Joint Use and Maintenance Agreement for Roads. 
Recorded: April 22, 1998 
Instrument No.: 98038136 
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When recorded, return to: 
Tyree Bauer Baldner, PLLC 
Altn: Timomy W. Tyree 
61 S \V Franklin Sr. 
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TITLEONE BOISE 


SPECIAL WARRANTY DEED 


2021-060756 
04/1512021 02:34 PM 


Si5.00 


Todd McCauley, Inc., an Idaho corporation ("Grantor") does hereby transfer, remise, 
release and convey to Miriam LLC, an Idaho limited liability company, whose address is 715 W. 
Blue Spruce Road, Alpine. UT 84004 ("Gramee"), all of GrMtor's right, title and interest in the 
real property legally described as follows (collectively the "Property"): 


Lot 3 in Block 1 of Trinity View Estates Subdivision, 
according to the official plat thereof, filed in Book 64 of 
Plats at Pages 6467 and 6468, and as Amended by an 
Affidavit recorded January 25, 1994 as Instrument No. 
94006899, official records of Ada County, Idaho. 


Together with all and singular the tenements , herediraments, and appurtenances thereunto 
belonging or in anywise appertaining, the reversion and reversions, remainder and remainders , 
rents, issues, and profits thereof; all water rights and ditch rights (including stock in utilities with 
ditch or irrigation rights) ; and all estate, right, titie, and interest in and to the property, as well in 
law as in equity. 


And Granter and Grantor's successors and assigns shall and will warrant and by these 
presents forever defend the premises in the quiet and peaceable possession of Grantee, Grantee's 
successors and assigns, against Gran tor and Grantor' s successors and assigns and against all and 
every person or persons whomsoever. lawfully claiming the same, except as shown on Exhibit A 
attached hereto and made a part hereof. The foregoing warranties and obligations w defend are 
limited to the extent Granror has title insurance coverage or is entitled to claim coverage by any 
predecessor in interest of Grantor, if any, and to the extent such claims and expenses are covered 
by such title insurance or are actually recovered from such predecessor in interest, net of any costs 
of recovery, including attorney fees and costs. Jn no event shall Grantor incur any liability to 
Grantee, or Grantee's successors or assigns, for liabilities, costs or expenses not covered by title 
insurance, if any, for amounts which exceed any such title insurance coverage, if any, or are not 
actually recovered from any predecessor in interest, net of any costs of recovery, including attorney 
fees and costs. 


Gramor does also hereby assign to Grantee the warranty of title provided to Grantor in the 
instrument by which the Property was conveyed to Granter. Said assignment is without warranty. 
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When recorded. return to: 
Tyree Bauer Baldner. PLLC 
Attn : Timothy W. Tyree 
618 W Fr:inklin SL 
Boise. ID 83702 


SPECIAL WARRANTY DEED 
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Todd McCauley, Inc ., an Idaho corporation ("Gramor") does hereby transfer, remise , 
release and convey tO Miriam LLC, an Idaho limited liability company, whose address is 715 W . 
Blue Spruce Road, Alpine, UT 84004 ("Grantee"), all of Grantor's right. title and interest in the 
reaJ property legally described as follows (collectively the "Property"): 


Lot 3 in Block I of Trinity View Estates Subdivision, 
according to the official plat thereof, filed in B ook 64 of 
Plats at Pages 6467 and 6468, and as Amended by an 
Affidavit recorded January 25, 1994 as Instrument No. 
94006899. official records of Ada County, Idaho. 


Together with all and singular the tenements. hereditamems, and appurtenances thereunto 
belonging or in anywise appertaining, the reversion and reversions, remainder and remainders, 
rents, issues, and profits thereof; all water rights and ditch rights (including stock in utilities with 
ditch or irrigation rights); and all estate. right, title, and interest in and to the property, as well in 
law as in equity. 


And Granter and Grantor' s successors and assigns shall and will warrant and by these 
presents forever defend the premises in the quiet and peaceable possession of Grantee, Grantee's 
successors and assigns, against Grantor and Grantor's succes ors and assigns and against all and 
every person or persons whomsoever. lawfully claiming the same, except as shown on Exhibit A 
attached hereto and made a part hereof. The foregoing warranties and obligations to defend are 
limited to the extent Grantor has title insurance coverage or is entitled to claim coverage by any 
predecessor in interest of Granter, if any, and to the extent such claims and expenses are covered 
by such title insurance or are actually recovered from such predecessor in interest, net of any costs 
of recovery, including attorney fees and costs. In no event shall Grantor incur any liability to 
Grantee, or Grantee' s successors or assigns , for liabilities, costs or expenses not covered by tit1e 
insurance, if any , for amount' which exceed any such title insurance coverage, if any , or are not 
actually recovered from any predecessor in interest, net of any costs of recovery. including attorney 
fees and costs. 


Grantor does also hereby assign to Grantee the warranty of title provided to Grante r in the 
instrument by which the Property was conveyed to Granter. Said assignment is without waffanty. 
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GRANTOR: 
Todd McCauley, Inc. 


-~ - k' ·' ; 7 
By: ~<7/ //'~..__L 
Todd McCauley, President / 


STATE OF IDAHO ) 
) SS. 


County of Ada ) 


This record was acknowledged before me on Pqzv1 \ \CJ\ h; 10 :_ \ by Todd 
McCauley as the President of Todd McCauley Inc. 


BROOKE FLEMING 
COMMISSION #20211229 


NOTARY PUBLIC 
STATE OF IDAHO 


MY COMMISSION EXPIRES ro/15/2027 


SPECIAL W ARRA1\1TY DEED - Page 2 


Signature of notary public " ..., 
My commission expires 0 ? / 1 C"> .f l l L l 







EXHIBIT A TO 
SPECIAL WARRANTY DEED 


8. Taxes, including any assessments collected therewith. for the year 2020 for which the first 
installment is paid, and the second installment is due and payable on or before June 20, 2021. 
Parcel Number: R8528531500 
Original Amount: $3,351.08 


9. The land described herein is located within the boundaries of Ada County (208-287-6800) and 
is subject to any assessments levied thereby. 


l 0. The land described herein is located within the boundaries of Boise Kuna Irrigation District 
(208-922-5608) and is subject to any assessments levied thereby. 


l l. Right of way for ditches, tunnels. telephone, and distribution lines constructed by authority of 
rhe United Scates . as granted to the United States under the provisions of Section 58-604 Idaho 
Code. 


12. Reservations and exceptions in a Unired States Patent, and in the act authorizing the issuance 
thereof, recorded September 10, 1942 in Book 257 of Patents, at Page 374. 


13. Easements, reservations, restrictions. and dedications a shown on the official plat of said 
subdivision. 


l4. Covenants Conditions, and Restrictions, and Easements but omitting any covenants or 
restrictions, if any, to the extent that such covenants, conditions or restrictions violate 42 USC 
3604 (c) or any other ordinance, statute or regulation. 
Recorded : December 15 . . 1993 
Instrument No: 93106304 
Amendments, Supplements, or Modifications of said Covenants, Conditions, and Restrictions. 
Recorded : February 11. 1994 
Instrument No: 94013408 


15. An easement for the purpose shown below and rights incidental thereto as set foith in a 
document. 
Granted to: Idaho Power Company 
Purpose: Public UtBities 
Recorded: October 3. 1994 
Instrument No.: 94088612 


16. Terms, covenants, c.onditions, restric.tions, easements , and obligations. if any, contained in 
Joint Use and Maintenance Agreement for Roads. 
Recorded: April 22, 1998 
Instrument No.: 98038136 
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Order Number: 20366988 


For Value Received, 


i-----~~~~~~~~~~~~~~~~~~~~ 
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TITLEONE BOISE 


Warranty Deed 


2020-097521 
0810312020 08 :27 AM 


$1 5 00 


David L. Andrus and Roslyn Andrus, husband and wife, the Grantor. does hereby grant, bargain sell and convey 
unto, Japheth, LLC, an Idaho limited liability company, whose current address is 715 W. Blue Spruce Rd, 
Alpine, UT 84004, the Grantee, the following described premises, in Ada County, Idaho, To Wit: 


Lot 4 in Block 1 of Trinity View Estates Subdivision, according to the official plat thereof, filed in Book 64 of 
Plats at Page(s) 6467 and 6468, and as amended by an Affidavit recorded January 25, 1994 as Instrument No. 
94006899, official records of Ada County. Idaho. 


TO HAVE AND TO HOLD the said premises, with their appurtenances unto the said Grantee, its hei rs and assigns 
forever. And the said Granter does hereby covenant to and with the said Grantee, that Granter is the owner in fee 
simple oi said premises; that they are free from all encumbrances EXCEPT those to which this conveyance is 
expressly made subject and those made, suffered or done by the Grantee: and subject to all existing patent 
reservations, easements, right(s) of way, protective covenants, zoning ordinances, and applicable building codes. 
laws and regulations, general taxes and assessments. including irrigation and utility assessments (if any) for the 
current year. which are not due and payable, and that Grantor will warrant and defend the same from all lawful claims 
whatsoever. Whenever the context so requires. the singular number includes the plural. 


Remainder of this page intentionally left blank. 
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Order Number: 20366988 


Warranty Deed 


For Value Received, 


David L Andrus and Roslyn Andrus, husband and wife, the Granter. does hereby grant. bargain sell and convey 
unto , Japheth, LLC, an Idaho limited liability company, whose current address is 715 W. Blue Spruce Rd, 
Alpine. UT 84004, the Grantee, the following described premises. in Ada County. Idaho, To Wit: 


Lot 4 in Block 1 of Trinity View Estates Subdivision, according to the official plat thereof, filed in Book 64 of 
Plats at Page(s) 6467 and 6468, and as amended by an Affidavit recorded January 25, 1994 as Instrument No. 
94006899, official records of Ada County, Idaho. 


TO HAVE AND TO HOLD the said premises. with their appurtenances unto the said Grantee. its heirs and assigns 
forever. And the said Granter does hereby covenant to and with the said Grantee. that Granter is the owner in fee 
simple of said premises; that they are free from ail encumbrances EXCEPT those to which ihis conveyance is 
expressly made subject and those made, suffered or done by the Grantee: and subject to all existing patent 
reservations, easements. right(s) of way, protective covenants, zoning ordinances, and applicable building codes. 
laws and regulations. general taxes and assessments. including irrigation and utility assessments (if any) for the 
current year, which are not due and payable. and that Granter will warrant and defend the same from all lawful claims 
whatsoever. Whenever the context so requires, the singular number includes the plural. 


Remainder of th is page intentlanally left blank. 
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Dated: 7 - 31 - Jo'Jo 


~
-· ndrus 


/ 


(_ ~~-;-rv--U~/ 
Roslyn Andrus 


State of Idaho, County of .JL . ss. 
;; 


""1$ 
On this . "l I day of July in the year of 2020, before me. the undersigned. a Notary Public in and for said State, 
personally ppeared David L. Andrus and Roslyn Andrus, known or identified to me to be the person(s) whose 
name(s) · e subscribed to the within instrurrie id acknowledged to me that he/she/they executed the same. 


Notary ~ublic 
Residiz9 tn: 
My C9mmission Ex ire : 
(sea~ 


Order Number: 20366988 


Residing In: Boise, ID 
Commlssion expires: 08/02/2024 
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KUNA~ 
*" Planning & Zoning 


AFFIDAVIT OF 
LEGAL INTEREST 


PO Box 13 I 751 W 4m Street I Kuna, ID 83634 
(208) 922-5274 1 w'vV\\.KunaCi t\.lD.gO\ 


State of-wa.ho ) v' I-"'-""' 
) SS 


County of Aft) v I-~'-
\'A~A<..> ... ~(p M~,~C1"Z-


T. M 1t1- ~(b-1. w...c.( ~'-~ITU.- LLc... ·- ~I 9 <; t> C.t~. 1 ' 
~~'-t-l~ \.J~ 


'1tS- ~ Jr~~ 4(7cz.,...,<-=- ¥o •iss, IEl 037Q1.. ~ 


Being fu·st duly sworn upon oath, depose and say: (If Applicant is aJso Owner of Record, skip to 


B) 
A. That I am the record owner of the property described on the attached. and I grant my 


permission to 
Penelope Const~11ti(~s Riley Planning Services 


P.O .~RX ,405 /IP 


to submit the accompanying application pertaining to that property. 


B . I agree to indemnify, defend, and hold City of Kuna and its employees, harmless from 
any claim or liability resulting from any dispute a-, to the statements contained herein or 
as to che ownership of the property which is the subject of the application. 


C . I hereby grant permission to the City of Kuna staff to enter the subject property for the 
pw·pose of site inspections related to processing said application(s). 


Su scribed and sworn to before me the day and year first above wrillen. 


Residing at: 55 l 3 ~ 1. 


\~ \ ~(\ (.\ V\.d \d;:f 


''/111. 1r11 I I, '· /1.r 1 
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KUNA!\t 
"" Planning & Zoning 


AFFIDAVIT OF 
LEGAL INTEREST 


PO Box 13 I 751 W 4th Street I Kuna, TD 83634 
(208) 922-5274 j \V\.tv v. .Kun.iCit\ .ID.gm 


tate of W-abo ) '-' 1- °' "" 
) SS .... 


County of-Acla..) v I- ~ ""- ~~1J~(..p.~~ "1\r~t---


I. ""\~"~M U c. f 3'"~\.-\~'~ 


1.'~ w , \°ZJ\-r~ <r\'-C_.~ \20 


, \..\.c. . 'D:,~ \<'\ ~ C\~j 
~ ...... ?\~~~~ 


~e. ID?i33~1 /II ~ 


Being first duly sworn upon oath. depose and say: (lf Applicant is also Owner of Record. skip to 


B) 
A. Thal I am the record owner of the property described on the atcached, and l grant my 


permission lo 
Penelope Constar\tike1~, Riley Planning Services 


P.O JaR~ 405 B~ise, ID 83-Z.91 /II' 
to submit the accompanying application pertaining to that property. 


B. I agree to indemnify, defend, and hold City of Kuna and its employees. harmless from 
any claim or liability resulting from any dispute as to U1e statements contained herein or 
as to the ownersh:ip of the property which is the subject of the application. 


C. I hereby grant permission to the City of Kuna staff to enter the subject property for the 
purpose of site inspections related to processing said application(s). 


Dated this 1===~ !.(, 
?o 


Sign 


d and sworn to before me the day and year first above wrincn. 


Residing at: 5-:; 13 '~ ' 


l:Lg= \y\ If.\ v0 "it 'JI 
\\ooo IV 
~4003 


My Commission expires: O <D - Zi<rl C- 7.-07-5 .--
~ ?~ siglltllfe 


J I ,J,, Ii J / •I / I. o) 







~ RILE PLANNING SERVICES 


February 4, 2022 


CityofKuna 
City Council 
Planning & Zoning Commission 
Planning & Zoning Department Staff 
751 W. 4th Street 
Kuna, ID 83634 


RE: ANNEXATION AND ZONING APPLICATION 
REZONE APPLICATION 


P.O. Box 405 
Boise, ID 83701 


NORTHEAST CORNER OF DEER FLAT ROAD AND MERIDIAN ROAD 


Dear Mr. Hellman: 


On behalf of Miriam LLC, please accept the enclosed applications for the 6 parcels located at the 
northeast comer of Deer Flat Road and Meridian Road I HWY 69 in Kuna, Idaho. 


The two parcels at the comer (1800 North Meridian Road and 
1900 East Deer Flat Road) were previously annexed into the 
City of Kuna with a C-1 Zoning Designation. A rezone to C-2 
is proposed. 


REZONE 
REQUEST 


The remaining 4 parcels north of Lazy DB Lane and the 
parcel at the SE comer of the site are proposed to be annexed 
into the City with a C-2 Zone. These parcels are: 


• 1928 E. Deer Flat Road; 


• 1698 E. Lazy DB Lane; 
• 1804 E. Lazy DB Lane; and 
• 1920 E. Lazy DB Lane. 


The purpose of these requests is to position this important comer for development consistent with 
the City of Kuna FLUM, with the adjacent development as well as the recently approved 
Annexation and Zoning under the name Black Rock Marketplace I Village at the NW comer of 
Deer Flat and Meridian Road. 


LAND USE PLANNING • DUE DILIGENCE • INDIVIDUAL ASSESSMENTS 







A conceptual site design is provided with these applications to provide the City with an 
understanding of the applicant's vision of the development of the site. 


One of the themes incorporated into the site is the belief that there are missing housing elements in 
Kuna which this schematic attempts to remedy by understanding that there are empty nesters who 
would like to live in Kuna. They would be looking for a residence that permits more time for 
grandchildren and other pursuits desirable for those who have moved on the next stage of life rather 
than a large yard and family style traditional home. 


.... ____ .- ... ~ ,_ -


D PAIRED HOMES! 
TOWN HOMES 


D 3 STORY WALK-UP 
APARTMENTS 


D MIXEOUSE 


D COMMERCIAL 


D OPEN SPACE 


The paired townhomes along the east boundary of the site are envisioned for over 55 residents and 
will buffer the existing residences from the more commercial uses. Apartments are proposed for the 
north boundary of the site with commercial uses along the west and south boundaries adjacent to 
higher classified roads. The heart of the project is the 'Lamp District' where the mixed use is 
depicted. 


This Lamp District is planned to be a pedestrian oriented neighborhood retail I commercial area 
with the intent of providing the residents, including those adjacent to the site, with day to day 
services and destinations such as a yoga studio, coffee and deli shops, and dining opportunities. 
Condominiums with individual ownership will be located above the neighborhood retail shops and 
are a third residential type proposed for the site with reserved parking. A letter and an attached set 
of images provided by Spring Creek Enterprise in association with Miriam LLC depicts the vision 
of all of the different elements of the site. Generous distribution of open space is anticipated for the 
residential and pedestrian oriented retail and commercial areas. 


LAND USE PLANNING • DUE DILIGENCE • INDIVIDUAL ASSESSMENTS 







The proposed conceptual vision for the site is consistent with Kuna' s vision for these parcels as 
shown on the Future Land Use Map with commercial, three types of residential living (range of 
housing choices) and mixed use including a pedestrian oriented centerpiece. 


Based on Idaho Statute 50-222, this is a Category' A' annexation. A neighborhood meeting was 
held with the neighbors in the vicinity of site using the City of Kuna notification list at the Kuna 
Public Library on December 14, 2021. Two Pre-Application conferences took place -November 
18, 2021 and February 3, 2022. 


The current City of Kuna Comprehensive Plan (2019) provides strong support for the proposed 
annexation and zoning and rezone applications. A sample of selections from the Envision Kuna 
includes: 


• Development should be planned, designed and built to ... allow additional strong mixed-use 
commercial activity centers to flourish and serve residents throughout the community. 


• The site is located on a entryway corridor. 
• With three different housing options, community and neighborhood commercial, and 


neighborhood retail and commercial, the development vision is consistent with the City of 
Kuna vision. 


• The site layout concentrates a mix of medium to high density residential, commercial and 
mixed use along main entryway corridors. 


• The conceptual visioning for the site includes several scales with single structures for retail, 
residential and commercial with access to the Meridian Road transportation corridor. 


Availability of public utility facilities will be supported with this project through pooling of 
resources to enhance upgrades to public facilities such as the Danskin Lift Station and distributes 
the cost across several projects. 


An initial zoning designation of C-2 will allow the applicant to develop the site with committed 
users with the understanding that some of the proposed uses will require an ultimate zone that is 
different. 


Please do n-0t hesitate to contact me if you have questions or need additional materials. The 
applicant and project team look forward to working with the city to 


Best regards, 


~ ~ "1 sT1'0rri LL-ES 


Penelope Constantikes 
Principal 


LAND USE PLANNING • DUE DILIGENCE • INDIVIDUAL ASSESSMENTS 







 


 


 


 


 


 
February 4, 2022 


 


City of Kuna City Council, P&Z Commissioners and Planning Staff: 


 


Spring Creek Enterprise in association with Miriam LLC is excited to participate in the 


submission of the attached Annexation and Zoning, and Rezone Applications for 6 


parcels at the northeast corner of Deer Flat Road and Meridian Road / State Highway 69 


in Kuna, Idaho.  The project team understands the importance of this site for future 


commercial and mixed use development to Kuna’s vision and hope that conceptual 


information included in the application packet will resonate with the City. 


 


This project has been designed as a transitional development that re-imagines the site 


with a mix of residential options, commercial services and mixed use that combined 


create a unified and creative space at this important intersection. 


 


As shown on the conceptual site layout, there are three types of residential living.  The 


paired 55 and over townhomes along the east boundary provide transition from the 


traditional residential development gradually into multi-family along the north and 


individually owned condos will be located above neighborhood retail and neighborhood 


commercial in the center of the site.   ‘The Lamp District’ – the signature area of the site, 


is envisioned to include a public plaza setting designed for market place activity and 


shopping.  


 


The southeast portion of the site adjacent to Deer Flat is where families and residents 


will go to exercise, get coffee and find personal services.  The mission of this area of the 


site it to help create a self-contained living atmosphere for all types of residents that 


enjoy thriving in a community that has what they need within walking distance. 


 


As you move towards the intersection of Deer Flat and Meridian Road the site 


transitions to the main grocery story and commercial services section of the overall site. 


 


Based on pre-application discussions with the City, the site philosophy and themes are 


in alignment with Kuna’s vision and the project team looks forward to moving through 


the process of approval for this exciting development.  If you have questions or if 


additional information is needed, please contact us through Riley Planning Services. 


 


 


Douglas B. Clegg, CEO 


Spring Creek Enterprise 







Annexation Description for 
Japeth LLC 


October 10, 2021 


A portion of Government Lot 4 of Section 18, Township 2 North, Range 1 East, 
Boise Meridian, Ada County, Idaho more particularly described as follows: 


Commencing at the Section corner common to Sections 13 and 24, T.2N., 
R.1 W., B.M, and 18 and 19, T.2N., R.1 E., B.M. from which the 1/4 corner common to 
said Sections 13 and 18 bears, North 00°12'36" West, 2650.42 feet; thence on the 
south boundary line of said Section 18, North 90°00'00" East, 882.70 feet to the 
southerly extension of the westerly boundary line of Trinity View Estates Subdivision as 
filed in Book 64 of Plats at Pages 6467 and 6468, records of Ada County, Idaho and 
the REAL POINT OF BEGINNING; 


thence on said westerly boundary line and the southerly and westerly extension 
thereof the following eight (8) courses bearings and distances: 


North 02°07' 13" West, 111.23 feet; 


North 04°30'00" West, 128.26 feet; 


North 10°44'23" West, 129.54 feet; 


North 24°09'41" West, 105.17 feet; 


North 60°27'08" West, 121.73 feet; 


North 71°10'07" West, 144.20 feet; 


North 67°46'25" West, 132.20 feet; 


South 89°47'24" West, 438.84 feet to the west boundary line of said Section 
18; 


thence on said west boundary line, North 00°12'36" West, 707.98 feet to the 
westerly extension of the north boundary line of said Trinity View Estates Subdivision; 


Page 1 of 2 







thence South 89°57'01" East, 1,234.68 feet to the Northeast corner of said Trinity View 
Estates Subdivision; 


thence on the east boundary line of said Trinity View Estates Subdivision and 
the southerly extension thereof, South 00°15'29" East, 1,324.14 feet to the south 
boundary line of said Section 18; 


thence on said south boundary line, North 90°00'00" West, 353.08 feet to the 
REAL POINT OF BEGINNING. 


Containing 1, 139,357 square feet or 26.16 acres, more or less. 


End of Description. 


Page 2 of 2 







z aJ 
C? )> 


N~ 
(.,I-(/) 


m_ o 
::E.- "'Tl 


N aJ 
(j) rrl 
(J1 )> 
o~ . z 
~0 


~ w 
0::: 0::: 


~1 


~I 
~I 
N 
~ -


lz 
I. 


(j) s::: 
~ rrl 
-....J ~ 
. 0 


. N -
• (.,I )> 
·. - z 
• I 
• :::0 
·. 10 
·. I. 


LINE 


1/4 
L1 


L2 
S.18 


L3 


L4 


L5 


L6 


L7 


UNPLATTED 


ROS INST. NO. 
2020-155759 


-----------


10 10 2021 5: 46: 31 AM 


IDAHO 
SURVEY 
GROUP, LLC 


9955 W. EMERALD ST. 
BOISE, IDAHO 83704 
(208) 846-8570 


LINE TABLE 4 BEARING LENGTH SCALE: 1"=300' 


N2"07'13"W 111.23 
0 75 150 300 


N4"30'00"W 128.26 


N10"44'23"W 129.54 


N24"09' 41''W 105.17 


N60"27'08"W 121.73 


N71"10'07"W 144.20 


N6T46'25"W 132.20 


RODEO SUB. 


TROPHY ST. 


LU GARNO 
TERRA SUB. 


-----


REAL POINT 
OF BEGINNING 


ANNEXATION EXHIBIT FOR 


JAPHETH LLC 
A PORTION OF GOVERNMENT LOT 4 OF SECTION 18, 


T.2N., R.1E., B.M., ADA COUNTY, IDAHO 


600 


JOB NO. 
20-514 


SHEET NO. 


1 
DWG. DATE 


10/10/2021 







s89°57'01 "e 
1234.68 


438.84 
s89°47'24"w 


353.08 
n90°oo·oo"w 


10/10/2021 


Scale: 1 inch= 200 feet File: Japeth LLC Annexation Parcel.ndp 
Tract 1: 26.1560 Acres, Closure: n80.2657w 0.01 ft. (1/496939), Perimeter=4931 ft. 


01 n02.0713w 111.23 10 s89.5701 e 1234.68 
02n04.3000w128.26 11s00.1529e1324.14 
03 n10.4423w 129.54 12 n90.0000w 353.08 
04n24.0941w105.17 
05n60.2708w121.73 
06n71.1007w144.2 
07n67.4625w132.2 
08 s89.4724w 438.84 







Description for 
C-2 Zone 


November 12, 2021 


A portion of Government Lot 4 of Section 18, Township 2 North, Range 1 East, 
Boise Meridian, City of Kuna, Ada County, Idaho more particularly described as 
follows: 


BEGINNING at the Section corner common to Sections 13 and 24, T.2N., 
R.1W., B.M, and Sections 18 and 19, T.2N., R.1E., B.M. from which the 1/4 corner 
common to said Sections 13 and 18 bears, North 00°12'36" West, 2650.42 feet; 


thence on the west boundary line of said Section 18, North 00°12'36" West, 
617.23 feet to the westerly extension of the exterior boundary line of Trinity View 
Estates Subdivision as filed in Book 64 of Plats at Pages 6467 and 6468, records of 
Ada County, Idaho; 


thence on said exterior boundary line and the westerly and southerly extension 
thereof the following eight (8) courses and distances: 


North 89°47'24" East, 438.84 feet; 


South 67°46'25" East, 132.20 feet; 


South 71°10'07" East, 144.20 feet; 


South 60°27'08" East, 121. 73 feet; 


South 24°09'41" East, 105.17 feet; 


South 10°44'23" East, 129.54 feet; 


South 04 °30'00" East, 128.26 feet; 


South 02°07'13" East, 111.23 feet to the south boundary line of said Section 
18; 


thence on said south boundary line, North 90°00'00" West, 882.70 feet to the 
REAL POINT OF BEGINNING. 


Containing 496,908 square feet or 11.41 acres, more or less. 


End of Description. 
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C-2 ZONE 
A PORTION OF GOVERNMENT LOT 4 OF SECTION 18, 
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Scale: 1 inch= 150 feet File: C-2 Zone.ndp 
Tract 1: 11.4074 Acres, Closure: s37.2118e 0.01 ft. (1/475370), Perimeter=2811 ft. 
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_KUNA!:t, 
Planning & Zoning 


Neighborhood Meeting 
Certification 


PO Box 13 I 751 W 4th Street I Kuna, ID 83634 


(208) 922-52741 www.KunaCity.ID.gov 


You must conduct a Neighborhood Meeting prior to submission of an application for Annexation; Rezone; 
Special Use Permit; Subdivision; and Variance. Please see Kuna City Code 5-lA-2 for more information 
or contact the Planning & Zoning Department at (208) 922-5274. 


The Neighborhood Meeting Certification packet includes the following: 


• Neighborhood Meeting Certification - This acts as quick reference information regarding your 
project. 


• Sign-in Sheet- This provides written record of who attended your Neighborhood Meeting. 


• Neighborhood Meeting Minutes - Provides space in which to record the items discussed and any 
concerns attendees may have. 


A Neighborhood Meeting cannot take place more than two (2) months prior to acceptance of the application 
and an application will not be accepted before the meeting is conducted. You are required to mail written 
notification of your meeting, allowing at least fourteen (14) days before your meeting for property owners 
to plan to attend. Contacting and/or meeting individually with property owners will not fulfill 
Neighborhood Meeting requirements. You may request a 300' property owners mailing list by 


completing the Neighborhood Meeting Mailing List Request form located under Forms & Applications on 
the City of Kuna website. 


Neighborhood Meetings must be held on either a weekend between I 0:00 Am & 7:00 PM, or a weekday 
between 6:00 PM & 8:00 PM. The meeting cannot be conducted on holidays, holiday weekends, or the day 
before/after a holiday or holiday weekend. The meeting must be held at one of the following locations: 


• Subject property; 


• Nearest available public meeting place (i.e. Libraries, Community Centers, etc.); or 
• An office space within a one (I) mile radius of the subject property. 


Once you have held your Neighborhood Meeting, please complete this certification form and include with 


your application along with the Sign-in Sheet, Neighborhood Meeting Minutes & a copy of the notification 
mailed to attendees. 


Description of proposed project: Annexation and Zoning; Rezone 


Date of Meeting: _1_2_/_14_/_2_1 ______ _ Time: 6-7:15 PM 


MeetingLocation: Kuna Public Library 


Site Information 


Location: Section 18 Township 2N Range_1_E ___ Total Acres 37.57 


S bd. . . N Section Land I Trinity View Estates Lot 1-4 Block 1 u 1v1s10n ame: _____________________ _ 







Address: 1698, 1804 & 1920 Lazy DB Lane; 1900 &1928 E. Deer Flat; 1800 N. Meridian Road 


(lB'!i~BOf;OD· fl_Bs2G531000 . (285'28~3/SCo fl./k;"28S-:3z ()lJo 
Parcel No(s) .: I I 


Include ALL addresses and parcel numbers for your application. 
$ 14/ 8-?3 w:33 Z · S 14183 3{£J4-0I 


I Current Property Owner 


Name: Miriam LLC I Japheth LLC 


Address: 715 W. Blue Spruce Road, Alpine, UT 84004 


Contact Person 


Name: Penelope Constantikes 


Business Name (if applicable): Riley Planning Services 


Address: P.O. Box 405, Boise, ID 83701 


Phone: 208.908.1609 Email : penelope@rileyplanning.com 


Applicant 


Name: SAME 


Phone: -------- --
Email: _______________ _ 


, certifo that a Neighborhood Meeting was conducted at the 
time and location noted on this form in accordance with Kuna City Code 5-JA-2. 


Applicant Signature: f · t.,J~l/.:N-n 'Jt.e;, Date: _ 2+-/ _B -1--Ji_ -z,, __ 
r 1 







NEIGHBORHOOD MEETING SIGN-IN SHEET - 6:00 TO 6:30 PM, DECEMBER 14, 2021 
NORTHWEST CORNER- DEER FLAT ROAD & MERIDIAN ROAD/HWY 
ANNEXATION INTO CITY OF KUNA AND ZONING DESIGNATION C-2 


ADDRESS EMAIL ADDRESS 


Wttw v.cot\ 


GvM-1..L. c ov\J\ 


~ RILE PLANNING SERVICES 
P.O. Box 405 
Boise, ID 8370 1 
208.908. 1609 







NEIGHBORHOOD MEETING MINUTES 
Meeting Date: December 14, 2021 


Location: Kuna Public Library 


Number of Attendees: 13 
--------~ 


Project Description: Annexation & Zoning I Rezone 


Attendee Comments or Concerns: ---------------------
Transition from traditional residential 


Traffic on Deer Flat Road & future road improvements 


School capacity 


Attendees excited about walkable access to future services (coffee shop, etc.) 


How will Kuna Canal be handled 


Inquired about what commercial users would be located on site 


Separation between Over 55 Townhomes and traditional residential/# of stories 


Liked 'Lamp District' concept and marketplace/plaza 


I, , hereby certify the above information and the information 
provided within these forms is true, complete and correct to the best of my knowledge. 


Applicant Signature: ____________ ____ Date: ______ _ 







~ RILE PLANNING SERVICES 


November 30, 2021 


Dear Neighbor: 


P.O. Box 405 
Boise, ID 83701 


Please join me at a neighborhood meeting about a proposed annexation and zoning application for 
the property located at the NE comer of Deer Flat Road and Meridian Road I HWY 69. A map of 
the subject site is included below. 


The purpose of the meeting is to provide residents in the vicinity of the site with information about 
the proposed annexation into the City of Kuna with a zoning designation of C-2, and to answer any 
questions you may have. 


WHERE: City of Kuna Library - 457 N. Locust, Kuna 


WHEN: Tuesday, December 14, 2021 - 6:00 to 6:30 PM 


This is an informational meeting and no public appointed or elected officials will be present. The 
applicant's representative will be present for the meeting. 


I can be reached by email at penelope@rileyplanning.com if you have questions. 


Thank you in advance for your interest. 


Best regards, 


Penelope Constantikes 
Principal 


PROJECT 
SITE 
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RILEY PLANNING SERVICES 
P.O.BOX405 
BOISE, ID 8370 I 


- --- --- - -
BOISE ID 836 
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Neighborhood Meeting - Deer Flat & Meridian 


From: "Penelope Constantikes" <penelope@rileyplanning.com> 


Date: 12/14/2021 08:36PM 


To: penelope@rileyplanning.com 


Robert Digirolamo <rdigirolamo@gmail.com>, Vicki Ogle <vickiloyogle@gmail.com>, Tom Ogle 
<tom.ogle@gmail.com>, Dave Fossum <djfossum@att.net>, Dave Miller <rmedave@icloud.com>, 


Bee: Becky Miller <miller.becky.j@gmail.com>, Dave & Jean Fossum <djfossum@att.net>, Rebecca 
Getzen <getzrams92691@aol.com>, Eric Getzen <astro92692@hotmail.com>, Joshua Reddick 
<nutl 90@gmail.com>, Sarah Lett <clientcafe@goporch.com>, dclegg@springcreekenterprise.com 


Dear Neighbors: 


Thank you for participating in the neighborhood meeting this evening. I appreciated the opportunity to meet 
you! 


Just a reminder - the applications will just be for Annexation and Zoning of the site initially. More detailed 
applications will be in the future and that is when specific comments will become more relevant. 


Thank you! 


RILE . ~ PLAN ING SERVICES 


Penelope Constantikes 
Principal 


P.O. Box 405, Boise, ID 83701 
208.908.1609 


300 W. Myrtle Street, Suite 200 B 


12/14/2021, 8:46 PM 
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Fwd: Neighborhood Meeting - Deer Flat & Meridian 


From: "Penelope Constantikes" <penelope@rileyplanning.com> 


Date: 12/14/2021 08:44PM 


To: Sarah Lett <clientcare@goporch.com> 


Sarah: 


I didn't get your email correctly entered the first time . Below is the email I sent initially and then I followed up 
with the attachment. 


The concept plan is attached. 


L . PLANI ING SERVICES 


Penelope Constantikes 
Principal 


P.O. Box 405, Boise, ID 83701 
208.908.1609 


300 W. Myrtle Street, Suite 200 B 


-------- Original Message --------
Subject: Neighborhood Meeting - Deer Flat & Meridian 
Date: Tue, 14 Dec 2021 22:36:20 -0500 
From: "Penelope Constantikes" <penelope@rileyplanning.com> 
To : penelope@rileyplanning .com 


Dear Neighbors: 


Thank you for participating in the neighborhood meeting this evening. I appreciated the opportunity to meet 
you! 


Just a reminder - the applications will just be for Annexation and Zoning of the site initially. More detailed 
applications will be in the future and that is when specific comments will become more relevant. 


Thank you! 


12/14/2021, 8:44 PM 
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Penelope Constantikes 
Principal 


P.O. Box 405, Boise, ID 83701 
208.908.1609 


300 W. Myrtle Street, Suite 200 B 


Attachments ( 1 file , 1.7 MB) 


https: //webmai l.deluxeforbusiness.com/index. php?view=print#32265 


- Deer Flat & Meridian - Conceptual Layout.pdf (1 .7 MB) 


2 of2 12/14/2021 , 8:44 PM 
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Deer Flat & Meridian - Conceptual Layout 


From: "Penelope Constantikes" <penelope@rileyplanning.com> 


Date: 12/14/2021 08:39PM 


To: penelope@rileyplanning.com 


Joshua Reddick <nut190@gmail.com>, Rebecca Getzen <getzrams92691 @aol.com>, Sarah Lett 
<clientcafe@goporch.com>, Dave Miller <rmedave@icloud.com>, Becky Miller 


Bee: <miller.becky.j@gmail.com>, Dave & Jean Fossum <djfossum@att.net>, Eric Getzen 
<astro92692@hotmail.com>, Robert Digirolamo <rdigirolamo@gmail.com>, Vicki Ogle 
<vickiloyogle@gmail.com>, Tom Ogle <tom.ogle@gmail.com>, dclegg@springcreekenterprise.com 


Oops! I forgot to attach the conceptual layout. 


Thanks! 


IL PLANI ING SERVICES 


Penelope Constantikes 
Principal 


P.O. Box 405, Boise, ID 83701 
208.908.1609 


300 W. Myrtle Street, Suite 200 B 


Attachments ( 1 file, 1.7 MB) 
- Deer Flat & Meridian - Conceptual Layout.pdf (1.7 MB) 


12/ 14/2021 , 8:48 PM 
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Re: Deer Flat & Meridian - Conceptual Layout 


From: "Penelope Constantikes" <penelope@rileyplanning.com> 


Date: 12/14/2021 08:51PM 


To: Vicki Ogle <vickiloyogle@gmail.com> 


Bee: dclegg@springcreekenterprise.com 


You are welcome! 


L · PLAN ING SERVICES 


Penelope Constantikes 
Principal 


P.O. Box 405, Boise, ID 83701 
208.908.1609 


300 W. Myrtle Street, Suite 200 B 


On Tue, 14 Dec 2021 20:44:53 -0700, Vicki <vickiloy..Qgle@gmail.com> wrote: 


Thank you for your time tonight and for the image of the proposed site! 


Sent from my iPhone 


>On Dec 14, 2021, at 8:39 PM , Penelope Constantikes wrote: 
> 
> 
>Oops! I forgot to attach the conceptual layout. 
> 
>Thanks! 
> 
> 
> 
> Penelope Constantikes 
>Principal 
> 
>P.O. Box 405, Boise, ID 83701 
> 208.908.1609 
> 
> 300 W. Myrtle Street, Suite 200 B 
> 


12/ 14/2021 , 8: 51 PM 
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MARCH 09,  2021
PRECEDENT IMAGERY
KU N A  D E V E LO P M E N T


M I X E D  U S E  H O U S I N G / R E TA I L  A N D  O F F I C E S 3  S TO RY  WA L K- U P  A PA RTM E N T S


3  S TO RY  WA L K- U P  A PA RTM E N T S


N OTE :  I M AG E S  A R E  TA K E N  F R O M  G O O G L E  A N D  A R E  R E P R E S E N TATI V E 
O N LY  A N D  A R E  O N LY  I N C LU D E D  TO  C O N V E Y  FO R M  A N D  S I Z E .


PA I R E D  H O M E S / TOW N H O M E S
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MARCH 09,  2021
PRECEDENT IMAGERY
KU N A  D E V E LO P M E N T


P U B L I C  P L A Z A


R E TA I L  A N D  D R I V E-TH R U ’ S F U E L  S TATI O N


O U TD O O R  D I N I N G


N OTE :  I M AG E S  A R E  TA K E N  F R O M  G O O G L E  A N D  A R E  R E P R E S E N TATI V E 
O N LY  A N D  A R E  O N LY  I N C LU D E D  TO  C O N V E Y  FO R M  A N D  S I Z E .
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MARCH 09,  2021
PRECEDENT IMAGERY
KU N A  D E V E LO P M E N T


D R I V E-TH R U  P H A R M ACY


F I TN E S S FAS T  FO O D


WA L M A RT  N E I G H B O R H O O D  M A R K E T


N OTE :  I M AG E S  A R E  TA K E N  F R O M  G O O G L E  A N D  A R E  R E P R E S E N TATI V E 
O N LY  A N D  A R E  O N LY  I N C LU D E D  TO  C O N V E Y  FO R M  A N D  S I Z E .











Planner I

751 W 4th Street • Kuna, ID 83634
jreid@kunaid.gov • Ph: (208) 387-7731

 

mailto:jreid@kunaid.gov


DAVID REYNOLDS 
CHAIRMAN OF THE BOARD 

DONALD BARKSDALE 
VICE CHAIRMAN OF THE BOARD 

ROBERT D. CARTER 
PROJECT MANAGER 

THOMAS RITTHALER 
ASSISTANT PROJECT MANAGER 

APRYL GARDNER 
SECRETARY-TREASURER 

MARY SUE CHASE 
ASSISTANT SECRETARY­
TREASURER 

City of Kuna 
751 W. 4th street 
Kuna, Idaho 83634 

BOISE PROJECT BOARD OF CONTROL 

(FORMERLY BOISE U.S. RECLAMATION PROJECT) 

2465 OVERLAND ROAD 
BOISE, IDAHO 83705-3155 

RECEIVED 

APR 0 7 2022 

CITY OF KUNA 
04 April 2022 

OPERATING AGENCY FOR 167,000 
ACRES FOR THE FOLLOWING 

IRRIGATION DISTRICTS 

NAMPA-MERIDIAN DI STRICT 
BOISE-KUNA DI STRICT 

WILDER DI STRICT 
NEW YORK DISTRI CT 
BIG BEND DISTRICT 

TEL: (208) 344-1141 
FAX: (208) 344-1437 

RE: The Lamp District 22-02-AN, 22-01-ZC, 22-02-DA 
E Deer Flat and N Meridian Rd. intersection. Kuna, ID 
Boise-Kuna Irrigation District BK-189 Al, A2, A3, A4. 
Kuna Canal 128+80 
Sec. 13, T2N, RIE, BM. 

Jessica Read: 

The United States' Kuna Canal lies within the boundary of the above-mentioned location. 
The easement for this lateral is held in the name of the United States through the Bureau 
of Reclamation under the authority of the Act of August 30, 1890. (26 Stat. 391; 43 
U.S.C. 945) 

The Boise Project Board of Control is contracted to operate and maintain this lateral. We 
assert the federal easement 3 8 feet no1iheasterly and 3 5 feet southwesterly of the lateral' s 
centerline. Whereas this area is for the operation and maintenance of our facility, no 
activity should hinder our ability to do so. 

The Boise Project does not approve landscaping (other than grass or gravel) within its 
easements, as this will certainly increase our cost of maintenance. Easements must 
remain a flat drivable smface. 

Fencing/pathways (as may be required) must be constmcted just off the canal 
easement, to ensure public safety and prevent encroachments. 

Please note the appropriate easements on all future preliminary/final plats. 

Wording on the preliminary and final recorded plat needs to state that any proposed 
and/or future usage of the Boise Project Board of Control facilities are subject to Idaho 
Statues, Title 42-1209. 



Project facilities and/or easements that parallel, and are within and/or intended to be 
within road right-of-ways due to any development of this property must be relocated 
outside of road right-of-ways. The easements of Boise Project facilities will remain the 
same unless agreed upon and/or approved with written permission from Boise Project 
Board of Control. 

The construction of any roadway crossings must be conducted only during the non­
ilTigation season when the lateral is dewatered. In any case no work shall take place 
within the easement before the proper crossing agreements have been secured through the 
Bureau of Reclamation and the Boise Project Board of Control. 

Utilities planning to cross any project facility must do so in accordance with the master 
policies now held between the Bureau of Reclamation and most of the utilities. In any 
case, no work shall take place within the easement before proper crossing agreements 
have been secured through both the Bureau of Reclamation and the Boise Project Board 
of Control. 

Parking lots, curbing, light poles, signs, etc. and the placing of asphalt and/or cement 
over Project facility easements must be approved by Boise Project Board of Control prior 
to construction. 

Boise Project Board of Control must approve any requests and/or relocation of delivery 
points prior to construction. 

Storm Drainage and/or Street Runoff must be retained on site. 

NO DISCHARGE into any live irrigation system is permitted. 

Per Idaho Statutes, Title 42, local irrigation/drainage ditches that cross this property, in 
order to serve neighboring properties, must remain unobstructed and rotected by an 
aJ>Qropriate easement by the landowner, develo er and contractor. 

This development is subject to Idaho Code 31-3805, in accordance, this office is 
requesting a full-size hard copy of the irrigation and drainage plans. 

Whereas this property lies within the Boise-Kuna Irrigation District it is important that 
representatives of this development contact the Bl(]D office as soon as possible to 
discuss the pressure system prior to any costly design work. If applicable, the 
irrigation system will have to be built to specific specifications as set by the District I 
Project. 

Boise Project Board of Control must receive a written response from the Boise-Kuna 
Irrigation District as to who will own mul operate the pressure irrigation system prior 
to review and approval of au irrigation plan by Boise Project Board of Control. 



Whereas this development is in its preliminary stages, Boise Project Board of Control 
reserves the right to review plans and require changes when our easements and/or 
facilities are affected by unknown factors. 
Prior to any construction being done next to or within the easements listed 
previously, the contractor and/or developer must contact our Division 2 
watermaster at 208-342-5086. 

If you have any further questions or comments regarding this matter, please do not 
hesitate to contact me at (208) 344-1141. 

Thomas Ritthaler 
Assistant Project Manager, BPBC 

tbr/tr 
cc: Clint McCormick Watermaster, Div; 2 BPBC 

Alicia Flavel Secretary - Treasurer, BKID 
File 



SPRING CREEK 
E NTERPRISE 

April 21, 2022 

Mr. Davit Reinhart, Assistant Superintendent 
Kuna School District 
711 Porter St. 
Kuna, ID 83634 

RE: LAMP DISTRICT ANNEXATION AND ZONING/REZONE 

Dear Mr. Reinhart: 

Thank you for meeting with us today to review the district's voluntary support fees. 

We recognize the Kuna School District's current circumstances, and are committed 
to supporting the districts needs for additional resources. The current applications 
for annexation and zoning are conceptual a nd do not hold credible impact data for 
us to determine specific sizing and detailed end users. As discussed, rezoning in the 
future for specific residential types of housing may need to be considered. 

We look forward to fo llowing up with the School District when these specific uses 
are identified, and know how these uses will impact tne school districts needs. 

Best regards, 

SPRINGCREEK ENTERPRISE 

Douglas Clegg 
CEO 

cc: Kuna Planning & Zoning Department 

971 E. Winding Creek Suite 117 
Eagle, Idaho 83616 



  

                                  

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 1     The Lamp District/ KUNA22-0007/  
22-02-AN, 22-01-ZC, 22-02-DA 

Development Services Department 

 
Project/File:  The Lamp District/ KUNA22-0007/ 22-02-AN, 22-01-ZC, 22-02-DA 

This is an annexation, rezoning, with a proposed C-2 zoning designation and 
development agreement with the City of Kuna to allow for the future development of 6 
parcels on 34.83 acres.  

Lead Agency: City of Kuna 

Site address: 1800 N. Meridian Road 
 1900 E. Deer Flat Road 
 1928 E. Deer Flat Road 
 1698 E. Lazy DB Lane 
 1804 E. Lazy DB Lane  
 1920 E. Lazy DB Lane  

Staff Approval: April 25, 2022 

Applicant: Riley Planning Services, LLC 
 Penelope Constantikes 
 PO BOX 405, 
 Boise, Idaho 83701 
 
Staff Contact:  Renata Ball-Hamilton 
 Phone: 387-6171 
 E-mail: rhamilton@achdidaho.org 

A.  Findings of Fact 
1. Description of Application: The applicant is requesting approval of an annexation, rezone from 

C-1 & RUT to a C-2 (Area Commercial) zoning designation, to allow for the future development of 
commercial and mixed use, residential, high density residential, neighborhood retail/commercial 
and a regional commercial site on 37.57 acres. This application includes a development agreement 
with the City of Kuna the 6 parcels included as part of the application are located on the northeast 
corner of Meridian Road and Deer Flat Road. 
 
Two parcels (1800 N. Meridian Road and 1900 E. Deer Flat Road) were previously annexed into 
the City of Kuna, now proposed to be rezoned to a C-2 zoning designation. Four parcels (1928 E. 
Deer Flat Road, 1698 E. Lazy DB Lane, 1834 E. Lazy DB Lane, and 1920 E. Lazy DB Lane are 
proposed to be annexed into the City of Kuna with a C-2 zone designation. 

 
The applicant’s proposal is consistent with the City of Kuna’s comprehensive plan. 
 

2.  Description of Adjacent Surrounding Area: 
Direction Land Use Zoning 
North Low Density Residential R-4 
South Medium Density Residential, Neighborhood Business District R-6, C-1 

Vicinity Map 

 

mailto:rhamilton@achdidaho.org
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East Medium Density Residential R-6 
West Single Family/ Rural Residential (Ada County) RUT 

 
3. Site History:  ACHD staff/Commission previously reviewed this site as NEC of SH-69/Meridian 

Road and Deer Flat Road/KUNA17-0007/ 16-11-AN in June 2017. The requirements of this staff 
report are consistent with those of the prior action. 

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

• Ashton Estates 1 is located directly south of the site and consist of 35 single family building 
lots (10 common lots) and was approved by ACHD on December 02, 2020. 

• Lugarno Terra Subdivision is located directly south of the site and consist of 8 single family 
building lots (6 common lots) and was approved by ACHD on January 15, 2021. 

• Blackrock Market place and Village (Blackrock Retail Center) is located directly west of the 
site and consist of 40.8 acres mixed-use project to include both multi-family and commercial 
properties and was approved by ACHD on May 1, 2020. 

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

6. Pathway Crossings:  United States Access Board R304.5.1.2 Shared Use Paths. In shared use 
paths, the width of curb ramps runs and blended transitions shall be equal to the width of the shared 
use path.  

AASHTO's Guidelines for the Development of Bicycle Facilities 5.3.5 Other Intersection 
Treatments: The opening of a shared use path at the roadway should be at least the same width 
as the shared use path itself. If a curb ramp is provided, the ramp should be the full width of the 
path, not including any flared sides if utilized. . . . Detectable warnings should be placed across the 
full width of the ramp. 

FHWA's "Designing Sidewalks and Trails for Access" (1999) reflected common ADA-related 
concepts: Chapter 6, Page 16-6: The width of the ramp should be at least as wide as the average 
width of the trail to improve safety for users who will be traveling at various speeds. In addition, the 
overall width of the trail should be increased, so the curb ramp can be slightly offset to the side. 
The increased width reduces conflict at the intersection by providing more space for users at the 
bottom of the ramp. 

7. New Center Lane Miles:  The proposed development includes 0.0 centerline miles of new public 
road. 

8. 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. The impact fee assessment will not be released until the civil plans are approved by ACHD. 

9. Capital Improvements Plan (CIP)/ Integrated Five Year Work Plan (IFYWP): 
• Deer Flat Road is listed in the CIP to be widened to 2-lanes from SH-69/ Meridian Road to 

Locust Grove Road between 2036 and 2040. 

• The intersection of SH-69/ Meridian Road and Deer Flat Road is listed in the CIP to be 
widened to 6-lanes on the north leg, 6-lanes on the south, 7-lanes east, and 6-lanes on the 
west leg, and signalized between 2031 and 2035. 

10. Roadways to Bikeways Master Plan:  ACHD’s Roadways to Bikeways Master Plan (BMP) was 
adopted by the ACHD Commission in May of 2009 and was update in 2018.  The plan seeks to 
implement the Planned Bicycle Network to support bicycling as a viable transportation option for 
Ada County residents with a wide range of ages and abilities,  maintain bicycle routes in a state of 
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good repair in order to ensure they are consistently available for use, promote awareness of existing 
bicycle routes and features and support encouragement programs and to facilitate coordination and 
cooperation among local jurisdictions in implementing the Roadways to Bikeways Plan 
recommendations. 

The BMP identifies Deer Flat Road as an existing Level 3 facility.  

 

B.  Traffic Findings for Consideration 
 
1. Trip Generation:  Below is a list of land uses and estimated trip generation rates for uses that may 

be included within the site. The applicant is requesting C-2 (Area Commercial) as the proposed 
zoning designation and has provided a concept plan showing a mixed use development with 
commercial and multi-family type uses.  There are an estimated 76 existing vehicle trips per day 
with 9 vehicle trips per hour in the PM peak hour.  Trip generation rates are based on the Institute 
of Transportation Engineers Trip Generation Manual, 11th edition. 

 

 
 
 
 
 
 
 
 
 
 
 
 

 

Use (1,000 sf) 
Average Daily 

Trips (ADT) PM Peak Hour 
General Office Building 10.84 1.44 

Medical/ Dental Office Building-Stand Alone 36.00 3.93 

Drive-in Bank  100.35 21.01 

Fast Casual Restaurant 97.14 12.55 

Single Tenant Office Building 13.07 1.76 

Strip Retail Plaza  54.45 6.59 
 

Convenience Store w/ Gas Station-VFP 9-15 
(1,000 sf)  

700.43 54.52 

 

Multi-Family Housing (Low-Rise 2 to 3 Floors) 6.74 0.51 

Single Family Attached Housing (unit) 7.20 0.57 

Single Family Detached Housing (unit) 9.43 0.94 

Senior Adult Housing-Single Family (unit) 4.31 0.30 
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2. Condition of Area Roadways 
Traffic Count is based on Vehicles per hour (VPH) 

 
* Acceptable level of service for a two-lane minor arterial is “E” (575 VPH). 
 
** ACHD does not set level of service thresholds for State Highways. 

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

• There are no average daily traffic counts for SH-69/ Meridian Road north of King Road.   
• The average daily traffic count for Deer Flat Road west of Locust Grove Road was 3,345 on 

August 26, 2021.   

C. Findings for Consideration 
This application is for annexation and rezone only. Listed below are some of the findings for consideration 
that the District may identify when it reviews future development application(s). The District may add 
additional findings for consideration when it reviews a specific redevelopment application. 

 
1. Traffic Impact Study 

Trip Generation:  This site is anticipated to generate more than 100 new vehicle trips in the PM 
peak hour and that consistent with ACHD policy traffic impact study will be required as part of a 
future development application. 

2. State Highway SH-69 /Meridian Road  
SH-69/Meridian Road is under the jurisdiction of the Idaho Transportation Department (ITD).  The 
applicant, City of Kuna, and ITD should work together to determine if additional right-of-way or 
improvements are necessary on SH-69/ Meridian Road.  

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

sidewalk abutting the site.  Existing right-of-way varies between 73 to 95 feet for Deer Flat Road 
(25 to 48 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-

Roadway Frontage Functional 
Classification 

PM Peak Hour 
Traffic Count 

PM Peak 
Hour Level of 

Service 
State Highway 69, 

Meridian Road 1283-feet Principal Arterial N/A N/A 

Deer Flat Road 1160-feet Minor Arterial 253 Better Than 
“E” 
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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 Deer Flat Road is designated in the 
MSM as a Transitional /Commercial Arterial with 5-lanes and on-street bike lanes, a 72-foot 
street section within 100-feet of right-of-way. 

c. Staff Comments/Recommendations:  With the future development application, the applicant 
should be required to widen the pavement on Deer Flat Road abutting the site to 17-feet from 
the centerline of the roadway and with a 3-foot wide gravel shoulder. The applicant should also 
be required to construct a 5-foot wide detached concrete sidewalk located a minimum of 42-
feet from the centerline of Deer Flat Road abutting the site. The applicant should provide a 
permanent right-of-way easement for any public sidewalk placed outside of the dedicated right-
of-way.  
Consistent with the MSM, as part of a future development application, the application should be 
required to dedicate additional right-of-way to total 50-feet from the centerline of Deer Flat Road 
abutting the site. 

4. Internal Local Roads  
a. Existing Conditions: There are no roadways within the site. 
b. Policy: 
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Local Roadway Policy: District Policy 7207.2.1 states that the developer is responsible for 
improving all local street frontages adjacent to the site regardless of whether or not access is 
taken to all of the adjacent streets.   

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

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

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

• Reduces vehicle miles traveled. 
• Increases pedestrian and bicycle connectivity. 
• Increases access for emergency services. 
• Reduces need for additional access points to the arterial street system. 
• Promotes the efficient delivery of services including trash, mail and deliveries. 
• Promotes appropriate intra-neighborhood traffic circulation to schools, parks, 

neighborhood commercial centers, transit stops, etc. 
• Promotes orderly development. 

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

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

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

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. 
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Cul-de-sac Streets Policy:  District policy 7207.5.8 requires cul-de-sacs to be constructed to 
provide a minimum turning radius of 50-feet; in rural areas or for temporary cul-de-sacs the 
emergency service providers may require a greater radius.  Landscape and parking islands may 
be constructed in turnarounds if a minimum 29-foot street section is constructed around the 
island.  The pavement width shall be sufficient to allow the turning around of a standard 
AASHTO SU design vehicle without backing.  The developer shall provide written approval from 
the appropriate fire department for this design element. 

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

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

• The median is platted as right-of-way owned by ACHD. 
• The width of an island near an intersection is 12-feet maximum for a minimum distance of 

150-feet.  Beyond the 150-feet, the island may increase to a maximum width of 30-feet. 
• At an intersection that is signalized or is to be signalized in the future, the median width 

shall be reduced to accommodate the necessary turn lane storage and tapers. 
• The Developer or Homeowners Association shall apply for a license agreement if 

landscaping is to be placed within these medians. 
• The license agreement shall contain the District’s requirements of the developer including, 

but not limited to, a “hold harmless” clause; requirements for maintenance by the 
developer; liability insurance requirements; and restrictions. 

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

c. Staff Comments/Recommendations:  If public local roadways are proposed with the future 
development application, the application should be subject to the District Policies listed above. 

5. Roadway Offsets 
a. Existing Conditions: There are no roadways within 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). 

 
c. Staff Comments/Recommendations:  The future development application should be subject 

to the District Policy listed above. The development should be oriented to use the minor arterial 
roadway at the site’s south property line as the primary access to Deer Flat Road. 
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6. Stub Streets 
a. Existing Conditions: There are three streets that stub to the site. 

Trophy Street and Manly Street stub the site’s east property line and are improved as a 36-foot 
wide street sections with curb, gutter, and 5-foot wide attached concrete sidewalks within 50-
feet if right-of-way.  These stub streets were constructed as part of Lugarno Terra Subdivision, 
which final platted in 2019.   

b. Policy: 
Stub Street Policy:  District policy 7205.2.3 (arterials) and 7207.2.4.3 (local) 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 7205.2 (arterials) and 7207.2.4 (local), 
except a temporary cul-de-sac will not be required if the stub street has a length no greater than 
150-feet.  A sign shall be installed at the terminus of the stub street stating that, "THIS ROAD 
WILL BE EXTENDED IN THE FUTURE.” Or “THIS IS A DESIGNATED LOCAL ROADWAY.  
THIS STREET WILL BE EXTENDED AND WIDENDED 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 7205.2.4 (arterials) and 7207.2.4.4 (local) 
requires that the design and construction for cul-de-sac streets shall apply to temporary dead 
end streets.  The temporary cul-de-sac shall be paved and shall be the dimensional 
requirements of a standard cul-de-sac.  The developer shall grant a temporary turnaround 
easement to the District for those portions of the cul-de-sac which extend beyond the dedicated 
street right-of-way.  In the instance where a temporary easement extends onto a buildable lot, 
the entire lot shall be encumbered by the easement and identified on the plat as a non-buildable 
lot until the street is extended. 

c. Staff Comments/Recommendations: The future development application should be subject 
to the District Policy listed above 

 
7. Driveways 
a.1    Deer Flat Road 

a. Existing Conditions: There are three existing driveways and one canal driveway approach 
from the site onto Deer Flat Road. The locations are as follows: 

• 25-foot improved concrete paved residential curb return type driveway located 
approximately 1073-feet east of SH-69/Meridian Road (measured centerline to 
centerline).   

• 30-foot concrete paved commercial curb return driveway located approximately 646-feet 
east of SH-69/Meridian Road (measured centerline to centerline).   

• 17-foot unimproved residential curb return type driveway located approximately 595-feet 
east of SH-69/Meridian Road (measured centerline to centerline).   

• 12-foot concrete paved canal driveway approach located approximately 797-feet east of 
SH-69/Meridian Road (measured centerline to centerline).   

b. Policy: 
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Access Points Policy:  District Policy 7205.4.1 states that all access points associated with 
development applications shall be determined in accordance with the policies in this section 
and Section 7202.  Access points shall be reviewed only for a development application that is 
being considered by the lead land use agency.  Approved access points may be relocated 
and/or restricted in the future if the land use intensifies, changes, or the property redevelops. 

Access Policy:  District policy 7205.4.6 states that direct access to minor arterials is typically 
prohibited.  If a property has frontage on more than one street, access shall be taken from the 
street having the lesser functional classification.  If it is necessary to take access to the higher 
classified street due to a lack of frontage, the minimum allowable spacing shall be based on 
Table 1a under District policy 7205.4.6, unless a waiver for the access point has been approved 
by the District Commission. 

Driveway Location Policy:  District policy 7205.4.5 requires driveways located on minor 
arterial roadways from a signalized intersection with a single left turn lane shall be located a 
minimum of 330-feet from the nearest intersection for a right-in/right-out only driveway and a 
minimum of 660-feet from the intersection for a full-movement driveway. 

District policy 7205.4.5 requires driveways located on minor arterial roadways from a signalized 
intersection with a dual left turn lane shall be located a minimum of 330-feet from the nearest 
intersection for a right-in/right-out only driveway and a minimum of 710-feet from the intersection 
for a full-movement driveway. 

Successive Driveways:  District policy 7205.4.6 Table 1a, requires driveways located on minor 
arterial roadways with a speed limit of 50 MPH to align or offset a minimum of 425-feet from 
any existing or proposed driveway. 

Driveway Width Policy:  District policy 7205.4.8 restricts high-volume driveways (100 VTD or 
more) to a maximum width of 36-feet and low-volume driveways (less than 100 VTD) to a 
maximum width of 30-feet. Curb return type driveways with 30-foot radii will be required for high-
volume driveways with 100 VTD or more.  Curb return type driveways with 15-foot radii will be 
required for low-volume driveways with less than 100 VTD. 

Driveway Paving Policy:  Graveled driveways abutting public streets create maintenance 
problems due to gravel being tracked onto the roadway.  In accordance with District policy, 
7205.4.8, the applicant should be required to pave the driveway its full width and at least 30-
feet into the site beyond the edge of pavement of the roadway and install pavement tapers in 
accordance with Table 2 under District Policy 7205.4.8. 

Cross Access Easements/Shared Access Policy:  District Policy 7202.4.1 states that cross 
access utilizes a single vehicular connection that serves two or more adjoining lots or parcels 
so that the driver does not need to re-enter the public street system. 

c. Staff Comments/Recommendations:  As part of any future development application, the 
applicant should be required to comply with all policies and guidelines listed above 

8. Private Roads 
a. Private Road Policy: District policy 7212.1 states that the lead land use agencies in Ada 

County establish the requirements for private streets. The District retains authority and will 
review the proposed intersection of a private and public street for compliance with District 
intersection policies and standards.  The private road should have the following requirements: 

• Designed to discourage through traffic between two public streets, 
• Graded to drain away from the public street intersection, and 
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• If a private road is gated, the gate or keypad (if applicable) shall be located a minimum of 50-
feet from the near edge of the intersection and a turnaround shall be provided. 
 

b. Staff Comments/Recommendations: The future development application will be subject to 
the District Policy listed above.  
If the City of Kuna approves the private road, the applicant shall be required to pave the private 
roadway a minimum of 20 to 24-feet wide and at least 30-feet into the site beyond the edge of 
pavement of all public streets and install pavement tapers with 15-foot curb radii abutting the 
existing roadway edge.  If private roads are not approved by the City of Kuna, the applicant will 
be required to revise and resubmit the preliminary plat to provide public standard local streets 
in these locations 
Street name and stop signs are required for the private road.  The signs may be ordered through 
the District.  Verification of the correct, approved name of the road is required. 
ACHD does not make any assurances that the private road, which is a part of this application, 
will be accepted as a public road if such a request is made in the future.  Substantial redesign 
and reconstruction costs may be necessary in order to qualify this road for public ownership 
and maintenance. 

The following requirements must be met if the applicant wishes to dedicate the roadway to 
ACHD: 

• Dedicate a minimum of 50-feet of right-of-way for the road. 
• Construct the roadway to the minimum ACHD requirements. 
• Construct a stub street to the surrounding parcels. 

9. Traffic Calming 
a. Speed Control and Traffic Calming Policy:  District policy 7207.3.7 states that the design of 

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

b. Staff Comments/Recommendations: The future development application will be subject to 
the District Policy listed above.  

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

11. 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. 

12. Landscaping 
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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. 

13. Other Access 
Meridian Road is classified as a principal arterial roadway; Deer Flat Road is classified as minor 
arterial roadway. 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 
This application is for annexation and rezone only. Site specific conditions of approval will be 
established as part of the future development application. 

1. Submit civil plans to ACHD Development Services for review and approval.  The impact fee 
assessment will not be released until the civil plans are approved by ACHD.  

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

3. Comply with all Standard Conditions of Approval. 

E.  Standard Conditions of Approval 
1. All proposed irrigation facilities shall be located outside of the ACHD right-of-way (including all 

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

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

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

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

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

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

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

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

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

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

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

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

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

are satisfied. 
2. ACHD requirements are intended to assure that the proposed use/development will not place an 

undue burden on the existing vehicular transportation system within the vicinity impacted by the 
proposed development. 

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

Developer/Local Improvement District 
Right of Way Improvements Guideline Request 

 
 

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

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

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

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

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

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

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

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

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

Submit a development application to a City or to Ada County 
 

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

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

The Planning Review Section will do one of the following: 
 

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

 
Write a Staff Level report analyzing the impacts of the development on the transportation system and 

evaluating the proposal for its conformance to District Policy. 
 

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

 
Items to be completed by Applicant: 
 

For ALL development applications, including those receiving a “No Review” letter: 
• The applicant should submit one set of engineered plans directly to ACHD for review by the Development 

Review Section for plan review and assessment of impact fees.  (Note:  if there are no site improvements 
required by ACHD, then architectural plans may be submitted for purposes of impact fee assessment.) 

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

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

 
DID YOU REMEMBER: 
Construction (Non-Subdivisions) 

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

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

 Working in the ACHD Right-of-Way  
• Four business days prior to starting work have a bonded contractor submit a “Temporary Highway Use Permit 

Application” to ACHD Construction – Permits along with: 
a) Traffic Control Plan 
b) An Erosion & Sediment Control Narrative & Plat, done by a Certified Plan Designer, if trench is >50’ or you 

are placing >600 sf of concrete or asphalt. 
 
Construction (Subdivisions) 

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

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

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

scheduled. 
 

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

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

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

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

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

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

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

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

 



Communities in Motion 2050 Development Review
The Community Planning Association of Southwest Idaho (COMPASS) 
is the metropolitan planning organization (MPO) for Ada and Canyon 
Counties. COMPASS has developed this review as a tool for local 
governments to evaluate whether land developments are consistent with 
the goals of Communities in Motion 2050 (CIM 2050), the regional long-
range transportation plan for Ada and Canyon Counties. This checklist is 
not intended to be prescriptive, but rather a guidance document based 
on CIM 2050 goals.

Development Name:

CIM Vision Category:

CIM Corridor:

Safety  
Level of Stress measures how 
safe and comfortable a bicyclist 
or pedestrian would feel on a 
corridor and considers multimodal 
infrastructure number of vehicle 
lanes, and travel speeds.

Pedestrian level of stress 
Bicycle level of stress

Economic Vitality  
These tools evaluate whether the 
location of the proposal supports 
economic vitality by growing near 
existing public services. 

Activity Center Access  
Farmland Preservation 
Net Fiscal Impact   
Within CIM Forecast

Convenience
Residents who live or work 
less than 1/2 mile from critical 
services have more transportation 
choices, especially for vulnerable 
populations.

Nearest bus stop
Nearest public school
Nearest public park

Quality of Life
Checked boxes indicate that 
additional information is attached.

Active Transportation

Automobile Transportation

Public Transportation

Roadway Capacity

New Jobs:

Improves performance

Comments:
Communities in Motion 2050 

2020 Change in Motion Report
Development Review Process

Web: www.compassidaho.org    
Email: info@compassidaho.org

New Households:

Reduces performanceDoes not improve or 
reduce performance
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Jessica Reid 

City Planner 
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P.O. Box 13 

Kuna, Idaho 83634 

 

VIA EMAIL 

 

Development 

Application 22-02-AN, 22-01-ZC, 22-02-DA 

Project Name THE LAMP DISTRICT  

Project Location NEC of corner Deer Flat Road and SH-69, east of SH-69 milepost 3.25 

Project 

Description 

Annexation of C-2 (Area Commercial) and rezone to C-2 (Area Commercial). 

Applicant intends to return in the future and rezone a portion of subject properties as to 

develop mixed use, townhome, and multi-family aspects.  

Applicant Penelope Constantikes 

 

 

The Idaho Transportation Department (ITD) reviewed the referenced annexation, rezone, and development 

agreement applications and has the following comments: 

 

1. This project abuts the State Highway system. 

 

2. Neither of the approaches shown in the concept plan have been documented or approved by ITD. 

Future development of this parcel will require submittal of trip generations to ITD, and will 

require a Traffic Impact Study (TIS) to evaluate the proposed approaches and determine if 

mitigation will be required. 

 

3. ITD currently has a corridor study underway for SH-69. Proposed approaches must comply with 

the traffic study and allow for u-turn features identified in the traffic study. Also per the Idaho 

Administrative Procedures Act (IDAPA) 39.03.42.400.07(b): Traffic movements into and out of a 

business shall be designed, whenever possible, to utilize existing local roads. Existing 

approaches along traveled way should serve as exits only from the business onto the highway. 

Entrance to the property should be made from a local road. 

 



 

 
  

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

(208) 334-8300  •  itd.idaho.gov 

 

 
 
 
 

4. These approaches have not been properly documented with an ITD permit. Applicant will need to 

submit an ITD Right-of-Way Encroachment Application and Permit – Approaches or Public 

Streets in order to have it properly documented. This application can be found on the ITD 

website at www.itd.idaho.gov by selecting “click for more topics” in the purple Business box, 

then selecting “Form Finder” from the drop down menu, and finally scrolling down to form 

number 2109 and clicking on the blue number. For assistance please contact Ken Couch at (208) 

332-7190 or Ken.Couch@itd.idaho.gov. Connection to or modification of an existing access to 

the State Highway system will require a permit from ITD. Once permitted, should the use of the 

parcel change causing any increase in trip generation, or the parcel be split, property owner will 

need to re-apply for access at that time. 

 

5. Idaho Code 40-1910 does not allow advertising within the right-of-way of any State Highway.  
 

6. The Idaho Administrative Procedure Act (IDAPA) 39.03.60 governs advertising along the State 

Highway system.  The applicant may contact Justin Pond, Program Manager for ITD’s 

Headquarters Right-of-Way Section at (208) 334-8832 for more information. 

 

7. ITD does not object to the proposed annexation and rezone of the parcels however the concept 

plan shows approaches not approved by ITD. ITD requests that the City require, should the 

property develop further, a Traffic Impact Study and that the applicant will need to work with 

ITD concerning the possibility of access to SH-69. 

 

If you have any questions, you may contact me at (208) 334-8338. 

 

Sincerely, 

  
Sarah Arjona 

Development Services Coordinator 

Sarah.Arjona@itd.idaho.gov 
 

 

mailto:Sarah.Arjona@itd.idaho.gov
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MEMORANDUM 

To:           Doug Hanson      ‐ Planning and Zoning Director 

From:    Brady Barroso      ‐ Engineering Technician I 

Catherine Feistner    ‐ Assistant City Engineer  

Date:     16 August 2022 

RE:           Public Works Comments 

Lamp District, 22‐02‐AN (Annexation), 22‐01‐ZC (Rezone), 22‐02‐DA (Development 

Agreement) 

 

The Lamp District property, 22‐02‐AN, 22‐01‐ZC, 22‐02‐DA, annexation, rezone, and development 

agreement request dated 1 April 2022 has been reviewed. The applicant wishes to annex and rezone with 

a City of Kuna (City) C‐2 (area commercial) zone. These comments apply to the application as they affect 

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

 

This project will contribute flows to the Patagonia lift station, which pumps into the Danskin lift station. 

The Danskin lift station basin currently does not have capacity. The Patagonia lift station currently has 

capacity, but could potentially be facing capacity issues dependent on the timeline of other developments 

in this basin and the progression of the Mason Creek Trunkline. Annexation of this project and approval of 

subsequent construction drawings does not guarantee pressurized irrigation, sewer, and/or water 

capacity will be available. Public Works can support approval of this project contingent that the 

development agreement acknowledges that the City is currently unable to service this project until 

capacity in the Danskin lift station is relieved by either the operating 18” Danskin force main project or the 

operating Mason Creek Trunkline.  

 

Comments may be expanded or refined in connection with the future land‐use actions.   

 

1) Inspection & Fees 

a) An inspection fee will apply to inspect the final construction of water, sewer, and irrigation 

facilities associated with this development. 

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

provide sufficient inspection to certify to DEQ that the project was completed in accordance 

with approved plans and specifications and to provide accurate as‐built drawings to the City. 

CITY OF KUNA 
P.O. BOX 13 

KUNA, ID  83634 
www.kunacity.id.gov 

Catherine Feistner, E.I.T. 
Assistant Kuna City Engineer 

 
Brady Barroso 

Engineering Technician I 
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c) All applicable utility inspection and utility flow modeling fees shall be paid by the developer in 

accordance with City of Kuna Resolution R57‐2021. Payment is due and payable prior to the 

pre‐construction meeting. 

d) The Kuna Rural Fire District’s fees can be found on their website. Payment is due and payable 

prior to the preconstruction meeting. 

 

2) General 

a) The applicant requests approximately 38 acres to be annexed rezoned within the City. 

b) Equivalent Dwelling Units (EDUs) are reckoned at approximately 3.18 people per household. 

The resultant projected population for this development is approximately 567. Additional 

mixed use projected population will be determined at a later date. 

c) Areas for outside activities are incorporated into the project. Connection to the City of Kuna 

Pathways Master Plan presents a long‐term goal that should be considered. 

d) A construction drawing approval letter from the local irrigation district will be required if this 

project affects irrigation supply/delivery in any way. 

e) Elevations shall be actual NAVD 88 datum elevations. A localized elevation system is not 

acceptable. 

f) All positional information shall be from the most recent state plane coordinate system. 

g) Provide engineering certification on all final engineering drawings. 

h) The City of Kuna requires streetlights in all subdivisions. Streetlights are required along arterial 

roads bordering the subdivision, at the entrances of the subdivision, at intersections, and at 

every 250’ interval. Streetlights should be coincident with Fire Hydrants whenever possible. 

i) Fire suppression shall be available and approved by KRFD. 

j) No building permits will be issued and no construction can begin without adequate fire 

protection. 

k) Fiber conduit shall be designed and constructed on all mile and mid‐mile roads or as otherwise 

noted.  

 

3) Right‐of‐Way 

a) Sufficient right‐of‐way for existing and future classified streets shall be provided pursuant to 

City & ACHD standards. 

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

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

d) All City mainlines crossing proposed lots or located on the backs or sides of lots shall have 

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

e) The KRFD Deputy Fire Marshal, or representative, must approve fire/public safety access to 

the subdivision. 

f) Roads must continue to and through to the next road connection to promote connectivity 

throughout the City. 

 

4) Sanitary Sewer Connection  

a) The city is unable to service this development until capacity in the Danskin lift station is 

relieved by either the operating 18” Danskin force main project or the operating Mason Creek 

Trunkline.  
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b) The applicant’s property is not connected to City services. The closest possible connection to 

gravity sewer is located directly east and south of the proposed development. 

c) City code 5‐16‐3‐B.2 states public sewer utilities shall be extended to each parcel when sewer 

is available within three hundred (300) feet of the parcels. 

d) Existing sewage treatment facilities (septic tank and drain field) must be decommissioned in 

accordance with Idaho Department of Environmental Quality (DEQ) requirements. 

Documentation shall be provided to the City of Kuna. 

e) Sewer must provide connectivity for surrounding developments. 

f) No cleanouts are permitted at the end of runs in lieu of manholes per Kuna City Code 6‐4‐2‐

B.14. 

g) All sewer infrastructure must meet or exceed City of Kuna requirements. 

h) Sewer flow models will be required to verify and accommodate pipe sizes. The associated 

costs shall be paid by the developer.  

i) Sewer connection fees apply to each lot containing a home or other facility. 

j) This application shall conform to the sewer masterplan as applicable. The sewer master plan 

specifies minimum pipe sizes and supports the “to and through” utility policy. 

 

5) Potable Water Connection 

a) The applicant’s property is not connected to City services. The closest possible connection to 

water is located directly east and south of the proposed development.  

b) The applicant shall design and construct 12‐in. water line along all mile and mid‐mile roads.  

c) Flow modeling will be used to determine if adequate water pressure is available for a future 

development. 

d) Water flow models will be required to verify and accommodate adequate water supply and 

fire suppression. The associated costs shall be paid by the developer.  

e) City code 5‐16‐3‐B.2 states public water utilities shall be extended to each parcel when water 

is available within three hundred (300) feet of the parcels. It is expected the applicant will 

connect to City water services, in accordance with the City’s “to and through” policy in Kuna 

City Code 6‐4‐2. 

f) All existing wells shall be abandoned in accordance with Idaho Department of Water 

Resources (IDWR) requirements. Documentation shall be provided to the City of Kuna. 

g) All water infrastructure must meet or exceed City of Kuna requirements. 

h) Water connection fees apply to each lot containing a home or other facility. 

i) Fire hydrants are required in a layout acceptable to the KRFD. 

 

6) Pressurized Irrigation 

a) The applicant’s property is not connected to City services. The closest possible connection to 

pressurized irrigation is located directly east and south of the proposed development.  

b) The applicant shall design and construct 12‐in. PI along all mile and mid‐mile roads.  

c) Relying on municipal drinking water for irrigation purposes is contrary to City Code 6‐4‐2‐B.9. 

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

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

the irrigation ditch company/users. 

f) Pressurized irrigation flow model will be required to verify and accommodate adequate 

pressurized irrigation supply. All associated costs shall be paid by the developer.  



Lamp District – 22-02-AN, 22-01-ZC, 22-02-DA  Page 4 of 4 

 
 

g) Surface water rights shall be transferred to the City prior to the completion of the final plat. 

 

7) Grading and Storm Drainage 

a) Provide a grading and drainage plan which supports and maintains all upstream drainage 

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

b) The City of Kuna relies on the ACHD Stormwater Policy Manual to establish the requirements 

for design of private storm water disposal systems. 

c) Verify that existing and proposed elevations match at property boundaries such that a slope 

burden is not imposed on adjacent properties. Slopes shall not be steeper than 3:1 on lots 

adjacent to a street or common lot and no steeper than 4:1 for lots with common rear lot 

lines.   

d) Runoff from public right‐of‐way is regulated by ACHD. On site storm water retention shall be 

reviewed in conjunction with the City’s Civil Engineering Construction Improvements Review. 

Provide a storm water disposal & treatment plan which accounts for increased on‐site storm 

water runoff volumes. Provide detailed drawings of drainage & treatment facilities with 

supporting calculations for review and approval. 

e) Sidewalks, curb and gutter, street widening and any related storm drainage facilities, 

consistent with city code and policies, shall be provided in connection with property 

development. 

 

8) As‐Built Drawings 

a) As‐built (record) 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.   

b) Correct and verified as‐built (record drawings) drawings will be required before occupancy or 

final plat approval is granted. 

 

9) Exhibits 

a) No maps are included to support Public Works comments.  
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c/o ISj Payment Processing Center
PO Box 1570, 

Pocatello,ID  83204
Ph.  (208) 465-8129 Fax:  (907) 452-5054

ADVERTISING PROOF

Discount:	 $0.00
Surcharge:	 $0.00
Credits:	 $0.00

We Appreciate Your Business!

Gross:$52.18
	 Paid Amount:$0.00

	 Amount Due:$52.18

Payments:
Date	  	    Method      	                                Card Type		          Last 4 Digits	                            Check	    Amount

 
1 KUNA, CITY OF 
P.O. BOX 13 
KUNA, ID  83634

BILLING DATE:     ACCOUNT NO:

08/01/22 21880

AD # DESCRIPTION START STOP TIMES AMOUNT
08/03/22 08/03/22 1 $52.1822-02-an, 22-01-zc t267088

LEGAL NOTICE

Case No. 22-02-AN 
(Annexation), 

22-01-ZC (Rezone)
for The Lamp District

NOTICE IS HEREBY GIVEN 
the Planning & Zoning Com-
mission will hold a public hear-
ing Tuesday, August 23, 2022, 
at 6:00 PM, or as soon as can 
be heard; in connection with 
an Annexation (AN) request to 
annex four (4) parcels (APNs: 
R8528532000, R8528531500, 
R8528531000, R8528530500) 
totaling approx. 24.65 acres 
into Kuna City Limits with a 
C-2 (Area Commercial) zoning 
district; and to Rezone (ZC) 
approx. 10.18 acres (APNs: 
S1418336401, S1418336332), 
already annexed into Kuna 
City Limits, to a C-2 (Area 
Commercial) zone. The sub-
ject sites are located on the 
northeast corner of the N Me-
ridian and E Deer Flat inter-
section; Section 18, Township 
2 North, Rage 1 East.

Please do not contact the 
Commission or Council in-
cluding the Mayor as this may 
jeopardize the public hearing 
process as it is considered ex 
parte. If you require special 
accommodations, please con-
tact Kuna Planning & Zoning 
Department prior to the meet-
ing at (208) 922-5274.

The public is invited to pro-
vide written or oral testimony; 
the City of Kuna is providing 
alternative ways for the com-
munity to submit comments 
at Public Hearings if they do 
not wish to testify in person 
at the hearing, please contact 
the Kuna Planning & Zoning 
Department at (208) 922-5274 
for more information.

Kuna Planning & Zoning 
Department

August 3, 2022  267088



  
 

Case No. 22-02-AN (Annexation), 22-01-ZC (Rezone)  
for The Lamp District  

 
NOTICE IS HEREBY GIVEN the Planning & Zoning Commission will hold a public hearing 
Tuesday, August 23, 2022, at 6:00 PM, or as soon as can be heard; in connection with an 
Annexation (AN) request to annex four (4) parcels (APNs: R8528532000, R8528531500, 
R8528531000, R8528530500) totaling approx. 24.65 acres into Kuna City Limits with a C-2 
(Area Commercial) zoning district; and to Rezone (ZC) approx. 10.18 acres (APNs: 
S1418336401, S1418336332), already annexed into Kuna City Limits, to a C-2 (Area 
Commercial) zone. The subject sites are located on the northeast corner of the N Meridian 
and E Deer Flat intersection; Section 18, Township 2 North, Rage 1 East. 
 
Please do not contact the Commission or Council including the Mayor as this may jeopardize the 
public hearing process as it is considered ex parte. If you require special accommodations, please 
contact Kuna Planning & Zoning Department prior to the meeting at (208) 922-5274. 
 
The public is invited to provide written or oral testimony; the City of Kuna is providing alternative 
ways for the community to submit comments at Public Hearings if they do not wish to testify in 
person at the hearing, please contact the Kuna Planning & Zoning Department at (208) 922-5274 
for more information.  
 
Kuna Planning & Zoning Department 
 
 
Vicinity Map Provided on Page 2 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

CITY OF KUNA 
PO Box 13 - Kuna, ID  83634 

Phone: 208.922.5274 - Fax: 208.922.5989 
 



 



Suggestions for Testifying at Public Hearings: 

Be Informed ... 
Review the proposal , Staff Report, applicable Ordinance(s) , 
Comprehensive Plan & Idaho Code §67-65. All items 
pertaining to the application can be found online the Friday 
prior to the hearing at www.kunacity .id.gov >City 
Government >Agendas & Minutes. 

Be on time ... 
Although the item you are interested in may not be first on 
the agenda, you never know when it will be heard ; the 
governing body has authority to adjust the schedule 
according to its discretion, thus, anticipate attending from the 
beginning . 

Speak to the Point ... 
The governing body appreciates pertinent, well organized , 
factual & concise comments. The Developer or their 
Representative is given 10 minutes to present their project; 3 
minutes per individual is provided for public testimony; 
neighborhood groups are encouraged to select a community 
representative & the representative is provided 10 minutes 
(please inform staff). The Developer/Representative is given 
additional time for rebuttal. 

If you do not wish to speak, write ... 
Written testimony received by close of business the 
Wednesday before the hearing will be included in the 
meeting packet; late submissions will be provided to the 
governing body at time of hearing. As a reminder, it is 
unreasonable to submit extensive written comments/info at 
the hearing and expect !t to be reviewed prior !o ~ de.c:isi011. 

Kuna, ID 83634 
?IP 8 4 

460 

C,\~ o\ ~LLt\Q_ 
1/lf B/z /-iz 



Dear Property Owner: NOTICE IS HEREBY GIVEN the 
Planning and Zoning Commission is scheduled to hold a 
Public Hearing on August 23, 2022 at 6:00 PM (or as soon 
as can be heard) , in City Hall Council Chambers, 751 W 4th 
Street, Kuna, ID, 83634, on the following case: 

Case Nos. 22-02-AN (Annexation) & 22-01-ZC (Rezone) 
For The Lamp District 

A request to annex four (4) parcels (APNs: R8528532000, 
R8528531500, R8528531000, R8528530500) totaling approx. 
24.65 acres, into Kuna City Limits with a C-2 (Area Commercial) 
zoning district; and to Rezone approx. 10.18 acres (APNs: 
S1418336401 , S1418336332), already annexed into Kuna City 
Limits, to a C-2 (Area Commercial) zone. The subject sites are 
located on the northeast corner of the N Meridian and E Deer 
Flat intersection ; Section 18, Township 2 North, Rage 1 East. 

The public is invited to provide written or oral testimony; the 
City of Kuna is providing alternative ways for the community 
to submit comments at Public Hearings of they do not wish 
to testify in person or will not be able to attend. Please 
contact the Kuna Planning & Zoning Department at (208) 
922-5274. 

Written testimony received by close of business on 
August 17, 2022 will be included with the packet distributed 
to the governing body prior to the hearing ; late submissions 
will be provided at time of hearing . 

MAILED 08.02.2022 

LEGAL NOTICE 

l?Z2J ANNEXATION 

CJ REZCM 
~ KUNA,_ROADS 

D KUNA_PAACELS 

- KUMA._RAILROAD 

- KUNA_ WATERSOOIES 
0 Kuna Cly Limits 

VICINITY MAP 



KUNAi:t. ... 
Planning & Zoning 

Proof of Property Posting 
PO Box 13 I 751 W 41

h Street I Kuna, ID 83634 
(208) 922-5274 1 \\'\\W.KunaCitv.lD.UO\' 

This fom1 shall confirm that the Public Hearing Notice for -Z-Z-ot" M + t'Z-<::Jt--2-C. 

f ,H,,{J H~ was posted, as required per Kuna City Code 

5- lA-8, on _ _ At.~'~'~'+-/ ~CD~Z._2--_____ . This form and associated photos shall be returned 

to the Planning & Zoning department no later than seven (7) days prior to the Public Hearing. 

Signs shall be removed fi·om the site within three (3) days after the Public Hearing. 

DATEDthis __ /'t-__ dayof 4-v~ vSI ' 20 -z. z.-.. 

Signature: -~-~----=o~G=----"~'---~-'AN'-----__,__n_~--=--=--------
State of Idaho ) 

) SS 

County of Ada ) 

On this ~i f-'1) day of_--+A-'-=-fll'-'--"fj~cA....,,.<{or<-.'----' 20 21.J , before me, the 

Undersigned, a Notary Public in and for said State, personally appeared before me 

(Owner/Developer). 

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the day and 

year in this certificate first above written. Subscribed and sworn to before me the day and year 

first above written. 

My Commission expires: ( ~ 2)- 2JJZj 

Signature I 

ELLEN UPSON 
COMMISSION NO. 20210225 

NOTARY PUBLIC 
j STATE OF IDAHO , 
,;:c· Q U G G @ G 0 U @ @ G · ~~· •' !'.,.. 



 

 



 

 



 

 



 

~Ill 
l\N PUHNING AND ZONING COMMISSION 

: The City ot Kuna will hold a public hearing on 
23, 2022 at Kuna City Hall at 6:00pm located 

751W4th St. Kuna, ID 83634. 
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Case Nos. 22-01-AN, 22-01-PUD, 22-01-S, 22-10-SUP & 21-36-DR 
 P:P&Z\SHARED\CASES\Planned Unit Development\Patagonia East, Ridge, & Lakes Sub  

BEFORE THE PLANNING AND ZONING COMMISSION 
OF THE CITY OF KUNA 

 
 

IN THE MATTER OF THE APPLICATIONS OF 
 
 
WESTPARK COMPANIES, INC. 
 
For an Annexation, Planned Unit 
Development, Preliminary Plat, Special 
Use Permit and Design Review Request for 
Patagonia East, Ridge and Lakes 
Subdivisions. 

)
)
)
)
)
)
)
)
)

Case Nos. 22-01-AN (Annexation), 22-01-
PUD (Planned Unit Development), 22-01-S 
(Preliminary Plat), 22-10-SUP (Special Use 
Permit), and 21-36-DR (Design Review) 
 
 
STAFF REPORT FOR PATAGONIA 
EAST, RIDGE AND LAKES 
SUBDIVISIONS APPLICATIONS. 

 

TABLE OF CONTENTS 
 
 

1. Exhibit List 

2. Process and Noticing    

3. Applicants Request 

4. General Project Facts 

5. Transportation and Connectivity 

6. Staff Analysis 

7. Proposed Findings of Fact and Conclusions of Law 

8. Proposed Comprehensive Plan Analysis 

9. Proposed Commission’s Recommendation  

 
 
 
 
 

I 
EXHIBIT LIST 

 

 The exhibits of the above-referenced matter consist of the following, to-wit:  

1.1 Exhibits: 
  

 
DESCRIPTION OF EVIDENCE W

ith
dr

a
w

n 
R

ef
us

ed
 

Ad
m

itt
ed

 

1.1  Staff Report   X 
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 2.1  P&Z Application Coversheet   X 

2.2   Annexation Application      X 

2.3  PUD Application   X 

2.4  Preliminary Plat Application   X 

2.5  Development Agreement Application      X 

2.6  Design Review Application   X 

2.7  Special Use Permit Application   X 

2.8  Narrative   X 

2.9  Affidavits of Legal Interest   X 

2.10  Legal Description for Whole Annexation   X 

2.11  Legal Description for Patagonia East   X 

2.12  Legal Description for Patagonia Ridge   X 

2.13  Legal Description for Patagonia Lakes   X 

2.14  Aerial and Vicinity Maps   X 

2.15  Preliminary Plat   X 

2.16  Illustrative Colored Plan   (Brecken Landscape Design)   X 

2.17  Phasing Plan   X 

2.18  Landscape Plan   X 

2.19  Overall Connectivity   (Brecken Landscape Design)   X 

2.20  Subdivision Name Reservation   X 

2.21  Warranty Deeds   X 

2.22  Maintenance Agreement   X 

2.23  Neighborhood Meeting Certification   X 

2.24  Ground Water Levels Letter    X 

 2.25  Traffic Impact Study - Executive Summary     X 

2.26  Commitment to Property Posting   X 

2.27  List of Land Owners and Property Info   X 

2.28  Agency Transmittal Letter   X 

2.29  City Engineer / Public Works   X 

2.30  Ada County Highway District Memo   X 

2.31  Ada County Development Services   X 

2.32  Boise Project Board of Control   X 

2.33  Central District Health Department   X 

2.34  COMPASS   X 

2.35  Nampa & Meridian Irrigation District   X 

2.36  Planning and Zoning Commission Kuna Melba News   X 

2.37  Planning and Zoning Commission Mailer    X 
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2.38  Planning and Zoning Commission Proof of Property Posting    X 

2.39  Planning and Zoning Commission Website Notice    X 

2.40  Kuna Rural Fire District   X 

2.41  Kuna School District No. 3   X 

  
II 

PROCESS AND NOTICING 
 

2.1 Kuna City Code (KCC), Title 1, Chapter 14, Section 3 states Special Use Permits (SUP) are 
designated as a Public Hearing, and Design Reviews (DR) as Public Meetings with the Planning 
and Zoning Commission as the decision-making body, while Annexation (AN), Planned Unit 
Developments (PUD), and Preliminary Plats (S) are designated as Public Hearings, with the 
Planning and Zoning Commission as a recommending body and City Council as the decision-
making body. These land use applications were given proper public notice and followed the 
requirements set forth in Idaho Code, Chapter 65, Local Land Use Planning Act (LLUPA). 

 
 2.1.1 Notifications 
 

2.1.1.1 Neighborhood Meeting:  December 8, 2021 (14 Attendees) 
   

2.1.1.2   Agency Comments Request:  June 23, 2022 
  

2.1.1.3   300 FT Legal Mailer Notice:  August 5, 2022 
 

2.1.1.4   Kuna Melba News Newspaper:  August 3, 2022 
 

2.1.1.5   Site Posted:    August 11, 2022 
 
 

III 
APPLICANTS REQUEST 

 

3.1 Westpark Companies, Inc., requests Annexation for approximately 175.07 acres into the City of 
Kuna with the R-4, (Medium Density Residential), R-6, (Medium Density Residential) and R-8 
(Medium/High Density Residential) zoning districts; and requests Preliminary Plat approval to 
subdivide the same lands into 561 single-family lots, 53 common lots, and 1 School Lot. The site 
is on the northwest corner, the northeast corner and near the southeast corner of the intersection of 
Locust Grove Road and Hubbard Roads, in Sections 7, 8 & 17, all in Township 2 North, Range 1 
East. Parcels proposed with this application are listed in Section 4.3 of this report. 

 
 

IV 
GENERAL PROJECT FACTS 

 

4.1 Site History 
  

4.1.1  The subject site is located in unincorporated Ada County. Historically the subject site has 
been used for agricultural purposes. There is a single-family residence on one of the parcels 
and several outbuildings/shops. Part of this request includes Lots within the previously 
recorded Plat known as Block 1, Lots 1, 3, 4, 5, 6 & 7, Wasatch Subdivision. 
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4.2  Surrounding Land Uses 
North RR Rural Residential – Ada County

South RR Rural Residential – Ada County

East RR Rural Preservation – Ada County

West R-6, 
RR 

Medium Density Residential – Kuna City 
Rural Residential – Ada County

 
4.3 Parcel Numbers, Owner, Parcel Size and Current Zoning: 

APN Owner Size Zone 

S1407449560 Patagonia Development, LLC  29.39 ac. Rural Residential 

S1408336300  Wood Properties, LLC  17.00 ac. Rural Residential 

R9237170650  Wood Properties, LLC  31.86 ac. Rural Residential 

R9237170610  Jill S Ray  5.69 ac. Rural Residential 

R9237170500  Wood Properties, LLC  0.95 ac. Rural Residential 

R9237170400  Wood Properties, LLC  0.95 ac. Rural Residential 

R9237170300  Wood Properties, LLC  0.99 ac. Rural Residential 

R9237170100  Wood Properties, LLC  0.99 ac. Rural Residential 

R9237170700  David S Ray  0.92 ac. Rural Residential 

R9321840100  Wood Properties, LLC  20.83 ac. Rural Residential 

S1417212710  Patagonia Lakes Development, LLC 31.72 ac. Rural Residential 

S1417212720  Wood Properties, LLC   24 ac. Rural Residential 

S1417212650  Patagonia Lakes Development, LLC 10 ac. Rural Residential 
 

4.4 Services 
 Sanitary Sewer – City of Kuna 
 Potable Water – City of Kuna 
 Pressurized Irrigation – City of Kuna  
 Fire Protection – Kuna Rural Fire District 
 Police Protection – Kuna Police (Ada County Sheriff’s Office) 
 Sanitation Services – J & M Sanitation 
 
4.5 Existing Structures, Vegetation, and Natural Features 
 

4.5.1 Currently there is one residence on one of the properties. All parcels have been used for 
agricultural uses with accompanying out-buildings. There is topographical variation which 
appears to run east-west. The vast majority of the site appears to be relatively flat and 
suitable for development. According the USDA Slopes and Soil Survey for Ada County, 
there is a 1.0 – 1.4% slope across the site and bedrock depth is estimated to be between 40” 
to greater than 60”. 

 
4.6 Environmental Issues 

4.6.1 Staff is not aware of any environmental issues, health or safety conflicts beyond being 
within the designated Nitrate Priority Area. 
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4.7 Comprehensive Plan Future Land Use Map 
4.7.1 The Future Land Use Map (FLUM) is intended to serve as a guide for the decision-making 

body for the city. The FLUM indicates land use designations generally speaking, it is not 
the actual zone. The Future Land Use Map (FLUM) identifies the proposed project site as 
Medium Density Residential and Mixed-Use. An update to the FLUM was recently 
presented to the Council and the area will be presented again to Council to be Medium 
Density Residential, with minor amounts of Mixed-Use directly adjacent to Locust Grove, 
south of Hubbard Road. 

 

4.8 Recreation and Pathways Map 
4.8.1 The Kuna Recreation and Master Pathways Plan map identifies a pathway/trail along the 

Mason Creek Feeder in the southwest part of the project and on the south side of the project. 
 
 

4.9 Agency Responses 
 

  
 

V 
TRANSPORTATION AND CONNECTIVITY 

 
5.1 According to Exhibit 2.30, the Ada County Highway District (ACHD) report, the Patagonia East, 

Ridge, and Lakes Subdivision (Patagonia East) was approved as part of the KPP18-004, 19-13A, 
19-11-S applications for Annexation, Zoning and Preliminary Plat. The site-specific conditions of 
approval (from the original approval) also apply to this resubmittal of Patagonia East. 

 
There have been changes to ACHD’s Capital Improvements Plan (CIP) and Integrated Five Year 
Work Plan (IFYWP) since the original staff report for this development was issued in 2020. Since 
then, the following have been added to the CIP and IFYWP: the intersection of Hubbard and Locust 
Grove is listed in the CIP to be reconstructed as a single lane roundabout between 2036 and 2040; 
And the segment of Hubbard Road from Meridian Road to Locust Grove is listed in the CIP to be 
widened to 3-lanes within 74 feet of Right-Of-Way (ROW) between 2036 and 2040, 
 
ACHD has concerns about the timing of an updated Traffic Impact Study (TIS) as there have been 
several developments proposed within this area since the original 2018 TIS. ACHD has changed 
the requirement for an updated TIS to be provided for review and acceptance by ACHD; originally, 
the applicant would have been required to submit an updated TIS prior to ACHD’s signature on the 
Final Plat containing the 202nd lot; ACHD now recommends the Applicant submit an updated TIS 
prior to ACHD’s signature on the Final Plat containing the 101st lot. 

 

Agency Exhibit No. 
City Engineer / Public Works 2.29
Ada County Highway District Memo 2.30
Ada County Development Services 2.31
Boise Project Board of Control 2.32
Central District Health Department 2.23
COMPASS 2.34
Nampa & Meridian Irrigation District 2.35
Kuna Rural Fire District 2.40
Kuna School District No. 3 2.41
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The Applicant should be required to dedicate a total of 58 feet of ROW (developers half + 12 feet) 
for the (new segment) Eagle by-pass Road abutting the site as proposed and construct 5 foot-wide 
detached concrete sidewalks for Eagle Road located 2 feet east of the ROW line. Prior to signing 
the plat abutting Eagle Road and based on development patterns in the area, ACHD will determine 
if frontage improvements are required, or if a road trust should be provided. 
 
If the Applicant chooses to improve Hubbard Road [SIC] east of Locust Grove Road abutting the 
site as proposed, then it should be improved as a 46 foot street section with vertical curb, gutter, 
15.5 feet wide planter strips and 8 foot wide concrete sidewalks where the applicant controls both 
sides of the roadway and as ½ (half) of a 46 foot street section with vertical curb, gutter, a 15.5 foot 
wide planter strips and 8 foot wide concrete sidewalks where the applicant controls one side of the 
roadway. The Applicant shall dedicate ROW to total 48.5 feet from section line for Hubbard Road 
abutting the site west of Locust Grove. 
 
If the Applicant chooses to improve Locust Grove Road abutting the site as proposed then is should 
be improved as a 46-foot street section with vertical curb, gutter, 15 foot wide planter strips and 8 
foot wide concrete sidewalks where the Applicant controls both sides of the roadway and ½ of a 
46 foot street section with vertical curb, gutter, a 15 foot wide planter strip and 8 foot wide concrete 
sidewalk where the Applicant controls one side of the roadway, consistent with the Master Street 
Map (MSM).The Applicant should dedicate ROW to total 48.5 feet from the section lie of Locust 
Grove Road abutting the site. 
 
The Applicant should be required to construct a dedicated southbound right-turn lane on Locust 
Grove at Sagwon Street, when Sagwon Street is constructed to intersect Locust Grove. 
 
The Applicant should be required to dedicate additional ROW to extend 2 feet behind the back of 
sidewalk, or for detached sidewalks to dedicate ROW to extend 2 feet behind the back of curb ad 
to provide a sidewalk easement extending 2 feet behind the back of sidewalk for La Quinta Way.  
 
The Applicant’s proposal to construct seven (7) knuckles throughout the site meets ACHD policy. 
The Applicant’s proposal for Alley’s in three (3) locations meets ACHD policy. The Applicants 
proposal for a future Collector Road known as Mason Creek Street, meets ACHD policy. 
 
ACHD has concerns for a school site adjacent to Locust Grove Road. Their concerns are: 
- Locust Grove is a 50 MPH minor arterial, raising pedestrian safety and access to the school 

site; the site’s proximity to the Locust Grove Hubbard Road intersection, installation of school 
zone flashers and signalized pedestrian crossings on Locust Grove and Hubbard Road should 
be anticipated; 

- Concerns regarding the potential for stacking and/or parking on Locust Grove Road during 
drop-off/pick-up. Parking is prohibited on Locust Grove, and it should be designed to provide 
adequate vehicle storage to prevent stacking for driving-lanes on Locust Grove; 

- ACHD recommends the school site be relocated internal to the site, not adjacent to an arterial 
street; if the site is not relocated, then additional requirements may be necessary to serve the 
sites generated traffic, such as construction of turn lanes and off-site pedestrian facilities; 

- A traffic study will be required for the new school. 
 

Kuna City Code (KCC) states the Applicant shall construct eight foot (8) detached sidewalks within 
a minimum 20 foot-wide landscape buffer along all Classified Roads. 
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Staff recommends a walkway be added to proposed Block 11, at Lots 9/10, Block 16 at Lots 10 & 
29, Block 28 at lots 7/8, Blocks 31 & 32, at Lots 7/8, and Block 38, Lots 16/17, for better pedestrian 
movement through the site. 
Hubbard, Locust Grove and Eagle Roads are classified 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. 

 
VI 

STAFF ANALYSIS 
 

6.1 A Pre-Application Meeting was held between the Applicant and the City on December 16, 2021, 
Planning and Zoning, Public Works, Parks and Recreation, Economic Development, and the Kuna 
School District were in attendance. The Applicant held a Neighborhood Meeting with residents 
within 300 ft of the proposed project area on December 8, 2021. There were 13 residents in 
attendance for the meeting. Neighborhood Meeting Minutes have been provided as a part of this 
application. The proposed application was noticed to all property owners within at least 300 feet of 
the subject site on August, 5, 2022, official notice was published in the Kuna Melba News August 
3, 2022, and was posted August 3, 2022, on the City web site. 

 
Westpark Companies, Inc. requests approval to Annex approx. 175.07 acres into the City of Kuna 
using three (3) zones; approx. 8.08 ac. for the R-8 (Medium/High Density Residential), 109.41 ac. 
for the R-6 (Medium Density Residential), and 59.75 ac. for the R-4 (Medium Density Residential). 
The lands proposed for Annexation are currently in Ada County, zoned RR (Rural Residential) and 
are adjacent to Kuna City Limits with a touch on the west side of the project. 
 
The Applicant requests Preliminary Plat approval in order to subdivide the approximate 175.07 
acres into 615 total lots (561 single family, 53 common, and one [1] school site). The Applicant is 
proposing a mixture of residential and public uses which generally complies with the Mixed-Use 
designations of the FLUM. The overall Gross Density of the project is proposed to be 3.23 Dwelling 
Units per Acre (DUA), and the overall Net Density is proposed to be 4.23 DUA. 
 
The Applicant requests approval of their proposed Planned Unit Development (PUD) for approx. 
175.07 acres, using three (3) different zoning districts to create a varied-housing Master Planned 
Community applying KCC, Title 5, Chapter 7. The PUD is a development tool which allows 
Applicants to request changes to the City Code for design flexibility, among other items in 
exchange for providing certain elements in order to set a project apart from normal development. 
As such, the Applicant is requesting Special Use Permit approval, required to accompany a PUD. 
The Applicant proposes 52 alley-loaded lots to be 30 feet wide. The Applicant also proposes 
changing the minimum lot widths from 40’ to 38’ wide and increasing the lot coverage from 40% 
to 55%, for the R-8 zone only, as stated in their narrative and application. Applicant is reminded if 
the increase in lot coverage is approved by Council, all required zoning setbacks remain unchanged. 
In connection with their proposal staff recommends the Applicant be conditioned to work with the 
City Engineer for proper easement widths for the project as a whole, and in specifically the alley-
loaded product proposed within the R-8 zone. Staff highlights if this project is approved, it is the 
responsibility of the Developer to ensure all products fit any given buildable lot. Staff notes the two 
pools shown (Block 18, Lot 6 and Block 30, Lot 9) on the Landscape and Illustrative Colored Site 
plan indicates two separate pools for the residents as PUD r amenities. 

 
The Applicant proposes 21.93 acres, or 16.59% of the total project as open space. The Applicant 
has provided 12.13 ac of useable open space, which includes a 9.80 ac school site, which creates a 
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total of 12.62% useable open space for the project. KCC 5-17-12-D requires a project with 551+ 
residential lots provide a minimum of 12.50% of the developments gross land area for open space 
purposes mutually exclusive of required residential buffers. Staff views the proposal to be 
compliant with 5-17-12-D. 
 
According to Exhibit 2.29 Public Works Comments, this project is located within the Danskin lift 
station basin which currently does not have capacity. Public Works has been working closely with 
this development to move forward with the 18” Danskin force main project. The developer’s 
(Westpark) participation in the 18” Danskin force main project will reserve 524 EDU’s in the 
Danskin Lift Station basin per Resolution R45‐2021. This will service a portion of this development 
based on the dwelling units shown on the preliminary plat. This applicant shall design and construct 
a pressurized irrigation pump and pond. Public Works can support approval of this applicant 
contingent that the 18” Danskin force main project is complete. Comments may be expanded or 
refined in connection with the future land‐use actions. 

 
The installation of streetlights is a required public improvement listed under KCC 6-4-2. The 
Applicant shall be required to work with staff in order to comply with KCC and install street lights 
a maximum spacing of 250-feet.; the final location of street lights will be approved at the time of 
construction document review. Staff notes all streetlights must be designed and installed according 
to “Dark Sky” standards and are required to be LED lights. 
 
A Design Review application for common areas was included with this application. Staff notes the 
Mason Creek Feeder is near the very southwest corner of the site near Block 34, Lot 10, and the 
Master Pathway Map indicates a future paved pathway will be installed with future developments. 
The applicant proposes a common lot with sidewalk to provide connectivity. The Applicant shall 
comply with KCC 5-5-5-F and install “see-through” fencing along all residential buildable lot 
property lines abutting pathways and greenbelts. Staff finds the proposed landscaping, buffers and 
common space to be in compliance with Kuna City Code. It is the responsibility of the Developer 
to ensure the landscape buffer widths follow KCC. A license agreement is required for all 
landscaping proposed within ACHD ROW. Additionally, staff notes if this project is approved, at 
the time of civil plan development, landscaping cannot be placed within ten (10) feet of any meter 
pits, pressurized irrigation valves, or ACHD underground facilities. Trees and shrubs 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. In the event landscaping 
elements are within the locations listed above, those trees must be moved to an alternate location, 
and an updated landscape plan must be provided to staff prior to scheduling a landscape inspection. 
Elements which must be moved to another location, may not simply be removed. Staff notes on the 
landscape plan a note for tree plantings says “Fold burlap back 2/3 of the way”, the note shall state 
“Remove burlap, twine and wire basket at least 1/2 way down the root ball. Developer shall correct 
the note and re-submit the Landscape Plan for approval. 

 

The Developer, Owner and/or Applicant is hereby notified this project is subject to Design Review 
inspection fees. Required inspections (post construction), are to verify landscaping compliance 
prior to requesting signature on the Final Plat. 

 

Staff has reviewed the proposed Annexation for qualification, the proposed zone change and 
Preliminary Plat for technical compliance with KCC, the SUP and the Design Review for 
compliance with Title 5 and Title 6 of Kuna City Code; Idaho Statute § 67-6511; and the Kuna 
Comprehensive Plan. The Applicant will be required to work with Kuna’s staff, ACHD, the Kuna 
Rural Fire District (KRFD) and any other applicable agencies to ensure conformance to each 
agency’s, or Departments requirements. If the Planning and Zoning Commission recommends 
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approval for Case Nos. 22-01-AN, 22-01-PUD, 22-01-S and approves Case Nos. 22-10-SUP & 21-
36-DR, the Applicant shall be subject to the Conditions of Approval listed in section “IX” (9) of 
this report, and additional conditions recommended by the Planning and Zoning Commission. 

 

6.2 Applicable Standards 
 

 6.2.1 City of Kuna Zoning Ordinance, Title 5 
 

 6.2.2 City of Kuna Subdivision Ordinance Title 6. 
 

 6.2.3 City of Kuna Comprehensive Plan FLUM. 
 

 6.2.4 Idaho Code, Title 67, Chapter 65- the Local Land Use Planning Act. 
 
6.2.5 Idaho Code Title 50, Chapter 2, General provisions, Government, Territory. 

 
 

VII 
PROPOSED FINDINGS OF FACT 

 

Based upon the record contained in Case Nos. 22-01-AN, 22-01-PUD, 22-01-S, 22-10-SUP & 21-36-DR, 
including the Comprehensive Plan, Kuna City Code, Staff’s Memorandums, including the exhibits, and the 
testimony during the Public Hearing, the Kuna Planning and Zoning Commission hereby (recommends 
Approval/Conditional Approval/Denial) of Case Nos. 22-01-AN, 22-01-PUD, 22-01-S and 
(Approves/Conditionally Approves/Denies) Case Nos. 22-10-SUP & 21-36-DR, a request from Westpark 
Companies, Inc., for Annexation for approx. 175.07 acres into the City of Kuna with the R-8 (High Density 
Residential), R-6 (Medium Density Residential and the R-4 (Medium Density Residential)  zoning districts; 
and requests Preliminary Plat approval to subdivide the same lands into 561 single-family lots, 53 common 
lots, and 1 School Lot. 
 

If the Planning and Zoning Commission wishes to approve, deny or modify specific parts of the Findings 
of Fact and Conclusions of Law as detailed below, those changes must be specified. 
 

7.1 Based on the evidence contained in Case Nos. 22-01-AN, 22-01-PUD, 22-01-S, 22-10-SUP & 21-
36-DR this proposal does/does not generally comply with Kuna City Code (KCC). 

 

Staff Finding: The Applicant has submitted a complete application, and following staff review for 
technical compliance, the application appears to be in general compliance with the design 
requirements, public improvement requirements, objectives and considerations listed in Kuna City 
Code Title 5 and Title 6, if the sewer infrastructure improvements recommended by the Public 
Works Department are completed. 
 

7.2 The public notice requirements have/have not been met and the Neighborhood Meeting was 
conducted within the guidelines of applicable Idaho Code and City Ordinances. 
Staff Finding: The Applicant held a Neighborhood Meeting December 8, 2021, where 13 residents 
attended. Neighborhood Notices were mailed out to residents within 300-feet of the proposed 
project site on August, 5, 2022, and a legal notice was published in the Kuna Melba Newspaper on 
August 3, 2022. The Applicant posted a sign on the property on August 11, 2022. Notice was posted 
August 3, 2021, on the City web site. 
 

7.3 Based on the evidence on file for Case Nos. 22-01-AN, 22-01-PUD, 22-01-S, 22-10-SUP & 21-36-
DR this proposal does/does not generally comply with the Comprehensive Plan. 
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Staff Finding: The Comp Plan has listed numerous goals for providing a variety of housing 
densities and types to accommodate various lifestyles, ages and economic groups in Kuna, as well 
as the installation of pathways and open space. The proposed zoning districts are R-4,  R-6, and R-
8; The Comp Plan Map designates the property as Mixed-Uses. 
 

7.4 The contents of the proposed Annexation, Preliminary Plat, and Design Review applications do/do 
not contain the necessary requirements as listed in KCC 5-13-9, KCC 5-7, KCC 6-2-3, KCC 5-13, 
KCC 5-6, and KCC 5-4: 

 

Staff Finding: Review by Staff of the proposed Annexation, PUD, Preliminary Plat, Special Use 
Permit and Design Review confirms all applicable technical requirements listed in KCC were 
provided. 

 

7.5 The availability of existing and proposed public services and streets can/cannot accommodate the 
proposed development. 

 

Staff Finding: According to Exhibit 2.29, Public Works staff conditionally supports the Patagonia 
East, Ridge and Lakes Subdivision(s) development with Conditions of that support listed in the 
Engineers Memo. To achieve support from Public Works, the Developer shall work with the Public 
Works Department to provide adequate infrastructure or other supporting items. According to 
Exhibit 2.30 in the ACHD report, there have been changes to the area conditions since ACHD first 
approved this project in 2018. Those changes to their approval are listed in their report. The 
applicant will be required to submit an update TIS prior to requesting signature with a Final Plat 
containing the 101st lot, due to the growth and anticipated growth for the area. 
 

7.6 The proposed development is/is not in compliance with the City of Kuna Master Utility Plans 
(Sewer/Water/Pressurized Irrigation). 

 

Staff Finding: Correspondence from Public Works states the City Engineer can support approval 
of this applicant contingent that the 18” Danskin force main project is complete. 

 

7.7 The public does/does not have the financial capability to provide supporting services to the 
proposed development. 

 

Staff Finding: Throughout the development of the project and beyond, connection fees, impact fees 
(Fire, Police, Park and Ada County Highway District), and property taxes will be collected, 
therefore satisfying the financial capability to provide supporting services. 

 

7.8 The proposed project does/ does not consider health and safety of the public and the surrounding 
area’s environment. 

 

Staff Finding: Connection to City services, as well as other public improvements such as 
streetlights, fire hydrants, sidewalks, etc. are required to be implemented as a part of this project. 
No major wildlife habitats will be impacted by the proposed development. 

 

7.9 The site landscaping does/does not minimize the impact on adjacent properties through the use of 
screening. 

 

Staff Finding: A six- foot (6’) vinyl fence is proposed around the perimeter of the subdivision 
where permitted. 
 

7.10 The Applicant and/or Owner of the property have the right to request a written regulatory taking 
analysis. 

 



Page 11 of 16 08/23/22  
 

Case Nos. 22-01-AN, 22-01-PUD, 22-01-S, 22-10-SUP & 21-36-DR 
 P:P&Z\SHARED\CASES\Planned Unit Development\Patagonia East, Ridge, & Lakes Sub  

Staff Finding: Pursuant to Idaho Code 67-8003, the Owner of private property is subject of such 
action may submit a written request for a regulatory taking analysis with the City Clerk, not more 
than twenty-eight (28) days after the final decision concerning the matter at issue. The City shall 
prepare a written taking analysis concerning the action if requested. 

 
 

VIII 
PROPOSED COMPREHENSIVE PLAN ANALYSIS 

 

The Kuna Planning and Zoning Commission may accept/reject the Comprehensive Plan components, and 
shall determine if the proposed Annexation, PUD, Rezone, Preliminary Plat, SUP and Design Review 
requests for the site are/are not consistent with the following Comprehensive Plan components: 
 
8.1  Goal Area 2: Kuna will be a healthy, safe community. 
 

  Goal 2.A.:  Maintain and expand parks and public gathering spaces. 
 

o Objective 2.A.2.:  Maintain and expand the pathway and trail network with a focus on 
building connectivity to key activity and population centers that serve all areas of Kuna.  
 
 Policy 2.A.2.a: Ensure the trails and pathways system promotes bike and pedestrian 

connectivity to key activity centers such as schools, parks, retail centers and 
downtown. 
 

 Policy 2.A.2.d: Work with private developers and land Owners to direct expansion of 
the trails and pathways system throughout Kuna. 
 

 Goal 2.B.:  Maintain and expand parks and public gathering spaces. 
 

o Objective 2.B.1.: Maintain and expand the parks system.  
 
 Policy 2.B.1.b: Continue to require neighborhood park development through the 

subdivision development process. 
 
8.2 Goal Area 3: Kuna’s land uses will support a desirable, distinctive and well-designed community. 
 

 Goal 3.D.:  Encourage development of housing options and strong neighborhoods. 
 

o Objective 3.D.1.: Encourage development of housing options for all citizens. 
 

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

 

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

 

 Policy 3.D.2.d: Work to ensure all neighborhoods in Kuna benefit from good 
connectivity through sidewalk, pathway and trail, on-street and transit infrastructure. 

 

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



Page 12 of 16 08/23/22  
 

Case Nos. 22-01-AN, 22-01-PUD, 22-01-S, 22-10-SUP & 21-36-DR 
 P:P&Z\SHARED\CASES\Planned Unit Development\Patagonia East, Ridge, & Lakes Sub  

o Objective 3.G.1.: Ensure land use policies, restrictions, and fees do not violate private 
property rights. 

 

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

 

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

 

8.3 Goal Area 4: Kuna will be a connected community through strong transportation and infrastructure 
systems. 

 

 Goal 4.B.: Increase sidewalk coverage and connectivity and invest in pedestrian facilities to 
increase walkability. 

 

o Objective 4.B.2.: Maintain/expand sidewalks/pedestrian facilities within the community. 
 

 Policy 4.B.2.b: Install detached sidewalks and/or protected pedestrian routes/facilities 
along high trafficked roads as development occurs. 
 

 Policy 4.B.2.c: Promote the installation of off-system pedestrian pathways to create 
neighborhood connections and reduce the length of non-motorized transportation routes. 

 
 Policy 4.B.2.g: Coordinate with developers to connect and/or enhance pedestrian 

facilities, including on and off-system pathways, footbridges (across canals, etc.), road 
bridges, sidewalks, pedestrian crossings and wayfinding signage. 

 

8.4  Goal 4.C.: Increase pathway, trail and on-street bicycle facilities. 
 

o Objective 4.C.1.:  Maintain/enhance existing pathways/trails/on-street bicycle facilities. 
 
 Policy 4.C.1.a: Expand the bicycle network as identified in the Kuna Pathways 

Master Plan and ACHD Roadways to Bikeways Plans through land use 
developments and capital improvement projects. 

 

 Policy 4.C.1.e: Coordinate with developers to connect to and/or enhance bicycle 
facility connections, including pathways, non-motorized canal crossings, road 
bridges and wayfinding signage. 

 

o Objective 4.C.2.: Ensure expansion of pathways, trails and on-street bicycle routes. 
 

 Policy 4.C.2.b: Promote the installation of off-system bicycle pathways to create 
neighborhood connections and reduce non-motorized transportation route lengths. 
 

8.5 Goal 4.D.: Promote a connected street network that incorporates mid-mile collectors and crossing 
for improved neighborhood connectivity. 

o Objective 4.D.2.: Ensure the continued expansion/development of a classified roads 
system throughout the community. 
 

 Policy 4.D.2.a: Extend and expand Mid-Mile Roads as growth occurs. 
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 Policy 4.D.2.b: Preserve adequate Rights-Of-Way along all classified roads or 
other approved alternative locations to align roads. 

 
 

IX  
COMMISSION’S RECCOMENDATION 

 

Note: These motions are for the Approval, Conditional Approval or Denial of the Special Use Permit and 
Design Review application and the recommendation of Approval, Conditional Approval or Denial of the 
Annexation, PUD, and Preliminary Plat to the City Council. However, if the Planning and Zoning 
Commission wishes to Approve or Deny specific parts of these requests as detailed in the report, those 
changes must be specified. 
 
Based upon the record contained in Case Nos. 22-01-AN, 22-01-PUD, 22-01-S, 22-10-SUP & 21-36-DR, 
including the Comprehensive Plan, Kuna City Code, Staff’s Memorandums, including the exhibits, and the 
testimony during the Public Hearing, the Kuna Planning and Zoning Commission hereby (recommends 
Approval/Conditional Approval/Denial) of Case Nos. 22-01-AN, 22-01-PUD, 22-01-S and 
(Approves/Conditionally Approves/Denies) Case Nos. 22-10-SUP & 21-36-DR, a request from Westpark 
Companies, Inc., for Annexation for approx. 175.07 acres into the City of Kuna with the R-8 (High Density 
Residential), R-6 (Medium Density Residential and the R-4 (Medium Density Residential)  zoning districts; 
and requests Preliminary Plat approval to subdivide the same lands into 561 single-family lots, 53 common 
lots, and 1 School Lot. 
 

9.1  The Developer/Owner/Applicant 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: 

   

9.1.1 The City Engineer shall approve all sewer connections. 
 

9.1.2 The City Engineer shall approve all civil plans. No construction, grading, filling, clearing 
or excavation of any kind shall be initiated until the Applicant has received approval of the 
drainage plan. 

 

9.1.3 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”. 

 

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

 

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

 

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

 

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

 

9.2 Installation of service facilities shall comply with the requirements of the public utility or irrigation 
district providing the services. All utilities shall be installed underground, see KCC 6-4-2. 
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9.3 Compliance with Idaho Code, Section §31-3805 pertaining to irrigation waters is required. 
Irrigation/drainage waters shall not be impeded by any construction on site. Compliance with the 
requirements of the Boise Project Board of Control is required. 

9.4 When required, submit a petition to the City (as necessary, confirmed with the City Engineer) 
consenting to the pooling of irrigation surface water rights for delivery purposes and request to annex 
the irrigation surface water rights appurtenant to the property over to the Kuna Municipal Pressure 
Irrigation System of the City (KMIS). 

 

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

 

9.6 The Developer/Owner/Applicant shall be required to participate, as determined by the City 
Engineer, to construct a pressurized irrigation pump and pond. 

 
9.7 The Developer/Owner/Applicant shall not submit an application for Final Plat until the City’s Public 

Works Director issues a Will-Serve Letter stating the City’s appurtenance has capacity to service 
the proposed development with domestic water, and accept the wastewater discharged from the 
proposed development. 

 
9.8 In the event a Will-Serve Letter is not issued within the time the Applicant is required to record a 

Final Plat, the Applicant shall have good cause and be eligible to receive, pursuant to KCC § 6-2-3 
(J), a Time Extension to file a Final Plat up to and until a Will-Serve Letter has been issued. 

 

9.9 Buffers, curb, gutter and sidewalk (attached and detached) shall be installed in accordance with 
Kuna City Code Title 5 Chapter 17 and Title 6 Chapter 4. 

 

9.10 Developer/Owner/Applicant shall work with Ada County Highway District and the City of Kuna to 
complete required traffic mitigation improvements to the surrounding roadways and intersections as 
detailed in the Ada County Highway District staff report. 

 
9.11 It is the responsibility of the Developer or their engineer to coordinate and design for the stricter 

requirement between agencies and the City of Kuna standards for the entire development. 
 
9.12 Developer/Owner/Applicant shall follow ACHD’s site specific Conditions of Approval, unless the 

City of Kuna’s standards are stricter. 
 

9.13 Developer/Owner/Applicant shall install a sign at the terminus of every proposed stub street stating 
“these roads will continue in the future” using proper language from ACHD. 

 

9.14 Developer/Owner/Applicant shall work with staff in order to provide final locations of street lights 
as required by Kuna City Code. Street lights for the site shall be LED lighting and must comply with 
Kuna City Code and established Dark Sky practices. 

 
9.15 Fencing within and around the site shall comply with Kuna City Code (unless specifically approved 

otherwise and permitted). 
 
9.16 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 in public Rights-of-Way shall be with approval from ACHD. 

 
 



Page 15 of 16 08/23/22  
 

Case Nos. 22-01-AN, 22-01-PUD, 22-01-S, 22-10-SUP & 21-36-DR 
 P:P&Z\SHARED\CASES\Planned Unit Development\Patagonia East, Ridge, & Lakes Sub  

9.17 Landscaping shall not be placed within ten (10) feet of any and all meter pits, pressurized irrigation 
valves and/or ACHD underground facilities and must honor all vision triangles. 

 
9.18 All signage within/for the project shall comply with Kuna City Code, and shall be approved through 

the applicable sign approval process listed in KCC 5-10. 
 
9.19 If any revisions are made, the Applicant shall provide the Planning and Zoning Staff with a revised 

copy of the Preliminary Plat. Any revisions of the plat are subject to Administrative Determination 
to rule if the revision is substantial. 

 
9.20 The Developer/Owner/Applicant, and any future assigns having an interest in the subject property, 

shall fully comply with all conditions of development as approved by the City Council, or seek 
amending them through Public Hearing processes. 

 
9.21 Developer/Owner/Applicant shall not request Final Plat approval until the City’s Public Works 

Director issues the Will-Serve Letter to the Applicant the City appurtenance has capacity to accept 
the wastewater discharged from the proposed subdivision. 

 
9.22 Developer/Owner/Applicant shall measure all front building setbacks from back of sidewalk on all 

internal local roads.        
 
9.23 Developer/Owner/Applicant shall provide enough Right-Of-Way for classified roads adjacent to 

each frontage and preserve adequate space for a 20 - 30-foot landscape buffer. 
 
9.24 Applicant shall work with the City Engineer for proper easement widths for the project as a whole, 

and in particular the alley-loaded product proposed in the R-8 zone. 
 
9.25 It is the responsibility of the Developer to ensure any anticipated residential buildings fit all 

buildable lots. 
 
9.26 Developer/Owner/Applicant/Contractors are hereby notified of Kuna’s working hours. Construction 

of any kind shall only be conducted within the hours specified in KCC. Noises and other public 
nuisances/distractions outside of this time frame are subject to lawful penalties. 

 
9.27 Developer/Owner/Applicant is hereby notified of Kuna’s weed control policies and requirements 

(KCC 8-1-3). Weeds, grasses, vines or other growth which endanger property or are over twelve 
(12) inches in height shall be continuously cut down, weeded out, sprayed, burned, removed or 
destroyed throughout all season’s project-wide. 

 
9.28 Develop/Owner/Applicant is hereby notified this project is subject to Design Review inspection 

fees. Required inspections (post construction), are to verify landscaping compliance prior to 
requesting signature on the final plat. 

 
9.29 The submitted Colored Illustrative Plan, the Landscape Plan (dated 12.20.19) and Preliminary Plat 

(dated 5.19.20) are binding site plans as amended and/or approved and the end-product shall be 
representative of these binding site plans.  

 
9.30 Downstream and upstream water users’ rights shall not be impeded. At their expense, 

Developers/Owners/Applicants, are all responsible to maintain and honor all historic flows, rights, 
and access. 
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Case Nos. 22-01-AN, 22-01-PUD, 22-01-S, 22-10-SUP & 21-36-DR 
 P:P&Z\SHARED\CASES\Planned Unit Development\Patagonia East, Ridge, & Lakes Sub  

9.31 Developer shall add pedestrian walkways to Block 11, at Lots 9/10, Block 16 at Lots 10 & 29, Block 
28 at lots 7/8, Blocks 31 & 32, at Lots 7/8, and Block 38, Lots 16/17. 

 
9.32 Developer/Owner/Applicant shall correct the landscape plan note for tree plantings to say “Remove 

burlap, twine and wire basket at least 1/2 way down the root ball, and resubmit the landscape plan 
for staff approval. 

 
9.33 Developer/Owner/Applicant and all successors shall comply with all Local, State and Federal Laws. 
 
 
DATED this 23rd, day of August, 2022. 



Planning & Zoning Application Coversheet December 2021 Page 1 of 3 

Type of review requested (check all that apply): 
Annexation & Zoning Appeal 
Comp. Plan Map Amendment Combination Pre & Final Plat 
Design Review Development Agreement 
Final Planned Unit Development Final Plat 
Lot Line Adjustment Lot Split 
Ordinance Amendment Planned Unit Development 
Preliminary Plat Rezone 
Special Use Permit Temporary Business 
Vacation Variance 

Owner of Record 

Name: _______________________________________________________________________________ 

Address: _____________________________________________________________________________ 

Phone: ___________________________   Email: ____________________________________________ 

Applicant (Developer) Information 

Name: _______________________________________________________________________________ 

Address: _____________________________________________________________________________ 

Phone: ___________________________   Email: ____________________________________________

Engineer/Representative Information 

Name: _______________________________________________________________________________ 

Address: _____________________________________________________________________________ 

Phone: ____________________________   Email: ___________________________________________

Subject Property Information 

Site Address: _________________________________________________________________________ 

Nearest Major Cross Streets: _____________________________________________________________ 

Planning & Zoning  
Application Coversheet 

PO Box 13 | 751 W 4th Street | Kuna, ID 83634 
(208) 922-5274 | www.KunaCity.ID.gov

**Office Use Only** 

File No.(s): __________________________________________________________ 

Project Name: _______________________________________________________ 

Date Received: ______________________________________________________ 

Date Accepted as Complete: ___________________________________________ 

X

X
X

Please see attached affidavits 

Westpark Companies - Greg Johnson / Taylor Merrill

1861 S. Wells Avenue, Suite 210, Meridian, ID 83642

208-888-9946 greg@westparkco.com / taylor@westparkco.com

NV5 - Bonnie Layton (Sr. Planner)

690 S. Industry Way, Suite 10, Meridian, ID 83642

208-724-2624 bonnie.layton@nv5.com

Please see attached legal descriptions

Locust Grove Road and Hubbard Road  

22-01-AN, 22-01-PUD, 22-01-S, 22-01-DA

Patagonia East, Ridge & Lakes

02.08.2022, Remaining Docs 02.09.2022

http://www.kunacity.id.gov/
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Planning & Zoning Application Coversheet December 2021 Page 2 of 3 

Parcel No.(s): _________________________________________________________________________ 

Section, Township, Range: ______________________________________________________________ 

Property Size: _________________________________________________________________________ 

Current Land Use: __________________________   Proposed Land Use: _________________________

Current Zoning: ____________________________   Proposed Zoning: ___________________________

Project Description 

Project Name: _________________________________________________________________________ 

General Description of Project: ___________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

Type of proposed use (check all that apply and provide specific density/zoning): 
☐ Residential: R-2   R-4   R-6   R-8   R-12   R-20   ☐ Commercial: C-1   C-2   C-3  ☐ CBD
☐ Office   ☐ Industrial: M-1   M-2   ☐ Other: _______________________________________________

Type(s) of amenities provided with development: ____________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

Residential Project Summary (If Applicable) 

Are there existing buildings? YES   NO 

If YES, please describe: _________________________________________________________________ 

_____________________________________________________________________________________ 

Will any existing buildings remain? YES   NO  

No. of Residential Units: ______________________   No. of Building Lots: _______________________ 

No. of Common Lots: ________________________   No. of Other Lots: __________________________ 

Type of dwelling(s) proposed (check all that apply): 
☐ Single-Family ☐ Townhomes         ☐ Duplexes ☐ Multi-Family
☐ Other: _____________________________________________________________________________

Minimum square footage of structure(s): ____________________________________________________ 

Gross Density (Dwelling Units ÷ Total Acreage): _____________________________________________ 

Net Density (Dwelling Units ÷ Total Acreage not including Roads): ______________________________ 

Please see attached list of parcel numbers
A portion of SE 1/4 of Section 7, SW 1/4 of Section 8 & NW 1/4 of
Section 17, T2, R1E, Boise Meridian, Ada County, Idaho

Approximately 173.80 acres

Agricultural / Residential Residential and School Site

RR- Rural Residential R4, R6, R8

Patagonia East (NW corner), Ridge (NE corner), and Lakes (SE corner)

Westpark Companies is proposing to develop the subject properties as a 

residential subdivision with a mix of lot sizes and housing product, various open spaces and ammenities

along with a 10 acre school site 

x

The project will include passive and active open spaces

including community parks, clubhouses/community buildings with pools, playground equipment, trails, 

and a 10 acre school site

There are some old workshops and sheds along with one residence

561 residential lots

54 (53 common l & 1 school lot

X

1,500 sq. ft. - 3,500 sq. ft. along with clubhouses TBD

3.23

4.23

)

BLayton
Highlight

BLayton
Highlight

BLayton
Highlight



Planning & Zoning Application Coversheet December 2021 Page 3 of 3 

Percentage of Open Space provided: ________________   Acreage of Open Space: _________________ 

Type of Open Space provided (i.e. public, common, landscaping): _______________________________ 

Applicant Signature: ________________________________________   Date: _____________________ 
By signing, you are confirming you have provided all required items listed on this application. 

Upon completion of this form, please email to pzapplications@kunaid.gov. A link will be 
provided to you for application attachments to be uploaded to the cloud. 

16.59% 21.93 acres

community parks, clubhouses along

___________________________________________with pathways that will provide interconnectivity throughout the site and tie into the pathway system of__________________________________________ 

_____________the Patagonia Subdivision to the west.____________________ ____________________________________________________

Non-Residential Project Summary (If Applicable) 

Number of building lots: __________________________   Other lots: ____________________________ 

Gross floor area square footage: ____________________   Existing (if applicable): _________________ 

Building height: _____________________   Hours of Operation: ________________________________ 

Total No. of Employees: ______________   Max No. of Employees at one time: 

____________________ No. of and ages of students: ________________________   Seating capacity: 

______________________ Proposed Parking 

ADA accessible spaces: ___________________   Dimensions: __________________________________ 

Regular parking spaces: ___________________   Dimensions: __________________________________ 

Width of driveway aisle: ________________________________________________________________ 

Proposed lighting: _____________________________________________________________________ 

Is lighting “Dark Sky” compliant? YES    NO 

Proposed landscaping (i.e. berms, buffers, entrances, parking areas, etc.): 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

2-7-22

1 School site - future KSD site 

mailto:pzapplications@kunaid.gov
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690 S. Industry Way, Ste 10   •   Meridian, ID 83642   •   T 208.342.5400   •   F 208.342.5353    •    www.NV5.com 
 

 
 
 
 
February 7, 2022 
 
 
Mr. Troy Behunin 
Kuna Planning and Zoning Department 
751 W. 4th Street 
Kuna, Idaho 83634 
 
RE:  Patagonia East, Ridge, Lakes Subdivision – Located at the intersection of Locust Grove 
Road and Hubbard Road - Applications for Annexation and Zoning with Preliminary Plat and 
Planned Unit Development 
 
 
Dear Mr. Behunin:  
 
On behalf my client, Westpark Companies Inc., please accept the attached applications to annex 
the subject parcels into the City of Kuna and to subdivide the property in conjunction with a PUD 
application to create 561 residential lots, 53 common lots and 1 school site. The subdivision 
property totals 173.80 acres and is currently located in Ada County with a zoning designation of 
RR. 
 
Commonly referred to as Patagonia East, this project is a continuation of Westpark Companies 
Inc.’s beautifully designed and built Patagonia Subdivision. As such, the community has been 
master planned to create one cohesive development with interconnected pathways and 
amenities for its residents. 
 
This project is located at the intersection of Hubbard Road and Locust Grove Road in the 
northwest, northeast, and southeast corners.  Due to this fact, and in an effort to address Ada 
County’s naming requirements, we have further identified each area of our project as Patagonia 
East (northwest corner), Patagonia Ridge (northeast corner) and Patagonia Lakes (southeast 
corner).   
 
We are requesting annexation with zoning designations of R-4, R-6, and R-8. These residential 
zones along with the 9.8 future school site meet the Kuna Comprehensive Planning designation 
for this area as Residential and Mixed Use. These areas will be made up of a mix of single-family 
lot sizes and one 9.8 acre school site. Additionally, it is our understanding that the City of Kuna is 
proposing an update to the future land use map.  With this update it is anticipated that the 
parcels will be designated as Medium Density Residential, in which case this application would 
also comply. 
 



Page 2 of 3 
 

The property is currently used as farmland with a couple of shops and one residence. To the north 
of Patagonia East is Roark Subdivision, to the south is agricultural land across Hubbard Road, to 
the west is the original Patagonia Subdivision, and to the east across Locust Grove Road is 
agricultural land (which is part of this application known as the Patagonia Ridge area of our 
project).  To the north and east of Patagonia Ridge is agricultural land, to the south across 
Hubbard Road is also agricultural land.  To the west across Locust Grove Road is Roark Subdivision 
and agricultural land that will be developed as part of this project and identified as the Patagonia 
East area of our plan.  The Patagonia Lakes area of our project is surrounded by agricultural land 
with Hubbard Road along a portion of the north end of the property and Locust Grove Road along 
a portion of the western edge of the site.  
 
Planned Unit Development, Preliminary Plat & Phasing 
 
Our project has been designed to provide a blend of densities and a variety of lot sizes generally 
ranging in width from 50’ up to 100’ and 100’ to 150’ deep.  We are also including 52 alley loaded 
lots. These single family detached homes will face the street; however, the garages will be 
accessed via an ACHD maintained, public alley. This design provides a charming streetscape and 
a home product that is popular with a variety of homebuyers.  From young professionals to active 
seniors, those looking for low maintenance homeownership appreciate this type of plan.  
 
Our proposed project also includes an application for a Planned Unit Development to address our 
desire to modify the minimum lot widths from 40’ to 38’ and lot coverage increase from 40% to 
55% in the R-8 zone only.  These slight modifications to the standard Kuna City development 
standards will allow for Westpark Companies to build the same alley loaded product as in other 
communities around the valley, providing a highly desirable housing option for buyers looking 
for a smaller single family residential lot with less yard maintenance. 
 
We have included legal descriptions and exhibits for the overall project, each of the three areas 
within the project site, as well as for each of the zoning designations we are requesting.  Overall 
our project achieves a gross residential density of 3.23 dwelling units per acre and net density of 
4.23 dwelling units per acre. 
 
Phasing of this project will start in the Patagonia East area of the project.  Once Phases 1 and 2 
are complete we intend to continue into the Patagonia Ridge area with Phases 3 to 5.  We will 
finish out the project with Phases 6 to 12 in the Patagonia Lakes portion of our project.  Currently 
the school district is working with ACHD and others to develop the school site. 
 
Buffers and Open Space 
 
As previously mentioned, our project has been master planned to create one cohesive 
development with interconnected pathways and amenities.  We have included an overall site 
plan, including the original Patagonia Subdivision, to illustrate how these amenities tie together 
from one area to another along with their relationship to the buffer areas along Hubbard Road 
and Locust Grove Road.  Overall, our project includes 21.93 acres of open space, or 16.59% of the 
entire project. This open space includes all end caps, buffers, parks, pathways and the 9.8 acre 
school site.  A total usable open space (per Kuna city code) of 20.29 acres, or 12.4% open space 

tbehunin
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on site with exceeds the PUD open space requirement of 10%.  We intend for the maintenance 
of the common open spaces to be taken care of in similar fashion as the original Patagonia 
Subdivision and therefore have included a copy of that portion of Patagonia’s HOA and CC&R’s 
document for your review. 
 
Streets and Public Utilities 
 
We will take access to the Patagonia East area of our project will be from Hubbard Road and 
Locust Grove Road, as well as from two stub streets in the adjacent Patagonia Subdivision.  Access 
to the Patagonia Ridge portion of our project will be taken from two points along Locust Grove 
Road and on along Hubbard Road.  On the south side of Hubbard Road one access to the 
Patagonia Lakes part of our site will be lined up with the access into Patagonia Ridge, and the 
other will occur farther to the east along Hubbard Road.   
 
We have worked with ACHD to provide for the development of N. Eagle Road along the eastern 
boundary of the Patagonia Lakes area of our project, ultimately separating our project from 
properties to the east.  Additionally, stub streets have been provided to allow for future 
connection to adjacent parcels not part of this application; a Traffic Impact Study has been 
completed and is also attached for your review. 
 
We are also pleased to inform you that Westpark Companies have been working with the city’s 
engineering and public works departments to satisfy the wastewater service demands of this 
project through the Patagonia wastewater system. Potable water will connect from the current 
Patagonia Subdivision. 
 
We are pleased to submit the applications and supporting documents in support of our request 
for Annexation and Zoning, Preliminary Plat and Planned Unit Development of this project in the 
City of Kuna.  If you have any questions, please do not hesitate to contact me at 208-724-2624.  
Thank you for your time and assistance. 
 
Regards, 
 
 
 
 
Bonnie Layton 
Senior Planner 
 
Encl. 
 
 
 



Bonnie Layton @ NV5

690 S. Industry Way, Suite 10, Meridian, ID 83642
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PATAGONIA  

EAST PARCEL 
LOCATED IN THE SE 1/4 OF THE SE 1/4 OF SECTION 7, T.2N., R.1 E., B.M., ADA COUNTY, /DAHO 
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Legal Description 
Patagonia East Parcel 

A parcel located in the SE ¼ of the SE ¼ of Section 7, Township 2 North, Range 1 East, Boise 
Meridian, Ada County, Idaho, and more particularly described as follows: 

Commencing at an Aluminum Cap monument marking the southeast corner of said Section 7, 
from which an Aluminum Cap monument marking the southwest corner of the SE ¼ of said 
Section 7 bears N 89°25'45" W a distance of 2651 .45 feet; 

Thence N 89°25'45" W along the southerly boundary of said SE ¼ a distance of 25.00 feet to a 
point; 

Thence leaving said southerly boundary N 0°30'01" E a distance of 25.00 feet to a point on the 
northerly right-of-way of E. Hubbard Road, the POINT OF BEGINNING; 

Thence N 89°25'45" W along said northerly right-of-way a distance of 1300. 73 feet to a 5/8 inch 
diameter iron pin on the westerly boundary of said SE ¼ of the SE ¼; 

Thence N 0°28'57" E along said westerly boundary a distance of 941.80 feet to the southwesterly 
corner of Roark Subdivision, as shown in Book 76 of Plats on Pages 7884 and 7885, records of 
Ada County, Idaho; 

Thence along the southerly boundary of said Roark Subdivision and the extension thereof S 
89°19'13" E a  distance of 1301.03 feet (formerly S 89° 19'03" E, 1300.94 feet) to a point on the 
westerly right-of-way of S. Locust Grove Road; 

Thence leaving said boundary and along said right-of-way S 0°30'01" W a distance of 939.32 feet 
to the POINT OF BEGINNING. 

This parcel contains 28.09 acres. 

Clinton W. Hansen, PLS 
Land Solutions, PC 
December 12, 2019 

rLa�o!ut/ions 
<.....___----

_... 

Land Surveying and Consulting 

Patagonia East Parcel 
Job No. 16-93 
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Legal Description 
Patagonia Ridge Parcel 

A parcel being a portion of Wasatch Subdivision, as shown in Book 104 of Plats on Pages 14111 
through 14113, records of Ada County, Idaho and a portion of the SW¼ of Section 8, Township 
2 North, Range 1 East, Boise Meridian, Ada County, Idaho, and more particularly described as 
follows: 

BEGINNING at an Aluminum Cap monument marking the southwest corner of said Section 8, 
from which a 5/8 inch diameter iron pin marking the southeast corner of the SW¼ of said Section 
8 bears S 89°47'24" E a  distance of 2639.68 feet; 

Thence N 0°30'01" E along the westerly boundary of said SW¼ a distance of 639.14 feet to the 
southwesterly corner of Wasatch Subdivision, as shown in Book 104 of Plats on Pages 14111 
through 14113, records of Ada County, Idaho; 

Thence leaving said westerly boundary and along the southerly boundary of said Wasatch 
Subdivision S 89°29'59" E (formerly S 90°00'00" E) a distance of 25.00 feet to a point on the 
easterly right-of-way of S. Locust Grove Road; 

Thence N 0°30'01" E along said right-of-way, and being partially along the westerly boundary of 
said Wasatch Subdivision (formerly shown as N0

°

00'00" E) a distance of 1431.19 feet to point to 
point marking the southwest corner of Lot 2, Block 1 of said Wasatch Subdivision; 

Thence leaving said right-of-way and along the boundary of said Lot 2 the following courses and 
distances: 

Thence S 89°29'59" E (formerly N 90
°

00'00" E) a distance of 232.34 feet to a point marking 
the southeast corner of said Lot 2; 

Thence a distance of 48.51 feet (formerly 48.50 feet) along the arc of an 85.00 foot radius 
non-tangent curve right, said curve having a central angle of 32°41 '56 (formerly 32°41 '40") 
and a long chord bearing N 15°51 '04" W a distance of 47.85 feet (formerly N 16°20'50" 
W, 47.84 feet) to a point of tangency; 

Thence N 0°29'54" E (formerly N 0
°

00'00" E) a distance of 71.69 feet to a point of 
curvature; 

Thence a distance of 95.65 feet along the arc of a 115.00 foot radius curve left, said curve 
having a central angle of 47°39'27 and a long chord bearing N 23°19'50" W (formerly N 
23°49'43" W) a distance of 92.92 feet to a point marking the northeast corner of said Lot 
2; 

Thence N 89
°29'59" W a distance of 181.32 feet (formerly N 90°00'00" W, 181.33 feet) to 

a point on the easterly right-of-way of S. Locust Grove Road; 

Thence along the boundary of said Wasatch Subdivision the following courses and distances: 

Thence along said right-of-way N 0°30'01" E (formerly N 0°00'00 E) a distance of 246.08 
feet to the northwesterly corner of said Wasatch Subdivision; 

/La�ohJJt·ons 
<..._____.-------Land Surveying and Consulting 

Patagonia Ridge Parcel 
Job No. 16-93 
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Thence leaving said right-of-way S 52
°

26'59" E (formerly S 52°57'00" E) a distance of 
711.64 feet to a point; 

Thence S 41 °21 '59" E (formerly S 41 
°

52'00" E) a distance of 446.40 feet to a point; 

Thence S 48
°

20'59" E (formerly S 48
°51 '00" E) a distance of 495.40 feet to a point; 

Thence S 32°50'59" E (formerly S 33
°

21 '00" E) a distance of 295.40 feet to a point; 

Thence S 39°43'59" E (formerly S 40°14'00" E) a distance of 378.40 feet to a point; 

Thence S 28°24'01" W (formerly S 27
°

54'00" W) a distance of 184.40 feet to a point; 

Thence S 84°05'06" W a distance of 127.82 feet (formerly S 83°35'00" W, 127.81 feet) to 
a point; 

Thence S 36°58'15" W a distance of 888.17 feet, partially along the boundary of said Wasatch 
Subdivision (formerly shown as S 36°28'18" W thereon) and continuing beyond said subdivision 
to a point on the southerly boundary of the SW ¼ of said Section 8; 

Thence along said southerly boundary N 89°47'24" W a distance of 929.50 feet to the POINT OF

BEGINNING. 

This parcel contains 58. 78 acres. 

Clinton W. Hansen, PLS 
Land Solutions, PC 
December 12, 2019 

l.a�otutfions 
<..,___--/Land Surveying and Consultfng 
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CONTACT: CLINT HANSEN
231 E. 5TH AVE. STE A
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PP.101 PRELIMINARY PLAT - PATAGONIA EAST SUBDIVISION - PLAN VIEW

E. HUBBARD ROAD

5PRELIMINARY PLAT NOTES

6PRELIMINARY PLAT DATA

SCHOOL LOT

28.83 ACTOTAL OPEN SPACE

173.80 ACTOTAL ACRES

54OPEN SPACE/COMMON LOTS

103.88 ACSINGLE-FAMILY RESIDENTIAL AREA

561SINGLE-FAMILY RESIDENTIAL LOTS

616TOTAL LOTS

OPEN SPACE/COMMON LOT AREA 19.03 AC

PUBLIC RIGHT-OF-WAY 41.09 AC

RESIDENTIAL DENSITY (Du/Ac)

AVERAGE LOT SIZE

ZONING

MINIMUM LOT SIZE (SF)

SINGLE FAMILY

EXISTING: RR PROPOSED: R-4, R-6 AND R-8

4,163 SF

SINGLE FAMILY
8,066 SF

RESIDENTIAL GROSS DENSITY 3.23

PROPOSED LEGEND

BOUNDARY LINE

RIGHT-OF-WAY LINE

PROPERTY LOT LINE

CENTERLINE

EXISTING 5' CONTOUR

EXISTING 1' CONTOUR

PROPOSED VERTICAL CURB

PROPOSED STREET LIGHT

PROPOSED ROLLED CURB

EXISTING VERTICAL CURB

EXISTING ROLLED CURB

DIRECTION OF SURFACE FLOW

PROPOSED SEEPAGE BED WITH
MONITORING WELLS

PROPOSED DROP INLET

EXISTING DROP INLET

EXISTING STORM DRAIN LINE AND MANHOLE

SD PROPOSED STORM DRAIN LINE AND MANHOLE

PROPOSED GRAVITY IRRIGATION LINE AND BOX

EXISTING GRAVITY IRRIGATION LINE 

GIRR

PROPOSED PRESSURE IRRIGATION LINE AND VALVEPIRR

PROPOSED WATER LINE AND VALVE

EXISTING WATER LINE AND VALVE

W

PROPOSED FIRE HYDRANT

EXISTING FIRE HYDRANT

EXISTING PRESSURE IRRIGATION LINE AND VALVE

SS PROPOSED SANITARY SEWER LINE AND MANHOLE

EXISTING SEWER LINE AND MANHOLE

PROPOSED VERTICAL TO ROLLED CURB
TRANSITION SECTION

EXISTING LEGEND

EXISTING PROPERTY LOT LINE

EXISTING EDGE OF GRAVEL

EXISTING TOE OF BANK

EXISTING TOP OF BANK

EXISTING DITCH FLOW LINE

EXISTING FENCE

EXISTING STREET LIGHT

EXISTING ROAD SIGN

EXISTING SPRINKLER BOX

EXISTING POWER JUNCTION BOX

EXISTING DECIDUOUS TREE

EXISTING EVERGREEN TREE

EXISTING OVERHEAD POWER W/ POLE

EXISTING UNDERGROUND GAS

EXISTING UNDERGROUND TELEPHONE

EXISTING TELEPHONE RISER

PHASE BOUNDARY

EXISTING GAS MARKER

EXISTING GAS VALVE

1. UNLESS OTHERWISE DESIGNATED OR DIMENSIONED, THERE SHALL BE A PERMANENT EASEMENT FOR PUBLIC UTILITIES, LOT
DRAINAGE, AND PRESSURE IRRIGATION OVER THE TEN (10) FEET ADJACENT TO ANY PUBLIC STREET.  THIS EASEMENT SHALL NOT
PRECLUDE THE CONSTRUCTION OF HARD-SURFACED DRIVEWAYS AND WALKWAYS TO EACH LOT.

2. UNLESS OTHERWISE DESIGNATED OR DIMENSIONED, THERE SHALL BE A PERMANENT EASEMENT FOR PUBLIC UTILITIES, PRESSURE
IRRIGATION, AND LOT DRAINAGE ON FIVE (5) FEET ADJACENT TO SIDE LOT LINES AND ON TEN (10) FEET ADJACENT TO REAR LOT LINES
AND EXTERIOR SUBDIVISION BOUNDARIES.

3. NO LOTS WITHIN THIS SUBDIVISION SHALL BE ALLOWED TO TAKE DIRECT ACCESS FROM E. HUBBARD RD., S. LOCUST GROVE RD. OR
N. EAGLE RD.

4. ANY RE-SUBDIVISION OF THIS PLAT SHALL COMPLY WITH THE APPLICABLE REGULATIONS IN EFFECT AT THE TIME OF THE
RE-SUBDIVISION.

5. MAINTENANCE OF ANY IRRIGATION, DRAINAGE PIPE OR DITCH CROSSING A LOT IS THE RESPONSIBILITY OF THE  LOT OWNER UNLESS
SUCH RESPONSIBILITY IS ASSUMED BY AN IRRIGATION/DRAINAGE DISTRICT.

6. THIS DEVELOPMENT RECOGNIZES IDAHO CODE 22-4503, RIGHT TO FARM ACT, WHICH STATES:  NO AGRICULTURAL OPERATION,
AGRICULTURAL FACILITY OR EXPANSION THEREOF SHALL BE OR BECOME A NUISANCE, PRIVATE OR PUBLIC, BY ANY CHANGED
CONDITION IN OR ABOUT THE SURROUNDING NONAGRICULTURAL ACTIVITIES AFTER IT HAS BEEN IN OPERATION FOR MORE THAN ONE
(1) YEAR, WHEN THE OPERATION, FACILITY OR EXPANSION WAS NOT A NUISANCE AT THE TIME IT WAS BEGUN OR CONSTRUCTED.  THE
PROVISIONS OF THIS SECTION SHALL NOT APPLY WHEN A NUISANCE RESULTS FROM THE IMPROPER OR NEGLIGENT OPERATION OF AN
AGRICULTURAL OPERATION, AGRICULTURAL FACILITY OR EXPANSION THEREOF.

7. LOT 8, BLOCK 3, LOT 9 AND LOT 11, BLOCK 5, LOTS 1 AND 13, BLOCK 6, LOTS 1 AND 13, BLOCK 7, LOT 12, BLOCK 8, LOT 10, BLOCK 9,
LOT 8, BLOCK 10,  LOT 1, BLOCK 11, LOTS 1 AND 3, BLOCK 13, LOT 9, BLOCK 17, LOT 6, BLOCK 18, LOT 9, BLOCK 19, LOT 1, BLOCK 20,
LOT 1, BLOCK 21, LOT 1, BLOCK 22, LOTS 1, 9 AND 16, BLOCK 23, LOTS 4, 10, AND 17, BLOCK 24, LOTS 1 AND 7, BLOCK 25, LOTS 1,
15, 22 AND 36, BLOCK 26, LOTS 1 AND 8, BLOCK 27, LOTS 1 AND 2, BLOCK 28, LOTS 1 AND 6, BLOCK 29, LOTS 4 AND 9, BLOCK 30,
LOT 1, BLOCK 31, LOTS 1 AND 17, BLOCK 32, LOTS 1 AND 10, BLOCK 33, LOTS 1, 10 AND 20, BLOCK 34, LOTS 1 AND 11, BLOCK 35,
LOTS 10 AND 17, BLOCK 36, LOTS 1 AND 12, BLOCK 37, AND LOTS 1 AND 25, BLOCK 38, ARE DESIGNATED AS COMMON AREA LOTS TO
BE OWNED AND MAINTAINED BY THE PATAGONIA EAST SUBDIVISION HOMEOWNERS ASSOCIATION, OR IT'S ASSIGNS.  ALL OTHER LOTS
IN THIS SUBDIVISION ARE FOR SINGLE FAMILY DWELLINGS. THIS OWNERSHIP AND MAINTENANCE COMMITMENT MAY NOT BE
DISSOLVED WITHOUT THE EXPRESS CONSENT OF THE CITY OF KUNA. THE PATAGONIA SUBDIVISION HOMEOWNERS ASSOCIATION IS
RESPONSIBLE FOR PAYMENT OF IRRIGATION ASSESSMENTS. IN THE EVENT PATAGONIA EAST SUBDIVISION HOMEOWNERS
ASSOCIATION FAILS TO PAY ASSESSMENTS, EACH RESIDENTIAL LOT IS RESPONSIBLE FOR A FRACTIONAL SHARE OF THE ASSESSMENT.

8. MINIMUM BUILDING SETBACK LINES SHALL BE IN ACCORDANCE WITH KUNA CITY ZONING ORDINANCE AT THE TIME OF ISSUANCE OF A
BUILDING PERMIT.

9. PRESSURE IRRIGATION WATER WILL BE PROVIDED BY THE CITY OF KUNA IN COMPLIANCE WITH IDAHO CODE SECTION 31-3805(1)(b).
ALL LOTS  WITHIN THE SUBDIVISION WILL BE ENTITLED TO IRRIGATION WATER RIGHTS AND WILL BE OBLIGATED FOR ASSESSMENTS
FROM CITY OF KUNA.

10. BUILDING SETBACKS AND DIMENSIONAL STANDARDS IN THIS SUBDIVISION SHALL BE IN COMPLIANCE WITH THE APPLICABLE ZONING
REGULATIONS OF THE CITY OF KUNA AND CONDITIONS OF THE STAFF REPORT FOR PATAGONIA EAST SUBDIVISION.

PRELIMINARY PLAT - PHASING PLAN
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FUTURE SCHOOL SITE 9.80 AC

SCHOOL LOT 1

IRRIGATION DISTRICT: BOISE KUNA IRRIGATION DISTRICT, NEW YORK IRRIGATION DISTRICT
SCHOOL DISTRICT: KUNA
FIRE DISTRICT: KUNA
SEWER PROVIDER: CITY OF KUNA
WATER PROVIDER: CITY OF KUNA

GENERAL INFORMATION

THE WESTPARK COMPANY, INC.
CONTACT: TAYLOR MERRILL
2463 E. GALA ST. STE 120
MERIDIAN, ID 83642
PHONE:(208) 888-9946

COMMON AREAS
OPEN SPACE PERCENTAGE

19.03 AC
16.59%

9.80 AC

SCHOOL LOT

21.93 ACQUALIFIED OPEN SPACE

USABLE LANDSCAPING
QUALIFIED OPEN SPACE PERCENTAGE

12.13 AC
12.62%

9.80 AC

PRELIMINARY PLAT - PATAGONIA LAKES SUBDIVISION - PLAN VIEW
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PATAGONIA
EAST SUBD.

SHEET PP.101

PATAGONIA
RIDGE SUBD.

SHEET PP.102

PATAGONIA
RIDGE SUBD.

SHEET PP.103

PATAGONIA
LAKES SUBD.
SHEET PP.104

PATAGONIA
LAKES SUBD.
SHEET PP.106

PATAGONIA
LAKES SUBD.
SHEET PP.105

9 OF 9 PP.108

PRELIMINARY PLAT - PATAGONIA LAKES SUBDIVISION - PLAN VIEW
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1. CONTRACTOR SHALL REPORT TO LANDSCAPE ARCHITECT ALL CONDITIONS WHICH IMPAIR AND/OR PREVENT THE PROPER EXECUTION OF THIS WORK, CONTRACTOR SHALL REPORT TO LANDSCAPE ARCHITECT ALL CONDITIONS WHICH IMPAIR AND/OR PREVENT THE PROPER EXECUTION OF THIS WORK, PRIOR TO BEGINNING WORK.  2. NO MATERIAL SUBSTITUTIONS SHALL BE MADE WITHOUT THE LANDSCAPE ARCHITECT'S PRIOR WRITTEN APPROVAL.  ALTERNATE MATERIALS OF NO MATERIAL SUBSTITUTIONS SHALL BE MADE WITHOUT THE LANDSCAPE ARCHITECT'S PRIOR WRITTEN APPROVAL.  ALTERNATE MATERIALS OF SIMILAR SIZE AND  CHARACTER MAY BE CONSIDERED IF SPECIFIED PLANT MATERIALS CAN NOT BE OBTAINED. 3. COORDINATE ALL WORK WITH ALL OTHER SITE RELATED DEVELOPMENT DRAWINGS. COORDINATE ALL WORK WITH ALL OTHER SITE RELATED DEVELOPMENT DRAWINGS. 4. COORDINATE WORK SCHEDULE AND OBSERVATIONS WITH LANDSCAPE ARCHITECT PRIOR TO CONSTRUCTION START-UP. COORDINATE WORK SCHEDULE AND OBSERVATIONS WITH LANDSCAPE ARCHITECT PRIOR TO CONSTRUCTION START-UP. 5. ALL PLANT MATERIAL SHALL BE INSTALLED AS PER DETAILS. ALL PLANT MATERIAL SHALL BE INSTALLED AS PER DETAILS. 6. ALL PLANT MATERIAL SHALL CONFORM TO THE AMERICAN NURSERYMAN STANDARDS FOR TYPE AND SIZE SHOWN. PLANTS WILL BE REJECTED IF NOT ALL PLANT MATERIAL SHALL CONFORM TO THE AMERICAN NURSERYMAN STANDARDS FOR TYPE AND SIZE SHOWN. PLANTS WILL BE REJECTED IF NOT  PLANTS WILL BE REJECTED IF NOT PLANTS WILL BE REJECTED IF NOT IN A SOUND AND HEALTHY CONDITION. 7. IN THE EVENT OF A PLANT COUNT DISCREPANCY, PLANT SYMBOLS SHALL OVERRIDE SCHEDULE QUANTITIES AND CALL OUT SYMBOL NUMBERS. IN THE EVENT OF A PLANT COUNT DISCREPANCY, PLANT SYMBOLS SHALL OVERRIDE SCHEDULE QUANTITIES AND CALL OUT SYMBOL NUMBERS. 8. ALL PLANTING BEDS SHALL BE COVERED WITH A MINIMUM OF 3" DEPTH OF ROCK MULCH TO MATCH EXISTING PATAGONIA ROCK MULCH.  SUBMIT ALL PLANTING BEDS SHALL BE COVERED WITH A MINIMUM OF 3" DEPTH OF ROCK MULCH TO MATCH EXISTING PATAGONIA ROCK MULCH.  SUBMIT SAMPLE FOR APPROVAL. 9. ALL PLANT MATERIAL SHALL BE GUARANTEED FOR A PERIOD OF ONE YEARS BEGINNING AT THE DATE OF ACCEPTANCE BY THE OWNER. REPLACE ALL PLANT MATERIAL SHALL BE GUARANTEED FOR A PERIOD OF ONE YEARS BEGINNING AT THE DATE OF ACCEPTANCE BY THE OWNER. REPLACE ONE YEARS BEGINNING AT THE DATE OF ACCEPTANCE BY THE OWNER. REPLACE  BEGINNING AT THE DATE OF ACCEPTANCE BY THE OWNER. REPLACE ALL PLANT MATERIAL FOUND DEAD OR NOT IN A HEALTHY CONDITION IMMEDIATELY WITH THE SAME SIZE AND SPECIES AT NO COST TO THE OWNER. 10. FINISH GRADES SHALL PROVIDE A SMOOTH TRANSITION WITH ADJACENT SURFACES AND ENSURE POSITIVE DRAINAGE IN ACCORDANCE WITH THE SITE FINISH GRADES SHALL PROVIDE A SMOOTH TRANSITION WITH ADJACENT SURFACES AND ENSURE POSITIVE DRAINAGE IN ACCORDANCE WITH THE SITE GRADING PLAN. 11. AMEND EXISTING APPROVED TOPSOIL AT A RATIO OF THREE CUBIC YARDS OF APPROVED COMPOST PER 1000 SQUARE FEET.  ROTO-TILL ORGANIC AMEND EXISTING APPROVED TOPSOIL AT A RATIO OF THREE CUBIC YARDS OF APPROVED COMPOST PER 1000 SQUARE FEET.  ROTO-TILL ORGANIC MATTER A MINIMUM OF 6 INCHES INTO TOPSOIL. 12. FERTILIZE ALL TREES AND SHRUBS WITH 'AGRIFORM' PLANTING TABLETS.  QUANTITY PER MANUFACTURER'S RECOMMENDATIONS. FERTILIZE ALL TREES AND SHRUBS WITH 'AGRIFORM' PLANTING TABLETS.  QUANTITY PER MANUFACTURER'S RECOMMENDATIONS. 13. ALL PLANTING BEDS SHALL HAVE A MINIMUM 18" DEPTH OF TOPSOIL.  LAWN AREAS SHALL HAVE A MINIMUM 12" DEPTH OF TOPSOIL.  SPREAD, ALL PLANTING BEDS SHALL HAVE A MINIMUM 18" DEPTH OF TOPSOIL.  LAWN AREAS SHALL HAVE A MINIMUM 12" DEPTH OF TOPSOIL.  SPREAD, COMPACT, AND FINE GRADE TOPSOIL TO A SMOOTH AND UNIFORM GRADE 3" BELOW ADJACENT SURFACES OF PLANTER BED AREAS, 1-1/2" BELOW ADJACENT SURFACES OF TURF SOD AREAS, AND 1" BELOW ADJACENT SURFACES OF TURF SEED AREAS. 14. REUSE EXISTING TOPSOIL STOCKPILED ON THE SITE.  SUPPLEMENT WITH IMPORTED TOPSOIL WHEN QUANTITIES ARE INSUFFICIENT.  VERIFY SUITABILITY REUSE EXISTING TOPSOIL STOCKPILED ON THE SITE.  SUPPLEMENT WITH IMPORTED TOPSOIL WHEN QUANTITIES ARE INSUFFICIENT.  VERIFY SUITABILITY AND CONDITION OF TOPSOIL AS A GROWING MEDIUM.  PERFORM SOIL TEST/ ANALYSIS AND PROVIDE ADDITIONAL AMENDMENT AS DETERMINED BY SOIL TESTS.  TOPSOIL SHALL BE A LOOSE, FRIABLE, SANDY LOAM, CLEAN AND FREE OF TOXIC MATERIALS, NOXIOUS WEEDS, WEED SEEDS, ROCKS, GRASS OR OTHER FOREIGN MATERIAL AND A HAVE A PH OF 5.5 TO 7.0.  IF ONSITE TOPSOIL DOES NOT MEET THESE MINIMUM STANDARDS, CONTRACTOR IS RESPONSIBLE TO EITHER:  A) PROVIDE APPROVED IMPORTED TOPSOIL, OR  B) IMPROVE ON-SITE TOPSOIL WITH METHODS APPROVED BY THE LANDSCAPE ARCHITECT. 15. IF IMPORTED TOPSOIL FROM OFF-SITE SOURCES IS REQUIRED, ENSURE IT IS FERTILE, FRIABLE, NATURAL LOAM, SURFACE SOIL, REASONABLY FREE OF IF IMPORTED TOPSOIL FROM OFF-SITE SOURCES IS REQUIRED, ENSURE IT IS FERTILE, FRIABLE, NATURAL LOAM, SURFACE SOIL, REASONABLY FREE OF SUBSOIL, CLAY LUMPS, BRUSH, WEEDS AND OTHER LITTER, AND FREE OF ROOTS, STUMPS, STONES LARGER THAN 2 INCHES IN ANY DIMENSION, AND OTHER EXTRANEOUS OR TOXIC MATTER HARMFUL TO PLANT GROWTH. A)  OBTAIN TOPSOIL FROM LOCAL SOURCES OR FROM AREAS HAVING SIMILAR SOIL CHARACTERISTICS TO THOSE FOUND ON THE PROJECT SITE.  OBTAIN TOPSOIL ONLY FROM NATURALLY, WELL-DRAINED SITES WHERE TOPSOIL OCCURS AT A DEPTH OF NOT LESS THAN 4 INCHES. B)  REPRESENTATIVE SAMPLES SHALL BE TESTED FOR ACIDITY, FERTILITY, TOXICITY, AND GENERAL TEXTURE BY A RECOGNIZED COMMERCIAL OR GOVERNMENT AGENCY AND COPIES OF THE TESTING AGENCY'S FINDINGS AND RECOMMENDATIONS SHALL BE FURNISHED TO THE OWNER'S REPRESENTATIVE BY THE CONTRACTOR.  NO TOPSOIL SHALL BE DELIVERED IN A FROZEN OR MUDDY CONDITION. ACIDITY/ALKALINITY RANGE - PH. 5.5 TO 7.6. 16. IMMEDIATELY CLEAN UP ANY TOPSOIL OR OTHER DEBRIS ON THE SITE CREATED FROM LANDSCAPE OPERATIONS AND DISPOSE OF PROPERLY OFF IMMEDIATELY CLEAN UP ANY TOPSOIL OR OTHER DEBRIS ON THE SITE CREATED FROM LANDSCAPE OPERATIONS AND DISPOSE OF PROPERLY OFF SITE. 17. TREES SHALL NOT BE PLANTED WITHIN THE 10'-0" CLEAR ZONE OF ALL A.C.H.D. STORM DRAIN PIPE, STRUCTURES, OR FACILITIES.  TREES SHALL NOT TREES SHALL NOT BE PLANTED WITHIN THE 10'-0" CLEAR ZONE OF ALL A.C.H.D. STORM DRAIN PIPE, STRUCTURES, OR FACILITIES.  TREES SHALL NOT A.C.H.D. STORM DRAIN PIPE, STRUCTURES, OR FACILITIES.  TREES SHALL NOT  STORM DRAIN PIPE, STRUCTURES, OR FACILITIES.  TREES SHALL NOT BE PLANTED WITHIN 5'-0" OF AN A.C.H.D. SIDEWALK. 18. SEEPAGE BEDS AND OTHER STORM DRAINAGE FACILITIES MUST BE PROTECTED FROM ANY AND ALL CONTAMINATION DURING THE CONSTRUCTION SEEPAGE BEDS AND OTHER STORM DRAINAGE FACILITIES MUST BE PROTECTED FROM ANY AND ALL CONTAMINATION DURING THE CONSTRUCTION  STORM DRAINAGE FACILITIES MUST BE PROTECTED FROM ANY AND ALL CONTAMINATION DURING THE CONSTRUCTION AND INSTALLATION OF THE LANDSCAPE IRRIGATION SYSTEM. 19. IN THE EVENT OF A DISCREPANCY, NOTIFY THE LANDSCAPE ARCHITECT IMMEDIATELY.IN THE EVENT OF A DISCREPANCY, NOTIFY THE LANDSCAPE ARCHITECT IMMEDIATELY.
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1. LIMIT TURF SUBGRADE PREPARATION TO AREAS TO BE PLANTED. LIMIT TURF SUBGRADE PREPARATION TO AREAS TO BE PLANTED. 2. NEWLY GRADED SUBGRADES:  LOOSEN SUBGRADE TO A MINIMUM DEPTH OF 4 INCHES.  REMOVE STONES NEWLY GRADED SUBGRADES:  LOOSEN SUBGRADE TO A MINIMUM DEPTH OF 4 INCHES.  REMOVE STONES LARGER THAN 1 INCH IN ANY DIMENSION AND STICKS, ROOTS, RUBBISH, AND OTHER EXTRANEOUS MATTER AND LEGALLY DISPOSE OF THEM OFF OWNER'S PROPERTY. A. SPREAD PLANTING SOIL TO A DEPTH OF 12 INCHES IN TURF AREAS AND 18 INCHES AT SHRUB BED AREAS SPREAD PLANTING SOIL TO A DEPTH OF 12 INCHES IN TURF AREAS AND 18 INCHES AT SHRUB BED AREAS BUT NOT LESS THAN REQUIRED TO MEET FINISH GRADES AFTER LIGHT ROLLING AND NATURAL SETTLEMENT.  DO NOT SPREAD IF PLANTING SOIL OR SUBGRADE IS FROZEN, MUDDY, OR EXCESSIVELY WET. B. SPREAD PLANTING SOIL OVER LOOSENED SUBGRADE. SPREAD PLANTING SOIL OVER LOOSENED SUBGRADE. C. REDUCE ELEVATION OF PLANTING SOIL TO ALLOW FOR SOIL THICKNESS OF SOD OR SEED. REDUCE ELEVATION OF PLANTING SOIL TO ALLOW FOR SOIL THICKNESS OF SOD OR SEED. 3. UNCHANGED SUBGRADES:  IF TURF IS TO BE PLANTED IN AREAS UNALTERED OR UNDISTURBED BY UNCHANGED SUBGRADES:  IF TURF IS TO BE PLANTED IN AREAS UNALTERED OR UNDISTURBED BY EXCAVATING, GRADING, OR SURFACE-SOIL STRIPPING OPERATIONS, PREPARE SURFACE SOIL AS FOLLOWS: A. REMOVE EXISTING GRASS, VEGETATION, AND TURF.  DO NOT MIX INTO SURFACE SOIL. REMOVE EXISTING GRASS, VEGETATION, AND TURF.  DO NOT MIX INTO SURFACE SOIL. B. LOOSEN SURFACE SOIL TO A DEPTH OF AT LEAST 6 INCHES.  PROVIDE WEED ABATEMENT PROCEDURE.  LOOSEN SURFACE SOIL TO A DEPTH OF AT LEAST 6 INCHES.  PROVIDE WEED ABATEMENT PROCEDURE.  APPLY SOIL AMENDMENTS AND FERTILIZERS ACCORDING TO PLANTING SOIL MIX PROPORTIONS AND MIX THOROUGHLY INTO TOP 6 INCHES OF SOIL.  TILL SOIL TO A HOMOGENEOUS MIXTURE OF FINE TEXTURE. C. APPLY SOIL AMENDMENTS DIRECTLY TO SURFACE SOIL BEFORE LOOSENING. APPLY SOIL AMENDMENTS DIRECTLY TO SURFACE SOIL BEFORE LOOSENING. D. REMOVE STONES LARGER THAN 1 INCH IN ANY DIMENSION AND STICKS, ROOTS, TRASH, AND OTHER REMOVE STONES LARGER THAN 1 INCH IN ANY DIMENSION AND STICKS, ROOTS, TRASH, AND OTHER EXTRANEOUS MATTER. E. LEGALLY DISPOSE OF WASTE MATERIAL, INCLUDING GRASS, VEGETATION, AND TURF, OFF OWNER'S LEGALLY DISPOSE OF WASTE MATERIAL, INCLUDING GRASS, VEGETATION, AND TURF, OFF OWNER'S PROPERTY. 4. FINISH GRADING:  GRADE PLANTING AREAS TO A SMOOTH, UNIFORM SURFACE PLANE WITH LOOSE, UNIFORMLY FINISH GRADING:  GRADE PLANTING AREAS TO A SMOOTH, UNIFORM SURFACE PLANE WITH LOOSE, UNIFORMLY FINE TEXTURE.  GRADE TO WITHIN PLUS OR MINUS 1/2 INCH OF FINISH ELEVATION.  ROLL AND RAKE, REMOVE RIDGES, AND FILL DEPRESSIONS TO MEET FINISH GRADES.  LIMIT FINISH GRADING TO AREAS THAT CAN BE PLANTED IN THE IMMEDIATE FUTURE. 5. MOISTEN PREPARED AREA BEFORE PLANTING IF SOIL IS DRY.  WATER THOROUGHLY AND ALLOW SURFACE TO MOISTEN PREPARED AREA BEFORE PLANTING IF SOIL IS DRY.  WATER THOROUGHLY AND ALLOW SURFACE TO DRY BEFORE PLANTING.  DO NOT CREATE MUDDY SOIL. 6. BEFORE PLANTING, OBTAIN LANDSCAPE ARCHITECT'S ACCEPTANCE OF FINISH GRADING; RESTORE PLANTING BEFORE PLANTING, OBTAIN LANDSCAPE ARCHITECT'S ACCEPTANCE OF FINISH GRADING; RESTORE PLANTING AREAS IF ERODED OR OTHERWISE DISTURBED AFTER FINISH GRADING. 7. DO NOT SOW IMMEDIATELY FOLLOWING RAIN, OR WHEN GROUND IS TOO DRY.  TEMPERATURE SHALL BE DO NOT SOW IMMEDIATELY FOLLOWING RAIN, OR WHEN GROUND IS TOO DRY.  TEMPERATURE SHALL BE BETWEEN 55 F AND 95 F FOR A 24 HOUR PERIOD.  WIND SHALL BE LESS THAN 5 MPH.
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1.  TOPSOIL REQUIREMENTS:  ASTM D 5268, PH RANGE OF 5.5 TO 7, FOUR PERCENT ORGANIC MATERIAL MINIMUM, FREE OF STONES 1/2 INCH OR LARGER TOPSOIL REQUIREMENTS:  ASTM D 5268, PH RANGE OF 5.5 TO 7, FOUR PERCENT ORGANIC MATERIAL MINIMUM, FREE OF STONES 1/2 INCH OR LARGER IN ANY DIMENSION, AND OTHER EXTRANEOUS MATERIALS HARMFUL TO PLANT GROWTH. 2.  TOPSOIL SOURCE:  STRIP EXISTING TOPSOIL FROM ALL AREAS OF THE SITE TO BE DISTURBED.  TOPSOIL SHALL BE FERTILE, FRIABLE, NATURAL TOPSOIL SOURCE:  STRIP EXISTING TOPSOIL FROM ALL AREAS OF THE SITE TO BE DISTURBED.  TOPSOIL SHALL BE FERTILE, FRIABLE, NATURAL LOAM, SURFACE SOIL, REASONABLY FREE OF SUBSOIL, CLAY LUMPS, BRUSH, WEEDS AND OTHER LITTER, AND FREE OF ROOTS, STUMPS, ORGANIC MATTER  LARGER THAN 2 INCHES IN ANY DIMENSION, AND OTHER EXTRANEOUS OR TOXIC MATTER HARMFUL TO PLANT GROWTH.  TOPSOIL SHALL BE SCREENED TO ACHIEVE THIS REQUIREMENT. 3.  REPRESENTATIVE SAMPLES SHALL BE TESTED FOR ACIDITY, FERTILITY AND GENERAL TEXTURE BY A RECOGNIZED COMMERCIAL OR GOVERNMENT REPRESENTATIVE SAMPLES SHALL BE TESTED FOR ACIDITY, FERTILITY AND GENERAL TEXTURE BY A RECOGNIZED COMMERCIAL OR GOVERNMENT AGENCY AND COPIES OF THE TESTING AGENCY'S FINDINGS AND RECOMMENDATIONS SHALL BE FURNISHED TO THE  ARCHITECT'S REPRESENTATIVE ARCHITECT'S REPRESENTATIVE BY THE CONTRACTOR.  ALL TOPSOIL SHALL BE AMENDED TO ACHIEVE SPECIFIED PH AND ORGANIC REQUIREMENTS.  RE-TEST TOPSOIL PRIOR TO FINAL COMPLETION TO ENSURE REQUIREMENTS HAVE BEEN MET.  NO TOPSOIL SHALL BE PLACED WHILE IN A FROZEN OR MUDDY CONDITION. 4.  PLACE TOPSOIL IN AREAS WHERE REQUIRED TO OBTAIN THICKNESS AS SCHEDULED. PLACE TOPSOIL DURING DRY WEATHER. PROVIDE ADDITIONAL PLACE TOPSOIL IN AREAS WHERE REQUIRED TO OBTAIN THICKNESS AS SCHEDULED. PLACE TOPSOIL DURING DRY WEATHER. PROVIDE ADDITIONAL IMPORTED TOPSOIL REQUIRED TO BRING SURFACE TO PROPOSED FINISH GRADE, AS REQUIRED. 5.   COMPACTED TOPSOIL THICKNESS AT THE FOLLOWING AREAS: COMPACTED TOPSOIL THICKNESS AT THE FOLLOWING AREAS: A.  LAWN AREAS: 12 INCHES MINIMUM OR AS NECESSARY TO ACHIEVE EVEN GRADES  WITH SURROUNDING LAWN AREAS. LAWN AREAS: 12 INCHES MINIMUM OR AS NECESSARY TO ACHIEVE EVEN GRADES  WITH SURROUNDING LAWN AREAS. B.  PLANTER BEDS: 18 INCHES MINIMUM PLANTER BEDS: 18 INCHES MINIMUM 6.  FINE GRADE TOPSOIL TO SMOOTH, EVEN SURFACE WITH LOOSE, UNIFORMLY FINE TEXTURE. REMOVE RIDGES AND FILL DEPRESSIONS, AS REQUIRED FINE GRADE TOPSOIL TO SMOOTH, EVEN SURFACE WITH LOOSE, UNIFORMLY FINE TEXTURE. REMOVE RIDGES AND FILL DEPRESSIONS, AS REQUIRED TO MEET FINISH GRADES. FINISH GRADE OF TOPSOIL SHALL BE 2" BELOW FINISH GRADE OF PAVEMENTS AREAS FOR SOD AND 1" FOR SEED.  7. TOPSOIL STOCKPILE LOCATIONS TO BE COVERED COORDINATE WITH EROSION AND SEDIMENT CONTROL PLAN. TOPSOIL STOCKPILE LOCATIONS TO BE COVERED COORDINATE WITH EROSION AND SEDIMENT CONTROL PLAN. 8. ALL GRAVEL, SUBBASE, AND OTHER IMPORTED FILL MATERIALS OTHER THAN TOPSOIL SHALL ONLY BE STOCKPILED IN PROPOSED IMPERVIOUS ALL GRAVEL, SUBBASE, AND OTHER IMPORTED FILL MATERIALS OTHER THAN TOPSOIL SHALL ONLY BE STOCKPILED IN PROPOSED IMPERVIOUS AREAS.  NO GRAVEL OR ROCK MATERIALS SHALL BE STOCKPILED OR TEMPORARILY PLACED IN PROPOSED LANDSCAPE AREAS TO PREVENT LANDSCAPE AREAS FROM BEING CONTAMINATED WITH ROCK MATERIALS.  CONTRACTOR SHALL SUBMIT A DETAILED STOCKPILE PLAN TO LANDSCAPE ARCHITECT AND OWNER FOR APPROVAL PRIOR TO ANY EARTHWORK OPERATIONS.  
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TOPSOIL NOTES 
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1. ALL AREAS TO BE PLANTED OR HYDROSEEDED SHALL HAVE WEED ABATEMENT OPERATIONS PERFORMED ON THEM PRIOR TO PLANTING OR ALL AREAS TO BE PLANTED OR HYDROSEEDED SHALL HAVE WEED ABATEMENT OPERATIONS PERFORMED ON THEM PRIOR TO PLANTING OR HYDROSEEDING. 2. CONTRACTOR SHALL SPRAY ALL EXPOSED WEEDS WITH “ROUND-UP” (CONTACT HERBICIDE) OR APPROVED EQUAL. CONTRACTOR SHALL SPRAY ALL EXPOSED WEEDS WITH “ROUND-UP” (CONTACT HERBICIDE) OR APPROVED EQUAL. 3. DO NOT WATER FOR AT LEAST SEVEN (7) DAYS.  REMOVE EXPOSED WEEDS FROM THE SITE. DO NOT WATER FOR AT LEAST SEVEN (7) DAYS.  REMOVE EXPOSED WEEDS FROM THE SITE. 4. CONTRACTOR SHALL OPERATE THE AUTOMATIC IRRIGATION SYSTEM FOR A PERIOD OF FOURTEEN (14) DAYS.  AT CONCLUSION OF THIS WATERING CONTRACTOR SHALL OPERATE THE AUTOMATIC IRRIGATION SYSTEM FOR A PERIOD OF FOURTEEN (14) DAYS.  AT CONCLUSION OF THIS WATERING PERIOD, DISCONTINUE WATERING FOR THREE TO FIVE (3-5) DAYS. 5. APPLY SECOND APPLICATION OF “ROUND-UP” TO ALL EXPOSED WEEDS.  APPLY IN STRICT CONFORMANCE WITH MANUFACTURER'S SPECIFICATIONS APPLY SECOND APPLICATION OF “ROUND-UP” TO ALL EXPOSED WEEDS.  APPLY IN STRICT CONFORMANCE WITH MANUFACTURER'S SPECIFICATIONS AND INSTRUCTIONS.  DO NOT WATER FOR AT LEAST SEVEN (7) DAYS.  REMOVE WEEDS FROM THE SITE. 6. IF ANY EVIDENCE OF WEED GERMINATION EXISTS AFTER TWO (2) APPLICATIONS, CONTRACTOR SHALL BE DIRECTED TO PERFORM A THIRD IF ANY EVIDENCE OF WEED GERMINATION EXISTS AFTER TWO (2) APPLICATIONS, CONTRACTOR SHALL BE DIRECTED TO PERFORM A THIRD APPLICATION. 7. AT THE TIME OF PLANTING AND HYDROSEEDING, ALL PLANTING AREAS SHALL BE WEED CAPS.AT THE TIME OF PLANTING AND HYDROSEEDING, ALL PLANTING AREAS SHALL BE WEED CAPS.
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1. LIMIT TURF SUBGRADE PREPARATION TO AREAS TO BE PLANTED. LIMIT TURF SUBGRADE PREPARATION TO AREAS TO BE PLANTED. 2. NEWLY GRADED SUBGRADES:  LOOSEN SUBGRADE TO A MINIMUM DEPTH OF 4 INCHES.  REMOVE STONES NEWLY GRADED SUBGRADES:  LOOSEN SUBGRADE TO A MINIMUM DEPTH OF 4 INCHES.  REMOVE STONES LARGER THAN 1 INCH IN ANY DIMENSION AND STICKS, ROOTS, RUBBISH, AND OTHER EXTRANEOUS MATTER AND LEGALLY DISPOSE OF THEM OFF OWNER'S PROPERTY. 3. SPREAD PLANTING SOIL OVER LOOSENED SUBGRADE. SPREAD PLANTING SOIL OVER LOOSENED SUBGRADE. 4. REDUCE ELEVATION OF PLANTING SOIL TO ALLOW FOR SOIL THICKNESS OF SOD. REDUCE ELEVATION OF PLANTING SOIL TO ALLOW FOR SOIL THICKNESS OF SOD. 5. UNCHANGED SUBGRADES:  IF TURF IS TO BE PLANTED IN AREAS UNALTERED OR UNDISTURBED BY UNCHANGED SUBGRADES:  IF TURF IS TO BE PLANTED IN AREAS UNALTERED OR UNDISTURBED BY EXCAVATING, GRADING, OR SURFACE-SOIL STRIPPING OPERATIONS, PREPARE SURFACE SOIL AS FOLLOWS: A. REMOVE EXISTING GRASS, VEGETATION, AND TURF.  DO NOT MIX INTO SURFACE SOIL. REMOVE EXISTING GRASS, VEGETATION, AND TURF.  DO NOT MIX INTO SURFACE SOIL. B. LOOSEN SURFACE SOIL TO A DEPTH OF AT LEAST 6 INCHES.   APPLY SOIL AMENDMENTS AND LOOSEN SURFACE SOIL TO A DEPTH OF AT LEAST 6 INCHES.   APPLY SOIL AMENDMENTS AND FERTILIZERS ACCORDING TO PLANTING SOIL MIX PROPORTIONS AND MIX THOROUGHLY INTO TOP 6 INCHES OF SOIL.  TILL SOIL TO A HOMOGENEOUS MIXTURE OF FINE TEXTURE. 6. APPLY SOIL AMENDMENTS DIRECTLY TO SURFACE SOIL BEFORE LOOSENING. APPLY SOIL AMENDMENTS DIRECTLY TO SURFACE SOIL BEFORE LOOSENING. A. REMOVE STONES LARGER THAN 1 INCH IN ANY DIMENSION AND STICKS, ROOTS, TRASH, AND OTHER REMOVE STONES LARGER THAN 1 INCH IN ANY DIMENSION AND STICKS, ROOTS, TRASH, AND OTHER EXTRANEOUS MATTER. B. LEGALLY DISPOSE OF WASTE MATERIAL, INCLUDING GRASS, VEGETATION, AND TURF, OFF OWNER'S LEGALLY DISPOSE OF WASTE MATERIAL, INCLUDING GRASS, VEGETATION, AND TURF, OFF OWNER'S PROPERTY. 7. FINISH GRADING:  GRADE PLANTING AREAS TO A SMOOTH, UNIFORM SURFACE PLANE WITH LOOSE, UNIFORMLY FINISH GRADING:  GRADE PLANTING AREAS TO A SMOOTH, UNIFORM SURFACE PLANE WITH LOOSE, UNIFORMLY FINE TEXTURE.  GRADE TO WITHIN PLUS OR MINUS 1/2 INCH OF FINISH ELEVATION.  ROLL AND RAKE, REMOVE RIDGES, AND FILL DEPRESSIONS TO MEET FINISH GRADES.  LIMIT FINISH GRADING TO AREAS THAT CAN BE PLANTED IN THE IMMEDIATE FUTURE. 8. MOISTEN PREPARED AREA BEFORE PLANTING IF SOIL IS DRY.  WATER THOROUGHLY AND ALLOW SURFACE TO MOISTEN PREPARED AREA BEFORE PLANTING IF SOIL IS DRY.  WATER THOROUGHLY AND ALLOW SURFACE TO DRY BEFORE PLANTING.  DO NOT CREATE MUDDY SOIL. 9. BEFORE PLANTING, OBTAIN LANDSCAPE ARCHITECT'S ACCEPTANCE OF FINISH GRADING; RESTORE PLANTING BEFORE PLANTING, OBTAIN LANDSCAPE ARCHITECT'S ACCEPTANCE OF FINISH GRADING; RESTORE PLANTING AREAS IF ERODED OR OTHERWISE DISTURBED AFTER FINISH GRADING.
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WEED ABATEMENT NOTES:
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TURF AREA PREPARATION NOTES:
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SHRUB PLANTING
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NOT TO SCALE

AutoCAD SHX Text
1. WATER SHRUB TWICE WITHIN FIRST 24 HOURS. WATER SHRUB TWICE WITHIN FIRST 24 HOURS. 2. APPLY SPECIFIED PRE-EMERGENT PER MANUFACTURER'S RECOMMENDATIONS TO ALL APPLY SPECIFIED PRE-EMERGENT PER MANUFACTURER'S RECOMMENDATIONS TO ALL GROUNDCOVER BEDS.
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KEEP GROUND LINE SAME AS NURSERY LINE REMOVE ANY PLASTIC, BURLAP, NAILS, OR OTHER MATERIALS FROM THE ROOTBALL WHICH MAY LIMIT ROOT GROWTH CONSTRUCT 2" EARTH BERM TO FORM A  WATER RETENTION BASIN,  FILL BERM WITH MULCH, AS SPECIFIED MULCH, PER PLANS, 3" DEPTH OVER ENTIRE BED.  DO NOT COVER CROWNS OF PLANTS PROVIDE DEWITT PRO 5 WEED BARRIER FABRIC OR APPROVED EQUAL PROVIDE COMMERCIAL FERTILIZER TABLETS AND BIOSTIMULANT, AS SPECIFIED, FOR EACH  SHRUB BACKFILL WITH APPROVED TOPSOIL AND SOIL AMENDMENTS, AS SPECIFIED.  BACKFILL IN 6" LIFTS, WATER EACH LAYER,  DO NOT DO NOT TAMP OR OVER COMPACT. CONSTRUCT 6" MOUND OF TOPSOIL
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AutoCAD SHX Text
HIGHEST ROOT SHALL BE 2" MAXIMUM BELOW SOIL LINE. UTILIZE SOIL/ROOT PROBE AROUND TRUNK (APPROX 1"-2" AWAY FROM TRUNK) TO LOCATE HIGHEST ROOTS. 
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SOIL LINE

AutoCAD SHX Text
ROOT FLARE/COLLAR (SWELLING AT SOIL LINE WHERE STEM TISSUE TRANSITIONS INTO ROOT TISSUE) TO BE AT SOIL LINE.

AutoCAD SHX Text
ROOT PROBE
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WHEN PRESENT: BUD POINT (A MINOR CROOK IN THE TRUNK JUST ABOVE THE SOIL LINE) TO BE APPROXIMATELY 1  " 12" ABOVE THE SOIL LINE
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AutoCAD SHX Text
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Traffic Impact Study Update - DRAFT 

Patagonia Subdivision - Kuna, Idaho 

January 2022  1 

 

EXECUTIVE SUMMARY 
CR Engineering, Inc. has been retained to prepare a traffic impact study (TIS) update for the proposed Patagonia 

Subdivision located around the Hubbard Road and Locust Grove Road intersection in Kuna, Idaho, as shown in 

Figure 1.1. The original site plan contains a total of 603 single-family lots.  The revised site plan contains 563 

single-family lots and one elementary school site lot. The original TIS was completed in November 2018.  The 

scope of this TIS update is similar to the original scope which was determined through coordination with the Idaho 

Transportation Department (ITD) and Ada County Highway District (ACHD).  

 

The TIS evaluates the potential traffic impacts resulting from background traffic growth, in-process developments 

in the vicinity, and the proposed revised development, and identifies improvements to mitigate the impacts if 

needed. Traffic impacts were evaluated based on the proposed land uses and accesses as shown in the preliminary 

site plan under weekday AM and PM peak hour traffic conditions.  Table 1 summarizes the intersection and 

roadway improvements needed to mitigate the traffic impacts for the following analysis years traffic conditions:  

 2021 Existing Traffic 

 2025 Phase 1 Background Traffic 

 2025 Phase 1 Total Traffic 

 2035 Build-Out Background Traffic 

 2035 Build-Out Total Traffic 

 

In addition, phasing analysis was also conducted to determine the approximate timeframe when mitigation 

improvements are needed.  These mitigation improvements will be verified in future TIS updates for each 

subsequent phase of the development.  ACHD will require an updated TIS for future phases’ preliminary plat 

submittals.   

 

A detailed site layout for the elementary school was not available at the time of the TIS. An update TIS for the 

school will be required to include the analysis of the 22 items related to school issues per Idaho Code 67-6519(3). 

 

 1.0 Proposed Development 
1.1 Patagonia Subdivision is a multi-phase residential development with an expected 2035 build-out year but 

may change depending on the market conditions: 

 Initial Phase 1 contains 127 single-family lots with an estimated 2025 build-out year 

 Full build-out contains 563 single-family lots and one (1) elementary school with an estimated 2035 

build-out year 

 

1.2 According to the revised site plan, the proposed accesses for the residential developments remain the same 

as the original approved site plan.  One additional access on Locust Grove Road was assumed to serve the 

elementary school: 

 Three full site accesses on Locust Grove Road 

• Wasatch Avenue on Locust Grove Road 

• Sagwon Street on Locust Grove Road 

• Future school access on Locust Grove Road 

 Three full site accesses on Hubbard Road 

• Falkland Avenue on Hubbard Road 

• Trevelin Avenue on Hubbard Road 

• La Quinta Avenue on Hubbard Road 
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Table 1 – Intersection and Roadway Improvements Summary 

Intersection  
or 

 Roadway Segment 2021 Existing 

2025 Phase 1 2035 Build-Out 

Background Total Background Total 

 

Locust Grove Rd  

and 

Lake Hazel Rd  

Single-lane roundabout  

or  

3x3 signal 

or 

alternative mitigations 

Single-lane roundabout  

or  

3x3 signal 

or 

set up  

Priority Corridor Fund 

Single-lane roundabout  

or  

3x3 signal 

or 

pay into  

Priority Corridor Fund 

Multilane roundabout  

or  

5x3 signal 

or 

set up  

Priority Corridor Fund 

Multilane roundabout  

or  

5x3 signal 

or 

pay into  

Priority Corridor Fund 

 

Meridian Rd 

and 

Columbia Rd 

None Signal timing adjustments Signal timing adjustments 

MUT with 3 thru lanes on 

Meridian Rd 

or  

alternative mitigations 

MUT with 3 thru lanes on 

Meridian Rd 

or  

alternative mitigations 

or 

pay ITD mitigation fee 

 

Locust Grove Rd 

and  

Columbia Rd  

None 

Single-lane roundabout  

or  

3x3 signal 

or 

alternative mitigations 

Single-lane roundabout  

or  

3x3 signal 

or 

alternative mitigations 

Single-lane roundabout  

or  

3x3 signal 

or 

alternative mitigations 

Single-lane roundabout  

or  

3x3 signal 

or 

alternative mitigations 

 

Eagle Rd 

and 

Columbia Rd  

None None None 

Single-lane roundabout  

or  

3x3 signal 

or 

alternative mitigations 

Single-lane roundabout  

or  

3x3 signal 

or 

alternative mitigations 

 

Meridian Rd 

and 

Hubbard Rd  

Signal timing adjustments 

and 

set up a joint ITD/ACHD 

Priority Corridor Fund 

Dual EB left-turn lanes  

and signal modifications  

or 

set up a joint ITD/ACHD  

Priority Corridor Fund 

Dual EB left-turn lanes  

and signal modifications  

or 

pay into  

Priority Corridor Fund 

MUT with 3 thru lanes on 

Meridian Rd 

or 

set up a joint ITD/ACHD 

Priority Corridor Fund 

MUT with 3 thru lanes on 

Meridian Rd 

or 

pay into  

Priority Corridor Fund 

 

Locust Grove Rd 

and  

Hubbard Rd  

None None None None None 

 

Eagle Rd 

and  

Hubbard Rd  

None None None None None 

 

   

1 

2 

3 

4 

5 

6 

7 



Traffic Impact StudyUpdate – DRAFT  

Patagonia Subdivision - Kuna, Idaho 

January 2022  3 

 

Table – Intersection and Roadway Improvements Summary (Continued) 

Intersection  
or 

 Roadway Segment 2021 Existing 

2025 Phase 1 2035 Build-Out 

Background Total Background Total 

 

Wasatch Wy  
and 

Locust Grove Rd 
Future Intersection 

Stop  

T-intersection 
None 

None beyond prior 

improvements 

 

Sagwon St 
and  

Locust Grove Rd 
Future Intersection Two-Way Stop None SB sight-turn lane 

1 

 

Falkland Ave  
and  

Hubbard Rd 
Future Intersection 

Stop  

T-intersection 
None 

None beyond prior 

improvements 

 

Trevelin Ave 
and  

Hubbard Rd 
Future Intersection Two-Way Stop None 

None beyond prior 

improvements 

 

La Quinta Wy  
and 

Hubbard Rd 
Future Intersection 

Stop  

T-intersection 
None 

None beyond prior 

improvements 

 

School Access  
and  

Locust Grove Rd 
Future Intersection 

Stop  

T-intersection 
None 

None beyond prior 

improvements 

Columbia Rd 
    Meridian Rd to 
    Locust Grove Rd 

None None None 
Widen to 3 lanes 

or 
Alternative mitigations 

Widen to 3 lanes 
or 

Alternative mitigations 

Columbia Rd 
    Locust Grove Rd to 
    Eagle Rd 

None 
Widen to 3 lanes 

or 
Alternative mitigations 

Widen to 3 lanes 
or 

Alternative mitigations 

Widen to 3 lanes 
or 

Alternative mitigations 

Widen to 3 lanes 
or 

Alternative mitigations 

Locust Grove Road  
    Lake Hazel Rd to  
    Columbia Rd 

None None None None None 

Locust Grove Rd  
Columbia Rd to  
Hubbard Rd 

None None 

Improve to ACHD 

standards along the  

site frontage 

None 

Improve to ACHD 

standards along the  

site frontage 

Hubbard Road  
    Meridian Rd to  
    Locust Grove Rd 

None None 

Improve to ACHD 

standards along the  

site frontage 

None 

Improve to ACHD 

standards along the  

site frontage 

Hubbard Road  
    Locust Grove Rd to 
    Eagle Rd 

None None 

Improve to ACHD 

standards along the  

site frontage 

None 

Improve to ACHD 

standards along the  

site frontage 

1 Turn lane warranted based on ACHD turn lane guidelines; intersection meets thresholds without turn lane

8 

9 

10 

11

0 

12 

13 
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 2.0 Improvements Needed to Mitigate 2021 Existing Traffic 
2.1 With 2021 existing traffic, two study area intersections currently exceed minimum operational thresholds 

analyzed with the existing intersection control and lane configurations.  The intersections, operational 

deficiencies, and mitigation improvements are: 

 Locust Grove Road and Lake Hazel Road Intersection 

• The intersection is operating at Level of Service (LOS) F with the critical westbound approach 

operating over capacity with a volume to capacity (v/c) ratio of 1.04 during the PM peak hour, 

exceeding the ACHD 1.00 threshold 

• The intersection and all lane groups meet ACHD minimum operational thresholds during the PM 

shoulder hours 

• There are no improvements programmed at the intersection according to the ACHD 2022-2026 

Integrated Five Year Work Plan (IFYWP).  The intersection is programmed in the current 2020 

Capital Improvement Plan (CIP) to be reconstructed as a multilane roundabout with two lanes on 

the Lake Hazel Road approaches and one lane on the Locust Grove Road approach in the 2036-2040 

timeframe 

• Two improvements options are proposed to mitigate 2021 existing traffic operations: 

o Option 1 – Reconstruct the intersection as a single-lane roundabout 

o Option 2 – Install a traffic signal and construct left-turn lanes on all approaches (3x3 signal) 

▪ The intersection meets MUTCD signal Warrant 1, eight-hour vehicular volume, under 2021 

existing traffic conditions 

• These improvement options may not be feasible in the near future since they are not programmed or 

funded for construction.  If these improvements are infeasible, to be determined by ACHD, 

alternative mitigation measures are recommended, which may include one or more of the following: 

o Install crosswalks at the Locust Grove Road and Lake Hazel Road intersection 

▪ Pedestrian crossing study will be needed to confirm the crossing needs and the level of 

pedestrian crossing treatment  

o Install mid-block crossing on Lake Hazel Road between Locust Grove Road and Eagle Road 

▪ Pedestrian crossing study will be needed to confirm the crossing needs and the level of 

pedestrian crossing treatment  

o Construct missing sidewalks on Lake Hazel Road between Locust Grove Road and Eagle Road 

 

The existing Discovery Park located south of Lake Hazel Road between Locust Grove Road and 

Eagle Road is anticipated to generate pedestrian/bicycle activities along this Lake Hazel Road 

segment.  Therefore, these alternative mitigation measures are expected to accommodate and 

provide benefits for pedestrians/cyclists in the area. 

 

 Meridian Road and Hubbard Road intersection 

• The intersection meets ITD and ACHD minimum operational thresholds except for one lane group 

during the AM peak hour: 

o With the existing signal timings, the eastbound left-turn lane group is operating over capacity 

with a v/c ratio of 1.32 during the AM peak hour, exceeding the ITD 0.90 and the ACHD 1.00 

threshold 

o The eastbound left-turn lane group also operates over capacity with a v/c ratio of 1.11 during 

the AM shoulder hour 

o Based on the 2021 traffic counts, the eastbound left-turn volume exceeds 270 vehicles during 

the AM peak hour and 200 during the AM shoulder hour, resulting in queuing beyond the 

existing storage length 
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• There are no improvements programmed at the intersection according to the current ACHD IFYWP 

or CIP 

• The intersection is planned to be reconstructed as a Median U-Turn (MUT) according to the ITD 

Idaho 69 corridor plan draft findings 

• The following interim improvements are proposed to mitigate 2021 existing AM peak hour traffic 

operations: 

o Adjust signal timing to allot more green time for the eastbound left-turn phase 

▪ This signal timing adjustment is not expected to have major impacts on the signal 

coordination since the existing cycle length could remain at 140 seconds 

 ITD and ACHD should set up a joint Priority Corridor Fund to collect mitigation fees from 

developments within the area to offset their impacts 

 

2.2 None of the other study area intersections need turn lanes based on ACHD’s turn lane guidelines. 

 

2.3 With 2021 existing traffic, all study area roadways segments meet ACHD LOS planning thresholds with the 

existing lane configuration.  As a result, no roadway capacity improvements are needed to mitigate 2021 

existing traffic. 

 3.0 Improvements Needed to Mitigate 2025 Phase 1 Background Traffic 
3.1 With 2025 Phase 1 background traffic, four study area intersections are anticipated to exceed minimum 

operational thresholds analyzed with the existing intersection control and lane configurations.  The 

intersections, operational deficiencies, and mitigation improvements are: 

 Locust Grove Road and Lake Hazel Road Intersection 

• The intersection is anticipated to operate at LOS F with three approaches operating over capacity 

with v/c ratios exceeding the ACHD 1.00 threshold during the PM peak hour 

• The intersection is also anticipated to exceed ACHD minimum operational thresholds during the 3-

4 PM shoulder hour 

• There are no improvements programmed at the intersection according to the ACHD IFYWP 

• The intersection is programmed in the current 2020 CIP to be reconstructed as a multilane 

roundabout with two lanes on the Lake Hazel Road approaches and one lane on the Locust Grove 

Road approach in the 2036-2040 timeframe 

• Two improvements options are proposed to mitigate 2025 Phase 1 background traffic operations: 

o Option 1 – Reconstruct the intersection as a single-lane roundabout 

o Option 2 – Install a 3x3 traffic signal 

▪ The intersection meets MUTCD signal Warrant 1 and Warrant 2 under 2021 existing traffic 

conditions 

• These improvement options may not be feasible by 2025 as they are not programmed or funded for 

construction.  ACHD should set up the Priority Corridor Fund to collect mitigation fees from 

developments within the area to offset their impacts 

 

 Meridian Road and Columbia Road intersection 

• The intersection is anticipated to meet ITD and ACHD minimum operational thresholds except for 

one lane group during the AM peak hour: 

o With a 150-second cycle length per ACHD policy, the northbound through lane group is 

anticipated to operate with a v/c ratio of 0.93 during the AM peak hour, which meets the ACHD 

1.00 threshold but exceeds the ITD 0.90 threshold 

• There are no improvements programmed at the intersection according to the current ACHD IFYWP 

or CIP 
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• The intersection is planned to be reconstructed as a MUT according to the ITD Idaho 69 corridor 

plan draft findings 

• The following interim improvements are proposed to mitigate 2025 Phase 1 AM peak hour 

background traffic operations: 

o Adjust the cycle length to 160 seconds in the AM peak hour 

▪ ACHD and ITD should monitor the intersection operations as traffic increases and adjust 

the signal timing on the Meridian Road corridor as needed 

 

 Locust Grove Road and Columbia Road Intersection 

• The intersection is anticipated to operate at LOS E during the PM peak hour with the critical 

westbound approach operating with a v/c ratio of 1.01, which exceeds the ACHD 1.00 threshold 

• The intersection is anticipated to meet ACHD minimum operational thresholds during the PM 

shoulder hours 

• There are no improvements programmed at the intersection according to the ACHD IFYWP 

• The intersection is identified in the current 2020 CIP and Master Street Map (MSM) to be 

reconstructed as a single-lane roundabout 

• Two improvements options are proposed to mitigate 2025 Phase 1 background traffic operations: 

o Option 1 – Reconstruct the intersection as a single-lane roundabout 

o Option 2 – Install a 3x3 traffic signal 

▪ The intersection meets MUTCD signal Warrant 2 under 2025 Phase 1 background traffic 

conditions 

• These improvement options may not be feasible by 2025 as they are not programmed or funded for 

construction.  If these improvements are infeasible, to be determined by ACHD, alternative 

mitigation measures are recommended, which may include one or more of the following: 

o Install 3-inch yellow retroreflective sheeting to the existing signal backplates at the Columbia 

Road and Hubbard Road intersections on Meridian Road  

o Install near-side signal heads on the back of the signal mast arms for the northbound and 

southbound left-turn movements at the Columbia Road and Hubbard Road intersections on 

Meridian Road 

o Install near-side signal heads on the existing poles or new poles for the northbound and 

southbound left-turn movements at the Columbia Road and Hubbard Road intersections on 

Meridian Road 

 

Based on additional analysis, the Locust Grove Road and Columbia Road intersection is anticipated 

to exceed ACHD minimum operational thresholds by 2025 with an increase of approximately 370 

vph during the PM peak hour beyond 2021 existing traffic.  

 

 Meridian Road and Hubbard Road intersection 

• The intersection is anticipated to exceed ITD and ACHD minimum operational thresholds: 

o The eastbound left-turn lane group is operating over capacity with a v/c ratio of 1.28 during the 

AM peak hour, exceeding the ITD 0.90 and the ACHD 1.00 threshold 

o The eastbound left-turn lane group v/c ratio also exceeds 1.00 during the AM shoulder hour 

• There are no improvements programmed at the intersection according to the current ACHD IFYWP 

or CIP 

• The intersection is planned to be reconstructed as a MUT according to the ITD Idaho 69 corridor 

plan draft findings 
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• The following interim improvements are proposed to mitigate 2025 Phase 1 background traffic 

operations: 

o Construct dual left-turn lanes on the eastbound approach 

o Signal modifications 

• ITD and ACHD should set up a joint Priority Corridor Fund to collect mitigation fees from 

developments within the area to offset their impacts 

 

3.2 None of the study area intersections are expected to need turn lanes with 2025 Phase 1 background traffic 

based on ACHD’s turn lane guidelines. 

 

3.3 With 2025 Phase 1 background traffic, one study area roadway segment is anticipated to exceed ACHD LOS 

planning thresholds with the existing lane configuration during the peak hours.  The study area roadway 

segment, level of service deficiencies, and proposed mitigation improvements are: 

 Columbia Road segment between Locust Grove Road and Eagle Road 

• The anticipated maximum peak hour directional volume on this roadway segment is 604 vph in the 

eastbound direction during the PM peak hour, which exceeds the 575 vph planning threshold for a 

two-lane minor arterial 

• The maximum shoulder hours directional volumes are below the 575 vph planning threshold 

• According to the current ACHD IFYWP and CIP, there are no improvements programmed on 

Columbia Road 

• Columbia Road is identified in the MSM for three lanes preservation 

• Two improvement options are proposed to mitigate 2025 Phase 1 background traffic impacts 

o Option 1 – Widen to three lanes as identified in the MSM 

o Option 2 – If ACHD determines the roadway widening in Option 1 is infeasible, install 

alternative mitigation measures within 1.5 miles of the development.  Potential alternative 

mitigation measures may include one or more of the following: 

▪ Construct sidewalks on this Columbia Road segment 

▪ Construct bicycle facilities on this Columbia Road segment 

▪ Install 3-inch yellow retroreflective sheeting to the existing signal backplates at the Meridian 

Road and Columbia Road intersection 

▪ Install 3-inch yellow retroreflective sheeting to the existing signal backplates at the Meridian 

Road and Hubbard Road intersection 

 

Based on additional analysis, the Columbia Road segment between Locust Grove Road and Eagle Road 

is anticipated to exceed ACHD level of service planning thresholds during the PM peak hour by 2025 

with an increase of approximately 162 vph in the peak direction during the PM peak hour beyond 2021 

existing volumes.  

 4.0 Improvements Needed to Mitigate 2025 Phase 1 Total Traffic 
4.1 Phase 1 developments include 127 single-family lots located in the northwest area of the Locust Grove Road 

and Hubbard Road intersection 

 

4.2 According to the current preliminary site plan, Phase 1 developments have two site accesses at the same 

locations as the original approved site plan:  

 Sagwon Street on Locust Grove Road 

• Located 820 feet north of Hubbard Road 

• Meets the 660-feet minimum spacing from a signalized intersection 
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 Falkland Avenue on Hubbard Road 

• Located 610 feet west of Locust Grove Road 

• Proposed location is 50 feet deficient from meeting the 660-feet minimum spacing from a 

signalized intersection but is anticipated to be outside the influence area of a future roundabout at 

the Locust Grove Road and Hubbard Road intersection 
 

4.3 Based on ITE Trip Generation Manual, 11th Edition, the estimated site traffic for Phase 1 is: 

 Generates approximately 1,257 trips per weekday, 93 trips during the AM peak hour, and 124 trips 

during the PM peak hour at full build-out. 

 The Phase 1 development is not expected to generate pass-by trips retain trips internally within the site 

 All trips generated by the development are expected to be made by personal vehicles, commercial 

vehicles, and walking/bicycle 

 The estimated site traffic distribution patterns are: 

• 55% north of the site 

o 35% traveling on Meridian Road 

o 5% traveling on Locust Grove Road 

o 15% traveling on Eagle Road 

• 10% south of the site 

o 5% traveling on Meridian Road 

o 5% traveling on Locust Grove Road 

• 15% west of the site 

o 5% traveling Lake Hazel Road 

o 5% traveling on Columbia Road 

o 5% traveling on Hubbard Road 

• 20% east of the site 

o 10% traveling on Hubbard Road 

o 10% traveling Columbia Road 
 

4.4 With 2025 Phase 1 total traffic, four study area intersections are anticipated to exceed minimum operational 

thresholds analyzed with the existing intersection control and lane configurations.  The intersections, 

operational deficiencies, and mitigation improvements are: 

 Locust Grove Road and Lake Hazel Road Intersection 

• The intersection is anticipated to operate at LOS F with three approaches operating over capacity 

with v/c ratios exceeding the ACHD 1.00 threshold during the PM peak hour 

• The intersection exceeded ACHD minimum operational thresholds during the 2025 background PM 

shoulder hours  

• There are no improvements programmed at the intersection according to the ACHD IFYWP 

• The intersection is programmed in the current 2020 CIP to be reconstructed as a multilane 

roundabout with two lanes on the Lake Hazel Road approaches and one lane on the Locust Grove 

Road approach in the 2036-2040 timeframe 

• Two improvements options are proposed to mitigate 2025 Phase 1 total traffic operations: 

o Option 1 – Reconstruct the intersection as a single-lane roundabout 

o Option 2 – Install a 3x3 traffic signal 

▪ The intersection meets MUTCD signal Warrant 1 and Warrant 2 under 2021 existing traffic 

conditions 
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• These improvement options may not be feasible by 2025 as they are not programmed or funded for 

construction.  The developer may request to enter into a Development Agreement with ACHD and 

pay into the Priority Corridor Fund an amount to be determined by ACHD to offset the development 

impacts  

 

 Meridian Road and Columbia Road intersection 

• The intersection is anticipated to meet ITD and ACHD minimum operational thresholds except for 

one lane group during the AM peak hour: 

o With a 150-second cycle length per ACHD policy, the northbound through lane group is 

anticipated to operate with a v/c ratio of 0.94 during the AM peak hour, which meets the ACHD 

1.00 threshold but exceeds the ITD 0.90 threshold 

• There are no improvements programmed at the intersection according to the current ACHD IFYWP 

or CIP 

• The intersection is planned to be reconstructed as a MUT according to the ITD Idaho 69 corridor 

plan draft findings 

• The following interim improvements are proposed to mitigate 2025 Phase 1 AM peak hour 

background traffic operations: 

o Adjust the cycle length to 160 seconds in the AM peak hour 

▪ ACHD and ITD should monitor the intersection operations as traffic increases and adjusted 

the signal timing on the Meridian Road corridor as needed 

• ITD will assess a proportionate share of the development impacts to fund the construction of a MUT 

at the Meridian Road and Columbia Road intersection according to the Idaho 69 corridor plan 

 

 Locust Grove Road and Columbia Road Intersection 

• The intersection is anticipated to operate at LOS F with the critical westbound approach operating 

with a v/c ratio of 1.09 during the PM peak hour, which exceeds the ACHD 1.00 threshold 

• The intersection is anticipated to meet ACHD minimum operational thresholds during the PM 

shoulder hours 

• There are no improvements programmed at the intersection according to the ACHD IFYWP 

• The intersection is identified in the current 2020 CIP and MSM to be reconstructed as a single-lane 

roundabout 

• Two improvements options are proposed to mitigate 2025 Phase 1 background traffic operations: 

o Option 1 – Reconstruct the intersection as a single-lane roundabout 

o Option 2 – Install a 3x3 traffic signal 

▪ The intersection meets MUTCD signal Warrant 2 under 2025 Phase 1 total traffic conditions 

• These improvement options may not be feasible by 2025 as they are not programmed or funded for 

construction.  If these improvements are infeasible, to be determined by ACHD, alternative 

mitigation measures are recommended, which may include one or more of the following: 

o Install 3-inch yellow retroreflective sheeting to the existing signal backplates at the Columbia 

Road and Hubbard Road intersections on Meridian Road  

o Install near-side signal heads on the back of the signal mast arms for the northbound and 

southbound left-turn movements at the Columbia Road and Hubbard Road intersections on 

Meridian Road 

o Install near-side signal heads on the existing poles or new poles for the northbound and 

southbound left-turn movements at the Columbia Road and Hubbard Road intersections on 

Meridian Road 
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Based on additional analysis, the Locust Grove Road and Columbia Road intersection is anticipated 

to exceed ACHD minimum operational thresholds by 2025 with an increase of approximately 440 

vph during the PM peak hour beyond 2021 existing traffic. Patagonia Subdivision is anticipated to 

contribute 74 PM peak hour trips to the intersection under 2025 PM peak hour total traffic 

conditions. 

 

 Meridian Road and Hubbard Road intersection 

• The intersection is anticipated to exceed ITD and ACHD minimum operational thresholds: 

o The eastbound left-turn lane group is operating over capacity with a v/c ratio of 1.28 during the 

AM peak hour, exceeding the ITD 0.90 and the ACHD 1.00 threshold 

o The eastbound left-turn lane group v/c ratio also exceeds 1.00 during the AM shoulder hour 

• There are no improvements programmed at the intersection according to the current ACHD IFYWP 

or CIP 

• The intersection is planned to be reconstructed as a Median U-Turn (MUT) according to the ITD 

Idaho 69 corridor plan draft findings 

• The following interim improvements are proposed to mitigate 2025 Phase 1 background traffic 

operations: 

o Construct dual left-turn lanes on the eastbound approach 

o Signal modifications 

• These improvements may not be feasible by 2025 as they are not programmed or funded for 

construction.  The developer may request to enter into a Development Agreement with ACHD and 

ITD and pay into the Priority Corridor Fund an amount to be determined by ACHD and ITD to offset 

the development impacts  

 

4.5 None of the other study area intersections are expected to need turn lanes with 2025 Phase 1 total traffic 

based on ACHD’s turn lane guidelines 

 

4.6 With 2025 Phase 1 total traffic, one study area roadway segment is anticipated to exceed ACHD LOS 

planning threshold with the existing lane configuration during the peak hours.  The study area roadway 

segment, level of service deficiencies, and proposed mitigation improvements are: 

 Columbia Road segment between Locust Grove Road and Eagle Road 

• The anticipated maximum peak hour directional volume on this roadway segment is 617 vph in the 

eastbound direction during the PM peak hour, which exceeds the 575 vph planning threshold for a 

two-lane minor arterial 

• The maximum shoulder hours directional volumes are below the 575 vph planning threshold 

• As noted previously, there are no improvements programmed on Columbia Road in the ACHD 

IFYWP or CIP, but Columbia Road is identified in the MSM for three lanes preservation 

• Two improvement options are proposed to mitigate 2025 Phase 1 background traffic impacts 

o Option 1 – Widen to three lanes as identified in the MSM 

o Option 2 – If ACHD determines the roadway widening in Option 1 is infeasible, install 

alternative mitigation measures within 1.5 miles of the development.  See previous sections for 

potential alternative mitigation measures to mitigate this segment. 

 

Based on additional analysis, the Columbia Road segment between Locust Grove Road and Eagle Road 

is anticipated to exceed ACHD level of service planning thresholds during the PM peak hour by 2025 

with an increase of approximately 162 vph in the peak direction during the PM peak hour beyond 2021 

existing volumes, which is equivalent to 127 dwelling units adding 13 vehicles per hour in the peak 

direction.  
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 5.0 Improvements Needed to Mitigate 2035 Build-Out Year Background 
Traffic 

5.1 With 2035 build-out year background traffic, five study area intersections are anticipated to exceed minimum 

operational thresholds analyzed with the existing intersection control and lane configurations. The 

intersections, operational deficiencies, and mitigation improvements: 

 Locust Grove Road and Lake Hazel Road Intersection 

• The intersection is anticipated to operate at LOS F with all approaches operating over capacity with 

v/c ratios exceeding the ACHD 1.00 threshold during the PM peak hour 

• The intersection is also anticipated to exceed ACHD minimum operational thresholds during the 

PM shoulder hours 

• There are no improvements programmed at the intersection according to the ACHD IFYWP 

• The intersection is programmed in the current 2020 CIP to be reconstructed as a multilane 

roundabout with two lanes on the Lake Hazel Road approaches and one lane on the Locust Grove 

Road approach in the 2036-2040 timeframe 

• Two improvements options are proposed to mitigate 2035 build-out year background traffic 

operations: 

o Option 1 – Reconstruct the intersection as a multilane roundabout with the following lanes 

▪ Two entering and existing lanes on the eastbound and westbound approach 

▪ One left-turn and one shared lane on the southbound approach 

▪ One shared lane on the northbound approach 

o Option 2 – Install a traffic signal and widen the intersection with the following lanes 

▪ One left-turn, one through, and one shared through/right-turn lane on the eastbound and 

westbound approaches 

▪ One left-turn and one shared through/right-turn lane on the northbound and southbound 

approaches 

• If these improvement options are not feasible by 2035, ACHD should set up the Priority Corridor 

Fund to collect mitigation fees from developments within the area to offset their impacts 

 

 Meridian Road and Columbia Road intersection 

• The intersection is anticipated to exceed ITD and ACHD minimum operational thresholds 

o The critical northbound through lane group is anticipated to operate with a v/c ratio of 1.30 

during the AM peak hour, exceeding the ACHD 1.00 and the ITD 0.90 thresholds 

o The critical southbound through lane group is anticipated to operate with a v/c ratio of 1.03 

during the PM peak, exceeding the ACHD 1.00 and the ITD 0.90 thresholds 

o The intersection is anticipated to meet ACHD minimum operational thresholds during the 

shoulder hours 

• There are no improvements programmed at the intersection according to the current ACHD IFYWP 

or CIP 

• The intersection is planned to be reconstructed as a MUT according to the ITD Idaho 69 corridor 

plan draft findings 

• The following improvements are proposed to mitigate 2035 build-out year background traffic 

operations: 

o Reconstruct the intersection as a MUT with the following lanes 

▪ Three through lanes and one right-turn lane on the northbound and southbound approaches 

▪ One left-turn and one shared through/right-turn (existing) lane on the eastbound approach 

▪ One left-turn, one through, and one right-turn (existing) lane on the westbound approach 
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• If these improvements are infeasible by 2035, to be determined by ACHD, alternative mitigation 

measures are recommended, which may include one or more of the following: 

o Install 3-inch yellow retroreflective sheeting to the existing signal backplates at the intersection 

o Install near-side signal heads on the existing poles for the northbound and southbound through 

movements 

o Install near-side signal heads on the back of the signal mast arms for the northbound and 

southbound left-turn movements 

• ITD will assess a proportionate share of the development impacts to fund the construction of a MUT 

at the Meridian Road and Columbia Road intersection according to the Idaho 69 corridor plan 

 

 Locust Grove Road and Columbia Road Intersection 

• The intersection is anticipated to operate at LOS F with the critical westbound approach operating 

with a v/c ratio of 1.31 during the PM peak hour, which exceeds the ACHD 1.00 threshold 

• The intersection is anticipated to meet ACHD minimum operational thresholds during the PM 

shoulder hours 

• There are no improvements programmed at the intersection according to the ACHD IFYWP 

• The intersection is identified in the current 2020 CIP and MSM to be reconstructed as a single-lane 

roundabout 

• Two improvements options are proposed to mitigate 2035 build-out year background traffic 

operations: 

o Option 1 – Reconstruct the intersection as a single-lane roundabout 

o Option 2 – Install a 3x3 traffic signal 

▪ The intersection meets MUTCD signal Warrant 1 and Warrant 2 under 2035 build-out year 

background traffic conditions 

• If these improvements are infeasible by 2035, to be determined by ACHD, alternative mitigation 

measures are recommended.  See previous sections for alternative mitigation measures at the Locust 

Grove Road and Columbia Road intersection. 

 

Based on additional analysis, the Locust Grove Road and Columbia Road intersection is anticipated 

to exceed ACHD minimum operational thresholds by 2025 with an increase of approximately 370 

vph during the PM peak hour beyond 2021 existing traffic.  

 

 Eagle Road and Columbia Road Intersection 

• The intersection is anticipated to operate at LOS F with the critical westbound approach operating 

with a v/c ratio of 1.22 during the PM peak hour, which exceeds the ACHD 1.00 threshold 

• The intersection is anticipated to meet ACHD minimum operational thresholds during the PM 

shoulder hours 

• There are no improvements programmed at the intersection according to the ACHD IFYWP and 

CIP 

• The intersection is identified in the current MSM to be reconstructed as a single-lane roundabout 

• Two improvements options are proposed to mitigate 2035 build-out year background traffic 

operations: 

o Option 1 – Reconstruct the intersection as a single-lane roundabout 

o Option 2 – Install a 3x3 traffic signal 

▪ The intersection meets MUTCD signal Warrant 1 and Warrant 2 under 2035 build-out year 

background traffic conditions 
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• If these improvements are infeasible by 2035, to be determined by ACHD, alternative mitigation 

measures are recommended, which may include one or more of the following: 

o Install 3-inch yellow retroreflective sheeting to the existing signal backplates at the Columbia 

Road and Hubbard Road intersections on Meridian Road  

o Install near-side signal heads on the back of the signal mast arms for the northbound and 

southbound left-turn movements at the Columbia Road and Hubbard Road intersections on 

Meridian Road 

o Install near-side signal heads on the existing poles or new poles for the northbound and 

southbound left-turn movements at the Columbia Road and Hubbard Road intersections on 

Meridian Road 

 

Based on additional analysis, the Eagle Road and Columbia Road intersection is anticipated to 

exceed ACHD minimum operational thresholds by 2029 with an increase of approximately 530 vph 

during the PM peak hour beyond 2021 existing traffic.  

 

 Meridian Road and Hubbard Road intersection 

• The intersection is anticipated to exceed ITD and ACHD minimum operational thresholds: 

o The eastbound left-turn lane group is operating over capacity with a v/c ratio of 1.28 during the 

AM peak hour, exceeding the ITD 0.90 and the ACHD 1.00 threshold 

o The eastbound left-turn lane group v/c ratio also exceeded 1.00 during the 2021 AM shoulder 

hour 

• There are no improvements programmed at the intersection according to the current ACHD IFYWP 

or CIP 

• The intersection is planned to be reconstructed as a MUT according to the ITD Idaho 69 corridor 

plan draft findings 

• The following improvements are proposed to mitigate 2035 build-out year background traffic 

operations: 

o Reconstruct the intersection as a MUT with the following lanes 

▪ Three through lanes and one right-turn lane on the northbound and southbound approaches 

▪ Two left-turn lanes and one shared through/right-turn lane on the eastbound approach 

▪ One left-turn and shared through/right-turn (existing) lane on the westbound approach 

• If these improvements are infeasible by 2035, ACHD and ITD should set up a joint Priority Corridor 

Fund to collect mitigation fees from proposed developments within the area to offset their impacts  

 

5.2 None of the other study area intersections are expected to need turn lanes with 2035 background traffic based 

on ACHD turn lane guidelines. 

 

5.3 With 2035 build-out year background traffic, two study area roadway segments are anticipated to exceed 

ACHD LOS planning thresholds with the existing lane configuration during the peak hours.  The study area 

roadway segments, level of service deficiencies, and proposed mitigation improvements are: 

 Columbia Road segment between Meridian Road and Locust Grove Road  

• The anticipated maximum peak hour directional volume on this roadway segment is 649 vph in the 

westbound direction during the PM peak hour, which exceeds the 575 vph planning threshold for a 

two-lane minor arterial 

• The maximum shoulder hours directional volumes are below the 575 vph planning threshold 

• According to the current ACHD IFYWP and CIP, there are no improvements programmed on 

Columbia Road 

• Columbia Road is identified in the MSM for three lanes preservation 
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• Two improvement options are proposed to mitigate 2025 Phase 1 background traffic impacts 

o Option 1 – Widen to three lanes as identified in the MSM 

o Option 2 – If ACHD determines the roadway widening in Option 1 is infeasible, install 

alternative mitigation measures within 1.5 miles of the development.  Potential alternative 

mitigation measures may include one or more of the following: 

▪ Construct sidewalks on this Columbia Road segment 

▪ Construct bicycle facilities on this Columbia Road segment 

▪ Install 3-inch yellow retroreflective sheeting to the existing signal backplates at the Meridian 

Road and Columbia Road intersection 

▪ Install 3-inch yellow retroreflective sheeting to the existing signal backplates at the Meridian 

Road and Hubbard Road intersection 

 

Based on additional analysis, the Columbia Road segment between Locust Grove Road and Eagle Road 

is anticipated to exceed ACHD level of service planning thresholds during the PM peak hour by 2028 

with an increase of approximately 198 vph in the peak direction during the PM peak hour beyond 2021 

existing volumes.  

 

 Columbia Road segment between Locust Grove Road and Eagle Road 

• The anticipated maximum peak hour directional volume on this roadway segment is 579 vph in the 

eastbound direction during the AM peak hour and 785 vph in the westbound direction during the 

PM peak hour, which exceeds the 575 vph planning threshold for a two-lane minor arterial 

• The maximum shoulder hours directional volumes are below the 575 vph planning threshold 

• According to the current ACHD IFYWP and CIP, there are no improvements programmed on 

Columbia Road 

• Columbia Road is identified in the MSM for three lanes preservation 

• Two improvement options are proposed to mitigate 2025 Phase 1 background traffic impacts 

o Option 1 – Widen to three lanes as identified in the MSM 

o Option 2 – If ACHD determines the roadway widening in Option 1 is infeasible, install 

alternative mitigation measures within 1.5 miles of the development.  See discussion in previous 

sections on alternative mitigation measures to mitigate this roadway segment. 

 

Based on additional analysis, the Columbia Road segment between Locust Grove Road and Eagle Road 

is anticipated to exceed ACHD level of service planning thresholds during the PM peak hour by 2025 

with an increase of approximately 162 vph in the peak direction during the PM peak hour beyond 2021 

existing volumes.  

 6.0 Improvements Needed to Mitigate 2035 Build-Out Year Total Traffic 
6.1 Patagonia Subdivision contains 563 single-family lots and one elementary school site lot at full build-out 

 Sagwon Street on Locust Grove Road 

 

6.2 According to the current preliminary site plan, the residential developments have two site accesses on Locust 

Grove Road and three site access on Hubbard Road at the same locations as the original approved site plan:  

 Wasatch Avenue on Locust Grove Road 

• Located 1,170 feet north of Sagwon Street (1,990 feet north of Hubbard Road) 

 Sagwon Street on Locust Grove Road 

• Located 820 feet north of Hubbard Road 

• Meets the 660-feet minimum spacing from a signalized intersection 
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 Falkland Avenue on Hubbard Road 

• Located 610 feet east of Locust Grove Road 

• Is 50 feet deficient from meeting the 660-feet minimum spacing from a signalized intersection but 

is anticipated to be outside the influence area of a future roundabout at the Locust Grove Road and 

Hubbard Road intersection 

 Trevelin Avenue on Hubbard Road 

• Located 660 feet east of Locust Grove Road 

• Meets the 660-feet minimum spacing from a signalized intersection 

 La Quinta Avenue on Hubbard Road 

• Located 1,315 feet east of Locust Grove Road 

• Meets the 660-feet minimum spacing from a signalized intersection 

 

6.3 Based on the ITE Trip Generation Manual, 11th Edition, the estimated site traffic at full build-out is: 

 Generates approximately 6,309 trips per weekday, 803 trips during the AM peak hour, and 600 trips 

during the PM peak hour at full build-out. 

 The development is not expected to generate pass-by trips 

 With an on-site school, the development is estimated to retain 8% of the Patagonia Lakes Subdivision 

residential trips within the site 

 All trips generated by the development are expected to be made by personal vehicles, commercial 

vehicles, and walking/bicycle 

 

6.4 With 2035 build-out year total traffic, five study area intersections are anticipated to exceed minimum 

operational thresholds analyzed with the existing intersection control and lane configurations. The 

intersections, operational deficiencies, and mitigation improvements: 

 Locust Grove Road and Lake Hazel Road Intersection 

• The intersection is anticipated to operate at LOS F with all approaches operating over capacity with 

v/c ratios exceeding the ACHD 1.00 threshold during the PM peak hour 

• The intersection is also anticipated to exceed ACHD minimum operational thresholds during the 

PM shoulder hours 

• There are no improvements programmed at the intersection according to the ACHD IFYWP 

• The intersection is programmed in the current 2020 CIP to be reconstructed as a multilane 

roundabout with two lanes on the Lake Hazel Road approaches and one lane on the Locust Grove 

Road approach in the 2036-2040 timeframe 

• Two improvements options are proposed to mitigate 2035 total traffic operations: 

o Option 1 – Reconstruct the intersection as a multilane roundabout with the following lanes 

▪ Two entering and existing lanes on the eastbound and westbound approach 

▪ One left-turn and one shared lane on the southbound approach 

▪ One shared lane on the northbound approach 

o Option 2 – Install a traffic signal and widen the intersection with the following lanes 

▪ One left-turn, one through, and one shared through/right-turn lane on the eastbound and 

westbound approaches 

▪ One left-turn and one shared through/right-turn lane on the northbound and southbound 

approaches 

• If these improvement options are infeasible by 2035, as determined by ACHD, the developer may 

request to enter into a Development Agreement with ACHD and pay into the Priority Corridor Fund 

an amount to be determined by ACHD to offset the development impacts  
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 Meridian Road and Columbia Road intersection 

• The intersection is anticipated to exceed ITD and ACHD minimum operational thresholds 

o The critical northbound through lane group is anticipated to operate with a v/c ratio of 1.36 

during the AM peak hour, exceeding the ACHD 1.00 and the ITD 0.90 thresholds 

o The critical southbound through lane group is anticipated to operate with a v/c ratio of 1.06 

during the PM peak, exceeding the ACHD 1.00 and the ITD 0.90 thresholds 

o The intersection is anticipated to meet ACHD minimum operational thresholds during the 

shoulder hours 

• There are no improvements programmed at the intersection according to the current ACHD IFYWP 

or CIP 

• The intersection is planned to be reconstructed as a MUT according to the ITD Idaho 69 corridor 

plan draft findings 

• The following improvements are proposed to mitigate 2035 build-out year background traffic 

operations: 

o Reconstruct the intersection as a MUT with the following lanes 

▪ Three through lanes and one right-turn lane on the northbound and southbound approaches 

▪ One left-turn and one shared through/right-turn (existing) lane on the eastbound approach 

▪ One left-turn, one through, and one right-turn (existing) lane on the westbound approach 

• If these improvements are infeasible by 2035, as determined by ACHD, alternative mitigation 

measures are recommended.  See previous sections for discussion of alternative mitigation measures 

at the Meridian Road and Columbia Road intersection. 

• ITD will assess a proportionate share of the development impacts to fund the construction of a MUT 

at the Meridian Road and Columbia Road intersection according to the Idaho 69 corridor plan 

 

 Locust Grove Road and Columbia Road Intersection 

• The intersection is anticipated to operate at LOS F with several lane groups operating with v/c ratios 

exceeding the ACHD 1.00 threshold during the peak hours 

• The intersection is anticipated to meet ACHD minimum operational thresholds during the shoulder 

hours 

• There are no improvements programmed at the intersection according to the ACHD IFYWP 

• The intersection is identified in the current 2020 CIP and MSM to be reconstructed as a single-lane 

roundabout 

• Two improvements options are proposed to mitigate 2035 total traffic operations: 

o Option 1 – Reconstruct the intersection as a single-lane roundabout 

o Option 2 – Install a 3x3 traffic signal 

▪ The intersection meets MUTCD signal Warrant 1 and Warrant 2 under 2035 build-out year 

background traffic conditions 

• If these improvements are infeasible by 2035, as determined by ACHD, alternative mitigation 

measures are recommended.  See previous sections for discussion of alternative mitigation measures 

at the Locust Grove Road and Columbia Road intersection. 

 

Based on additional analysis, the Locust Grove Road and Columbia Road intersection is anticipated 

to exceed ACHD minimum operational thresholds by 2025 with an increase of approximately 440 

vph during the PM peak hour beyond 2021 existing traffic. Patagonia Subdivision is anticipated to 

contribute 74 PM peak hour trips to the intersection under 2025 PM peak hour total traffic 

conditions. 
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 Eagle Road and Columbia Road Intersection 

• The intersection is anticipated to operate at LOS F with the critical westbound approach operating 

with a v/c ratio of 1.43 during the PM peak hour, which exceeds the ACHD 1.00 threshold 

• The intersection is anticipated to meet ACHD minimum operational thresholds during the PM 

shoulder hours 

• There are no improvements programmed at the intersection according to the ACHD IFYWP and 

CIP 

• The intersection is identified in the current MSM to be reconstructed as a single-lane roundabout 

• Two improvements options are proposed to mitigate 2035 total traffic operations: 

o Option 1 – Reconstruct the intersection as a single-lane roundabout 

o Option 2 – Install a 3x3 traffic signal 

▪ The intersection meets MUTCD signal Warrant 1 and Warrant 2 under 2035 total traffic 

conditions 

• If these improvements are infeasible by 2035, as determined by ACHD, alternative mitigation 

measures are recommended.  See previous sections for discussion of alternative mitigation measures 

at the Locust Grove Road and Columbia Road intersection. 

 

Based on additional analysis, the Locust Grove Road and Columbia Road intersection is anticipated 

to exceed ACHD minimum operational thresholds by 202x with an increase of approximately xxx 

vph during the PM peak hour beyond 2021 existing traffic.  

 

 Meridian Road and Hubbard Road intersection 

• The intersection is anticipated to exceed ITD and ACHD minimum operational thresholds: 

o Several lane groups are operating over capacity with v/c ratios exceeding 1.00 during the peak 

hours 

o The intersection also exceeds minimum operational thresholds during the shoulder hours 

• There are no improvements programmed at the intersection according to the current ACHD IFYWP 

or CIP 

• The intersection is planned to be reconstructed as a Median U-Turn (MUT) according to the ITD 

Idaho 69 corridor plan draft findings 

• The following intersection improvements are proposed to mitigate 2035 total traffic operations: 

o Reconstruct the intersection as a MUT with the following lanes 

▪ Three through lanes and one right-turn lane on the northbound and southbound approaches 

▪ Two left-turn lanes and one shared through/right-turn lane on the eastbound approach 

▪ One left-turn and shared through/right-turn (existing) lane on the westbound approach 

• If these improvement options are infeasible by 2035, the developer may request to enter into a 

Development Agreement with ACHD and ITD and pay into the Priority Corridor Fund an amount 

to be determined by ACHD and ITD to offset the development impacts  

 

6.5 Two study area intersections are expected to need turn lanes with 2035 total traffic conditions based on 

ACHD’s turn lane guidelines: 

 Sagwon Street and Locust Grove Road intersection  

• Southbound right-turn lane 

 School Access and Locust Grove Road intersection  

• Southbound left-turn lane 

• Northbound right-turn lane 
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6.6 With 2035 build-out year total traffic, two study area roadway segments are anticipated to exceed ACHD 

LOS planning thresholds with the existing lane configuration during the peak hours.  The study area roadway 

segments, level of service deficiencies, and proposed mitigation improvements are: 

 Columbia Road segment between Meridian Road and Locust Grove Road  

• The anticipated maximum peak hour directional volume on this roadway segment is 663 vph in the 

westbound direction during the PM peak hour, which exceeds the 575 vph planning threshold for a 

two-lane minor arterial 

• The maximum shoulder hours directional volumes are below the 575 vph planning threshold 

• According to the current ACHD IFYWP and CIP, there are no improvements programmed on 

Columbia Road 

• Columbia Road is identified in the MSM for three lanes preservation 

• Two improvement options are proposed to mitigate 2035 total traffic impacts 

o Option 1 – Widen to three lanes as identified in the MSM 

o Option 2 – If ACHD determines the roadway widening in Option 1 is infeasible, install 

alternative mitigation measures within 1.5 miles of the development.  See previous sections for 

discussion of alternative mitigation measures to mitigate this roadway segment. 

 

Based on additional analysis, the Columbia Road segment between Locust Grove Road and Eagle Road 

is anticipated to exceed ACHD level of service planning thresholds during the PM peak hour by 2027 

with an increase of approximately 198 vph in the peak direction during the PM peak hour beyond 2021 

existing volumes.  By 2027, Patagonia Subdivision is estimated to have constructed 239 dwelling units, 

contributing 9 vehicles in the peak direction during the PM peak hour. 

 

 Columbia Road segment between Locust Grove Road and Eagle Road 

• The anticipated maximum peak hour directional volume on this roadway segment is 630 vph in the 

eastbound direction during the AM peak hour and 815 vph in the westbound direction during the 

PM peak hour, which exceeds the 575 vph planning threshold for a two-lane minor arterial 

• The maximum shoulder hours directional volumes are below the 575 vph planning threshold 

• According to the current ACHD IFYWP and CIP, there are no improvements programmed on 

Columbia Road 

• Columbia Road is identified in the MSM for three lanes preservation 

• Two improvement options are proposed to mitigate 2035 total traffic impacts 

o Option 1 – Widen to three lanes as identified in the MSM 

Option 2 – If ACHD determines the roadway widening in Option 1 is infeasible, install 

alternative mitigation measures within 1.5 miles of the development.  See previous sections for 

discussion of alternative mitigation measures to mitigate this roadway segment. 

 

Based on additional analysis, the Columbia Road segment between Locust Grove Road and Eagle Road 

is anticipated to exceed ACHD level of service planning thresholds during the PM peak hour by 2025 

with an increase of approximately 162 vph in the peak direction during the PM peak hour beyond 2021 

existing volumes, which is equivalent to 127 dwelling units adding 13 vehicles per hour in the peak 

direction.  

 
  





Patagonia East, Ridge & Lakes Parcel List 

Parcel No. Property Address Owner Owner Address / Phone No. Owner Email 
S1407449560 1570 E Hubbard Road, 

Kuna, ID  83634 
Patagonia 
Development, LLC 

P.O. Box 344, Meridian, ID 83680 
208-888-9946

greg@westparkco.com 

R9237170100 1632 E Wasatch Lane, 
Meridian, ID 83642 

Wood Properties, LLC P.O. Box 344, Meridian, ID 83680 
208-888-9946

greg@westparkco.com 

R9237170300 1698 E Wasatch Lane, 
Meridian, ID 83642 

Wood Properties, LLC P.O. Box 344, Meridian, ID 83680 
208-888-9946

greg@westparkco.com 

R9237170400 1734 E Wasatch Lane, 
Meridian, ID 83642 

Wood Properties, LLC P.O. Box 344, Meridian, ID 83680 
208-888-9946

greg@westparkco.com 

R9237170500 1780 E Wasatch Lane, 
Meridian, ID 83642 

Wood Properties, LLC P.O. Box 344, Meridian, ID 83680 
208-888-9946

greg@westparkco.com 

R9237170610 E Raycrew Lane, Meridian, 
ID 83642 

Jill S Ray 1950 E Raycrew Lane, Meridian, ID 83642 
208-888-6267

david@idahopt.com 

R9237170700 1950 E Raycrew Lane, 
Meridian, ID 83642 

David S Ray 1950 E Raycrew Lane, Meridian, ID 83642 
208-888-6267

david@idahopt.com 

R9237170650 E Raycrew Lane, Meridian, 
ID 83642 

Wood Properties, LLC P.O. Box 344, Meridian, ID 83680 
208-888-9946

greg@westparkco.com 

S1408336300 1670 E Hubbard Road, 
Kuna, ID 83634 

Wood Properties, LLC P.O. Box 344, Meridian, ID 83680 
208-888-9946

greg@westparkco.com 

R9321840100 N Locust Grove Road, 
Kuna, ID 83634 

Wood Properties, LLC P.O. Box 344, Meridian, ID 83680 
208-888-9946

greg@westparkco.com 

S1417212710 E Hubbard Road, Kuna, ID 
83634 

Patagonia Lakes 
Development, LLC 

P.O. Box 344, Meridian, ID 83680 
208-888-9946

greg@westparkco.com 

S1417212720 E Hubbard Road, Kuna, ID 
83634 

Wood Properties, LLC P.O. Box 344, Meridian, ID 83680 
208-888-9946

greg@westparkco.com 

S1417212650 2223 E Hubbard Road, 
Kuna, ID 83634 

Patagonia Lakes 
Development, LLC 

P.O. Box 344, Meridian, ID 83680 
208-888-9946

greg@westparkco.com 

mailto:greg@westparkco.com
mailto:greg@westparkco.com
mailto:greg@westparkco.com
mailto:greg@westparkco.com
mailto:greg@westparkco.com
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Agency Notification 
 
June 21, 2022  
 

Notice is hereby given by the City of Kuna that the following action(s) are under consideration: 
 

File Numbers &  
Case Name: 

22-01-AN (Annex), 22-01-PUD (Planned Unit Development) 22-01-S (Pre Plat) 
Patagonia East, Patagonia Ridge, Patagonia Lakes Subdivision.  

Project 
Description 

Applicant requests Planned Unit Development (PUD), and Annexation approval for 
approximately 173.80 acres with the following zones; R-4, R-6 and R-8. Applicant 
requests Preliminary Plat approval in order to subdivide the same 173.80 ac. into 615 
total lots, including a school site. The proposed gross density is 3.23 DUA, and the 
proposed net density is approximately 4.23 DUA with 16.59 %, or 21.93 acres of 
common space. The site is located at the intersection of Locust Grove and Hubbard 
Roads. Sections and Parcel Numbers are listed in the Application Coversheet.

Site Location 
 

The NWC, NEC and SEC of Hubbard and Locust Grove Roads, Kuna, Idaho 83634. 
 

Applicant 
 

Greg Johnson & Taylor Merrill - Westpark Companies 
1861 S Wells Ave. Ste. 210 
Meridian, ID 83642 
208.888.9946 / 208.870.3432 
greg@westparkco.com / Taylor@westparkco.com  
 

Representative 

Bonnie Layton - NV5 
690 S industry Way Ste. 101 
Meridian, ID 83642 
208.724.2624 
Bonnie.layton@nv5.com  
 

Tentative Public 
Hearing Date 

PnZ Commission: On Tuesday, August 9, 2022 (Tentative) 
At 6:00 PM 
Council Chambers at Kuna City Hall, 751 W. 4th Street, Kuna, ID 83634 

Staff Contact 
 

Troy Behunin, Senior Planner 
Kuna Planning and Zoning Department 
208.922.5274 
TBehunin@kunaid.gov  

Enclosed is information to assist you with your consideration and response. All comments as to how this action may 
affect the service(s) your agency provides, is greatly appreciated. Please contact staff with any questions. If your 
agency needs different or additional information to review and provide comment’s please notify our office and 
they will be sent to you. If your agency needs additional time for review, please let our office know as soon as 
possible. No response within 15 business days will indicate you have no objection or comments for this project. 

 

Planning & Zoning Department 

City of Kuna 
P.O. Box 13 

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

Fax:   (208) 922-5989 
 www.kunacity.id.gov 
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MEMORANDUM 

To:           Doug Hanson      ‐ Planning and Zoning Director 

From:    Brady Barroso      ‐ Engineering Technician I 

Catherine Feistner    ‐ Assistant City Engineer  

Date:     16 August 2022 

RE:           Public Works Comments 

Patagonia East, Patagonia Ridge, Patagonia Lakes Subdivision, 22‐01‐AN (Annexation), 

22‐01‐PUD (Planned Unit Development), 22‐01‐S (Preliminary Plat) 

 

The Patagonia East, Patagonia Ridge, Patagonia Lakes Subdivision, 22‐01‐AN, 22‐01‐PUD, 22‐01‐S, 

annexation, planned unit development, and preliminary plat request dated 21 June 2022 has been 

reviewed. The applicant wishes to annex with a City of Kuna (City) R‐4 (medium density residential), R‐6 

(medium density residential), and R‐8 (medium/high density residential) zones. These comments apply to 

the application as they affect public works infrastructure. Review of civil design drawings is accomplished 

separately, when received. 

 

This project is located within the Danskin lift station basin which currently does not have capacity. Public 

Works has been working closely with this development to move forward with the 18” Danskin force main 

project. The developer’s (Westpark) participation in the 18” Danskin force main project will reserve 524 

EDU’s in the Danskin Lift Station basin per Resolution R45‐2021. This will service a portion of this 

development based on the dwelling units shown on the preliminary plat. This applicant shall design and 

construct a pressurized irrigation pump and pond. Public Works can support approval of this applicant 

contingent that the 18” Danskin force main project is complete. 

 

Comments may be expanded or refined in connection with the future land‐use actions.   

 

1) Inspection & Fees 
a) An inspection fee will apply to inspect the final construction of water, sewer, and irrigation 

facilities associated with this development. 

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

provide sufficient inspection to certify to DEQ that the project was completed in accordance 

with approved plans and specifications and to provide accurate as‐built drawings to the City. 

CITY OF KUNA 
P.O. BOX 13 

KUNA, ID  83634 
www.kunacity.id.gov 

Catherine Feistner, E.I.T. 
Assistant Kuna City Engineer 

 
Brady Barroso 

Engineering Technician I 
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c) All applicable utility inspection and utility flow modeling fees shall be paid by the developer in 

accordance with City of Kuna Resolution R57‐2021. Payment is due and payable prior to the 

pre‐construction meeting. 

d) The Kuna Rural Fire District’s fees can be found on their website. Payment is due and payable 

prior to the preconstruction meeting. 

 

2) General 

a) The applicant requests approximately 174 acres to be annexed into the City. 

b) Equivalent Dwelling Units (EDUs) are reckoned at approximately 3.18 people per household. 

The resultant projected population for this subdivision is approximately 1,784. 

c) Areas for outside activities are incorporated into the project. Connection to the City of Kuna 

Pathways Master Plan presents a long‐term goal that should be considered. 

d) A construction drawing approval letter from the local irrigation district will be required if this 

project affects irrigation supply/delivery in any way. 

e) Elevations shall be actual NAVD 88 datum elevations. A localized elevation system is not 

acceptable. 

f) All positional information shall be from the most recent state plane coordinate system. 

g) Provide engineering certification on all final engineering drawings. 

h) The City of Kuna requires streetlights in all subdivisions. Streetlights are required along arterial 

roads bordering the subdivision, at the entrances of the subdivision, at intersections, and at 

every 250’ interval. Streetlights should be coincident with Fire Hydrants whenever possible. 

i) Fire suppression shall be available and approved by KRFD. 

j) No building permits will be issued and no construction can begin without adequate fire 

protection. 

k) Fiber conduit shall be designed and constructed on all mile and mid‐mile roads or as otherwise 

noted.  

 

3) Right‐of‐Way 

a) Sufficient right‐of‐way for existing and future classified streets shall be provided pursuant to 

City & ACHD standards. 

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

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

d) All City mainlines crossing proposed lots or located on the backs or sides of lots shall have 

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

e) The KRFD Deputy Fire Marshal, or representative, must approve fire/public safety access to 

the subdivision. 

f) Roads must continue to and through to the next road connection to promote connectivity 

throughout the City. 

 

4) Sanitary Sewer Connection  
a) The city is unable to service this development until capacity in the Danskin lift station is 

relieved by the operating 18” Danskin force main project. The developer’s (Westpark) 

participation in the 18” Danskin force main project will reserve 524 EDU’s in the Danskin Lift 

Station basin per Resolution R45‐2021. 
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b) The applicant’s property is not connected to City services. The closest possible connection to 

gravity sewer is located directly to the west of the proposed development. 

c) City code 5‐16‐3‐B.2 states public sewer utilities shall be extended to each parcel when sewer 

is available within three hundred (300) feet of the parcels. 

d) Existing sewage treatment facilities (septic tank and drain field) must be decommissioned in 

accordance with Idaho Department of Environmental Quality (DEQ) requirements. 

Documentation shall be provided to the City of Kuna. 

e) Sewer must provide connectivity for surrounding developments. 

f) No cleanouts are permitted at the end of runs in lieu of manholes per Kuna City Code 6‐4‐2‐

B.14. 

g) All sewer infrastructure must meet or exceed City of Kuna requirements. 

h) Sewer flow models will be required to verify and accommodate pipe sizes. The associated 

costs shall be paid by the developer.  

i) Sewer connection fees apply to each lot containing a home or other facility. 

j) This application shall conform to the sewer masterplan as applicable. The sewer master plan 

specifies minimum pipe sizes and supports the “to and through” utility policy. 

 

5) Potable Water Connection 

a) The applicant’s property is not connected to City services. The closest possible connection to 

water is located directly to the west of the proposed development.  

b) The applicant shall design and construct 12‐in. water line along all mile and mid‐mile roads.  

c) Water flow models will be required to verify and accommodate adequate water supply and 

fire suppression. The associated costs shall be paid by the developer.  

d) City code 5‐16‐3‐B.2 states public water utilities shall be extended to each parcel when water 

is available within three hundred (300) feet of the parcels. It is expected the applicant will 

connect to City water services, in accordance with the City’s “to and through” policy in Kuna 

City Code 6‐4‐2. 

e) All existing wells shall be abandoned in accordance with Idaho Department of Water 

Resources (IDWR) requirements. Documentation shall be provided to the City of Kuna. 

f) All water infrastructure must meet or exceed City of Kuna requirements. 

g) Water connection fees apply to each lot containing a home or other facility. 

h) Fire hydrants are required in a layout acceptable to the KRFD. 

 

6) Pressurized Irrigation 

a) The applicant’s property is not connected to City services. The closest possible connection to 

pressurized irrigation is located directly to the west of the proposed development.  

b) The applicant shall design and construct a pressurized irrigation pump and pond. 

c) The applicant shall design and construct 12‐in. PI along all mile and mid‐mile roads.  

d) Relying on municipal drinking water for irrigation purposes is contrary to City Code 6‐4‐2‐B.9. 

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

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

the irrigation ditch company/users. 

g) Pressurized irrigation flow model will be required to verify and accommodate adequate 

pressurized irrigation supply. All associated costs shall be paid by the developer.  

h) Surface water rights shall be transferred to the City prior to the completion of the final plat. 
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7) Grading and Storm Drainage 

a) Provide a grading and drainage plan which supports and maintains all upstream drainage 

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

b) The City of Kuna relies on the ACHD Stormwater Policy Manual to establish the requirements 

for design of private storm water disposal systems. 

c) Verify that existing and proposed elevations match at property boundaries such that a slope 

burden is not imposed on adjacent properties. Slopes shall not be steeper than 3:1 on lots 

adjacent to a street or common lot and no steeper than 4:1 for lots with common rear lot 

lines.   

d) Runoff from public right‐of‐way is regulated by ACHD. On site storm water retention shall be 

reviewed in conjunction with the City’s Civil Engineering Construction Improvements Review. 

Provide a storm water disposal & treatment plan which accounts for increased on‐site storm 

water runoff volumes. Provide detailed drawings of drainage & treatment facilities with 

supporting calculations for review and approval. 

e) Sidewalks, curb and gutter, street widening and any related storm drainage facilities, 

consistent with city code and policies, shall be provided in connection with property 

development. 

 

8) As‐Built Drawings 

a) As‐built (record) 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.   

b) Correct and verified as‐built (record drawings) drawings will be required before occupancy or 

final plat approval is granted. 

 

9) Exhibits 

a) No maps are included to support Public Works comments.  
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July 21, 2022 
 

 To: Bonnie Layton 
  NV5 
  690 S. Industry Way, Suite 101 
   Meridian, ID 83642  

  
 Subject: KPP22-0011/20-01-AN/ 22-01-PUD/ 22-01-S 

 Northwest, Northeast and Southeast corner of Hubbard Road/Locust Grove Road 
intersection 

 Patagonia East, Patagonia Ridge and Patagonia Lakes Subdivision. 
 

 

On August 7, 2020, the Ada County Highway District approved Patagonia East, Ridge and Lakes 
Subdivision, KPP18-0004, 19-13-A, 19-11-S for annexation, zoning and preliminary plat of 561 
single family residential lots, 53 common lots and 1 school lot. The site-specific conditions of 
approval also apply to the resubmittal of this development, Patagonia East, Ridge and Lakes 
Subdivisions. The following also apply: 
 
1. There have been changes to ACHD’s Capital Improvements Plan (CIP) and Integrated Five 

Year Work Plan (IFYWP) since the original staff report for this development was issued in 
2020. Since then, the following have been added to the CIP and IFYWP:   

 

• The intersection of Hubbard Road/Locust Grove Road is listed in the CIP to be 
reconstructed as a single lane roundabout between 2036 and 2040.  
 

• The segment of Hubbard Road from SH-69/Meridian Road to Locust Grove Road is listed 
in the CIP to be widened to 3-lanes within 74-feet of right-of-way between 2036 and 2040. 

 
Compensation for the right-of-way dedication for the intersection of Hubbard Road/Locust 
Grove Road abutting the site will be provided based on the updated CIP, as well as for the 
additional right-of-way that will be dedicated to total 37-feet of right-of-way for Hubbard Road 
abutting the site west of Locust Grove Road. Compensation will not be provided for additional 
right-of-way dedicated beyond what is required in the CIP. 

 
2. As part of ACHD’s action on the original staff report, the applicant was required to submit an 

updated traffic impact study prior to ACHD’s signature on the final plat with the 202nd single 
family lot that analyzes the intersections and road segments included in the original traffic 
impact study and to coordinate the scope of work for the updated traffic impact study with staff. 
However, staff has concerns about the timing of this updated study as there have been several 
developments proposed within this area since the original 2018 traffic impact study and there 
continues to be significant growth. Therefore, the applicant should be required to submit an 
updated traffic impact study prior to ACHD’s signature on the final plat that contains the 101st 
building lot instead of 202nd building lot. 



If you have any questions, please feel free to contact me at (208) 387-6293. 
 
 

Sincerely, 
 

 
 
Paige Bankhead, PE 
Traffic Engineer 
Development Services 
 
cc: Troy Behunin - City of Kuna  
 Greg Johnson and Taylor Merrill – Westpark Companies 
   

 
 

 
  



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

2. In accordance with District policy, 7203.6, 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. 

3. 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. 

4. 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. 

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

6. 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. 

7. 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. 

8. 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. 

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

10. 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. 

11. 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. 
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Development Services Department 

   
Project/File:  Patagonia East, Ridge and Lakes Subdivision / KPP18-0004 / 19-13-A & 19-11-S 

The applicant is requesting annexation, zoning, and preliminary plat approval to 
subdivide 174 acres into 561 single-family residential lots, 53 common lots and 1 
school lot. 

Lead Agency: City of Kuna 

Site Address: Hubbard Road & Locust Grove Road 

Staff Approval: August 7, 2020 

Applicant: Greg Johnson 
 Westpark Companies 
 2463 E. Gala Street #120 
 Meridian, ID 83642 
  
Representative: Bonnie Layton 
 WHPacific- NV5 
 2141 W. Airport Way #104 
 Boise, ID 83705 
   
Staff Contact:  Austin Miller 
 Phone: (208) 387-6335 
 E-mail: amiller@achdidaho.org 

A.  Findings of Fact 
1. Description of Application:   The applicant is requesting annexation, zoning (R-4, R-6 and R-8) 

and preliminary plat approval to subdivide 174 acres into 561 single-family residential lots, 53 
common lots and 1 school lot. The proposed uses are consistent with the City of Kuna’s 
comprehensive plan designations of medium density residential and mixed use. 
 

2.  Description of Adjacent Surrounding Area: 
Direction Land Use Zoning 
North Rural Residential Zone RR 
South Rural Residential Zone RR 
East Rural Residential Zone RR 
West Rural Residential Zone & Medium-Low Density Residential 

District (Patagonia Subdivision) 
RR & R-6 

3. Site History:  ACHD has previously reviewed a portion of this site along the east side of Locust 
Grove Road north of Hubbard Road as Wasatch Subdivision in 2006. The requirements differ from 
those of the prior action to reflect the current site plan and MSM designation for Locust Grove Road 

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

mailto:amiller@achdidaho.org
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• Patagonia Subdivision, consisting of 470 single-family residential lots, located immediately 
west of this site was approved by ACHD in October 2014 and is in various stages of 
development. 

• Merino Cove Subdivision, consisting of 25 single-family residential lots, located in an out-
parcel of the Patagonia Subdivision site west of this site, was approved by ACHD in November 
2017 and is currently under construction. 

• Ledgestone Subdivision, consisting of 253 single-family residential lots, located south of the 
site, was approved by ACHD in January 2019 and is currently in various stages of 
development. 

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

6. New Center Lane Miles:  The proposed development includes 5 centerline miles of new public 
road. 

7. Impact Fees:  There will be an impact fee that is assessed and due prior to issuance of any building 
permits. The assessed impact fee will be based on the impact fee ordinance that is in effect at that 
time. The impact fee assessment will not be released until the civil plans are approved by ACHD. 

8. Capital Improvements Plan (CIP) / Integrated Five Year Work Plan (IFYWP): 
• The intersection of Locust Grove Road and Lake Hazel Road is listed in the CIP to be 

reconstructed as a single-lane roundabout with a westbound right-turn bypass lane between 
2026 and 2030. 

B. Traffic Findings for Consideration 
1. Trip Generation:  This development is estimated to generate 5,692 additional vehicle trips per day; 

597 additional vehicle trips per hour in the PM peak hour, based on the traffic impact study. 

2. Traffic Impact Study  
Thompson Engineers, Inc. prepared a traffic impact study for the proposed Patagonia East, Ridge 
and Lakes Subdivision. Below is an executive summary of the findings as presented by 
Thompson Engineers can be found as attachment 3. 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. 

3. Mitigation 

a.  Policy:  

Mitigation Proposals: Mitigation recommendations shall be provided within the report.  At a 
minimum, for each roadway segment and intersection that does not meet the minimum 
acceptable level of service planning threshold or v/c ratio, the report must discuss feasible 
measures to avoid or reduce the impact to the system. To be considered adequate, measures 
should be specific and feasible. Mitigation may also include: 

• Revision to the Phasing Plan to coincide with the District’s planning Capital Projects. 

• Reducing the scope and/or scale of the project. 

Alternative Mitigation Measures:  7106.7.3 states that if traditional mitigation measures such 
as roadway widening and intersection improvements are infeasible as determined by ACHD, 
the TIS may recommend alternative mitigation measures. Alternative mitigation measures shall 
demonstrate that impacts from the project will be offset. 
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• If the impacted roadway segments and/or intersections are programmed as funded in 
the Integrated Five Year Work Plan (IFYWP) or the Capital Improvements Plan (CIP); 
no alternative mitigation is required.  

• If the impacted roadway segments and/or intersections are not programmed in either 
the IFYWP or the CIP; the applicant may (i) analyze the shoulder hour and (ii) provide a 
safety analysis to determine alternative mitigation requirements. 

o If the impacted roadway segments and intersections meet the minimum acceptable 
level of service planning thresholds in the shoulder hour the applicant may suggest 
feasible alternative mitigation such as: sidewalks, bike facilities, connectivity, 
safety improvements, etc. within 1.5 miles of the proposed development. 

o If the shoulder hour planning thresholds are exceeded the applicant may request 
to enter into a Development Agreement and pay into the Priority Corridor Fund an 
amount determined by the ACHD to offset impacts from the project. 

• Alternative Mitigation may also include: 

o Revision to the Phasing Plan to coincide with the District’s future Capital Projects.   

o Reducing the scope and/or scale of the project. 

Level of Service Planning Thresholds:  District Policy 7206.4.1 states that, Level of Service 
Planning Thresholds have been established for principal arterials and minor arterials within 
ACHD’s Capital Improvement Plan and are also listed in section 7106.  Unless otherwise 
required to provide a Traffic Impact Study under section 7106, a proposed development with 
site traffic less than 10% of the existing downstream roadway or intersection peak hour traffic 
shall not be required to provide mitigation for a roadway or intersection that currently exceeds 
the minimum acceptable level of service planning threshold or V/C ratio.    

b. Staff Comments/Recommendations:  The traffic impact study included an analysis of three 
different phases with the first phase including 201 single family building lots of the 537 total 
lots proposed.  The traffic impact study notes that under 2018 existing background conditions 
all study area intersections and roadway segments are anticipated to operate at an acceptable 
level of service.  Under phase 1, 2023 background and total traffic conditions one roadway 
segment, Columbia Road between SH-69 and Locust Grove Road is anticipated to operate at 
an unacceptable level of service planning threshold as a 2-lane minor arterial roadway.  

 
The traffic impact study notes that phase 1 site traffic is approximately 2.6% of the total PM 
peak hour traffic Columbia Road between SH 69 and Locust Grove Road. Therefore, 
consistent with District policy 7205.3.1 Level of Service Planning Threshold, which states, a 
proposed development with site traffic less than 10% of the existing downstream roadway or 
intersection peak hour traffic shall not be required to provide mitigation; no improvements are 
required to this roadway segment for phase 1. 
Under Phase 2, 2030 background and total traffic conditions the TIS notes that the following 
study area intersections anticipated to operate at an unacceptable level of service planning 
threshold. 
Intersections: 

• Columbia Road/SH-69 
• Hubbard Road/SH-69 
• Locust Grove Road/Columbia Road 
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• Eagle Road/Columbia Road  
 

Roadway Segments: 
• Columbia Road between SH-69 and Locust Grove Road as a 2-lane minor arterial 
• Columbia Road between Locust Grove Road and Eagle Road as a 2-lane minor arterial 

 
Under Phase 3, 2038 background and total traffic conditions the TIS notes that the following 
study area intersections and roadway segments are anticipated to operate at an unacceptable 
level of service planning threshold. 
 
Intersections: 

• Locust Grove/Lake Hazel 
• Columbia Road/SH-69 
• Hubbard Road/SH-69 
• Locust Grove Road/Columbia Road 
• Eagle Road/Columbia Road  

 
Roadway Segments: 

• Columbia Road between SH-69 and Locust Grove Road as a 2-lane minor arterial 
• Columbia Road between SH-69 and Linder Road as a 2-lane minor arterial 
• Columbia Road between Locust Grove Road and Eagle Road as a 3-lane minor arterial 

The intersections and roadway segments anticipated to exceed ACHD’s acceptable level of 
service thresholds are all located offsite and are not scheduled for improvements in ACHD’s 
IFYWP or CIP, with the exception of the Locust Grove/Lake Hazel intersection.   
To verify the assumptions of the traffic impact study and to ensure that improvements are made 
when warranted; prior to ACHD's signature on the final plat which contains the 202nd lot the 
applicant should be required to submit an updated traffic impact study to ACHD. At a minimum 
the updated traffic impact study should include an analysis of the intersections and roadway 
segments included in the original traffic impact study.  The applicant should be required to 
coordinate the full scope of work for the updated traffic impact study with staff. ACHD may 
have additional requirements based on the findings at that time.  Which may include installation 
of interim signals, pavement widening, construction of off-site pedestrian improvements, etc.  
A subsequent traffic impact study update will be required based on the findings and 
recommendations of the updated traffic impact study.  The timing of the second traffic impact 
study update will be determined at that time. 
If it is determined that the necessary improvements are infeasible, then the applicant will be 
required to recommend alternative mitigation measures for consideration, or as an alternative 
they may stop platting and wait for ACHD to make improvements.  
Ledgestone Subdivision has been required to convert the Locust Grove Road/Hubbard Road 
intersection to an all-way stop control intersection prior to plan approval and ACHD’s signature 
on the final plat that contains the 225th lot. 
The applicant should be required to construct a dedicated southbound right-turn lane on Locust 
Grove Road at Sagwon Street, when Sagwon Street is constructed to intersect Locust Grove 
Road. 
The applicant is proposing a school lot within the development. A separate traffic impact study, 
specifically regarding the school, will be required when it is developed in the future. 
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3. Condition of Area Roadways 
Traffic Count is based on Vehicles per hour (VPH) 

* Acceptable level of service for a two-lane minor arterial is “E” (575 VPH). 
4. Average Daily Traffic Count (VDT) 

• The average daily traffic count for Columbia Road between SH 69 and Locust Grove Road 
was 4,100 on July 12, 2018.  

• The average daily traffic count for Columbia Road between Locust Grove Road and Eagle 
Road was 3,842 on July 12, 2018. 

• The average daily traffic count for Hubbard Road between SH 69 and Locust Grove Road 
was 770 on October 17, 2018.  

• The average daily traffic count for Hubbard Road between Locust Grove Road and Eagle 
Road was 561 on October 17, 2018. 

• The average daily traffic count for Locust Grove Road between Lake Hazel Road and 
Columbia Road was 1,756 on July 12, 2018.   

• The average daily traffic count for Locust Grove Road between Columbia Road and Hubbard 
Road was 990 on October 17, 2018.   

C. Findings for Consideration 
1. Southwest Boise Transportation Study – Eagle-Cloverdale Alignment 

a. The Southwest Boise Transportation Study (SWBS) is a regional study that identifies future 
roadway improvements, collector roadway connections, intersection and corridor need in 
Southwest Boise.  The study helps ACHD plan for and accommodate future traffic demand in 
the Southwest Boise area.  The study was created in collaboration with the City of Boise and 
was adopted by the ACHD Commission in May of 2009. 

Roadway Frontage Functional 
Classification 

PM Peak Hour 
Traffic Count 

PM Peak Hour 
Level of Service 

Columbia Rd 
(SH 69 to Locust Grove 

Rd) 
None Minor Arterial 377 Better than “E” 

Columbia Rd 
(Locust Grove Rd to 

Eagle Rd) 
None Minor Arterial 273 Better than “E” 

Hubbard Rd 
(SH 69 to Locust Grove 

Rd) 
1,300-feet Minor Arterial 53 Better than “E” 

Hubbard Rd 
(Locust Grove Rd to 

Eagle Rd) 
1,425-feet Minor Arterial 38 Better than “E” 

Locust Grove Rd 
(Lake Hazel Rd to 

Columbia Rd) 
None Minor Arterial 90 Better than “E” 

Locust Grove Rd 
(Columbia Rd to 

Hubbard Rd) 
2,290-feet Minor Arterial 94 Better than “E” 
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b. Staff Comments/Recommendations:  
The Southwest Boise Transportation 
Study included the Eagle/Cloverdale 
Alignment plan. The Master Street 
Map has been updated to include 
corridor preservation to accommodate 
the construction of Eagle Road south 
of Columbia Road as a future 3-lane 
roadway within 74-feet of right-of-way, 
consistent with the study.   

2. Eagle Road 
a. Existing Conditions:  There are no 

public streets within the site. 

The Eagle Road realignment route as 
established in the Southwest Boise 
Transportation Study runs along the 
east property line of this site. 

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

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

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

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

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

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

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). 

Eagle/Cloverdale Recommended Alignment 
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Curb Type and/or Roadside Borrow Ditch Policy:  District Policy 7205.5.5 states that where 
curbs are required to be constructed on arterials, standard vertical curbs are required. 

Where curbs are not required the design of the roadside borrow ditch shall be in accordance 
with the ISPWC standards. 

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. 

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 Eagle Road is designated in the MSM 
as a Residential Arterial with 3-lanes and on-street bike lanes, a 49-foot street section within 
74-feet of right-of-way. 

c. Applicant Proposal:  The applicant is proposing to construct Eagle Road as a 33-foot wide 
street section with vertical curb, gutter and 5-foot wide detached concrete sidewalk on the west 
side and a 3-foot gravel shoulder on the east side, within 58-feet of right-of-way. 

d. Staff Comments/Recommendations:  The applicant’s proposal to construct Eagle Road as a 
33-foot wide street section does not meet District policy and should not be approved as 
proposed. 
The applicant should be required to dedicate 58-feet of right-of-way for Eagle Road abutting the 
site as proposed. The applicant should be required to construct 5-foot wide detached concrete 
sidewalk for Eagle Road located 2-feet east of the right-of-way line. 
Prior to signing the first final plat abutting Eagle Road, the applicant should coordinate with 
ACHD to determine what roadway improvements are required for Eagle Road abutting the site. 
Based on the development patterns in the area, ACHD staff will determine if frontage 
improvements are required or if a road trust should be provided.  
The applicant will not be compensated for any improvements or right-of-way dedication along 
Eagle Road abutting the site, as this street segment is not scheduled for improvements in 
ACHD’s IFYWP or CIP. 

3. Hubbard Road 
a. Existing Conditions:  Hubbard Road is improved with 2 travel lanes (26-feet of pavement) and 

no curb, gutter or sidewalk abutting the site. There is 50-feet of right-of-way for Hubbard Road 
west of Locust Grove Road (25-feet from centerline). The right-of-way for Hubbard Road east 
of Locust Grove varies from 58-feet to 50-feet (33 to 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. 
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Master Street Map and Typology Policy:  District Policy 7205.5 states that the design of 
improvements for arterials shall be in accordance with District standards, including the Master 
Street Map and Livable Streets Design Guide.  The developer or engineer should contact the 
District before starting any design.   

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

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

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

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

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. These segments of Hubbard Road and Locust Grove 
Road are designated in the MSM as Residential Arterials with 3-lanes and on-street bike lanes, 
46-foot street sections within 74-feet of right-of-way. 

c. Applicant Proposal:  The applicant is proposing to improve Hubbard Road west of Locust 
Grove Road as ½ of a 46-foot street section with vertical curb, gutter, a 15.5-foot wide planter 
strip and 8-foot wide concrete sidewalk. The applicant is proposing to dedicate right-of-way to 
total 48.5-feet from centerline for Hubbard Road abutting the site west of Locust Grove Road. 

The applicant is proposing to improve Hubbard Road east of Locust Grove Road as ½ of a 46-
foot street section with vertical curb, gutter, an 8-foot wide planter strip and 8-foot wide concrete 
sidewalk. The applicant is proposing to dedicate right-of-way to total 37-feet from centerline and 
provide a sidewalk easement extending 2-feet past the back edge of sidewalk for Hubbard Road 
east of Locust Grove Road abutting the site. 
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d. Staff Comments/Recommendations:  Hubbard Road is not centered on the section line and 
varies between 1 to 2 feet. Consistent with the adjacent developments, frontage improvements 
and right-of-way dedication along Hubbard Road should be measured from section line abutting 
the site. 

The applicant’s proposal to improve Hubbard Road as a 46-foot wide street section with vertical 
curb, gutter and an 8-foot wide detached concrete sidewalk where the applicant controls both 
sides of the roadway and as ½ of a 46-foot street section with vertical curb, gutter and detached 
sidewalks exceed ACHD policy which requires right-of-way dedication, pavement widening and 
the construction of sidewalks on arterial roadways.    

At a minimum, the applicant should be required to improve Hubbard Road west of Locust Grove 
Road with 17-feet of pavement from section line plus a 3-foot wide gravel shoulder and 5-foot 
wide concrete sidewalk located 31-feet from section line adjacent to the entire site. Dedicate 
right-of-way to total 37-feet from section line for Hubbard Road abutting the site west of Locust 
Grove Road. 

If the applicant chooses to improve Hubbard Road west of Locust Grove Road abutting the site 
as proposed, then it should be improved as a 46-foot street section with vertical curb, gutter, 
15.5-foot wide planter strips and 8-foot wide concrete sidewalk where the applicant controls 
both side of the roadway and as ½ of a 46-foot street section with vertical curb, gutter, a 15.5-
foot wide planter strip and 8-foot wide concrete sidewalk where the applicant controls one side 
of the roadway. The applicant should dedicate right-of-way to total 48.5-feet from section line 
for Hubbard Road abutting the site west of Locust Grove Road. 

At a minimum, the applicant should be required to improve Hubbard Road east of Locust Grove 
Road with 17-feet of pavement from centerline plus a 3-foot wide gravel shoulder, borrow ditch 
and 5-foot wide concrete sidewalk located of 31-feet from section line adjacent to the entire site. 
The applicant should dedicate right-of-way to total 37-feet from section line and provide a 
sidewalk easement extending 2-feet behind the back edge of sidewalk for all sidewalk located 
outside the dedicated right-of-way. 

If the applicant chooses to improve Hubbard Road east of Locust Grove Road abutting the site 
as proposed, then it should be improved as ½ of a 46-foot street section with vertical curb, 
gutter, an 8-foot wide planter strip and 8-foot wide concrete sidewalk. The applicant should 
dedicate right-of-way to total 37-feet from section line and provide a sidewalk easement 
extending 2-feet behind the back edge of sidewalk for all sidewalk located outside the dedicated 
right-of-way. 

The applicant will not be compensated for any improvements or right-of-way dedication along 
Hubbard Road abutting the site, as this roadway is not scheduled for improvements in ACHD’s 
IFYWP or CIP.   

4. Locust Grove Road 
a. Existing Conditions:  Locust Grove Road is improved with 2 travel lanes (26-feet of pavement) 

and no curb, gutter or sidewalk abutting the site. There is 58-feet of right-of-way for Locust 
Grove Road south of Hubbard Road (31-feet from centerline). The right-of-way for Locust Grove 
Road north of Hubbard Road varies from 54 to 63-feet (24 to 30-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 



 10      Patagonia East, Ridge and Lakes / KPP18-0004 
 

Street Map and Livable Streets Design Guide.  The developer or engineer should contact the 
District before starting any design.   

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

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

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

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

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. These segments of Hubbard Road and Locust Grove 
Road are designated in the MSM as Residential Arterials with 3-lanes and on-street bike lanes, 
49-foot street sections within 74-feet of right-of-way. 

c. Applicant Proposal:  The applicant is proposing to improve Locust Grove Road as ½ of a 46-
foot street section with vertical curb, gutter, a 15-foot wide planter strip and 8-foot wide concrete 
sidewalk. The applicant is proposing to dedicate right-of-way to total 48.5-feet from centerline 
of Locust Grove Road abutting the site. 

d. Staff Comments/Recommendations:  Locust Grove Road is not centered on the section line 
and varies between 1 to 2 feet. Consistent with the adjacent developments, frontage 
improvements and right-of-way dedication along Locust Grove Road should be measured from 
section line. 

The applicant’s proposal to construct Locust Grove Road as ½  of a 46-foot wide street section 
with vertical curb gutter and an 8-foot wide detached concrete sidewalk abutting the site 
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exceeds ACHD policy which requires right-of-way dedication, pavement widening and the 
construction of sidewalks on arterial roadways.    

At a minimum the applicant should be required to improve Locust Grove Road with 17-feet of 
pavement from section line plus a 3-foot wide gravel shoulder, borrow ditch and 5-foot wide 
concrete sidewalk located 31-feet from section line adjacent to the entire site. Dedicate right-of-
way to total 37-feet from section line and provide a sidewalk easement extending 2-feet behind 
the back of sidewalk for all sidewalk located outside the dedicated right-of-way. 

If the applicant chooses to fully improve Locust Grove Road abutting the site as proposed then 
it should be improved as a 46-foot street section with vertical curb, gutter, 15-foot wide planter 
strips and 8-foot wide concrete sidewalk where the applicant controls both sides of the roadway 
and as ½ of a 46-foot street section with vertical curb, gutter, a 15-foot wide planter strip and 8-
foot wide concrete sidewalk where the applicant controls one side of the roadway, consistent 
with the MSM. The applicant should dedicate right-of-way to total 48.5-feet from section line of 
Locust Grove Road abutting the site. 

The applicant should be required to construct a dedicated southbound right-turn lane on Locust 
Grove Road at Sagwon Street, when Sagwon Street is constructed to intersect Locust Grove 
Road. 

The applicant will not be compensated for any improvements or right-of-way dedication along 
Locust Grove Road abutting the site, as this roadway is not scheduled for improvements in 
ACHD’s IFYWP or CIP.   

5. Hubbard Road/Locust Grove Road Intersection 
a. Policy: 

ACHD Master Street Map:  ACHD Policy Section 3111.1 requires the Master Street Map 
(MSM) guide the right-of-way acquisition, collector street requirements, roundabout 
requirements, and specific roadway features required through development.  A new roundabout 
was identified on the MSM.  The new single lane roundabout is planned at the at the Hubbard 
Road/Locust Grove Road intersection.   
 

b. Staff Comments/Recommendations:  As noted above, the intersection of Hubbard Road and 
Locust Grove Road is shown as a single lane roundabout on the MSM.   The traffic impact study 
included an analysis for this intersection and found that a roundabout is not warranted for the 
first phases of the development. Therefore, construction of a roundabout at the Hubbard 
Road/Locust Grove intersection is not required at this time.  However, the applicant should be 
required to dedicate right-of-way at the Hubbard Road/Locust Grove intersection consistent with 
the template shown on attachment 5 to accommodate the future construction of the single lane 
roundabout at the intersection.   
This intersection should be re-evaluated as part of the required traffic impact study update 
required to be submitted prior to ACHD’s signature on the final plat which contains the 202nd 
building lot. If the roundabout is warranted as a result of the updated traffic impact study, then 
the applicant should be required to design and construct the roundabout at that time.  If the 
roundabout is not warranted, then the intersection will be re-evaluated through future traffic 
impact studies as development in the vicinity of the site occurs.   

6. La Quinta Way (between Hubbard Road and Lake Mascardi Street) 
a. Existing Conditions: There are no public streets within the site. 

b. Policy: 
Collector Street Policy:  District policy 7206.2.1 states that the developer is responsible for 
improving all collector frontages adjacent to the site or internal to the development as required 
below, regardless of whether access is taken to all of the adjacent streets. 
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Master Street Map and Typologies Policy:  District policy 7206.5 states that if the collector 
street is designated with a typology on the Master Street Map, that typology shall be considered 
for the required street improvements.  If there is no typology listed in the Master Street Map, 
then standard street sections shall serve as the default. 

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

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

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

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

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

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

Average Daily Traffic (ADT):  District policy 7207.3.1 states that ADT on new and existing 
local streets should typically be less than 2,000. This ADT applies to both existing and new 
streets. For new streets that are stubbed to connect to adjacent land that is not fully developed, 
the allowable ADT for the new street will typically be no more than 1,000 ADT, to accommodate 
future additional traffic from the adjacent land, depending on the location and type of the stub 
street and the location and size of the adjacent undeveloped land. When stub streets are 
connected and properties fully developed, local streets should not exceed 2,000 ADT. 

Maximum Traffic on One Access: District policy 7207.3.3 states that if a proposed 
development only has one access to a public street that is a local street, or if it proposes to 
extend public streets from existing development with only one local street access to the public 
street system, the maximum forecast ADT to be allowed at any point on the local street access 
is 1,000 and is subject to fire department requirements for the provision of a secondary access. 

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

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

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

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

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

c. Applicant Proposal:  The applicant is proposing to construct La Quinta Way as a collector 
roadway with an 8-foot wide center landscape island, two 21-foot wide travel lanes, vertical 
curb, gutter and 5-foot wide attached concrete sidewalk. The applicant is proposing to dedicate 
66-feet of right-of-way for La Quinta Way south of Fitz Roy Street and 70-feet of right-of-way 
north of Fitz Roy Street. 

d. Staff Comments/Recommendations:  The applicant’s proposal to construct La Quinta Way 
as a collector roadway between Hubbard Road and Lake Mascardi Street with an 8-foot wide 
center landscape island, two 21-foot wide travel lanes, vertical curb, gutter meets District policy 
and should be approved as proposed. However, a minimum of 7-foot wide sidewalk is required 
when attached to a collector road. The applicant should be required to construct a minimum of 
7-foot wide attached concrete sidewalk or 5-foot wide detached concrete sidewalk on La Quinta 
Way. 

The applicant’s proposal to dedicate 66-feet of right-of-way for La Quinta Way south of Fitz Roy 
Street and 70-feet of right-of-way north of Fitz Roy Street does not meet District policy which 
requires right-of-way to extend 2-feet behind the back of sidewalk. The applicant should be 
required to dedicate additional right-of-way to extend 2-feet behind the back of sidewalk, OR  
for detached sidewalks to dedicate right-of-way to extend 2-feet behind the back of curb and to 
provide a sidewalk easement extending 2-feet behind the back of sidewalk for La Quinta Way. 

The applicant should plat the center landscape island as right-of-way owned by ACHD.  The 
applicant or the future homeowner’s association should enter into a license agreement with 
ACHD if landscaping is desired within the island. 

7. Internal Local Streets 
a. Existing Conditions: There are no public streets within the site. 

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

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

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

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

• Reduces vehicle miles traveled. 
• Increases pedestrian and bicycle connectivity. 
• Increases access for emergency services. 
• Reduces need for additional access points to the arterial street system. 
• Promotes the efficient delivery of services including trash, mail and deliveries. 
• Promotes appropriate intra-neighborhood traffic circulation to schools, parks, 

neighborhood commercial centers, transit stops, etc. 
• Promotes orderly development. 

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

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

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

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

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

The District will consider alternatives to the standard cul-de-sac turnaround on a case-by-case 
basis.  This will be based on turning area, drainage, maintenance considerations and the written 
approval of the agency providing emergency fire service for the area where the development is 
located. 
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Tangent Length Approaching Intersections Policy:  District policy 7207.5.14 states that 
intersections located on horizontal curves should be avoided particularly if the radius of either 
street is close to the minimum allowed or if the intersection occurs on the inside of the horizontal 
curve. A permanent sight distance easement based on the sight distance of the design speed 
shall be provided where one street must intersect with another on a curve. 

The minimum centerline tangent length approaching an intersection shall be 150-feet from the 
near edge of the travel way. If the street is planned for future widening, then the tangent shall 
be measured from the near edge of the future travel way. 

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

• The median is platted as right-of-way owned by ACHD. 
• The width of an island near an intersection is 12-feet maximum for a minimum distance of 

150-feet.  Beyond the 150-feet, the island may increase to a maximum width of 30-feet. 
• At an intersection that is signalized or is to be signalized in the future, the median width 

shall be reduced to accommodate the necessary turn lane storage and tapers. 
• The Developer or Homeowners Association shall apply for a license agreement if 

landscaping is to be placed within these medians. 
• The license agreement shall contain the District’s requirements of the developer including, 

but not limited to, a “hold harmless” clause; requirements for maintenance by the 
developer; liability insurance requirements; and restrictions. 

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

c. Applicant Proposal:  The applicant is proposing to construct the entry portions of  Falkland 
Avenue, Sagwon Street (east of Locust Grove Road), Trevelin Avenue and Sparrow Cove 
Street with an 8-foot wide center landscape island , two 21-foot wide travel lanes, vertical curb, 
gutter, 8-foot wide planter strips and 5-foot wide detached concrete sidewalk. The applicant is 
proposing to dedicate 70-feet of right-of-way and provide sidewalk easements extending 2-feet 
behind the back edge of sidewalk. 

The applicant is proposing to construct the remaining local streets as 36-foot street sections 
with rolled curb, gutter, 8-foot wide planter strips and 5-foot wide detached concrete sidewalk. 
The applicant is proposing to dedicate 50-feet of right-of-way and provide sidewalk easements 
extending 2-feet behind the back edge of sidewalk. 

The applicant is proposing to terminate Fitz Roy Street, Lake Moreno Court and Trelew Way in 
a cul-de-sac. 

The applicant is proposing to construct knuckles with a 50-foot radius at the following 
intersections: 

• Darwin Avenue and Raison Street 

• Sapper Hill Avenue and Raison Street 

• Merino Street and Green Cottage Avenue 

• Merino Street and Fox Bay Avenue 

• Temuco Avenue and Bariloche Street 

• Lake Mascardi Street and Villa Trafal Avenue 
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• La Luma Street and Rawson Way 

d. Staff Comments/Recommendations:  The applicant’s proposal to construct the entry portion 
of  Falkland Avenue, Sagwon Street (east of Locust Grove Road), Trevelin Avenue and Lake 
Moreno Street with an 8-foot wide center landscape island, two 21-foot wide travel lanes, 
vertical curb, gutter, 8-foot wide planter strips and 5-foot wide concrete sidewalk meets District 
policy and should be approved as proposed. 

The applicant’s proposal to dedicate 70-feet of right-of-way for Falkland Avenue, Sagwon Street 
(east of Locust Grove Road), Trevelin Avenue and Lake Moreno Street does not meet District 
policy which requires sidewalk to be located wholly within the right-of-way or wholly within an 
easement. The applicant should be required to dedicate additional right-of-way to extend 2-feet 
behind the back of sidewalk OR to dedicate right-of-way to extend 2-feet behind the back of 
curb, and to provide a sidewalk easement extending 2-feet behind the back of sidewalk.  

The applicant should be required to plat the center landscape island as right-of-way owned by 
ACHD.  The applicant or the future homeowner’s association should enter into a license 
agreement with ACHD is if landscaping is desired within the island. 

The applicant’s proposal to construct the remaining local streets as 36-foot wide street sections 
with rolled curb, gutter, 8-foot wide planter strips and 5-foot wide detached concrete sidewalk 
meets District policy and should be approved as proposed. The applicant’s proposal to dedicate 
50-feet of right-of-way and provide sidewalk easements extending 2-feet behind the back of 
sidewalk meets District policy and should be approved as proposed. 

The applicant’s proposal to terminate Fitz Roy Court and Trelew Way in a cul-de-sac meets 
District policy and should be approved. The cul-de-sac should be required to have a minimum 
back of curb radius of 45-feet. 

The applicant’s proposal to construct 7 knuckles throughout the site, meets District policy and 
should be approved as proposed. 

8. Alleys 
a. Existing Conditions: There are no alleys within the site. 

b. Policy: 
New Alley Policy:  District Policy 7210.3.1 requires the minimum right-of-way width for all new 
residential alleys shall be a minimum of 16-feet or a maximum of 20-feet. If the residential alley 
is 16-feet in width building setbacks required by the land use agency having jurisdiction shall 
provide sufficient space for the safe backing of vehicles into the alley (see Section 7210.3.3).  
The minimum right-of-way width for all new commercial or mixed-use alleys shall be 20-feet.  
All alleys shall be improved by paving the full width and length of the right-of-way. 

Dedication of clear title to the right-of-way and the improvement of the alley, and acceptance of 
the improvement by the District as meeting its construction standards, are required for all alleys 
contained in a proposed development. 

Alley Length Policy:  District Policy 7210.3.2 states that alleys shall be no longer than 700-
feet in length. If the lead land use agency having jurisdiction requires a shorter block length, the 
alley shall be no longer than the agency’s required block length. 

Alley Parking & Setbacks Policy:  District Policy 7210.3.3 states that parking within the alley 
right-of-way is prohibited.  “No Parking” signs are required to be installed by the developer.  The 
signs should be located at the alley/street intersections.  Parking which is entered from the alley 
shall be designed so the minimum clear distance from the back of the parking stall to the 
opposite side of the alley is 20-feet for all perpendicular parking. 
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Setbacks for structures taking access from the alley should be closely coordinated with the lead 
land use agency.  The setbacks shall either discourage parking within the alley (where it may 
partially block or occur within the right-of-way) or allow adequate area for one perpendicular 
parking pad.  In order to discourage parking, building setbacks shall be minimal from the alley 
right-of-way line, while still achieving the required 20-feet of back-up space from a garage or 
other parking structure to the opposite side of the alley (i.e. 4-foot setback + 16-foot alley= 20-
feet for back-up space). 

Alley Intersections and Offsets Policy:  District policy 7210.3.7 states that alleys should 
intersect public streets at each end.  In specific circumstances as outlined in the policies below, 
the District may consider allowing an alley to intersect a public street at only one end.  A 90-
degree angle of intersection shall be designed where practical.  In no case shall the intersecting 
angle be less than 75-degrees, as measured from centerline of intersecting street.  An access 
to an alley shall be located a minimum of 50-feet from the nearest street (measured centerline 
to centerline). 

Alley/Local Street Intersections Policy:  District Policy 7210.3.7.2 states that alleys may 
intersect all types of local streets including minor local streets.  Alleys shall generally be 
designed with a curb cut type approach when intersecting a local street.  Alleys shall generally 
intersect streets in the middle of the block equally offsetting the intersecting streets.  Alleys shall 
either align with alley/street intersections or provide a minimum 100-foot offset (measured 
centerline to centerline) from other local street intersections.  For alley intersections with local 
streets, the District may consider a reduced offset if the lead land use agency’s required lot size 
allows for shorter buildable lots. 

c. Applicant Proposal:  The applicant is proposing to construct three 20-foot wide residential 
alleys in the following locations:  

• An east/west alley located between Darwin Avenue and Sapper Hill Avenue. 

• An east/west alley located between El Foyel Way and Rawson Way. 

• A north/south alley located between Los Lakes Street and Lake Mascardi Street. 

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

9. Roadway Offsets 
a. Existing Conditions:  There are no public streets within 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 
unsignalized collector roadways intersecting minor arterials is 1,320-feet. 
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District policy 7206.4.5, states that the preferred spacing for a new local street intersecting a 
collector roadway to align or offset a minimum of 330-feet from any other street (measured 
centerline to centerline). 

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

c. Applicant Proposal:  The applicant has proposed the following roadways to intersect Hubbard 
Road: 

• La Quinta Way located 1,315-feet east of Locust Grove Road (1,625-feet west of future 
Eagle Road). 

• Falkland Avenue located 610-feet west of Locust Grove Road (760-feet east of Fuego 
Avenue). 

• Trevelin Avenue located 660-feet east of Locust Grove Road (655-feet west of La Quinta 
Way). 

The applicant has proposed the following roadways to intersect Locust Grove Road: 

• Wasatch Way located 1,990-feet north of Hubbard Road (1,170-feet north of Sagwon 
Street). 

• Sagwon Street located 819-feet north of Hubbard Road. 

The applicant has proposed the following roadway to intersect Eagle Road: 

• Sparrow Cove Street located 1,410-feet south of Hubbard Road. 

The applicant has proposed to construct Fitz Roy Court to intersect La Quinta Way 200-feet 
south of Hubbard Road. 

The applicant has proposed to construct Los Lakes to intersect La Quinta Way 655-feet north 
of Lake Mascardi Street. 

d. Staff Comments/Recommendations:  The applicant’s proposal for Falkland Avenue to 
intersect Hubbard Road located 610-feet west of Locust Grove Road does not meet District 
spacing requirements of 660-feet. However, the proposed location of Falkland Avenue was at 
staff’s request. Staff recommends a 6% modification of policy to provide for the future alignment 
of a public street on the south side of Hubbard Road. The modification of policy is approved at 
the discretion of the Development Services Manager. 

Mason Creek, a future residential collector road listed in the MSM and included in Patagonia 
Subdivision to the west, is planned to intersect Locust Grove Road 670-feet north of the 
proposed Wasatch Way intersection. The applicant’s proposal for Wasatch Way to intersect 
Locust Grove Road 670-feet south of Mason Creek meets District policy and should be 
approved as proposed.  

The applicant’s proposal for Sparrow Cove Street to intersect Eagle Road 1,410-feet south of 
Hubbard Road meets District policy and should be approved as proposed.  

The applicant’s proposal to construct Fitz Roy Court 200-feet south of Hubbard Road does not 
meet District policy, which requires a minimum 330-foot offset from all other public streets. 
However, staff recommends a 40% modification of policy to allow the roadway to be located as 
proposed. This is because relocating Fitz Roy Court a minimum of 330-feet south, as required 
by policy, would limit sight distance at the intersection due to a curve in the road. 
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10. Stub Streets 
a. Existing Conditions:  Two stub streets were approved stubbing to this site from Patagonia 

Subdivision west of the site. The stub streets are located 245-feet and 830-feet north of Hubbard 
Road (measured centerline-to-centerline). 

b. Policy: 
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. 

Stub Street Policy:  District policies 7205.2.3 (arterials) / 7207.2.4.3 (locals) state 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 Sections 7205.2 (arterials) / 7207.2.4 
(locals), 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 IS A DESIGNATED ARTERIAL STREET.  THIS STREET WILL BE EXTENDED AND 
WIDENDED IN THE FUTURE.” or "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 policies 7205.2.4 (arterials) / 7207.2.4.4 (locals) 
require 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 extend both stub streets into the site as 36-
foot street sections. 

The applicant is proposing to construct 4 stub streets to the north as follows: 

• Egg Harbor Avenue located 1,200-feet west of Locust Grove Road. 

• Falkland Avenue located 610-feet west of Locust Grove Road. 

• Trelew Way located 1,060-feet east of Locust Grove Road. 
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• Rawson Avenue located 210-feet west of Eagle Road.  

The applicant is proposing to construct 2 stub streets to the south as follows: 

• El Turbio Street located 1,235-feet east of Locust Grove Road.  

• Pucon Avenue located 660-feet from the western property line.  

The applicant is proposing to construct 4 stub streets to the west as follows: 

• Fitz Roy Street located 200-feet south of Hubbard Road. 

• Lanin Street located 755-feet south of Hubbard Road, to the future school site. 

• Los Lakes Street located 655-feet north of Lake Mascardi Street. 

• Lake Mascardi Street located 755-feet north of the southern property line.  

The applicant is proposing to construct one stub street to the east Fitz Roy Street located 200-
feet south of Hubbard Road. 

d. Staff Comments/Recommendations:  The previously approved stub street from Patagonia 
Subdivision located 830-feet north of Hubbard Road has not been constructed at this time. If 
Sagwon Street is constructed prior to the stub street from Patagonia Subdivision, the applicant 
should be required to install a sign at the terminus of the stub street stating, "THIS ROAD WILL 
BE EXTENDED IN THE FUTURE.” A temporary turnaround is not required as the stub street is 
less than 150-feet in length. 

The proposed stub streets to the north meet District policy and should be approved as proposed. 
The applicant should be required to install a sign at the terminus of the stub streets stating, 
"THIS ROAD WILL BE EXTENDED IN THE FUTURE.” A temporary cul-de-sac turnaround 
should be installed at the terminus of Trele Way as it is greater than 150-feet in length. 

The proposed stub streets to the south meet District policy and should be approved as 
proposed. The applicant should be required to install a sign at the terminus of the stub streets 
stating, "THIS ROAD WILL BE EXTENDED IN THE FUTURE.” A temporary turnaround is not 
required as the stub streets are less than 150-feet in length. 

The proposed stub street locations for Fitz Roy Street, Los Lakes Street and Lake Mascardi 
Street to the west meet District policy and should be approved. The proposed stub street of 
Lanin Street should not be approved as proposed, as referenced in finding number 13 below. 
The applicant should be required to construct a cul-de-sac at the terminus of Fitz Roy Street, 
extending the right-of-way to the western property line. The applicant should be required to 
install a sign at the terminus of the stub streets stating, "THIS ROAD WILL BE EXTENDED IN 
THE FUTURE.”  

The applicant’s proposal to stub Fitz Roy Court to the east meets District policy and should be 
approved as proposed.  The applicant should be required to install a sign at the terminus of the 
stub streets stating. "THIS ROAD WILL BE EXTENDED IN THE FUTURE.” A temporary 
turnaround is not required as the stub streets are less than 150-feet in length. 

11. Driveways 
11.1 Locust Grove Road 

a. Existing Conditions:  Wasatch Lane, an existing private road intersects Locust Grove Road 
227-feet south of the northern property line (along the southern property line of proposed Lot 2 
Block 13).  
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b. Policy: 
Access Points Policy:  District Policy 7205.4.1 states that all access points associated with 
development applications shall be determined in accordance with the policies in this section 
and Section 7202.  Access points shall be reviewed only for a development application that is 
being considered by the lead land use agency.  Approved access points may be relocated 
and/or restricted in the future if the land use intensifies, changes, or the property redevelops. 

Access Policy:  District policy 7205.4.6 states that direct access to minor arterials is typically 
prohibited.  If a property has frontage on more than one street, access shall be taken from the 
street having the lesser functional classification.  If it is necessary to take access to the higher 
classified street due to a lack of frontage, the minimum allowable spacing shall be based on 
Table 1a under District policy 7205.4.6, unless a waiver for the access point has been approved 
by the District Commission. 

c. Applicant Proposal:  The applicant is proposing to remove Wasatch Lane. 

d. Staff Comments/Recommendations:  The existing Wasatch Lane intersection onto Locust 
Grove Road should be closed with a minimum of a 3-foot wide gravel shoulder, borrow ditch 
and 5-foot wide concrete sidewalk or vertical curb, gutter, an 8-foot wide planter strip and 8-foot 
wide concrete sidewalk, consistent with the adjacent improvements to Locust Grove Road. 

11.2 Local Streets 
a. Policy: 

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

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

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

b. Applicant Proposal:  The applicant is proposing to construct two curb return type driveways to 
access the community pool parking lots located as follows:  

• A 24-foot wide driveway Merino Street aligned with Trevelin Avenue.  

• A 24-foot wide driveway onto Villa Trafal Avenue aligned with Sparrow Cove Street. 

c. Staff Comments/Recommendations:  The proposed driveway locations meet District policy 
and should be approved as proposed. 

12. Traffic Calming 
a. Speed Control and Traffic Calming Policy:  District policy 7207.3.7 states that the design of 

local street systems should discourage excessive speeds by using passive design elements.  If 
the design or layout of a development is anticipated to necessitate future traffic calming 
implementation by the District, then the District will require changes to the layout and/or the 
addition of passive design elements such as horizontal curves, bulb-outs, chokers, etc.  The 
District will also consider texture changes to the roadway surface (i.e. stamped concrete) as a 
passive design element.  These alternative methods may require maintenance and/or license 
agreement. 
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b. Applicant Proposal:  The applicant is 
proposing the following street segments in 
excess of 750-feet in length (shown in blue): 

• Sagwon Street (west of Locust Grove 
Road) (over 1,500-feet) 

• Merino Street (west of Locust Grove 
Road) (over 1,500-feet) 

• Fox Bay Avenue/Way (over 1,000-feet) 

• Wasatch Way (over 1,500-feet) 

• Fitz Roy Street (over 1,600-feet) 

• Los Lakes Street (over 1,000-feet) (stub) 

• Lake Mascardi Street (stub) 

• El Foyel Way (over 1,500-feet) 

• Rawson Avenue (over 1,600-feet) (stub) 

• La Luma Street 

c. Staff Comments/Recommendations:  Prior to ACHD’s signature on the first final plat the 
applicant should redesign the roadways listed above to limit street segments in excess of 750-
feet in length or provide traffic calming on all segments 750-feet or greater. 

Egg Harbor Street is not proposed to exceed 750-feet in length, however, is stubbed to the 
northern property line. When the stub street is extended it will exceed 750-feet in length. The 
applicant should redesign the roadway layout to limit street length or provide a traffic calming 
plan including the use of passive design elements approved by ACHD Traffic Services.  

Stop signs, speed humps/bumps and valley gutter will not be accepted as traffic calming. 

13. Future School Site 
a. Applicant Proposal:  The applicant is proposing a 9.8-acre lot, abutting Locust Grove Road 

located 350-feet south of Hubbard Road to be designated as a future school site. 
Lanin Street is proposed to stub to the school site. 

b. Staff Comments/Recommendations: ACHD staff has the following concerns with the 
proposed school site location and recommends the school be relocated internal to the site, not 
adjacent to an arterial street. 
• The proposed school site has frontage on Locust Grove Road, a 50-MPH minor arterial 

roadway. Staff has concerns regarding pedestrian safety and access to the school site.    
• Due to the proposed school site’s proximity to the Locust Grove Road / Hubbard Road 

intersection the installation of school zones flashers and signalized pedestrian crossings 
on both Locust Grove and Hubbard Roads should be anticipated.  

• Staff has concerns regarding the potential for stacking/parking on Locust Grove Road 
during school drop-off/pick-up, as parking is prohibited on Locust Grove Road. The school 
should be designed to provide adequate vehicle storage to prevent stacking on Locust 
Grove Road.  

• Staff recommend that the school site be relocated within the subdivision to provide better 
access and safety for pedestrians.   
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• If the school site is not relocated, then additional requirement may be necessary to serve 
the site generated traffic, such as the construction of turn lanes and off-site pedestrian 
facilities. 

• A traffic impact study will be required for the new school.   
The Kuna School District has indicated that they have not made a final determination to 
purchase the school site proposed as part of this application. However, the School District did 
express that if they were to develop the proposed school site, they would not be in support of 
the proposed stub street (Lanin Street). 
Staff recommends the right-of-way for Limpet Creek Avenue extend to the future school site 
and not provide a stub street to the designated future school site. By providing local street 
frontage, this maximizes the developable area for the school if the Kuna School District 
purchases the site, while also providing for local street connectivity should the site not be 
developed as a school site. 
The sidewalk from the south side of Lanin Street should connect to the sidewalk on the west 
side of Limpet Creek Avenue. 

14. 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. 

15. 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. 

16. Other Access 
Eagle Road is classified as a principal arterial roadway, Hubbard Road and Locust Grove Road are 
classified as minor arterial roadways and La Quinta Way is classified as a collector roadway. 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. Prior to ACHD's signature on the final plat which contains the 202nd lot submit an updated traffic 

impact study to ACHD. At a minimum the updated traffic impact study should include an analysis of 
the intersections and roadway segments included in the original traffic impact study.  Coordinate 
the full scope of work for the updated traffic impact study with staff.  

2. Redesign the following roadways to reduce the length of the roadways or to include the use of 
passive design elements and submit a revised internal street layout plan showing the redesigned 
roadways for review and approval prior to ACHD’s signature on the first final plat. 

• Sagwon Street (west of Locust Grove Road) (over 1,500-feet) 

• Merino Street (west of Locust Grove Road) (over 1,500-feet) 

• Fox Bay Avenue/Way (over 1,000-feet) 
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• Wasatch Way (over 1,500-feet) 

• Fitz Roy Street (over 1,600-feet) 

• Los Lakes Street (over 1,000-feet) (stub) 

• Lake Mascardi Street (stub) 

• El Foyel Way (over 1,500-feet) 

• Rawson Avenue (over 1,600-feet) (stub) 

• La Luma Street 

• Egg Harbor Stub street 

Stop signs, speed humps/bumps and valley gutter will not be accepted as traffic calming. 

3. Dedicate 58-feet of right-of-way along Eagle Road abutting the site and construct 5-foot wide 
detached concrete sidewalk for Eagle Road located 2-feet east of the right-of-way line. 
Compensation should not be provided for any improvements or right-of-way dedication for Eagle 
Road, as this street segment is not scheduled for improvements in ACHD’s IFYWP or CIP. 

4. Coordinate with ACHD to determine what roadway improvements are required for Eagle Road 
abutting the site, prior to signing the first final plat abutting Eagle Road. 

5. Improve Hubbard Road west of Locust Grove Road as a 46-foot street section with vertical curb, 
gutter, 15.5-foot wide planter strips and 8-foot wide concrete sidewalk where the applicant controls 
both side of the roadway and as ½ of a 46-foot street section with vertical curb, gutter, a 15.5-foot 
wide planter strip and 8-foot wide concrete sidewalk where the applicant controls one side of the 
roadway. Dedicate right-of-way to total 48.5-feet from section line for Hubbard Road abutting the 
site west of Locust Grove Road. 

OR 

Improve Hubbard Road west of Locust Grove Road with a minimum of 17-feet of pavement from 
centerline plus a 3-foot wide gravel shoulder and 5-foot wide concrete sidewalk located a minimum 
of 31-feet from section line adjacent to the entire site. Dedicate right-of-way to total 37-feet from 
section line for Hubbard Road abutting the site west of Locust Grove Road. 

6. Improve Hubbard Road east of Locust Grove Road ½ of a 46-foot street section with vertical curb, 
gutter, an 8-foot wide planter strip and 8-foot wide concrete sidewalk. Dedicate right-of-way to total 
37-feet from section line and provide a sidewalk easement extending 2-feet behind the back edge 
of sidewalk for all sidewalk located outside the dedicated right-of-way. 

OR 

Improve Hubbard Road east of Locust Grove Road with a minimum of 17-feet of pavement from 
centerline plus a 3-foot wide gravel shoulder and 5-foot wide concrete sidewalk located a minimum 
of 31-feet from section line adjacent to the entire site. Dedicate right-of-way to total 37-feet from 
section line and provide a sidewalk easement extending 2-feet behind the back edge of sidewalk 
for all sidewalk located outside the dedicated right-of-way. 

7. No compensation shall be provided for any improvements or right-of-way dedication along Hubbard 
Road abutting the site, as this roadway is not scheduled for improvements in ACHD’s IFYWP or 
CIP 

8. Dedicate right-of-way to accommodate the future construction of a single lane roundabout at the 
intersection of Hubbard Road and Locust Grove Road to match the template shown on Attachment 
5.  
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9. Improve Locust Grove Road as a 46-foot street section with vertical curb, gutter, 15-foot wide 
planter strips and 8-foot wide concrete sidewalk where the applicant controls both sides of the 
roadway and as ½ of a 46-foot street section with vertical curb, gutter, a 15-foot wide planter strip 
and 8-foot wide concrete sidewalk where the applicant controls one side of the roadway, consistent 
with the MSM. The applicant should dedicate right-of-way to total 48.5-feet from section line of 
Locust Grove Road abutting the site. 

OR 

Improve Locust Grove Road with a minimum of 17-feet of pavement from centerline plus a 3-foot 
wide gravel shoulder and 5-foot wide concrete sidewalk located a minimum of 31-feet from section 
line adjacent to the entire site. Dedicate right-of-way to total 37-feet from section line and provide a 
sidewalk easement extending 2-feet behind the back edge of sidewalk for all sidewalk located 
outside the dedicated right-of-way. 

10. No compensation shall be provided for any improvements or right-of-way dedication along Locust 
Grove Road abutting the site, as this roadway is not scheduled for improvements in ACHD’s IFYWP 
or CIP. 

11. Construct a dedicated southbound right-turn lane on Locust Grove Road at Sagwon Street, when 
Sagwon Street is constructed to intersect Locust Grove Road. 

12. Construct La Quinta Way as a collector roadway with an 8-foot wide landscape median, two 21-
foot wide travel lanes, vertical curb, gutter and a minimum of 7-foot wide attached concrete sidewalk 
(or 5-foot wide detached concrete sidewalk). 

13. Plat center landscape islands as right-of-way owned by ACHD. Enter into a license agreement with 
ACHD if landscaping is desired within the islands. 

14. Dedicate right-of-way for La Quinta Way to extend 2-feet behind the back edge of sidewalk OR to 
dedicate right-of-way to extend 2-feet behind the back edge of curb (only applicable with detached 
sidewalk) and to provide a sidewalk easement extending 2-feet behind back the back edge of 
sidewalk. 

15. Construct the entry portions of Falkland Avenue, Sagwon Street (east of Locust Grove Road), 
Trevelin Avenue and Lake Moreno Street with an 8-foot wide landscape median, two 21-foot wide 
travel lanes, vertical curb, gutter, 8-foot wide center landscape islands and 5-foot wide detached 
concrete sidewalk as proposed. Dedicate right-of-way to extend 2-feet behind the back edge of 
sidewalk OR to dedicate right-of-way to extend 2-feet behind the back edge of curb (only applicable 
with detached sidewalk), and to provide a sidewalk easement extending 2-feet behind the back 
edge of sidewalk. 

16. Construct the remaining local streets internal to the site as 36-foot wide street sections with rolled 
curb, gutter, 8-foot wide planter strips and 5-foot wide detached concrete sidewalk as proposed. 
Dedicate 50-feet of right-of-way and provide sidewalk easements extending 2-feet behind the back 
edge of sidewalk 

17. Construct a cul-de-sac with a minimum 45-foot back of curb radius on Fitz Roy Street, Lake Moreno 
Court and Trelew Way. 

18. Construct three 20-foot wide residential public alleys located as follows: 

• Between Darwin Avenue and Sapper Hill Avenue. 

• Between El Foyel Way and Rawson Way. 

• Between Los Lakes Street and Lake Mascardi Street. 

19. Construct La Quinta Way to intersect Hubbard Road 1,315-feet east of Locust Grove Road. 
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20. Construct Falkland Avenue to intersect Hubbard Road 610-feet west of Locust Grove Road. 

21. Construct Trevelin Avenue to intersect Hubbard Road 660-feet east of Locust Grove Road. 

22. Construct Wasatch Way to intersect Locust Grove Road located 1,990-feet north of Hubbard Road. 

23. Construct Sagwon Street to intersect Locust Grove Road 819-feet north of Hubbard Road. 

24. Construct Sparrow Cove Street to intersect Eagle Road 1,410-feet south of Hubbard Road. 

25. Construct Fitz Roy Court to intersect La Quinta Way a minimum of 200-feet south of Hubbard Road 
(measured centerline-to-centerline). 

26. Construct Los Lakes to intersect La Quinta Way a minimum of 330-feet north of Lake Mascardi 
Street. 

27. Construct 4 stub streets to the north as follows: 

• Egg Harbor Avenue located 1,200-feet west of Locust Grove Road, to parcel 
R7486740400. 

• Falkland Avenue located 610-feet west of Locust Grove Road, to parcel R7486740500. 

• Trelew Way located 1,060-feet east of Locust Grove Road, to parcel S1408336690. 

• Rawson Avenue located 210-feet west of Eagle Road, to parcel S1417212400. 

28. Construct 2 stub streets to the south as follows: 

• El Turbio Street located 1,235-feet east of Locust Grove Road, to parcel S1408336690. 

• Pucon Avenue located 660-feet from the western property line, to parcel S1417314800. 

29. Construct 3 stub streets to the west as follows: 

• Fitz Roy Street located 200-feet south of Hubbard Road, to parcel S1417223100. 

• Los Lakes Street located 655-feet north of Lake Mascardi Street, to parcel R9321840200. 

• Lake Mascardi Street located 755-feet north of the southern property line, to parcel 
R9321840300. 

30. Construct one sub street to the east, Fitz Roy Street located 200-feet south of Hubbard Road, to 
parcel S1417212400. 

31. Extend the 50-foot right-of-way from Fitz Roy Street to the western property line. 

32. Install a sign at the terminus each stub street stating, "THIS ROAD WILL BE EXTENDED IN THE 
FUTURE.” Construct a temporary cul-de-sac turnaround of all stub streets greater than 150-feet in 
length. 

33. Close the existing Wasatch Lane intersection onto Locust Grove Road with curb, gutter and 
sidewalk consistent with the adjacent improvements. 

34. Construct two curb return type driveways to access the community pool parking lots located as 
follows:  

• A 24-foot wide driveway Merino Street aligned with Trevelin Avenue.  

• A 32-foot wide driveway on El Foyel Way 24 feet south of Sparrow Cove Street. 

35. Dedicate right-of-way on Limpet Creek Avenue to abut the future school site. 
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36. Note on the final plat that other than access specifically approved with this application, direct lot 
access to Eagle Road, Hubbard Road, Locust Grove Road and La Quinta Way is prohibited. 

37. Submit civil plans to ACHD Development Services for review and approval. The impact fee 
assessment will not be released until the civil plans are approved by ACHD.  

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

39. Comply with all Standard Conditions of Approval. 

E.  Standard Conditions of Approval 
1. All proposed irrigation facilities shall be located outside of the ACHD right-of-way (including all 

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

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

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

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

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

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

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

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

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

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.   
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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. Traffic Impact Study Excerpted Executive Summary 
4. Compass Checklist 
5. Single Lane Roundabout Template 
6. Utility Coordinating Council 
7. Development Process Checklist 
8. Appeal Guidelines 
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VICINITY MAP 
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SITE PLAN 
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TRAFFIC IMPACT STUDY EXCERPTED EXECUTIVE SUMMARY 

Improvements Needed to Mitigate 2018 Existing Traffic 

The traffic impact study notes that under existing conditions (2018) all study roadway segments and 
intersections operate at an acceptable level of service. 

Improvements Needed to Mitigate 2023 Phase 1 Background Traffic 

Under 2023 background traffic conditions all study roadway intersections operate at an acceptable 
level of service, except for the following: 

• SH 69 and Columbia Road intersection 

o Signal operation/timing adjustments 

Under 2023 background traffic conditions all study roadway segments operate at an acceptable 
level of service, except for the following: 

• Columbia Road between SH 69 and Locust Grove Road would need widened to three lanes 
to meet LOS E planning threshold. 

o According to ACHD’s MSM, this segment of Columbia Road is planned for three lanes 
preservation. 

Improvements Needed to Mitigate 2023 Phase 1 Total Traffic 

Under 2023 total traffic conditions all study roadway segments and intersections operate at an 
acceptable level of service, with the exception of the SH 69 and Columbia Road intersection, and 
Columbia Road between SH 69 and Locust Grove Road (as noted above). 

Improvements Needed to Mitigate 2030 Phase 2 Background Traffic 

Under 2030 Phase 2 background traffic conditions all study roadway segments and intersections 
operate at an acceptable level of service, except for the following: 

• Columbia Road and SH 69 intersection 
o Three through lanes on SH 69 approaches 

➢ The additional through lanes on SH 69 are auxiliary through lanes extending at 
least 2,000 feet beyond the intersection to allow proper merging operation and 
signage based on NCHRP Report 707. 

o Southbound right-turn lane 
o Dual left-turn lanes on Columbia Road approaches 

These intersection improvements are not programmed in ITD’s or ACHD’s current transportation 
plans. 

• Hubbard Road and SH 69 intersection 
o Southbound right-turn lane 

Two study area intersections are expected to meet vehicular volume thresholds for signals based 
on preliminary signal warrant analysis: 

• Locust Grove Road and Columbia Road intersection 
o Although the intersection is expected to meet warrants for a signal, it is expected to meet 

ACHD’s minimum operational thresholds as an all-way stop-controlled intersection. 
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o A signal is not required to mitigate 2030 background traffic. 
o A detailed signal warrant analysis should be conducted with an updated TIS for Phase 

2. 
• Eagle Road and Columbia Road intersection 

o Although the intersection is expected to meet warrants for a signal, it is expected to meet 
ACHD’s minimum operational thresholds as an all-way stop-controlled intersection. 

o A signal is not required to mitigate 2030 background traffic. 
o A detailed signal warrant analysis should be conducted with an updated TIS for Phase 

2. 
Improvements Needed to Mitigate 2030 Phase 2 Total Traffic 

Under 2030 Phase 2 total traffic conditions with the preceding improvements identified in the prior 
phase, all study roadway segments and intersections operate at an acceptable level of service, 
except for the following:  

• SH 69 and Columbia Road intersection 
o No improvements are proposed to mitigate 2030 total traffic impacts. 

➢ The intersection is expected to meet LOS D threshold with all lane group v/c ratios 
meeting 1.00 threshold. 

➢ The intersection is expected to only exceed the overall intersection v/c ratio 
threshold during the peak hours. 

• Locust Grove Road and Columbia Road intersection (two options) 
o Single-lane roundabout 

➢ The intersection is identified in the current ACHD MSM as a single-lane 
roundabout. 

o Signal with left-turn lanes on all approaches 

➢ The intersection is expected to meet warrants for a signal with 2030 total traffic. 

These intersection improvement options are not programmed in the current ACHD’s 
transportation plans. They are identified in this traffic impact study as anticipated improvement 
options needed to mitigate 2030 Phase 2 total traffic. These improvements may or may not be 
required if the background traffic growth is different from what is assumed in this study and/or 
Patagonia Subdivision is developed at a different rate. These improvement options should be 
verified with an updated TIS for future phase preliminary plat submittal. 

• Columbia Road between Locust Grove Road and Eagle would need widened to three lanes 
to meet LOS E planning threshold. 

o According to ACHD’s MSM, this segment of Columbia Road is planned for three lanes 
preservation. 

Two study area intersections are expected to meet vehicular volume thresholds for signals based 
on preliminary signal warrant analysis: 

• Lake Hazel Road and Locust Grove Road intersection 
o Although the intersection is expected to meet warrant for a signal, it is expected to meet 

ACHD’s minimum operational thresholds as an all-way stop-controlled intersection. 
o As a result, a signal is not required to mitigate 2030 total traffic to meet ACHD’s minimum 

operational thresholds. 
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o A detailed signal warrant analysis should be conducted with an updated TIS for future 
phase preliminary plat submittal. 

• Eagle Road and Columbia Road intersection 
o Although the intersection is expected to meet warrant for a signal, it is expected to meet 

ACHD’s minimum operational thresholds as an all-way stop-controlled intersection. 
o As a result, a signal is not required to mitigate 2030 total traffic to meet ACHD’s minimum 

operational thresholds. 
o A detailed signal warrant analysis should be conducted with an updated TIS for future 

phase preliminary plat submittal. 
Improvements Needed to Mitigate 2038 Phase 3 (Build-Out) Background Traffic 

Under 2038 background traffic conditions with the preceding improvements identified in the prior 
phase, all study roadway segments and intersections operate at an acceptable level of service, 
except for the following: 

• Locust Grove Road and Lake Hazel Road intersection (two options) 
o Single-lane roundabout 

➢ The Locust Grove Road and Lake Hazel Road intersection is identified in the 
current ACHD CIP as a single-lane roundabout between 2026 and 2030 
timeframe. 

o Signal with left-turn lanes on all approaches 
➢ The intersection is expected to meet warrants for a signal with 2038 background 

traffic. 
These improvement options should be verified with an updated TIS for future phase 
preliminary plat submittal. 

• SH 69 and Columbia Road intersection 
o Two through lanes on Columbia Road approaches 

➢ Columbia Road is not programed in the current ACHD’s transportation plans to be 
widened to accommodate two through lanes in either direction. These 
improvements are identified as anticipated improvements needed to mitigate 2038 
background traffic, and should be verified with an update TIS for future phase 
preliminary plat submittal. 

• Eagle Road and Columbia Road intersection (two options) 
o Single-lane roundabout 

➢ The intersection is identified in the current ACHD MSM as a single-lane 
roundabout. 

o Traffic signal with left-turn lanes on all approaches 
➢ The intersection is expected to meet warrants for a signal with 2038 background 

traffic. 
These intersection improvement options are not programmed in the current ACHD’s 
transportation plans. They are identified in this TIS as anticipated improvement options 
needed to mitigate 2038 background traffic. These improvements may or may not be 
required if the background traffic growth is different from what is assumed in this study 
and/or Patagonia Subdivision is developed at a different rate. These improvement options 
should be verified with an updated TIS for future phase preliminary plat submittal. 

• Hubbard Road and SH 69 intersection 
o Westbound right-turn lane 
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• Columbia Road 
o Widen to five lanes approximately ½ mile east and west of SH 69 intersection 

➢ These segments of Columbia Road are identified in ACHD MSM as a 
Transitional/Commercial arterial with preservation of up to three lanes. 

Improvements Needed to Mitigate 2038 Phase 3 (Build-Out) Total Traffic 

Under 2038 total traffic conditions with the preceding improvements identified in the prior phase, all 
study roadway segments and intersections operate at an acceptable level of service, except for the 
following: 

• SH 69 and Columbia Road intersection 
o No improvements are proposed to mitigate 2038 total traffic impacts 

➢ The intersection is expected to meet LOS D threshold with all lane group v/c ratios 
meeting 1.00 threshold. 

➢ The intersection is expected to only exceed the overall intersection v/c ratio 
threshold during the peak hours. 

• SH 69 and Hubbard Road intersection 
o No improvements are proposed to mitigate 2038 total traffic impacts 

➢ The intersection is expected to meet LOS D threshold with all lane group v/c ratios 
meeting 1.00 threshold. 

➢ The intersection is expected to only exceed the overall intersection v/c ratio 
threshold during the AM peak hour. 

• Ray / Bridge Access on Locust Grove Road 
o Southbound right-turn lane 

• Columbia Road between Locust Grove Road and Eagle Road is expected to exceed ACHD’s 
LOS E planning threshold with 2038 total traffic as a three-lane minor arterial. 
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COMPASS CHECKLIST 
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SINGLE LANE ROUNDABOUT TEMPLATE 
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Ada County Utility Coordinating Council 
 
 

Developer/Local Improvement District 
Right of Way Improvements Guideline Request 

 
 

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

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

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

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

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

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

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

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

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

Submit a development application to a City or to Ada County 
 

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

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

The Planning Review Section will do one of the following: 
 

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

 
Write a Staff Level report analyzing the impacts of the development on the transportation system and 

evaluating the proposal for its conformance to District Policy. 
 

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

 
Items to be completed by Applicant: 
 

For ALL development applications, including those receiving a “No Review” letter: 
• The applicant should submit one set of engineered plans directly to ACHD for review by the Development 

Review Section for plan review and assessment of impact fees.  (Note:  if there are no site improvements 
required by ACHD, then architectural plans may be submitted for purposes of impact fee assessment.) 

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

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

 
DID YOU REMEMBER: 
Construction (Non-Subdivisions) 

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

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

 Working in the ACHD Right-of-Way  
• Four business days prior to starting work have a bonded contractor submit a “Temporary Highway Use Permit 

Application” to ACHD Construction – Permits along with: 
a) Traffic Control Plan 
b) An Erosion & Sediment Control Narrative & Plat, done by a Certified Plan Designer, if trench is >50’ or you 

are placing >600 sf of concrete or asphalt. 
 
Construction (Subdivisions) 

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

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

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

scheduled. 
 

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

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

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

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

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

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

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

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

 



ADA COUNTY 
DEVELOPMENT SERVICES 

   200 W. FRONT STREET, BOISE, IDAHO 83702-7300                   PHONE (208) 287-7900 
        https://adacounty.id.gov/developmentservices                                 FAX (208) 287-7909 

BUILDING      •      COMMUNITY PLANNING       •      ENGINEERING & SURVEYING      •      PERMITTING 
 

July 12, 2022 
 
Troy Behunin 
Kuna City Planning Department 
PO Box 13 
Kuna, ID 83634 

 
RE: 22-01-AN, 22-01-S / 22-01-PUD / NWC, NEC, of Hubbard and Locust Grove Road and 

south of Hubbard Road and east of Locust Grove Road / Patagonia East, Patagonia 
Ridge, and Patagonia Lakes Subdivision 

Troy, 
 
The City of Kuna has requested feedback regarding the proposed annexation, preliminary plat, 
and planned unit development for the Patagonia East, Patagonia Ridge, and Patagonia Lakes 
Subdivisions, which will consist of 615 detached single-family homes, 53 common lots, and 
one school lot on 173.80-acres located on the NWC and NEC of Hubbard Road and Locust 
Grove Road, and south of Hubbard Road and east of Locust Grove Road.  
 
Ada County is supportive of the application due to the proximity of the site to existing public 
services. Goal 2.2f of the Ada County Comprehensive Plan encourages residential development 
to occur at urban densities within Areas of City Impact where public facilities are available.   
 
The layout of the subdivision complies with many of the goals of the Ada County 
Comprehensive Plan. The  proposal to set aside over 12% of the site as usable open space, with 
parks, pedestrian pathways throughout, which is compatible with Goal 1.3: which calls for the 
development of recreational areas and programs for the use and enjoyment of residents of all 
ages and abilities.  

The proposal for a school site is compatible with Goal 2,1d: which calls for working with school 
districts, cities, other agencies and community members to better coordinate siting of, 
accessibility to, and compatibility of school facilities with surrounding areas to help ensure cost-
effective acquisition of land and timely development of school facilities.  

The proposed access points to Hubbard Road and Locust Grove Road, as well as the proposed 
continuation of two stub street into the subdivision from the west as well as proposed stub streets 
to surrounding properties, are supported  by Goal  4.3 of  the Ada County Comprehensive Plan 
which supports the development of local transportation systems  that  are  well-connected  both  
internally  and  to  the  regional  transportation system.  

Regarding the land use, the proposal is for detached single family lots with a proposed zoning 
of R-8 (Medium density Residential, which allows for up to 8-units per acre, R-6 (Medium 
density Residential), which allows for 6 units per acre, and R-4 (Medium density Residential) 
The site is adjacent to R-6 (Medium density Residential) zoning to the west. Therefore, the site 

https://adacounty.id.gov/developmentservices


is contiguous to City of Kuna limits; and the proposed development is compatible with other 
development in the area.  

 
Please feel free to contact me with any questions.   
 
Sincerely, 

 
Stacey Yarrington 
Community & Regional Planner 
Ada County Development Services 















Communities in Motion 2050 Development Review
The Community Planning Association of Southwest Idaho (COMPASS) 
is the metropolitan planning organization (MPO) for Ada and Canyon 
Counties. COMPASS has developed this review as a tool for local 
governments to evaluate whether land developments are consistent with 
the goals of Communities in Motion 2050 (CIM 2050), the regional long-
range transportation plan for Ada and Canyon Counties. This checklist is 
not intended to be prescriptive, but rather a guidance document based 
on CIM 2050 goals.

Development Name:

CIM Vision Category:

CIM Corridor:

Safety  
Level of Stress measures how 
safe and comfortable a bicyclist 
or pedestrian would feel on a 
corridor and considers multimodal 
infrastructure number of vehicle 
lanes, and travel speeds.

Pedestrian level of stress 

Bicycle level of stress

Economic Vitality  
These tools evaluate whether the 
location of the proposal supports 
economic vitality by growing near 
existing public services. 

Activity Center Access  

Farmland Preservation 

Net Fiscal Impact   

Within CIM Forecast

Convenience
Residents who live or work 
less than 1/2 mile from critical 
services have more transportation 
choices, especially for vulnerable 
populations.

Nearest bus stop

Nearest public school

Nearest public park

Quality of Life
Checked boxes indicate that 
additional information is attached.

Active Transportation

Automobile Transportation

Public Transportation

Roadway Capacity

New Jobs:

Improves performance

Comments:
Communities in Motion 2050 

2020 Change in Motion Report
Development Review Process

Web: www.compassidaho.org    
Email: info@compassidaho.org

New Households:

Reduces performanceDoes not improve or 
reduce performance



Bicycle and Pedestrian Infrastructure  

An individual’s trip is the entire journey from beginning to end. In many cases, a trip may combine a 

number of modes. While motorized vehicles will provide longer trips, users complete the first and last 
portion on their own. For example, almost every vehicle trip includes a walk or bike trip to the parking lot 

or transit stop. Good street connectivity increase the number of travel options and reduces the distances 

traveled to reach destinations. One way to measure route directness is take the ratio of the route distance 
to the straight line-distance. The closer the ratio is to 1, the better for connectivity of the area.  

 
Some steps that can be taken to improve walk/bike infrastructure include:  

 

✓ 
Providing sidewalks, crosswalks, and micropaths to connect 
destinations  

 
Providing an improved pathway along a canal as a 
transportation and recreational option  

 
Siting pathways and sidewalks as directly as conditions 
allow or provide wayfinding signs  

✓ 
Reducing street lengths to discourage speeding on local 
roads  

 
Providing sufficient and covered bike parking near 
destinations 

 

 

 



Fiscal Impact Analysis Supplemental for the 
Development Review Checklist

The purpose of the fiscal impact analysis is to better estimate expected revenues and costs to local 
governments as a result of new development so that the public, stakeholders, and the decision-
makers can better manage growth. Capital and operating expenditures are determined by various 
factors that determine service and infrastructure needs, including persons per household, student 
generation rates, lot sizes, street frontages, vehicle trip and trip adjustment factors, average trip 
lengths, construction values, income, discretionary spending, and employment densities.

The COMPASS Development Checklist considers the level of fiscal benefits, how many public agencies 
benefit or are burdened by additional growth, and how long the proposal will take to achieve a fiscal 
break-even point, if at all. More information about the COMPASS Fiscal Impact Tool is available at: 
www.compassidaho.org/prodserv/fiscalimpact.htm.

Overall Net Fiscal Impact

Net Fiscal Impact, by Agency

City

Highway District

Break Even:

County

School District



June 30, 2022 

Troy Behunin, Senior Planner 
City of Kuna 
751 W. 4th Street 
Kuna, ID 83634 

1503 FIRST STREET SOUTH 

FAX #208-463-0092 

NAMPA IDAHO 83651-4395 

nmid.org 

OFFICE: Nampa 208-466-7861 
SHOP: Nampa 208-466-0663 

RE: 22-01-AN, 22-01-PUD, 22-01-S/Patagonia East, Patagonia Ridge, Patagonia Sub 

Dear Troy: 

Nampa & Meridian Irrigation District (NMID) has no comment on the above referenced 
application as it lies outside of our district boundaries. Please contact Thomas Ritthaler, Boise 
Project- Board of Control, at 208-344-1141 or 2465 Overland Road Room 202 Boise, ID 
83 705-3173. 

All private laterals and waste ways must be protected. All municipal surface drainage must be 
retained on-site. If any surface drainage leaves the site NMID must review drainage plans. 
Developers must comply with Idaho Code 31-3805. 

Sincerely, 

D~o~~~ 
David T. Duvall 
Asst. Water Superintendent 
Nampa & Meridian Irrigation District 
DTD/ eol 

Cc: 
Office/ file 
T. Ritthaler, Board of Control 

RECEIVED 

JUL 0 5 2022 

CITY OF KUNA 

APPROXIMATE IRRIGABLE ACRES 

RIVER FLOW RIGHTS - 23,000 

BOISE PROJECT RIGHTS - 40,000 



AD# 267156

c/o ISj Payment Processing Center
PO Box 1570, 

Pocatello,ID  83204
Ph.  (208) 465-8129 Fax:  (907) 452-5054

ADVERTISING PROOF

Discount:	 $0.00
Surcharge:	 $0.00
Credits:	 $0.00

We Appreciate Your Business!

Gross:$60.32
	 Paid Amount:$0.00

	 Amount Due:$60.32

Payments:
Date	  	    Method      	                                Card Type		          Last 4 Digits	                            Check	    Amount

 
1 KUNA, CITY OF 
P.O. BOX 13 
KUNA, ID  83634

BILLING DATE:     ACCOUNT NO:

08/01/22 21880

AD # DESCRIPTION START STOP TIMES AMOUNT
08/03/22 08/03/22 1 $60.3222-01-AN, 22-01-PUD,267156

LEGAL NOTICE

Case Nos. 22-01-AN 
(Annex), 22-01-PUD 

(Planned Unit Development) 
22-01-S (Pre Plat) & 22-10-
Sup (Special Use Permit) 

for Patagonia East, Ridge & 
Lakes Subdivisions

NOTICE IS HEREBY GIVEN 
the Planning & Zoning Com-
mission is scheduled to hold 
a public hearing on Tuesday, 
August 23, 2022, at 6:00 PM, 
(or as soon as can be heard); 
in City Hall Council Cham-
bers, 751 W 4th Street, Kuna, 
ID, 83634, in connection with 
Patagonia, East, Ridge and 
Lakes Subdivisions. Appli-
cant, Westpark Companies re-
quests Planned Unit Develop-
ment (PUD), Annexation and 
Special Use Permit (SUP), 
approval for approximately 
173.80 acres with the follow-
ing zones; R-4, R-6 and R-8. 
Applicant requests Preliminary 
Plat approval in order to sub-
divide the same 173.80 ac. 
into 615 total lots, including 
a school site. The proposed 
gross density is 3.23 DUA, 
and the proposed net density 
is approx. 4.23 DUA with 16.59 
%, or 21.93 acres of common 
space. The site is located at 
the Intersection of Locust 
Grove and Hubbard Roads. 
Sections and Parcel Numbers 
are listed in the Application.

Please do not contact the 
Commission or Council in-
cluding the Mayor as this may 
jeopardize the public hearing 
process as it is considered ex 
parte. If you require special 
accommodations, please con-
tact Kuna Planning & Zoning 
Department prior to the meet-
ing at (208) 922-5274.

The public is invited to pro-
vide written or oral testimony; 
the City of Kuna is providing 
alternative ways for the com-
munity to submit comments 
at Public Hearings if they do 
not wish to testify in person 
at the hearing, please contact 
the Kuna Planning & Zoning 
Department at (208) 922-5274 
for more information.

Kuna Planning & Zoning 
Department

August 3, 2022    267156 







































1

Troy Behunin

From: Bonnie Layton <Bonnie.Layton@nv5.com>
Sent: Thursday, August 11, 2022 2:12 PM
To: Troy Behunin
Subject: RE: Public Hearing Post Pictures for City
Attachments: 20220811134532138.pdf

Categories: KMN Publishing

Good afternoon Troy, 
 
Attached is my signed affidavit of posting. 
 
Please let me know if you need anything else. 
 
Thank you. 
 
Bonnie  
 
Bonnie Layton | Senior Planner | NV5 
690 S. Industry Way, Suite #10 | Meridian, ID 83642 | P: 208.275.8742 | C: 208.724.2624  
 
Electronic Communications Disclaimer 
 

From: Bonnie Layton <Bonnie.Layton@nv5.com>  
Sent: Wednesday, August 10, 2022 10:20 AM 
To: Troy Behunin <tbehunin@kunaid.gov> 
Subject: Fwd: Public Hearing Post Pictures for City 
 
These were sent to us on the 8th. I am out of town but will be back in the office tomorrow and plan to field verify in the 
morning.  
 
Bonnie Layton | Sr. Planner 
NV5 | 690 S. Industry Way, Ste 10, Meridian, ID 83642 
Direct 208.275.8742 | Cell 208.724.2624 Bonnie.Layton@NV5.com 
 
Enhance Client Satisfaction with Creative, Exceptional Service through Empowered Employees 

From: Christina Hanneman <Christina.Hanneman@nv5.com> 
Sent: Wednesday, August 10, 2022 9:05:51 AM 
To: Bonnie Layton <Bonnie.Layton@nv5.com> 
Subject: Public Hearing Post Pictures for City  
  
  
  
Christina Hanneman | Administrative Assistant  
NV5 (formerly WHPacific) | Meridian, ID 
Direct 208.342‐5400  
christina.hanneman@nv5.com | www.nv5.com 
Delivering Solutions / Improving Lives 

tbehunin
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Troy Behunin

From: Bonnie Layton <Bonnie.Layton@nv5.com>
Sent: Wednesday, August 10, 2022 10:21 AM
To: Troy Behunin
Subject: Re: Signs

Just sent pics and email that I’ll field verify in the morning as I am out of town. Pics sent to you were provided by sign 
company on Monday.  
 
Bonnie Layton | Sr. Planner 
NV5 | 690 S. Industry Way, Ste 10, Meridian, ID 83642 
Direct 208.275.8742 | Cell 208.724.2624 Bonnie.Layton@NV5.com 
 
Enhance Client Satisfaction with Creative, Exceptional Service through Empowered Employees 

From: Troy Behunin <tbehunin@kunaid.gov> 
Sent: Wednesday, August 10, 2022 9:17:32 AM 
To: Bonnie Layton <Bonnie.Layton@nv5.com> 
Subject: Signs  
  
Bonnie, 
The sign company did not change them as they told you they would. We had people show up last night who said the 
signs still had the wrong date as they passed the signs on the way to the meeting. They need to be changed 
immediately. 
Troy 
  

From: Bonnie Layton <Bonnie.Layton@nv5.com>  
Sent: Monday, August 8, 2022 4:22 PM 
To: Troy Behunin <tbehunin@kunaid.gov> 
Subject: Signs 
  
The sign company is changing them this afternoon, unfortunately something came up over the weekend and they were 
unable to do it then. 
  
Bonnie Layton | Senior Planner | NV5 
690 S. Industry Way, Suite #10 | Meridian, ID 83642 | P: 208.275.8742 | C: 208.724.2624  
  
Electronic Communications Disclaimer 
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Case Nos. 22-01-AN (Annex), 22-01-PUD (Planned Unit Development) 22-01-S (Pre Plat) & 

22-10-SUP (Special Use Permit) for Patagonia East, Ridge & Lakes Subdivisions 
 

NOTICE IS HEREBY GIVEN the Planning & Zoning Commission is scheduled to hold a public 
hearing on Tuesday, August 23, 2022, at 6:00 PM, (or as soon as can be heard); in City Hall 
Council Chambers, 751 W 4th Street, Kuna, ID, 83634, in connection with Patagonia, East, Ridge 
and Lakes Subdivisions. Applicant, Westpark Companies requests Planned Unit Development 
(PUD), Annexation & Special Use Permit (SUP) approval for approximately 173.80 acres with the 
following zones; R-4, R-6 and R-8. Applicant requests Preliminary Plat approval in order to 
subdivide the same 173.80 ac. into 615 total lots, including a school site. The proposed gross 
density is 3.23 DUA, and the proposed net density is approx. 4.23 DUA with 16.59 %, or 21.93 
acres of common space. The site is located at the Intersection of Locust Grove and Hubbard 
Roads. Sections and Parcel Numbers are listed in the Application. 
 
Please do not contact the Commission or Council including the Mayor as this may jeopardize the 
public hearing process as it is considered ex parte. If you require special accommodations, please 
contact Kuna Planning & Zoning Department prior to the meeting at (208) 922-5274. 
 
The public is invited to provide written or oral testimony; the City of Kuna is providing alternative 
ways for the community to submit comments at Public Hearings if they do not wish to testify in 
person at the hearing, please contact the Kuna Planning & Zoning Department at (208) 922-5274 
for more information.  
 
Kuna Planning & Zoning Department 

CITY OF KUNA 
PO Box 13 - Kuna, ID  83634 

Phone: 208.922.5274 - Fax: 208.922.5989 



 
KUNA RURAL FIRE DISTRICT 

EST. 1951 

 

 

 
 

150 W BOISE ST 
PO Box 607 

Kuna, ID 83634 
PHONE: (208) 922-1144 

FAX: (208) 922-1982 
 

 
 
Date:   8/12/2022 
From:   Kuna Rural Fire District 

 
Regarding:  22-01-S & 22-01-PUD 
  Preliminary Comments 

Kuna, ID 
 
 

The Fire District can support approval for the proposed 22-01-PUD (Planned Unit Development) 
22-01-S (Pre Plat) Patagonia East, Patagonia Ridge, and Patagonia Lakes Subdivision with the 
following conditions. Final approval of each phase will require satisfactory review and approval 
from the Fire District.  
 

• Fire Apparatus Access:  

Plans indicate several service roadway connections for the proposed residential 
subdivisions. These service roadways shall be maintained unobstructed with approved cul-
de-sacs available for fire apparatus turn around.  An approved secondary emergency 
services access roadway complying with IFC D107 will be required for each of the proposed 
residential developments. No Parking Fire Lane signs are required where streets are less 
than 32 feet in width. Refer to IFC appendix “D103.6” for details.      
 

• Fire Hydrants:  

At least one fire hydrant shall be available along approved service roadways and within 600 
lineal feet of the furthest exterior portion of each future residential building.  Hydrants and 
fire flow shall be designed to meet the minimum requirements of IFC appendix B105 for 
one- and two-family dwellings.  
 

Premises Identification:  

• New buildings shall be provided with approved address identification. The address 
identification shall be legible and placed in a position that is visible from the street or road 
fronting the property. Address numbers shall be not less than 4 inches high with a minimum 
stroke of ½ inch. Where access is by means of a private road and the building cannot be 
viewed from the public way, a monument, pole or other means shall be used to identify the 
structure. (IFC 505.1) 

 
Regards, 
 
Kuna Rural Fire District  
Kuna, ID 83634  
1.208.922.1144 (main)  



Kuna  School  District
Inspiring each student to become a lifelong learner and a contributing, responsible citizen.

August 15th, 2022

RE: Patagonia East

Dear Honorable Members of Planning and Zoning,

Kuna School District has reviewed the application of Patagonia East and provides the following comments for
your consideration.

Kuna School District has experienced unprecedented growth and we seek voluntary partnerships with developers
to support our ability to educate the students in our community.

Because this developer has partnered with us through a land donation, we can serve the students generated from
this development.

In order to reduce our reliance on bonds, and to promote reasonable growth within our district that pays for itself,
we seek partnerships with the residential developers of this area. We are grateful for the level of partnership
demonstrated from Patagonia East.

Regards,

Danielle Horras and Robbie Reno

School District Planners

Cc: Board of Trustees

Superintendent Wendy Johnson

Kuna School District Webpage

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

mailto:wjohnson@kunaschools.org
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BEFORE THE PLANNING AND ZONING COMMISSION 
OF THE CITY OF KUNA 

 
IN THE MATTER OF THE APPLICATION OF 
 
KUNA LUTHERAN CHURCH INC. 
 
 
For a Design Review of the new Kuna 
Lutheran Church, associated parking lot and 
landscaping. 

) 
) 
) 
) 
) 
) 
) 

Case No. 22-36-DR (DESIGN REVIEW) 
 
 
 
 
STAFF REPORT FOR THE KUNA 
LUTHERAN CHURCH DESIGN 
REVIEW APPLICATION. 

 
TABLE OF CONTENTS 

 
 
 
 

1. Exhibit List 

2. Process and Noticing    

3. Applicants Request 

4. General Project Facts 

5. Transportation and Connectivity 

6. Staff Analysis 

7. Proposed Findings of Fact and Conclusions of Law 

8. Commission’s Proposed Decision  

 

 
 

 

 
I 

EXHIBIT LIST 
 

 The exhibits of the above-referenced matter consist of the following, to-wit:  
 
1.1 Exhibits: 

  
 
 

DESCRIPTION OF EVIDENCE W
ith

dr
aw

n 

Re
fu

se
d 

Ad
m

itte
d 

1.1  Staff Report   X 
2.1  P&Z Application Coversheet   X 
2.2  Design Review Application   X 
2.3  Narrative   X 
2.4  Aerial Map   X 
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2.5  Vicinity Map   X 
2.6  Warranty Deed   X 
2.7  Church Elevations   X 
2.8  Shop Elevations   X 
2.10  Site & Parking Plan   X 
2.11   Photometrics   X 
2.12  Landscape Plan   X 
2.16  Kuna Rural Fire District   X 
2.17  J&M Sanitation   X 
2.19  Ada County Highway District   X 
2.20  Boise Project Board of Control   X 
2.22  Public Works   X 

 

II 
PROCESS AND NOTICING 

 

2.1 In accordance with Kuna City Code (KCC) 5-4-2: Design Review; all new projects, landscaping, 
and other various amenities are required to submit an application for review by the Planning and 
Zoning Commission. As a Public Meeting item, this action requires no formal public noticing. 

 

 2.2 Notifications 
 

2.2.1 Completeness Letter:  June 26, 2022 
2.2.2   Agency Notifications:  June 26, 2022 
2.2.3   Agenda:    August 23, 2022 
 

III 
APPLICANTS REQUEST 

 

3.1 Kuna Lutheran Church Inc. requests Design Review approval to set two pre-fabricated buildings, 
approximately 4,392 SF, for the sanctuary and an approximately 864 SF pre-fabricated building 
on location at TBD E Porter Street (S1324233800), as well as the associated parking lot and 
landscaping; Section 24, Township 2 North, Range 1 West. 

 

IV 
GENERAL PROJECT FACTS 

 

4.1 Site History 
  

4.1.1  The subject site has historically been used as an agriculture field. The site has an estimated 
bedrock depth of greater than 60 inches, and an average slope of 0 – 0.9 %. 

 

4.2  Surrounding Land Uses 
  

North R-4 
R-8 

Medium Density Residential – Kuna City 
Medium/High Density Residential – Kuna City 

South R-6 
P 

Medium Density Residential – Kuna City 
Public – Kuna City 

East R-6 
R-8 

Medium Density Residential – Kuna City  
Medium/High Density Residential – Kuna City 

West R-6 
CBD 

Medium Density Residential – Kuna City 
Central Business District – Kuna City 
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4.3 Parcel Number, Owner, Size and Zoning  
 

4.3.1 S1324233800 
4.3.2 Kuna Lutheran Church 
4.3.3 5 acres 
4.3.4 C-1 (Neighborhood Commercial) 

 

4.4 Services 
 

Sanitary Sewer – Private Septic 
 Potable Water – City of Kuna 
 Irrigation – City of Kuna 
 Fire Protection – Kuna Rural Fire District 
 Police Protection – Kuna Police (Ada County Sheriff’s Office) 
 Sanitation Services – J&M Sanitation 
 

4.5 Existing Structures, Vegetation, and Natural Features 
 

4.5.1 The subject site is generally flat and has cleared for future development. 
 

4.6 Environmental Issues 
 

4.6.1 Other than being within the Nitrate Priority Area, Staff is not aware of any 
environmental issues, health or safety conflicts at this time. 

 

4.7 Comprehensive Plan Future Land Use Map 
 

4.7.1 The Future Land Use Map (FLUM) identifies the subject site as Commercial; the subject 
site is currently zoned C-1 (Neighborhood Commercial). 

 

4.8 Agency Responses 
 
 
 
 
 
 
 
 
 
 
 
 

 
V 

TRANSPORTATION AND CONNECTIVITY 
 

5.1 The subject site will be accessed via a future curb-cut from E Porter Street in which the Applicant 
proposes to construct a 21-foot curb return type driveway, in alignment with Cleveland Avenue to 
the South, or 350-feet East of Linder Road. In Exhibit 2.19, ACHD states the proposed driveway 
meets their Policy requirements and should be approved as proposed. They also state the 
Applicant may be required to update any existing non-compliant pedestrian improvements 
abutting the site in order to meet current ADA requirements, otherwise, no additional right-of-
way (ROW) dedication or street improvements are required.  

 

 On Page 2 of this same Exhibit, Section B, it states this development is estimated to generate 38 
vehicle trips per day and 3 vehicle trips in the PM peak hour. Staff would note the proposed 
church will be a low intensity use with hours of operation occurring primarily two (2) days per 
week; Sunday as the primary, and one other weekday.   

Agency Exhibit No. 
Kuna Rural Fire District (KRFD) 2.16 

J&M Sanitation 2.17 

Ada County Highway District (ACHD) 2.19 

Boise Project Board of Control 2.20 

Public Works Memo 2.22 
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VI 
STAFF ANALYSIS 

 
6.1 The subject site was Annexed into Kuna City Limits with a C-1 (Neighborhood Commercial) 

zone, on May 3, 2022. Kuna Lutheran Church purchased three (3) existing structures from 
Anchor Baptist Church located at 7870 N Meridian Road, for the development of their new site; 
the pre-fabricated buildings are currently on site set on blocks. 

 
The proposed sanctuary will be constructed from two (2) prefabricated buildings, resulting in 
approximately 4,392 SF. One (1) building will be set in a north-to-west placement, with the 
second building being attached to the center of the east facing side of Building No. 1 in an east-
to-west direction; once combined, the sanctuary will resemble a ‘T’ where it’s bottom will be 
facing east. The sanctuary itself is proposed to seat 70. 
 
The proposed East elevation of the sanctuary has horizontal siding and will have approximately 
two (2) windows and one (1) covered double man-door. The West elevation is proposed to have 
three (3) windows and one (1) covered man-door. The South elevation which faces E Porter 
Street, is proposed to have two (2) narrow windows and one (1) sliding door with possible 
wheelchair ramp. The North elevation proposed one (1) narrow window and two (2) standard 
windows. The overall structure is to have horizontal siding in white and trim and doors in Brown. 
The proposed 864 SF pre-fabricated metal shop/storage building is to be placed approximately 
35-feet from the West property line and 10-feet from the sanctuary building. The South elevation 
facing E Porter Street, has one (1) overhead door and one (1) double man-door white the North 
elevation has one (1) window and one (1) man-door; the East and West elevations are a 36-foot 
expanse. The overall structure has vertical metal panels in Off-White and trim in Brown. Staff 
notes metal buildings are required to have a hidden fastening system. Staff also suggests the 
Applicants provide a painted wainscot on both structures in order to ensure there is adequate 
variation to meet the design requirements listed in Kuna City Code (KCC) 5-4. 
 
Proposed landscaping for the subject site provides turf, trees and shrubs. An approximately 26-
foot-wide landscape planter is proposed between back of sidewalk and the parking lot, to the 
West of the site ingress/egress; it is to have turf and three (3) Somerset Red Maples and two (2) 
LED streetlights. On the East of the ingress/egress is a 28-foot by 32-foot landscape planter with 
turf, one (1) Somerset Red Maple and two (2) streetlights in its northwest corner. Additional 
plantings areas are proposed between the church building and the parking lot, which includes turf, 
multiple shrubs, pedestrian walkways, and flag pole. The remaining Eastern portion of the site 
will be a large green space with turf and various trees. At the pre-application meeting, staff 
requested additional trees be added within the green space to provide the required number of trees 
listed in KCC 5-17; the Applicant has agreed. On the West approximately 35-feet, the Applicant 
proposes gravel so as to provide a drivable service to access the shop/storage area. 
 
The proposed parking lot provides 23 standard stalls and three (3) ADA accessible stalls. Per 
KCC 5-9, one (1) stall is required for every five (5) seats; staff finds the proposed parking stalls 
to be above and beyond the requirement. On the West end of the parking lot, the Applicant 
proposes a 12-foot by 24-foot concrete block trash enclosure with gates; this result of a requested 
change from J&M Sanitation (Exhibit 2.17).  

 
 In Exhibit 2.22, Public Works can support this explanation. The subject site will be connected to 

city water and pressurized irrigation, but will be on a private septic tank for sewer. Public Works 
shall review the civil construction drawings and septic approvals from Central District Health 
Department, prior to building permits. 
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 Upon complete review, staff finds the application generally complies with Title 5 of Kuna City 
Code; Comprehensive Plan Future Land Use Map (FLUM); and Idaho Code. Staff would 
recommend the Planning and Zoning Commission Approve Case No. 22-36-DR, with the 
Applicant being subject to the recommended Conditions of Approval listed in Section VIII (8) of 
this report.  

 
6.2 Applicable Standards 
 
 6.2.1 City of Kuna Zoning Ordinance, Title 5 
 6.2.2 City of Kuna Comprehensive Plan FLUM 
 6.2.3 Idaho Code, Title 67, Chapter 65 – Local Land Use Planning Act 
 

VII 
PROPOSED FINDINGS OF FACT 

 
Based upon the record contained in Case No. 22-36-DR (Design Review), including the Comprehensive 
Plan, Kuna City Code, Staff’s Memorandums, exhibits and discussion at the public meeting; the Kuna 
Planning and Zoning Commission hereby Approves/Denies the Findings of Fact and Conclusions of Law, 
and Conditions of Approval for Case No. 22-36-DR, a request Kuna Lutheran Church Inc. to set two pre-
fabricated buildings, approximately 4,392 SF, for the sanctuary, and an approximately 864 SF pre-
fabricated building on location at TBD E Porter Street. 
 
If the Planning and Zoning Commission wishes to Approve, Deny or modify specific parts of the Findings 
of Fact and Conclusions of Law as detailed below, those changes must be specified. 
 
7.1 The contents of the proposed Design Review application does/does not contain all of the necessary 

requirements as listed in KCC 5-4-9: Design Review Application Required.  
 

Staff Finding: The Applicant has submitted a complete application, and following staff review for 
technical compliance, the application appears to be in general compliance with the design 
requirements listed in Kuna City Code Title 5. 
 

7.2 Based on the evidence contained in Case No. 22-36-DR, the structure designs, including mass, 
proportion, relationship of exterior materials, and relationship of openings, this proposal generally 
does/does not comply with Kuna City Code. 

 
Staff Finding: Review by Staff and the Commission of the proposed Design Review confirms the 
proposed structures and their design appear appropriate for the subject site. 
 

7.3 Based on the evidence contained in Case No. 22-36-DR, this proposal does/does not generally 
comply with the Comprehensive Plan. 
 
The Comprehensive Plan designates the future land use designation of the subject site Commercial; 
the subject site is designated C-1 (Neighborhood Commercial), thus meeting this requirement. 
 

7.4 The overall proposed project is/is not appropriate for the proposed site selection. 
 

Staff Finding: Upon review, staff finds the proposed project is an appropriate fit for the residents 
of the surrounding neighborhood and community as a whole. 
 

7.5 The orientation of the structures and the site design does/does not minimize the impact on adjacent 
properties. 

 
Staff Finding: The placement and orientation of the structure, including building façade and 
colors appear to offer a cohesive design with the surrounding area. 
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7.6 The surrounding pedestrian amenities do/do not provide safe access for pedestrians.  
 

Staff Finding: Sidewalks immediately adjacent to the structure and community sidewalks within 
the surrounding area provide safe pedestrian access. 

 
VIII 

COMMISSIONS ORDER OF DECISION 
 

Note: The motion is for the Approval, Conditional Approval, or Denial of the Design Review application. 
However, if the Planning and Zoning Commission wishes to Approve/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, Case File, and discussion at the public meeting, the Planning 
and Zoning Commission of Kuna, Idaho (acting as Design Review Committee), hereby 
Approves/Conditionally Approves/Denies Case No. 22-36-DR (Design Review), a request Kuna Lutheran 
Church Inc. to set two pre-fabricated buildings, approximately 4,392 SF, for the sanctuary, and an 
approximately 864 SF pre-fabricated building on location at TBD E Porter Street, subject to the following 
Conditions of Approval: 
 
8.1  The Applicant shall follow all requirements for sanitary sewer, potable water and pressurized 

irrigation connections, and all other requirements of the Kuna Public Works Department. 
Potable/drinking water shall not be used for irrigation purposes per Kuna City Code 6-4-2(B)(9). 

 
8.2 The Applicant shall obtain written approval of the construction plans from the agencies noted 

below; the approval may be either on agency letterhead referring to the approved use, or may be 
written or stamped upon a copy of the approved plans. All site improvements are prohibited prior 
to approval of these agencies and the issuance of a building permit: 
 
8.2.1 No construction, grading, filling, clearing or excavation of any kind shall be initiated until 

the Applicant has received approval of the Civil Plan. 
 
8.2.2 The Kuna Rural Fire District shall approve fire flow requirements and/or building plans. 

Installation of fire protection facilities as required by the Kuna Rural Fire District is 
required. 

 
8.2.3 The city shall approve any modifications to the existing water, sewer or irrigation system. 
 
8.2.4 Approval from Ada County Highway District (impact fees), if any, shall be paid prior to 

issuance of building permits. 
 

8.3 Developer/Owner/Applicant shall provide engineering certification on all final engineering 
drawings, as applicable. 

 
8.4 Developer/Owner/Applicant shall submit civil plans and Central District Health District septic 

approvals to pwoffice@kunaid.gov for review and receive formal Civil plan approvals prior to 
construction or Building Permit application. 

 
8.5 On-site stormwater retention shall be reviewed in conjunction with this Design Review and 

Applicant/Developer shall be required to provide a stormwater disposal and treatment plan which 
accounts for increased on-site storm water runoff volumes; detailed drawings of drainage and 
treatment facilities with supporting calculations for review and approval. 

 
8.6 If applicable, Fire Suppression shall be shown on all plans and approved by the Kuna Rural Fire 

District (KRFD). 
 

mailto:pwoffice@kunaid.gov
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8.7 The Kuna Rural Fire District (KRFD), or KRFD representative, must approve fire access to the 
project before, during, and after construction.  

 
8.8 Developer/Owner/Applicant shall verify that existing and proposed elevations match at property 

boundaries such that a slope burden is not imposed on adjacent properties; slopes shall not be 
steeper than 3:1 on lots adjacent to a street or common lot, and no steeper than 4:1 for lots with 
common rear lot lines. 

  
8.9 This development is subject to Architectural and Landscape compliance Design Review 

inspections prior to receiving a Certificate of Occupancy. Design Review inspection fees shall be 
paid prior to requesting staff inspection. 

 
8.10 The Developer/Owner/Applicant, and any future assigns having an interest in the subject property, 

shall fully comply with all Conditions of development as approved by the Planning and Zoning 
Commission, or seek amending them through the Design Review process. 

 
8.11 All required landscaping shall be permanently maintained in healthy growing condition. The 

property owner shall remove and replace unhealthy or dead plant material within three (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. 

 
8.12 Landscaping shall not be placed within 10 feet of any and all meter pits, pressurized irrigation 

valves and/or ACHD underground facilities, and must honor all vision triangles. 
 
8.13 As-built drawings are required at the conclusion of any public facility construction project and are 

the responsibility of the Applicants Engineer. 
 
8.14 Developer/Owner/Applicant is hereby notified of Kuna’s weed control policies and requirements 

(KCC 8-1-3). Weeds, grasses, vines or other growth which endanger property or are over 12-
inches in height shall be continuously cut down, weeded out, sprayed, burned, removed or 
destroyed throughout the seasons. 

 
8.15 Developer/Owner/Applicant is hereby notified of Kuna’s working hours. Construction of any kind 

shall only be conducted between 7:00 AM to 11:00 PM; noises and other public 
nuisances/distractions outside of this time frame are subject to lawful penalties. 

 
8.16 Developer/Owner/Applicant shall follow staff, City Engineer and other agency recommended 

requirements, as applicable. 
 
8.17 Developer/Owner/Applicant shall comply with all local, state and federal laws.  
 
DATED this 23rd day of August, 2022. 
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