
Page 1 of 2 
Commission Regular Meeting February 13, 2024 

 

 

 

 

 

 

 

 

 

 

Planning & Zoning Commission  
REGULAR MEETING AGENDA 

Tuesday, February 13, 2024, at 6:00 PM 
 

For questions, please call Planning and Zoning at (208) 922-5274. 
ALL AGENDA ITEMS ARE ACTION ITEMS UNLESS OTHERWISE NOTED. 

 

1. CALL TO ORDER & ROLL CALL:  
 

2. NOMINATION & ELECTION OF COMMISSION CHAIRMAN & VICE CHAIRMAN 
Commissioners shall make a nomination for each seat; nominations require a Second. The Commissioner 
nominated will then be confirmed via Motion. Separate Motion required for each position. 
 
Potential Motions: 
• Motion to nominate (insert name) for Commission Chairman. 
• Motion to nominate (insert name) for Commission Vice Chairman. 
3. CONSENT AGENDA:  
All items listed are routine and acted on with one (1) Motion by the Commission; there will be no separate 
discussion unless the Chairman, Commissioner, or Staff requests it be removed. Removed items will be placed 
under Business unless otherwise instructed.  
 
A. Regular Commission Meeting Minutes Dated January 23, 2024  
 
B. Findings of Fact & Conclusions of Law 

1. Case Nos. 23-06-AN, 23-05-S & 23-14-DR for Bristle Creek Subdivision 
2. Case No. 23-08-AN for Lot 3, Block 3 Avalon Orchard Tracts Amended 

 
Potential Motion: 
• Motion to Approve Consent agenda. 
• Motion to Approve Consent agenda with amendments (i.e., correction to previous meeting minutes, etc.) 
4. PUBLIC HEARINGS:  
Public Hearing Process: Items begin with staff presentation of project for up to 15 minutes. The Applicant or 
their Representative is then allowed 10 minutes to make their presentation. Members of the public are then 
allowed 3 minutes each to address the Commission with testimony restricted to the matter at hand. After all 
public testimony, the Applicant/Representative is allowed 5 minutes for rebuttal. 
 
A. Tabled from January 23, 2024, Case Nos. 23-05-ZC (Rezone), 23-06-S (Preliminary Plat) & 23-13-

DR (Design Review) for Falcon Crest East Subdivision – Troy Behunin, Senior Planner 
 
Applicant requests rezone of approximately 47.20 acres from R-12 (High Density Residential) to the 
R-6 (Medium Density Residential) zone. Applicant also requests Preliminary Plat approval to 
subdivide subject site (APNs: S1422131510, S1422244700, S1422314975 & a portion of 
S1422417365, S1422110300, S1422427800, & S1422346600) into 655 lots (606 single-family, 36 
common, 7 shared driveway, 3 private roads, 3 golf course). The site is located North of the W Kuna 
Road and S Conchos Avenue intersection; Section 22, Township 2 North, Range 1 East. 
 

Potential Motions: 
• Motion to recommend Approval/Conditional Approval/Denial to City Council of Case Nos. 23-05-ZC & 

23-06-S with Conditions as outlined in the staff report (and additional Conditions imposed by the 
Commission, if applicable). 

OFFICIALS 
Vacant, Chairman 
Dana Hennis, Vice Chairman  
Bryan Clark, Commissioner 
Ginny Greger, Commissioner 
Jim Main, Commissioner 
 

CITY OF KUNA 
City Hall Council Chambers  

751 W 4th Street, Kuna, ID 83634 
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• Motion to Approve/Conditionally Approve/Deny Case No. 23-13-DR with Conditions as outlined in staff 
report (and additional Conditions imposed by the Commission, if applicable). 
 

B. Case Nos. 23-07-SUP (Special Use Permit) & 23-07-DR (Design Review) for Maverik – Jessica Hall, 
Associate Planner 

 
Applicant requests Design Review approval to construct a 4,425 SF c-store with associated fuel 
island, parking lot & landscaping, as well as Special Use Permit approval for fuel sales (6 double-
sided pumps). The site is located at 80 N Sailer Avenue (APN: R5672431240); Section 24, Township 
2 North, Range 1 West. 
 

Potential Motions: 
• Motion to Approve/Conditionally Approve/Deny Case Nos. 23-07-SUP & 23-07-DR with Conditions as 

outlined in the staff report (and additional Conditions imposed by Commission, if applicable).  
 

5. BUSINESS ITEMS: 
A. Case No. 23-10-DR (Design Review) for Linrock 4-plex Apartments – Jessica Hall, Associate 

Planner 
 
Applicant requests Design Review approval for a 104 unit apartment complex (26 structures @ 4 
units each); associated parking lot with covered/uncovered parking stalls and four (4) EV charging 
stations; and associated landscaping. The subject site is located on the East side of S Linder Road 
approx. a quarter mile North of the S Linder Road & W Lake Hazel intersection (S1236315400, 
S1236335800); Section 36, Township 3 North, Range 1 West. 
 

Potential Motions: 
• Motion to Approve/Conditionally Approve/Deny Case No. 23-10-DR with Conditions as outlined in the 

staff report (and additional Conditions imposed by Commission, if applicable). 
 

B. Case No. 23-15-DR (Design Review) for Kuna Apartments – Jessica Hall, Associate Planner 
 
Applicant Design Review approval to construct a 192 unit multi-family apartment complex, 
associated open spaces, and parking areas at the West terminus of E Profile Lane (APN: 
S1324110095); Section 24, Township 2 North, Range 1 West. 
 

Potential Motions: 
• Motion to Approve/Conditionally Approve/Deny Case No. 23-15-DR with Conditions as outlined in the 

staff report (and additional Conditions imposed by Commission, if applicable). 
 

6. UPDATES & REPORTS: Non-Action Items 
None 
7. ADJOURNMENT: 



Page 1 of 12 
Commission Regular Meeting January 23, 2024 

 

 

 

  

 

Planning & Zoning Commission  
REGULAR MEETING MINUTES 

Tuesday January 23, 2024, at 6:00 PM 
 

For questions, please call Planning and Zoning at (208) 922-5274. 
ALL AGENDA ITEMS ARE ACTION ITEMS UNLESS OTHERWISE NOTED. 

 

1. CALL TO ORDER & ROLL CALL:  
(Timestamp 00:00:12) 
 
 

Vice Chairman Dana Hennis Thank you. So, we'll go ahead and bring to order the regular Planning and 
Zoning meeting or Commission meeting for Tuesday, January 23rd, 2024. First up on the agenda is roll 
call. 

Associate Planner Jessica Hall Vice Chairman Deana Hennis 

Vice Chairman Deana Hennis Present. 

Associate Planner Jessica Hall Commissioner Brian Clark 

Commissioner Brian Clark Present. 

Associate Planner Jessica Hall Commission, excuse me, Commissioner Jenny Gregor... Commissioner 
Jim Main. 

Commissioner Jim Main Hold on. Oh, thank you. 

COMMISSIONERS PRESENT 
Vice Chairman Dana Hennis - Present 
Commissioner Bryan Clark - Present 
Commissioner Ginny Greger - Absent 
Commissioner Jim Main -Present 
 

CITY STAFF PRESENT  
Doug Hanson, Director of Planning and Zoning 
Troy Behunin, Senior Planner 
Jessica Hall, Associate Planner 
Kelsey Briggs, City Attorney 
 
 

2. CONSENT AGENDA:  
All items listed are routine and acted on with one (1) Motion by the Commission; there will be no separate 
discussion unless the Chairman, Commissioner, or Staff requests it be removed. Removed items will be placed 
under Business unless otherwise instructed.  
(Timestamp 00:00:41) 
 
A. Regular Commission Meeting Minutes Dated January 9, 2024  
 
B. Findings of Fact & Conclusions of Law 

1. Case No. 23-02-CPM 5700 W Kuna Mora Road 
 

Potential Motion: 
• Motion to Approve Consent agenda. 
• Motion to Approve Consent agenda with amendments (i.e., correction to previous meeting minutes, etc.) 

OFFICIALS 
Vacant, Chairman 
Dana Hennis, Vice Chairman  
Bryan Clark, Commissioner 
Ginny Greger, Commissioner 
Jim Main, Commissioner 
 

CITY OF KUNA 
City Hall Council Chambers  

751 W 4th Street, Kuna, ID 83634 
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Vice Chairman Dana Hennis Okay, first up on the agenda tonight is the consent agenda. 

Commissioner Jim Main Mr. Vice Chairman, I move that we approve the consent agenda.  

Commissioner Bryan Clark Seconded.  

Vice Chairman Dana Hennis All in favor? 

All Commissioners Aye. 

Vice Chairman Dana Hennis Thank you. 

(Timestamp 00:00:46) 
Motion To: Approve Consent Agenda 
Motion By: Commissioner Jim Main 
Motion Seconded By: Commissioner Bryan Clark 
Further Discussion: None 
Voting Aye: Commissioners Hennis, Clark, Main 
Voting Nay: None 
Absent: Commissioner Greger 
3-0-1 
 
 
3. PUBLIC HEARINGS:  
Public Hearing Process: Items begin with staff presentation of project for up to 15 minutes. The Applicant or 
their Representative is then allowed 10 minutes to make their presentation. Members of the public are then 
allowed 3 minutes each to address the Commission with testimony restricted to the matter at hand. After all 
public testimony, the Applicant/Representative is allowed 5 minutes for rebuttal. 
(Timestamp 00:00:55) 
 
A. Tabled from January 9, 2024, Case No. 23-06-AN (Annexation), 23-05-S (Preliminary Plat, & 23-14-

DR (Design Review) for Bristle Creek Subdivision – Troy Behunin, Senior Planner 
 
Applicant requests to annex approximately 12.49 acres into Kuna City Limits with R-6 (Medium 
Density Residential) & R-12 (High Density Residential) zones, as well as Preliminary Plat approval 
to subdivide the site into 21 single-family lots, one (1) multi-family (13 four-plex buildings), and 12 
common lots. The site is located near the Northeast corner of the N Ten Mile Road and W Hubbard 
Road intersection (APN: S131133670); Section 11, Township 2 North, Range 1 West. 
 

Potential Motions: 
• Motion to recommend Approval/Conditional Approval/Denial to City Council of Case Nos. 23-06-AN & 

23-05-S with Conditions as listed in staff report (and additional Conditions imposed by Commission, if 
applicable). 

• Motion to Approve/Conditionally Approve/Deny Case No. 23-14-DR with Conditions as listed in staff 
report (and additional Conditions imposed by Commission if applicable). 

 
Vice Chairman Dana Hennis Next up is item number three in the public hearing. So, item ‘A’ on that is 
been tabled from January 9th, 2024. It's case #23-O6-AN, 23-O5-S and 23-14-DR design review for 
Bristle Creek Subdivision, Troy. 
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Senior Planner Troy Behunin Good evening, members of the Commission. For the record, Troy 
Behunin, Senior Planner. Kuna Planning and Zoning staff. The applications before you this evening 
request annexation of approximately 12.49 acres and they would like to use the R-6 and the R-12 zones. 
The applicant is also requesting preliminary plat approval in order to divide the 12.49 acres into a total of 
73 residential lots, 23 single family lots, 1 multifamily lot, and 4 common lots. The applicant also seeks 
design review approval for the common area landscaping. Public Works in exhibit 2.20 states that Public 
Works can support Bristle Creek Subdivision development, with the conditions that are listed in the 
Engineer’s memo. Planning and Zoning Department staff agrees with the conditions listed in the 
Engineer’s memo, and staff has reviewed the proposed zone, rezone, the annexation, the pre plat and the 
design review for compliance with Kuna City Code and also with Idaho State Statutes and the Kuna 
Comprehensive Plan. And should the Commission recommend approval of the applications and approve 
the design review tonight, staff recommends that the applicant be subject to the proposed recommended 
conditions of approval listed in staff’s report. The applicant is present this evening. You do have a full 
record this time and the applicant does have a presentation and it's on the big screen and I'm here for any 
questions you might have. 

Vice Chairman Dana Hennis Thank you. Any questions for Troy at this time? 

Commissioner Bryan Clark Not at this time. Not at this time, no. 

Vice Chairman Dana Hennis Okay, the applicant. And as you approach the podium, if you'd state your 
name and address for the record and if you push the bottom of the microphone to green. 

Associate Planner Jessica Hall And you can also drive your presentation with the mouse. 

Katie Miller Perfect. Thank you. Katie Miller, 1119 E. State Street, Eagle, Idaho 83616. Troy, Thank you 
very much for your help on this and presentation of the application. As Troy mentioned, this project is 
located on the northeast corner of Ten Mile and Hubbard Rd. Property is about 12 1/2 acres. Oh, this is a 
fast driver. Future Land Use Map, per Kuna, shows the site as a mixed-use site north of us is medium 
density residential, east is future low density, south more mixed-use, but is in the county and then to the 
west we have mixed-use which is I believe already annexed into the city. Our proposed application is for 
two zones. It would be for an R-6 around the perimeter and an R-12 interior to the site. This project that 
we're bringing before you does meet the comprehensive plan. Meets all of your or meets your different 
objectives, which I've listed here, and we're excited about it. As Troy said, preliminary plat around the 
perimeter is the R-6 single family residential units, for a total of 21 lots and then centrally located and on 
our west boundary is 1 lot with 13 fourplex units consisting of 52 units there, for a gross density of. 5.8 
units per acre. 

Pathways, here's a good picture of the pathways. On the north side you have the state lateral which 
separates the properties to the north of us and then our site. That easement is a100-foot easement. We've 
got the 10-foot pathway. We've got connected sidewalks throughout the community going down to 
Hubbard Rd. In the northwest corner is a dog park for an amenity. And then centrally located kind of on 
the east side, there is a playground and a sheltered picnic area for the residents to use. Open space for this 
site is 15.7% that's usable open space, not counting any buffers or anything like that. Access for the site, 
our primary access will be off of Hubbard Rd. We will make the connection to Braeburn, to the north. 
There's an existing street there. It will require that we cross the state lateral utilities for the site are all 
available. We've got sewer in Ten Mile and then water and pressurized irrigation in Hubbard Rd. 
currently. 
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Initially, we weren't intending on phasing this plan. We will phase the plan due to sewer capacities and the 
city’s choice to only allow 40 EDUs per phase at a time. So, we're going to start with phase one being on 
the east side, making our secondary connection. There would be 38 units total of the 48 available to us. 
And then we'd come in with phase two at a later date for an additional 45…35 units there. As far as 
timing for construction, assuming everything looked perfect, went perfect, we're looking at probably not 
doing construction or starting construction until the end of ’25, ‘26 and then building permits towards the 
end of ‘26, with occupancy being at the beginning of ‘27. So, this truly at full build out is probably a four-
to-five-year project easily. 

Here's just some different elevations for the single-family portion of the site. We've got single-story three 
car garage; two-story, two and three car garages; and there's some other elevations. At this time, we chose 
not to come through with the fourplex units because they are kind of being designed. The city does 
require us to come back after a City Council approval with the design review process, and so at that point 
it would be a much more fresh and realistic. I don't necessarily want anything in the record if we got to 
change it in the future and then we're held to an older standard. So, with that, I will stand for any 
questions, and we appreciate your support for approval. 

Vice Chairman Dana Hennis Sorry, my computer all of a sudden has died, has frozen, any questions? 

Commissioner Jim Main Not at this time. 

Commissioner Bryan Clark Not currently. 

Katie Miller Thank you. 

Vice Chairman Dana Hennis Thank you. Yeah, magic touch over here. Okay, with that, I will open the 
public hearing at 6:10. And we have a couple of names on the sheet here. Is there anybody present that 
has not got a chance to sign up to testify on this application that would like to? Okay, and seeing no 
hands, I will call the first one was Judy Schmidt. Would you like to test…? Oh, you got ‘not testify.’ I got 
to read. Thank you. So, next one up would be Robbie Reno. 

Robbie Reno Robbie Reno, Kuna School District, 711 E. Porter St. Kuna, Idaho 83634. I just want to 
thank Miss Bailey. She's been working with us. One thing she did show you is a path down to Hubbard 
Rd. kind of help with the flow of kids to the, I think it's an arterial road, that will allow bus pick up there 
instead of the main way. That's kind of our hope there. As we all know, the hard part with us and we have 
to represent to you is that we don't, we haven't passed a bond, and this is this site feeds in Silver Trail 
which is over capacity. Kuna Middle School which is in 90% capacity in Kuna High and Swan Falls 
which is at capacity. So, we just got to explain that to you. But we continue to work with them with that. 
But it's actually say, with the reality where we're at with the with the bond and not having capacity in our 
elementary. Thank you. 

Commissioner Bryan Clark Thank you. 

Vice Chairman Dana Hennis That being the last name on the list, I'll go ahead and close the, well… is 
there any rebuttal that you would like to make? 

Katie Miller Katie Miller, 1119 E. 8th St. Eagle, ID 83616, as Robbie said, we've been working together 
on multiple projects. We understand that the schools and their capacity is a serious concern. My client has 
donated 2 parcels of land for future school sites. So, I think it's really important it's not that we're 
overlooking. We're at a point, we understand the concerns, we want to help the concerns, but the bonds 
are critically important. And so, Robbie and I have been talking. I know there's been a handful of 
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developers working recently with the BCA to say how do we make this happen. So, you know, my 
question, what I'd like to see accomplished is first of all, keeping this in perspective, the entire site with a 
five year build out would bring 28 kids total with the student generation rate with your recent report that 
was done. Phase one, again looking at occupancy later in 2000 or 2026 would be 14 students. So, I'd like 
to think we can work together to figure out how the bond is going to pass. We helped with the Valley 
View. As you guys know, maybe may or not, Valley View’s bonds had passed or failed two years in row 
and we got together with the BCA and community members, fundraised, and helped market this this 
cause and it did recently pass which was great because. I mean, you guys need to grow. People want to be 
here. You have a beautiful community. The kids need adequate schools. We don't underestimate that. But I 
think the biggest thing is, for me is looking at the impact of the school, looking at my client has done to 
support the school districts to date in the recent and then what we can do moving forward to find 
solutions. I mean that really is the thing is you know Robbie had mentioned looking at like looking at 
school district boundaries and maybe redoing those to take impacts off of schools that are at capacity and 
maybe running them to other schools. I don't know how it works. It's been great to talk to him to get a 
better understanding of his reality, right? So yes, we understand there's an impact. We're willing to work 
with the school districts to get the solution and that is getting that bond passed. That is, that's the long-
term goal and what needs to happen so. 

Vice Chairman Dana Hennis Appreciate that. Thank you. 

Katie Miller Yeah. 

Vice Chairman Dana Hennis With that, I'll close the public testimony for this application at 6:14 and 
that leaves us up with our deliberation. 

Vice Chairman Dana Hennis I think overall this is a good use of a little area. It's got good transition 
between the neighboring subdivision going into the corner at that probably commercial in the future. I 
don't have real big concerns other than just the school district and I think this brings a good point. I know 
they work with the school district well, so that's just something I like the idea of the fundraising. That 
they did with the Valley View School District, I think you know, that could be something that would 
really help the schools out. 

Commissioner Bryan Clark Honestly, I mean, looking at the site plan, I really like the fact that the 
fourplexes are tucked in, creates a good boundary. I think that does create a strong community because 
you have a good mix of good mix of product. I was a little concerned at first when I saw R-12 because, 
I'll admit I cringed a little bit, but now this is a very good use. 

Vice Chairman Dana Hennis Yeah, I like the layout it's…and plenty of parking. That was my big 
concern, 52 units. 

Commissioner Bryan Clark Yeah. And that… and there's a lot of open space for travel, for traffic for, 
you know, additional guests and such. I like the layout. It's… I think it's done well. It's very creative and 
yeah. 

Commissioner Jim Main A question for maybe for Katie, are the lots on along Hubbard are those R-6 as 
well? They just look a little bit narrow and skinny. 

Katie Miller Yes, they are. [Unintelligible Background] Thank you. You're correct. They are R-6 on 
Hubbard. The minimum lot requirements for an R-6 zone is 4500 square feet. So, we do meet those. I 
know our… Max wrote it down. Excuse me. I don't know what they are along Hubbard other than they do 
not, they are not less than that. Our minimum lot size in here is 5750 and our max is 10,600. 
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Commissioner Jim Main So, on those lots along Hubbard, the product that you're showing for the R-6 
lots, they all look too wide to fit on those lots. So, do you have a different design for the narrower lots? 

Katie Miller Well, it wouldn't be a three-car garage on those lots. It would be a two car, probably two 
story… 

Commissioner Jim Main Okay. 

Katie Miller And yes, there are products that are available for that. 

Commissioner Bryan Clark Do you know what the minimum lot width is? 

Katie Miller 35 is your minimum rate. Troy, could you step in and help me on your frontage there? 

Senior Planner Troy Behunin I believe the, sorry, Troy Behunin for the record. For the R-6 is 40. It's… 
but it's a recommended Street frontage. 

Commissioner Jim Main Okay, and then one other question, Katie. On the west property line against the 
neighbor there. Is there any kind of buffer between this development and their property? 

Katie Miller There is not, currently. 

Commissioner Jim Main Okay. Would it be possible to have some kind of buffer there? 

Katie Miller Possibly, and oh, thank you. I just wanted to, I'm visual. Possibly. So, with you asking that 
question, what kind of buffer in your head would be adequate? 

Commissioner Jim Main Well, you know, I would think that if I had an acreage there and somebody 
came and built an R12 development right behind my house. I might like not to see it. And I realized that 
the property along Ten Mile is probably going to end up being commercial… 

Katie Miller Correct. 

Commissioner Jim Main One of these days. But, you know, a small berm and a fence, possibly. 

Katie Miller That is something we can look at. We've got some room there. I don't know about the berm. 
I think landscape might be a good option, more heavily landscaped to create that buffer. Would that be 
something that would be? 

Commissioner Jim Main Yeah, I think that would work for me. 

Vice Chairman Dana Hennis And they do call out a six-foot solid vinyl fence along there too. 

Katie Miller Correct.  

Commissioner Jim Main Yeah. I noticed the fence samples you had here had razor wire on top. 

Katie Miller Constantine wire? It's dangerous out there. 

 [Laughter] 

Vice Chairman Dana Hennis I missed that. 

Commissioner Jim Main Thank you. 

Katie Miller Thank you. 
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Commissioner Bryan Clark What was I looking at? Oh, let's just look like that…. Yeah. That's to get up 
over the lateral. 

Vice Chairman Dana Hennis Oh, gotcha.  

Commissioner Bryan Clark Yeah. Okay. 

Vice Chairman Dana Hennis Okay, any concerns now our application here is both a set of 
recommendations for City Council and design review, se we have to. We have to re-review the design 
review portion of it, I guess, as well. So, to me, I think their landscape being has been laid out well with 
the addition of something possibly to the transition between the west side, otherwise, they've got a good 
layout of the trees, the grass throughout the whole property, and I think it's covers more than what's 
adequate. 

Commissioner Jim Main Yeah, I agree. I don't see any issues with the, excuse me, with the landscaping 
other than the west boundary. 

Commissioner Bryan Clark The only thing I'm looking at is we do have landscape keys in the parking. 
Looks like the idea is to have trees in most of those. Yeah, I don't think. Okay. No, that looks good. 

Vice Chairman Dana Hennis Well, with that. I would stand for a motion or motions. 

Commissioner Jim Main Sure, Mr. Vice chairman, I move that we recommend approval of case numbers 
23-06-AN and 23-05-S with conditions as listed in the staff report and additionally additional landscape 
buffer along the west end of the boundaries. 

Commissioner Bryan Clark Seconded. 

Vice Chairman Dana Hennis All in favor? 

All Commissioners Aye. 

Vice Chairman Dana Hennis Thank you. 

 
(Timestamp 00:20:21) 
Motion To: Recommend Approval of Case # 23-06-AN and 23-05-S with conditions as listed in the 
staff report as well as an additional landscape buffer along the west end of the boundaries 
Motion By: Commissioner Jim Main 
Motion Seconded By: Commissioner Bryan Clark 
Further Discussion: None 
Voting Aye: Commissioners Hennis, Clark, Main 
Voting Nay: None 
Absent: Commissioner Greger 
3-0-1 
 

Commissioner Jim Main Okay, Mr. Vice Chairman. I move that we approve case #23-14-DR with 
conditions as listed in the staff report as well as additional landscape buffer along the west boundary. 

Commissioner Bryan Clark Seconded. 

Vice Chairman Dana Hennis All in favor?  
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All Commissioners Aye. 

Vice Chairman Dana Hennis Thank you. 

(Timestamp 00:20:55) 
Motion To: Approve Case # 23-14-DR with conditions as listed in the staff report as well as 
additional landscape buffer along the west boundary. 
Motion By: Commissioner Jim Main 
Motion Seconded By: Commissioner Bryan Clark 
Further Discussion: None 
Voting Aye: Commissioners Hennis, Clark, Main 
Voting Nay: None 
Absent: Commissioner Greger 
3-0-1 
 

 
B. Case No. 23-08-AN (Annexation) for Lot 3, Block 3 of Avalon Orchard Tracts Amended – Jessica 

Hall, Associate Planner 
 

Applicant requests to annex approximately 4.89 acres (APN: R0615250430) into Kuna City Limits 
with an R-4 (Medium Density Residential) zone; Section 30, Township 2 North, Range 1 East. 
(Timestamp 00:21:19) 
 

Potential Motions: 
• Motion to recommend Approval/Conditional Approval/Denial to City Council of Case No. 23-08-AN with 

Conditions as listed in the staff report (and additional Conditions imposed by Commission, if applicable).  
 
Vice Chairman Dana Hennis Next item up on the agenda is Case #23-08-AN; the annexation for Lot 3, 
Block 3 of Avalon Orchard Tracks amended, Jessica. 

Associate Planner Jessica Hall Good evening, Vice Chairman and Commissioners for the record 
Associate Planner Jessica Hall, 751 W 4th St. Kuna. The applicant before tonight requests to annex 4.89 
acres. Located at the terminus of East Rock Falls Lane into Kuna city limits with an R-4 medium density 
resident…excuse me, medium density residential zone. My mouth couldn't keep up. The subject has… 
The subject site has a continuous touch to the current city limits on the north and is considered a category 
‘A’ annexation per Idaho code 50-222. Upon review, staff finds this request to be compliant with Kuna 
City Code Title 5, our comprehensive plan, and Idaho Code 50-222. With that I can answer any questions 
you have. 

Vice Chairman Dana Hennis Any questions so far? 

Commissioner Bryan Clark No, not so far. 

Vice Chairman Dana Hennis Okay, and do we have any presentation from the applicant at all? 

Associate Planner Jessica Hall If you'd like to, Sid. 

Vice Chairman Dana Hennis Okay. 

Sid Anderson Mr. Chairman, Planning and Zoning Commission Sid Anderson 2500 E. Rock Falls Lane, 
Kuna, Idaho. I am the applicant here on behalf of the owner, Boyd Anderson. The owner wishes to annex 
4.89 acres of his land into the city of Kuna to take advantage of a lost place process that's available to him 
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within the city limits. He actually plans to create two 1 acre lots and a three-acre lot from this or 
approximately three-acre lot. This would bring diversity of community, as well as diversity of housing 
stock within the City of Kuna limits. I realize that the application before you is just the annexation. But I 
just wanted to give a little background on that. The annexation, as noted by the planner, does meet all of 
the requirements for the city code and I am just here to answer any questions and ask that you approve 
this annexation. 

Vice Chairman Dana Hennis Thank you, any other questions?  

Commissioner Bryan Clark No, this one looks pretty straightforward. 

Vice Chairman Dana Hennis I appreciate you, kind of offering up what you was the intent of it. That 
was one of my questions. So, thank you.  

Sid Anderson You bet. 

Vice Chairman Dana Hennis With that, I will open the public testimony for this application at 6:25. And 
seeing no sign up on the sheet. Is there anybody in the audience that would like to testify on this 
application? Seeing none, I will close the public testimony at 6:26. That brings up our discussion. 

Commissioner Jim Main Well, personally, I think seeing an R-4 zone is attractive. I think we do need 
some diversity in in lot sizes in Kuna. So, I have no issues with this project. 

Vice Chairman Dana Hennis I agree. You know, I like the idea that they're just kind of splitting this out 
into larger parcels, so I don't foresee any issues. With that, then I'd stand for a motion. 

Commissioner Bryan Clark Mr. Vice Chairman, I move that we motion to recommend approval for 
Case #23-08-AN with conditions as listed in the staff report. 

Commissioner Jim Main Second. 

Vice Chairman Dana Hennis Thank you, all in favor? 

All Commissioners Aye. 

Vice Chairman Dana Hennis Thank you. 

Commissioner Bryan Clark Good, I got the right one. All right, cool. 

 
(Timestamp 00:25:08) 
Motion To: Recommend approval for Case #23-08-AN with conditions as listed in the staff 
report 
Motion By: Commissioner Bryan Clark 
Motion Seconded By: Commissioner Jim Main 
Further Discussion: None 
Voting Aye: Commissioners Hennis, Clark, Main 
Voting Nay: None 
Absent: Commissioner Greger 
3-0-1 
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C. Case Nos. 23-05-ZC (Rezone), 23-06-S (Preliminary Plat), & 23-13-DR (Design Review) for Falcon 
Crest East Subdivision – Troy Behunin, Senior Planner 
 
Applicant requests rezone of approximately 47.20 acres from R-12 (High Density Residential) to the 
R-6 (Medium Density Residential) zone. Applicant also requests Preliminary Plat approval to 
subdivide subject site (APNs: S1422131510, S1422244700, S1422314975 & a portion of 
S1422417365, S1422110300, S1422427800, & S1422346600) into 655 lots (606 single-family, 36 
common, 7 shared driveway, 3 private roads, 3 golf course). The site is located North of the W Kuna 
Road and S Conchos Avenue intersection; Section 22, Township 2 North, Range 1 East. 
(Timestamp 00:25:34) 
 

Potential Motions: 
• Motion to recommend Approval/Conditional Approval/Denial to City Council of Case Nos. 23-05-ZC & 

23-06-S with Conditions as listed in the staff report (and additional Conditions imposed by the 
Commission, if applicable). 

• Motion to Approve/Conditionally Approve/Deny Case No. 23-13-DR with Conditions as listed in staff 
report (and additional Conditions imposed by the Commission, if applicable). 

 
Vice Chairman Dana Hennis Okay, next up on the agenda is case #23-05-ZC, 23-06-S and 23-13-DR 
Design review for Falcon Crest East Subdivision, Troy. 

Senior Planner Troy Behunin Good evening, Commissioners. For the record, Troy Behunin, Kuna 
Planning and Zoning staff, Senior Planner. So, the applications that are before you this evening for Falcon 
Crest East, staff would actually request that this be tabled to the next available meeting, possibly to the 
February 13th, 2024, meeting at 6:00 P.M. because of an outside agency's update to their staff report. We, 
staff believes it's necessary for the Commission to have a full record in front of them in order to make a 
decision, especially as it is a public hearing matter and staff has spoken with the applicant. They are not 
here tonight. They were in agreement with that staff recommendation. 

Vice Chairman Dana Hennis Okay, thank you. 

Commissioner Bryan Clark Will that be to a date certain? 

 Yeah, February 13th they suggested. 

Commissioner Jim Main Mr. Vice Chairman, I move that we table case #23-05-ZC and 23-06-S to a 
date certain of February 13th, 2024. 

Vice Chairman Dana Hennis There is also… 

Commissioner Jim Main Additionally I move that we table case #23-13-DR to a date certain of February 
13th, 2024. 

Commissioner Bryan Clark Seconded.  

Vice Chairman Dana Hennis Thank you, all in favor?  

All Commissioners Aye. 

Vice Chairman Dana Hennis Thank you. 
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(Timestamp 00:26:59) 
Motion To: Table Case # case #23-05-ZC, 23-06-S, and 23-13-DR to a date certain of February 
13th, 2024 
Motion By: Commissioner Jim Main 
Motion Seconded By: Commissioner Bryan Clark 
Further Discussion: None 
Voting Aye: Commissioners Hennis, Clark, Main 
Voting Nay: None 
Absent: Commissioner Greger 
3-0-1 
 
5. BUSINESS ITEMS: 
None 

6. UPDATES & REPORTS: Non-Action Items 
(Timestamp 00:27:37) 

Vice Chairman Dana Hennis And that concludes our agenda items. Is there any reports or additional 
items from the City staff?... Thank you. 

7. ADJOURNMENT: 
(Timestamp 00:27:46) 

Commissioner Jim Main Mr. Vice Chairman, I move that we adjourn tonight's meeting. 

Commissioner Bryan Clark Seconded. 

Vice Chairman Dana Hennis All in favor?  

All Commissioners Aye 

Vice Chairman Dana Hennis Thank you. 

 
(Timestamp 00:27:46) 
Motion To: Adjourn 
Motion By: Commissioner Jim Main 
Motion Seconded By: Commissioner Bryan Clark 
Further Discussion: None 
Voting Aye: Commissioners Hennis, Clark, Main 
Voting Nay: None 
Absent: Commissioner Greger 
3-0-1 
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________________________ 
Dana Hennis, Vice Chairman 

 
 

ATTEST: 
 
 

__________________________ 
Doug Hanson, Director 
 

Minutes prepared by Garrett Michaelson, Deputy City Clerk. 
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BEFORE THE PLANNING AND ZONING COMMISSION 
OF THE CITY OF KUNA 

 
 

IN THE MATTER OF THE APPLICATION OF 
 
 
ENDURANCE HOLDINGS, LLC  
 
 
 
For Property Near the NEC Corner of Ten 
Mile and Hubbard Roads. 

) 
) 
) 
) 
) 
) 
) 
) 
)  

Case Nos. 23-06-AN (Annexation), 23-05-S 
(Preliminary Plat) & 23-14-DR (Design 
Review). 
 
FINDINGS OF FACT, CONCLUSIONS 
OF LAW AND ORDER OF DECISION 
FOR ANNEXATION, PRELIMINARY 
PLAT AND DESIGN REVIEW 
APPLICATIONS. 

 
THESE MATTERS came before the Commission for public hearing on January 9, 2024, and was 

tabled until January 23, 2024, for the receipt and consideration by the Commission of these Findings of 
Fact, Conclusions of Law, and Order of Decision for the above referenced application. The Commission 
does now hereby make and set forth the Record of Proceedings, and these Findings of Fact, Conclusions 

of Law, and Order of Decisions. 
 
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.pdf   X 
  2.1 P&Z APPLICATION COVERSHEET.pdf   X 
  2.2 ANNEXATION & ZONING APPLICATION.pdf   X 
  2.3 SUBDIVISION LANDSCAPING DESIGN REVIEW.pdf   X 
  2.4 NARRATIVE.pdf   X 
  2.5 VICINITY MAP.pdf   X 
  2.6 QUITE CLAIM DEED - HILL.PDF   X 
  2.7 WARRANTY DEED - ENDURANCE HOLDINGS.pdf   X 
  2.8 AFFIDAVIT OF LEGAL INTEREST.pdf   X 
  2.9 R-6 LEGAL DESCRIPTION.pdf   X 
  2.10 R-12 LEGAL DESCRIPTION.pdf   X 
  2.11 OVERALL LEGAL DESCRIPTION.pdf   X 
  2.12 PRELIMINARY PLAT.pdf   X 
  2.13 LANDSCAPE PLAN & RENDERING.pdf   X 
  2.14 NEIGHBORHOOD MEETING CERTIFICATION.pdf   X 
  2.15 COMMITMENT TO PROPERTY POSTING.pdf   X 
  2.16 PRELIMINARY ENGINEERING REPORT.pdf   X 

https://kunaid.sharepoint.com/:f:/g/EvuxKM_sTW1PjTMXq0wOOpkBotAjz8shkHC9GnR9CAzC_Q?e=N3Cou0
https://kunaid.sharepoint.com/:f:/g/EvuxKM_sTW1PjTMXq0wOOpkBotAjz8shkHC9GnR9CAzC_Q?e=N3Cou0
https://kunaid.sharepoint.com/:f:/g/EvuxKM_sTW1PjTMXq0wOOpkBotAjz8shkHC9GnR9CAzC_Q?e=N3Cou0
https://kunaid.sharepoint.com/:b:/g/Ebe2wokxJuhEns3XoXugZAcBABpXrmElpnoOyHioUABMyw?e=quoeAL
https://kunaid.sharepoint.com/:b:/g/Ecittbkdiv1GmFSzr_bl6A0BsFzYv7o22hb1HGhMyARnCw?e=bdTJHK
https://kunaid.sharepoint.com/:b:/g/ETdzjTkwiCpAifU_YGkJnqkB1xCIYaBusC1W6-Ewr046Xg?e=0dEGbT
https://kunaid.sharepoint.com/:b:/g/EUBthFLBHq1HiLOshjvaESABWaxpZDlhgolPR513QknG8Q?e=Xmp88I
https://kunaid.sharepoint.com/:b:/g/EcGp5kInOohBuvJcgr8Tn4IBpH0en_54uh-WnQKRV9MuoA?e=eddPCW
https://kunaid.sharepoint.com/:b:/g/EbT1oyfOIWBFkwe1NQOR_M4B5pYqIkqRqgPqeoeeh-MQZA?e=244tZ3
https://kunaid.sharepoint.com/:b:/g/EQfJZpvW4FNBm10A056ttg8B4G1jGWzDOolnlf0ThiqipQ?e=ehwc6J
https://kunaid.sharepoint.com/:b:/g/EZMzh2CQuoJNh1BQrIaJqa4B0-QxJ9H09igRuIhVHkhINQ?e=4H2cok
https://kunaid.sharepoint.com/:b:/g/EVVND4oGFNVEuk9Bq6Jm1zsB1bJkX7UTTmXFpI7Jjm9XiA?e=iTvBpJ
https://kunaid.sharepoint.com/:b:/g/EVpLqey-lBdEpa4a1_v-mcwBo_xvFTAWO7-Ep1auN0ffnw?e=bpQ2lm
https://kunaid.sharepoint.com/:b:/g/EapKBBvOTJhMqKdCNhnEio4BY9RCqFlcU8GOq_z8lUt5-Q?e=Ukucdu
https://kunaid.sharepoint.com/:b:/g/EarJ2d19CZpEqvD9kTCu1oEBNJxCYw1fletdahbknOQZOw?e=rhNhJQ
https://kunaid.sharepoint.com/:b:/g/ER4Tfjyfg0VFjNMCB-01ixYBozHkhvwdJ5JSlfgvsFSO0A?e=fVgeMu
https://kunaid.sharepoint.com/:b:/g/Eefnsj12TGxHg9jGFQkPTvUBIld7QDixbVbkdwb8lOhRkg?e=qWGMCn
https://kunaid.sharepoint.com/:b:/g/ETo9pAsQrNVPriaqpoRmU28B8uS0aGIa6jJf0drPk56VHw?e=WP5JNG
https://kunaid.sharepoint.com/:b:/g/EWcmRi7WlaxDvn5Q2xOha4QBRsPeWnLWS3KQBS41_q61sQ?e=qn01SA
https://kunaid.sharepoint.com/:b:/g/EaTCPfGl125Brjxc21Ed-SgBq1v3pEpUAJJ-m7iBSgXa0w?e=7JdP0A
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  2.17 LIGHTING CUTSHEETS.pdf   X 
  2.18 SUBDIVISION NAME RESERVATION.pdf   X 
  2.19 AGENCY REQUEST FOR COMMENTS.pdf   X 
  2.20 CITY ENGINEER.pdf   X 
  2.21 ADA COUNTY HIGHWAY DIST.pdf   X 
  2.22 ADA COUNTY DEVELOPMENT SERVICES.pdf   X 
  2.23 BOISE PROJECT BOARD OF CONTROL.pdf   X 
  2.24 KUNA POILICE DEPTARTMENT.pdf   X 
  2.25 IDAHO TRANSPORTATION DEPT.pdf   X 
  2.26 DEPARTMENT OF ENVIRONMENTAL QUALITY.pdf   X 
  2.27 CENTRAL DISTRICT HEALTH DEPT.pdf   X 
  2.28 BOISE KUNA IRRIGATION DIST.pdf   X 
  2.29 PROOF OF LEGAL NOTICE MAILER.pdf   X 
  2.30 PROOF OF PUBLISH MKP.pdf   X 
  2.31 PROOF OF PROPERTY POSTING.pdf   X 
  2.32 WEBSITE POSTING.pdf   X 
 2.33 APPLICANT PRESENTATION AT P&Z.pdf      X 

 
1.2 Hearings: The Commission heard this on January 23, 2024. The FCO’s have been requested to go 

before the Commission on February 13, 2024. 
 

1.3 Witness Testimony: Those who testified at the Commissions’ January 23, 2024, hearing are as 
follows, to-wit: 
 

A. City Staff: 
Troy Behunin, Senior Planner 

 
B. Appearing for the Applicant: 

Katie Miller, 1119 E State St., Eagle, ID 83616 – Testified  
  
C. Appearing in Favor: 

Judy Schmidt, 14004 N Quail Covey, Boise, ID 83714 – Did Not Testify 
 
D. Appearing Neutral: 

None 
 
E. Appearing in Opposition: 

Robbie Reno, Kuna School District, 711 E Porter St., Kuna, ID 83634 - Testified 
 
 

II 
DECISION 

 
WHEREUPON THE 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 RECOMMENDED FINDINGS OF FACT, CONCLUSIONS OF LAW, AND 
ORDER, to-wit:  

 
 
 
 

https://kunaid.sharepoint.com/:b:/g/EefdKpRpVghFtyN1alXER0MBA64wkW_qI-cELa5sZyu-Lw?e=qEA35j
https://kunaid.sharepoint.com/:b:/g/EXEncAJRmJ1LomWIqv09KJkBUIngv19z0aBdQEHHWKIKCA?e=xcsD3j
https://kunaid.sharepoint.com/:b:/g/EWi6YAG7ztBFlZMRmAGcVwsBmQSuxe_N7n7-S6_dDR39tg?e=JQE4Ra
https://kunaid.sharepoint.com/:b:/g/EQvfGyG78m9Koh5JtXiARKYBBpInR2gkBR_dfZvnlbdd2Q?e=iLWOjD
https://kunaid.sharepoint.com/:b:/g/EZeiwL2iQPtHoVnSNvhXXTABQ0v383kmNdMMWY2s5fYi4A?e=FaAcPd
https://kunaid.sharepoint.com/:b:/g/ERhDc-_HmwdLteq2reMGF-4BXMEbUeSI3GDVHWsfEtaKzw?e=sDoyE5
https://kunaid.sharepoint.com/:b:/g/EVK5vcrvVolEnLquh_u5P9QBMrgCOX01SjtxugGsxAvR2g?e=TD6Ckh
https://kunaid.sharepoint.com/:b:/g/EfpSm_HK3jBNtJjxAhhIkWgBPZcBgE5K0KFZIsHQb-yMIg?e=NLfvTe
https://kunaid.sharepoint.com/:b:/g/EXcryNeGjXdFr96awOQeKzcB2OBS1U6I8z-XHhk-8zCBKA?e=pw0nLL
https://kunaid.sharepoint.com/:b:/g/ESz_M64TTRhJrlkDkjzMsbwBpWdhysA3E7hX_0r_k-0Gpg?e=4YTNXs
https://kunaid.sharepoint.com/:b:/g/EXfqeLa_s_lPpd2eItnG4B8BrNNPe8gWAjxSIOoIOaqLDg?e=oG39GU
https://kunaid.sharepoint.com/:b:/g/ERWhmylmhUhJqdH4CRVXczEBIRZVPxhbQAAGL3ZpK50maA?e=T2ZbVe
https://kunaid.sharepoint.com/:b:/g/Ec2ezq7nnc1PnpbIv8Iv3A4BvxOH6wzUpEz1MnzfjPQTVg?e=ujEnMT
https://kunaid.sharepoint.com/:b:/g/EZVG0jIg9pNEgMs5CQBbUtkBHloVVSVP3DJz4uvd9tqq4w?e=2ZXK1e
https://kunaid.sharepoint.com/:b:/g/EYduayKuf0FGm3Ho4pU0swEBTLQg7vSrriflQVJMbMGiGg?e=rRI4AM
https://kunaid.sharepoint.com/:b:/g/ESNX0TDNWdNOpfABGV7qGm0ByOrQdQ8AumlKo0Wwyf7I7A?e=ASOlda
https://kunaid.sharepoint.com/:b:/g/EVG126opgctLrg5McJto38wB9es6BQNxvvRCfl8ojISo7A?e=pXcmZJ
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III 
FINDINGS OF FACT 

 
3.1 Findings Regarding Notice 
 
A. Notice was published for the January 9, 2024, hearing for the Annexation, Preliminary Plat and 

Design Review near the NEC of Ten Mile and Hubbard Road, in the Meridian Kuna Press, the official 
City of Kuna newspaper, which has general circulation within the boundaries of the city, Ada and 
Canyon County, on December 22, 2023. Notice was also published on the City of Kuna website 
December 15, 2023. 

 
B. Notice for the January 9, 2024, hearing containing the legal description of the property proposed to 

be Annexed and Subdivided was mailed to all know and affected property owners within 300-ft of 
the boundaries of the area described in the application on December 15, 2023. 

 
C. Notice for the January 9, 2024, hearing was posted on a sign in accordance with Kuna City Code 

(KCC) 5-1A-8 on December 21, 2023. A Proof of Property Posting form was provided to staff on 
December 21, 2023. 

 
3.2 Findings Regarding Annexation, Preliminary Plat and Design Review. 
 
A. The subject site is located in unincorporated Ada County and touches Kuna City limits on the north 

and east sides and is currently zoned Rural Residential and has historically been used for 
Agriculture purposes. 

 
B. The land proposed for Annexation, Preliminary Plat and Design Review is comprised of one (1) 

parcel totaling approximately 12.49 acres. The parcel is as follows: 
  

Owner Parcel No. Size Current Zone 
Endurance Holdings, LLC S1311336700 12.49 ac. RR (Rural Residential) 

 
C. The existing land uses and zoning districts for lands surrounding the subject site are as follows: 

  
 
 
 
 

 
D. Based on the evidence presented does the application generally comply with Kuna City Code 

(KCC)? 
 

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 AND 
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. 

 
E. Based on the evidence presented, does the application generally comply with the Comprehensive 

Plan? 
 

1. The Comprehensive Plan designates the property as Mixed-Uses, and the proposed zoning districts 
of R-6 (MDR) and R-12 (HDR). 
 

North R-6 Medium Density Residential – Kuna City 
South RR Rural Residential – Ada County 
East R-6 Medium Density Residential – Kuna City 
West RR Rural Residential – Ada County 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH1GEZOPR_ARTAAPPRALZOAP_5-1A-8SIPOPR
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH1GEZOPR_ARTAAPPRALZOAP_5-1A-8SIPOPR
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2. The development includes additional housing types and sizes promotes variety for all income levels 
and promotes desirable and well-designed neighborhoods. 

 
3. Adding roads, sidewalks, pathways, and pedestrian corridors together with stubs to adjacent 

properties promotes future connections by other developments offers connectivity and access for all 
residents. 

 
F. Can the availability of existing and proposed public services accommodate the proposed 

development? 
 

1. ACHD can support the development with all Site-Specific Conditions of approval being satisfied. 
 
2. ITD requires no mitigation improvements to serve the development. 
 
3. Sewer has become available with the completion of the Danskin Sewer Force Main. 

 
4. Potable water connection is available for the subject site. 
 
5. Pressurized irrigation connection is available for the subject site. 
 
6. Kuna School District testified at the public hearing in opposition to the project. 

 
G. Does the public have the financial capability to provide supporting services to the proposed 

development? 
 

1. Through development of the project and beyond, connection fees, impact fees (Fire, Police, Park 
and Ada County Highway District), and property taxes will be collected. 

 
H. Does the proposed project consider the health and safety of the public and the surrounding area’s 

environment? 
 

1. Connection to City services, as well as other public improvements such as streetlights, fire hydrants, 
sidewalks, etc. will be implemented as a part of this project. 

 
2. No major wildlife habitats will be impacted by the proposed development. 

There are no designated wildlife habitats within or adjacent to the proposed project. 
 
I. Does the site landscaping meet the intent of the landscape Ordinance? 
 

1. A six- foot (6’) vinyl fence is proposed around the perimeter of the subdivision where permitted. 
(+) 

 
2. Residential lots will be required to provide see-through fencing adjacent to all common lots and 

shall follow all requirements listed in KCC 5-17. 
 
3. A Landscape buffer comprised of sod, trees and other plantings will be provided along N Linder 

and W Ardell Roads. 
 
4. Applicant proposes 1.97 acres (15.77%) qualified open space exceeding the 7.50% minimum. 
 
5. Internal sidewalks and stub streets are provided for connectivity within the development. 

 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH17LARE
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J. Does the proposed application constitute orderly development? 
 

1. The proposed subject site is located adjacent to the Kuna City Limits and touches the city limits on 
the north and east sides. 

 
2. Subdivisions are under active construction to the south, west and southeast of the subject site. 
 
3. Streets are proposed to connect to stubs provided by previous development. 

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

analysis. 
 

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. 
 

IV 
CONDITIONS 

 
Based upon the record contained in Case Nos. 23-06-AN, 23-05-S and 23-14-DR including the 
Comprehensive Plan, Kuna City Code, Staff’s analysis, including the exhibits, and the testimony during the 
Public Hearing the Commission hereby recommends Approval for the Annexation and Preliminary Plat, 
and hereby Approves the Design Review, subject to the following Conditions of Approval: 
 
4.1     Transportation 
 

A. Buffers, curb, gutter and sidewalk (attached and detached) shall be installed in accordance 
with KCC 5-17-14 and 6-4-2. 

 
B. Developer/Owner/Applicant shall work with Ada County Highway District and the City of 

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

 
C. Developer/Owner/Applicant shall install a sign at the terminus of the proposed stub street 

stating; “this road will continue in the future”. Developer/Owner/Applicant shall obtain 
proper language from Ada County Highway District. 

 
4.2 Site Layout, Dimensional Standards and Parking 
 

A. Developer/Owner/Applicant shall measure all front building setbacks from back of 
sidewalk on all internal local roads. 

 
B. Applicant shall ensure the proper easement widths on all lots in accordance with KCC 6-

3-8. 
 
C. It is the responsibility of the Developer to ensure any anticipated buildings fit any given 

buildable lot in accordance with KCC 5-3-3. 
 
 
 

https://legislature.idaho.gov/statutesrules/idstat/Title67/T67CH80/SECT67-8003/
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH17LARE_5-17-13LABUWIBAROCL
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT6SURE_CH4IMST_6-4-2REPUIMST
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT6SURE_CH3DEST_6-3-8EA
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT6SURE_CH3DEST_6-3-8EA
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH3ZODIRE_5-3-3OFHEARST
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4.3 Landscape, Open Space and Fencing 
 

A. Fencing within and around the site shall comply with KCC 5-5-5 (unless specifically 
approved otherwise and permitted). 
 

B. 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. 

 
C. Landscaping shall not be placed within ten (10) feet of any meter pits, pressurized irrigation 

valves and/or ACHD underground facilities and must honor all vision triangles. 
 
D. The Landscape Plan and Preliminary Plat [ (LSP) dated 8.1.2023 and (PP) 6.25.23] will be 

considered binding site plans as amended and/or approved. 
 

E. 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. 

 
F. 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. 

 
G. Develop/Owner/Applicant is hereby notified that this project is subject to Design Review 

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

 
4.4      Public Works 
 

A. 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. Compliance with I.C. §31-3805 is required. Delivery of water shall not be impeded by any 

construction on site. Compliance with the requirements of the Boise Project Board of 
Control is required. 

 
C. 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).  

 
D. Connection to City Services (Sewer, Water, Pressurized Irrigation) is required. The 

Applicant shall conform to all corresponding City of Kuna Master Plans. 
 

E. 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 a Water Booster 
Station as necessary. 

 
F. 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 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH5PEST_5-5-5REFEWAHE
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH10SI
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT6SURE_CH4IMST_6-4-2REPUIMST
https://legislature.idaho.gov/statutesrules/idstat/Title31/T31CH38/SECT31-3805/
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has capacity to service the proposed development with domestic water, and accept the 
wastewater discharged from the proposed development. 

 
G. 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. 

 
H. Developer/Owner/Applicant shall work with staff in order to provide final locations of 

streetlights as required by Kuna City Code. Streetlights for the site shall be LED lighting 
and must comply with Kuna City Code and established Dark Sky practices. 

 
I. In accordance with R90-2022, once the Danskin Sewer Force Main is completed, 40 

Equivalent Dwelling Units (EDU’s) may be issued on a Phase-by-Phase basis. 
 
4.5 General 
 

A.  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: 

   
1. The City Engineer shall approve all sewer connections. 
 
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 an approved 
drainage plan. 

 
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”. 

 
4. The Kuna Rural Fire District shall approve fire flow requirements and/or building plans. 

Installation of fire protection facilities as required by the Fire District are required. 
 

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

 
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). 
 

7. All public rights-of-way shall be dedicated and constructed to the 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. 

 
B. 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. 

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

Construction of any kind shall only be conducted within hours specified in KCC 10-6-3. 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT6SURE_CH2SUAPPR_6-2-3PRPL
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT10PORE_CH6NO_10-6-3PUDINOPR
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Noises and other public nuisances/distractions outside of this time frame are subject to 
lawful penalties. 

 
D. 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. 

 
E. Applicant is conditioned to work with the City Engineer for proper easement widths for the 

project as a whole. 
 
F. Developer/Owner/Applicant and all successors shall comply with all Local, State and 

Federal Laws. 
 

V 
CONCLUSIONS OF LAW 

RE: POWERS AND DUTIES OF THE PLANNING & ZONING COMMISSION 
 

5.1 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 Idaho Code §50-1. 

 
5.2 The power of the City of Kuna lies in the Commission to hear this matter as provided in Idaho 

Code §67-65, and Kuna City Code 1-14-3. 
 
 

VI 
CONCLUSIONS OF LAW 

RE: APPLICATION FOR ANNEXATION 
 

6.1 The City of Kuna has authority to Annex lands into its boundaries pursuant to Idaho Code §50-222. 
 
6.2 Idaho Code §50-222(1) provides that: 
 

[C]ities of the state should be able to annex lands which are reasonably necessary to assure the 
orderly development of Idaho’s cities in order to allow efficient and economically viable provisions 
of tax-supported and fee-supported municipal services, to enable the orderly development of private 
lands which benefit from the cost-effective availability of municipal services in urbanizing areas 
and to equitably allocated the costs of public services in management of development on the urban 
fringe. 

(emphasis added). 
 
6.3 The proposed Annexation is a Category A Annexation as described in Idaho Code §50-222(3)(a), 

because the private landowner of the parcel at issue has consented to the proposed Annexation. 
 
6.4 Annexation decisions by a City Council are a legislative decision, not quasi-judicial decisions. Black 

Labrador Investing, LLC. v. Kuna City Council, 147 Idaho 92, 96 (2009), citing, see Crane Creek 
Country Club v. City of Boise, 121 Idaho 485, 487, 826 P.2d 446, 448 (1990). 

 
 
 
 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT8HESA_CH1NU_8-1-3WECO
https://legislature.idaho.gov/statutesrules/idstat/Title50/T50CH1/
https://legislature.idaho.gov/statutesrules/idstat/title50/t50ch2/sect50-222/
https://legislature.idaho.gov/statutesrules/idstat/title50/t50ch2/sect50-222/
https://legislature.idaho.gov/statutesrules/idstat/Title67/T67CH65/
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT1AD_CH14DEMALAUSAUPRAP_1-14-3DEMAAUPRAPTA
https://legislature.idaho.gov/statutesrules/idstat/title50/t50ch2/sect50-222/
https://legislature.idaho.gov/statutesrules/idstat/title50/t50ch2/sect50-222/
https://legislature.idaho.gov/statutesrules/idstat/title50/t50ch2/sect50-222/
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VII 
CONCLUSIONS OF LAW 

RE: APPLICATION FOR PRELIMINARY PLAT 
 

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

 
7.2 In Kuna City Code, Title 1, Chapter 14, Section 3, states that Preliminary Plats are designated as 

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

 
7.3 Subdivision regulations as defined in Kuna City Code Title 6 are authorized by I.C. § 50-13 & 67-

65 and Article 12, section 2. 
 
 

VIII 
CONCLUSIONS OF LAW 

RE: APPLICATION FOR DESIGN REVIEW 
 

8.1 The Commission has the decision-making authority over all Legislative Design Review 
applications as provided in KCC 1-14-3. 

 
8.2 Kuna City Code 5-4-2 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, signs or sites, and requires 
the submittal of a Design Review application pursuant to this Chapter and fee as prescribed from 
time to time by the City Council.” 

 
 

IX 
ORDER OF RECOMMENDED APPROVAL FOR APPLICATIONS FOR 

ANNEXATION AND PRELIMINARY PLAT 
 

The 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: 

 
 

9.1  That the Annexation Application (Case No. 23-06-AN) is recommended Approval. 
 
9.2  That the Preliminary Plat Application (Case No. 23-05-S) is recommended Approval. 
 
 
 
 

https://legislature.idaho.gov/statutesrules/idstat/Title50/T50CH13/
https://legislature.idaho.gov/statutesrules/idstat/Title50/T50CH13/
https://legislature.idaho.gov/statutesrules/idstat/Title67/T67CH65/SECT67-6511/
https://legislature.idaho.gov/statutesrules/idstat/Title50/T50CH13/
https://legislature.idaho.gov/statutesrules/idstat/Title67/T67CH65/SECT67-6511/
https://legislature.idaho.gov/statutesrules/idstat/Title67/T67CH65/SECT67-6511/
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH4DEREOVDIDR_5-4-2GEAP
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X 
ORDER OF APPROVAL FOR APPLICATION FOR DESIGN REVIEW 

 
10.1 That the Design Review Application (23-14-DR) is hereby Approved. 
 
 

BY ACTION OF THE PLANNING & ZONING COMMISSION of the City of Kuna at its 
regular meeting held on the 13th of February 2024. 

 
 

___________________________________ 
                                                                                                Planning & Zoning Chairman 
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BEFORE THE PLANNING AND ZONING COMMISSION OF THE CITY OF KUNA 
 

IN THE MATTER OF THE APPLICATION OF 
 
Sid Anderson 
 
For Lot 3, Block 3 of Avalon Orchard Tracts 
Amended. 

) 
) 
) 
) 
) 
) 

Case No. 23-08-AN 
 
 
FINDINGS OF FACT, CONCLUSIONS OF LAW, 
& ORDER OF RECOMMENDATION FOR 
ANNEXATION APPLICATION. 

 
 THIS MATTER came before the Commission for public hearing on January 23, 2024, for receipt 
and consideration by the Commission of these Findings of Fact, Conclusions of Law, and Order of 
Recommended Decision for the above referenced application. The Commission does now hereby make and 
sets forth the Record of Proceedings, and these Findings of Fact, Conclusions of Law, and Recommended 
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.pdf   X 
 2.1 P&Z APPLICATION COVERSHEET.pdf   X 
 2.2 ANNEXATION & ZONING APPLICATION.pdf   X 
 2.4 VICINITY MAP.pdf   X 
 2.5 NARRATIVE.pdf   X 
 2.6 WARRANTY DEED.pdf   X 
 2.7 AFFIDAVIT OF LEGAL INTEREST.pdf   X 
 2.8 ANNEXATION AREA LEGAL DESCRIPTION.pdf   X 
 2.10 NEIGHBORHOOD MEETING CERTIFICATION.pdf   X 
 2.11 COMMITMENT TO PROPERTY POSTING.pdf   X 
 2.12 AGENCY TRANSMITTAL.pdf   X 
 2.13 IDAHO TRANSPORTATION DEPARTMENT.pdf   X 
 2.14 ADA COUNTY DEVELOPMENT SERVICES.pdf   X 
 2.15 BOISE PROJECT BOARD OF CONTROL.pdf   X 
 2.16 DEPARTMENT OF ENVIRONMENTAL QUALITY.pdf   X 
 2.17 CENTRAL DISTRICT HEALTH DEPARTMENT.pdf   X 
 2.22 ADA COUNTY HIGHWAY DISTRICT.pdf   X 
 2.23 PUBLIC WORKS.pdf   X 
 2.18 WEBSITE NOTICE COMMISSION.pdf   X 
 2.19 300 FT PROPERTY OWNERS NOTICE COMMISSION.pdf   X 
 2.20 IDAHO PRESS PUBLICATION PROOF COMMISSION.pdf   X 
 2.21 PROOF OF PROPERTY POSTING.pdf   X 

 
1.2  Hearings: The Commission heard this on January 23, 2024. The FCO’s have been requested to go 

before the Commission February 13, 2024. 

https://kunaid.sharepoint.com/:b:/g/ESnNkdAyGhVCrzQMCNZqZmwBBM0g3CmxBvldydwG4vGvvA?e=VfMxPy
https://kunaid.sharepoint.com/:b:/g/EQ0dLaOBGOpBhFpFmI4zqAIBWEefdRUwWCRoJiziL-37Sg?e=1oxPDH
https://kunaid.sharepoint.com/:b:/g/EVIyF6aXujNFqyk6QroKMoIBqCPwSY81ZY88f4HKXsKTqw?e=qaA9g9
https://kunaid.sharepoint.com/:b:/g/EeIKJWJRvrJMrGEEJSsf0a8BdnA-5DeBUmy76iiubigfag?e=zoklQ1
https://kunaid.sharepoint.com/:b:/g/EQ8_O2lfpJBAuqL43BlNrmkBLgNRfiRpgoLCadlskKDJlg?e=bW6wsU
https://kunaid.sharepoint.com/:b:/g/EdfQCDByps5It2Yc5dCHW_MB7JuiSkJ_voG3kH_8V8Zm3w?e=OC4gwv
https://kunaid.sharepoint.com/:b:/g/EWX8EysiqnNJosJtjFSerOwBBaVV2SrGNkyQXtPlACYSlQ?e=Cc4Wfj
https://kunaid.sharepoint.com/:b:/g/EfATL0TkpuFNloZi5Sg4op8BxI2sy7_mGqUdg-ki2Bkdrw?e=kM4UDq
https://kunaid.sharepoint.com/:b:/g/Eda-IAtTmrdJoixQqpat0_QBSHaXB2bFIF2fFYBRLPIU6g?e=84YpsO
https://kunaid.sharepoint.com/:b:/g/EW3wIJsIO7hAlMm53pwqPTkBbddp6oxyI1DdELK_nENMqg?e=LmK9UL
https://kunaid.sharepoint.com/:b:/g/EUnZaiwiTPRAu4YEanEcBlcBR_V0SNec2gIQAvJXyn4tKQ?e=GGcmQ2
https://kunaid.sharepoint.com/:b:/g/EfIM043eTv1Lq-hiBNavt3gB_d3FaWCy6PuexxIcvQM_EQ?e=cdwjpj
https://kunaid.sharepoint.com/:b:/g/EfJrZs5mjNpChzrGAkADvyIB49AcKZStqouUmfmNvPtCDg?e=RYNwcx
https://kunaid.sharepoint.com/:b:/g/EZoWlOHBC1JKrTAb4SpIF28B3TWNzc0ojZ0v-HjBtklzfQ?e=lN4e0B
https://kunaid.sharepoint.com/:b:/g/EZn8i5zfUOxNqzLt--rgjmgBhQ33vt6qYiwywA-TEQ-M7g?e=eIpJ6L
https://kunaid.sharepoint.com/:b:/g/EZn8i5zfUOxNqzLt--rgjmgBhQ33vt6qYiwywA-TEQ-M7g?e=eIpJ6L
https://kunaid.sharepoint.com/:b:/g/EbmtsmfD94VMtIkevyObD1cBCfA1EM2-6lji4CZkE4Bc2Q?e=YiRdWU
https://kunaid.sharepoint.com/:b:/g/EQVIuYZUB2VArwZAeOIorA8BNHESU0ls2efOf1j-sRZ_DA?e=Yky5wb
https://kunaid.sharepoint.com/:b:/g/EWf3nUol8ABLmfTX3uuiq3cBpZ6KQMXcdoRRY1Zzwf5qOg?e=natBVx
https://kunaid.sharepoint.com/:b:/g/EVDsrtZnciZNnlopgxf9DPYBDyRY0uNnNfR-ALDAfzdt6g?e=a9DVkr
https://kunaid.sharepoint.com/:b:/g/ESWzmAjzzE1NnufUsTN2UzEBrZCqOXjd7ce8cjv9mMSLKg?e=ZD9Y6L
https://kunaid.sharepoint.com/:b:/g/EfeQYV14UGRGrksnh9-q7DsBk7QhD8eEmZywM6MfuzRbeg?e=IOJjpl
https://kunaid.sharepoint.com/:b:/g/Ec_1aEQ7uZ5JldTOu9-DpbYBpgeeZO3rFkwiQK94-2BmIQ?e=CeQ8ir
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1.3 Witness Testimony: Those who testified at the Commission’s January 23, 2024, hearing are as 
follows, to-wit: 

 
A. City Staff: 

Jessica Hall, Associate Planner 
 
B. Appearing for the Applicant: 

Sid Anderson, 2500 E Rock Falls Lane, Kuna, ID, 83634 – Testified 
 
C. Appearing in Favor: 

None 
 
D. Appearing Neutral: 

None 
 
E. Appearing in Opposition: 

None 
 

II 
DECISION 

 
 WHEREUPON THE COMMISSION being fully 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 RECOMMENDED FINDINGS OF FACT, CONCLUSIONS OF LAW, AND 
ORDER, to-wit: 
 

III 
FINDINGS OF FACT 

 
3.1 Findings Regarding Notice 
 
A. Notice Required: In accordance with Kuna City Code (KCC), Annexations are designated as public 

hearings, with the Commission as a recommending body and Council as the decision-making body. 
This land use application was given proper public notice and followed the requirements set forth in 
KCC 1-14-3,  Idaho Code §67-65 Local Planning Act. 

   
1. The Applicant held a Neighborhood Meeting October 30, 2023; there were four (4) attendees. 

 
2. Notice was published on the city website December 20, 2023. 

 
3. Notices containing a description and location of the project were mailed to all known and 

affected property owners within 300 FT on December 28, 2023. 
 

4. Notice was published in the Idaho Press January 3, 2024. 
 

5. The Applicant posted a sign on site January 11, 2024, and a Proof of Property Posting was 
provided to staff January 12, 2024. 

 
3.2 Findings Regarding Annexation 
 
A. The subject site is zoned RR (Rural Residential) within unincorporated Ada County and has 

historically served as an agriculture field.  
 
B. The Comprehensive Plan Future Land Use Map (FLUM) serves as a guide and is not the actual zone; 

the subject site is designated as Medium Density Residential. 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT1AD_CH14DEMALAUSAUPRAP_1-14-3DEMAAUPRAPTA
https://legislature.idaho.gov/statutesrules/idstat/Title67/T67CH65/
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C. The subject site has an estimated slope of 0 – 2%, and according to the USDA Soil Survey for Ada 
County, bedrock depth is estimated to be greater than 60 inches. 

 
D. Staff is not aware of any environmental, health or safety issues beyond the subject site being within 

the Nitrate Priority Area. The Idaho Department of Environmental Quality (DEQ) provides 
recommendations for surface and groundwater protection practices and requirements for 
development of the site. 

 
E. Does the Annexation and Zoning application contain the necessary requirements listed in Title 5 of 

Kuna City Code and Idaho Code §50-222?  
 

1. The Applicant has submitted a complete application and following staff review of technical 
compliance, the request is compliant with KCC Title 5, as well as Idaho Code §50-222 as it is a 
Category A Annexation. (+) 

 
F. Does this proposal comply with the Comprehensive Plan Future Land Use Map (FLUM), and is the 

site selection appropriate for the proposed project? 
 

1. The FLUM is intended to serve as a guide for future development and designates the subject site 
as Medium Density Residential; based on the Applicants request for an R-4 (Medium Density 
Residential) zone, the request is compliant with the city’s FLUM. (+) 

 
2. Based on the surrounding R-2 (Low Density Residential) and R-4 (Medium Density Residential) 

zones, the requested R-4 zone is appropriate for the subject site. (+) 
 
G. Was the Neighborhood Meeting conducted in and were the public noticing requirements met in 

accordance with city Ordinances and Idaho Code?  
 

1. The Applicant held a Neighborhood Meeting October 30, 2023; there were four (4) attendees. 
 
2. Staff published public notice on the city website December 20, 2023, as well as notice being 

published in the Idaho Press on January 3, 2024. 
 
3. Notices were mailed to all known and affected property owners within 300 FT on December 28, 

2023. 
 
4. The Applicant posted a sign on the subject site January 11, 2024, and a Proof of Property Posting 

form was provided to staff January 12, 2024. 
 
H. Does the availability of existing and proposed public services and infrastructure accommodate the 

proposed development? 
 

1. The subject site is outside of the 300 FT distance in which to gain city services, as such, there 
will be no changes to existing infrastructure and any future development will be served by private 
septic and well. (+) 

 
2. After ACHD, it was determined no roadway improvements were required and the existing 

roadway can serve the future lots. (+) 
                 
I. Does the proposed Annexation have a contiguous touch to Kuna City Limits, and does it constitute 

orderly development? 
 

1. The subject site has a contiguous touch to Kuna City Limits on the North, and constitutes orderly 
development based on the city’s FLUM, other surrounding development and/or zoning. (+) 

 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE
https://legislature.idaho.gov/statutesrules/idstat/title50/t50ch2/sect50-222/
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE
https://legislature.idaho.gov/statutesrules/idstat/title50/t50ch2/sect50-222/
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J. The Applicant and/or Owner of the property have the right to request a written regulatory taking 
analysis. 

 
1. 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.  

 
IV 

CONDITIONS 
 
4.1 Staff Recommended Conditions: None 
 
4.2 Site Layout & Dimensional Standards: None 
 
4.3 Pathways & Trails Master Plan: None 
 
4.4 Open Space & Pathways Master Plan: None 
 
4.5 Landscaping: N/A                           
 

4.6 Fencing: N/A 
 

4.7 Ada County Highway District: None 
 

4.8 Boise Project Board of Control 
 

A. Future development of the subject site shall not obstruct any ditches which may serve neighboring 
properties per Idaho Code §42. 

 

4.9 Public Works  
 

A. Compliance with Idaho Code §31-3805 is required. Delivery of water shall not be impeded by any 
construction on site. Compliance with the requirements of the Boise Project Board of Control is 
required. 

 
4.10 General 
 
A.  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: 

   
1. The City Engineer shall approve the sewer connections. 
 
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. 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.” 

 
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. 
 
 

https://legislature.idaho.gov/statutesrules/idstat/Title67/T67CH80/SECT67-8003/
https://legislature.idaho.gov/statutesrules/idstat/Title42/
https://legislature.idaho.gov/statutesrules/idstat/Title31/T31CH38/SECT31-3805/
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5. The Kuna Municipal Irrigation System (KMIS) and Boise Project Board of Control shall approve 
any modifications to the existing irrigation system. 

 
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). 
 
7. All public rights-of-way shall be dedicated and constructed to the 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. 

 
B. 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. 
 
C. 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. 

 
D. 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). 

 
E. It is the responsibility of the Developer or his Engineer to coordinate and design for the stricter 

requirement between agencies and the City of Kuna standards for the entire development 
 
F. The Developer/Owner/Applicant, and/or 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. 

 
G. Developer/Owner/Applicant shall follow staff, City Engineers and other agency recommended 

requirements as applicable. 
 
H. Developer/Owner/Applicant shall comply with all local, state, and federal laws. 
 

V 
CONCLUSIONS OF LAW 

RE: POWERS AND DUTIES OF THE COMMISSION 
 
5.1 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 Idaho Code §50-1. 
 

5.2 The power of the City of Kuna lies in the Commission to hear this matter as provided in Idaho Code 
§50-222, and Kuna City Code 1-14-3. 
 

VI 
CONCLUSIONS OF LAW 

RE: APPLICATION FOR ANNEXATION 
 

6.1 The City of Kuna has authority to annex lands into its boundaries pursuant to Idaho Code §50-222. 
 
6.2 Idaho Code §50-222(1) provides that: 
 

[C]ities of the state should be able to annex lands which are reasonably necessary to assure the 
orderly development of Idaho’s cities in order to allow efficient and economically viable provision 
of tax-supported and fee-supported municipal services, to enable the orderly development of private 

https://legislature.idaho.gov/statutesrules/idstat/Title50/T50CH1/
https://legislature.idaho.gov/statutesrules/idstat/Title50/T50CH13/
https://legislature.idaho.gov/statutesrules/idstat/Title50/T50CH13/
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT1AD_CH14DEMALAUSAUPRAP_1-14-3DEMAAUPRAPTA
https://legislature.idaho.gov/statutesrules/idstat/Title50/T50CH13/
https://legislature.idaho.gov/statutesrules/idstat/Title50/T50CH13/
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lands which benefit from the cost-effective availability of municipal services in urbanizing areas 
and to equitably allocate the costs of public services in management of development on the urban 
fringe. 

 
6.3 Kuna City Code 1-14-3 states that Annexations are designated as public hearings with the 

Commission as a recommending body and Council as the decision-making body. 
 
6.4 The proposed Annexation is a Category A Annexation as described in Idaho Code §50-222(3)(a), 

as the private landowners of the parcel at issue have consented to the proposed Annexation. 
  

VII 
ORDER OF RECOMMENDED APPROVAL OF ANNEXATION APPLICATION 

 
 The 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 these 
Findings of Fact and Conclusions of Law hereinabove set forth, DO HEREBY ORDER AND THIS 
DOES ORDER: 
 
7.1 The Annexation of Lot 3, Block 3 Avalon Orchard Tracts Amended (Case No. 23-08-AN) is 

recommended Approval. 
 

BY ACTION OF THE COMMISSION of the City of Kuna at its regular meeting held on the 
13th day of February 2024. 

 
 

 
 
 

__________________________ 
Dana Hennis, Vice Chairman 

 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT1AD_CH14DEMALAUSAUPRAP_1-14-3DEMAAUPRAPTA
https://legislature.idaho.gov/statutesrules/idstat/Title50/T50CH13/


Falcon Crest East
Valor: A Master-Planned Community
Kuna, ID

(Rezone, Preliminary Plat and Design Review )

Kuna Planning and Zoning Commission

January 23, 2024



Falcon  Crest 
Entitlement Summary

-Development Agreement / PUD 
– Effective 11/2019

-4 Approved Preliminary Plats



Falcon  Crest 
Entitlement 
Summary

Approved Master Plan 
& Density

Golf Village F and AA 
Villages E, F and D
(DA Master Plan Total = of 640 Lots
This Preliminary Plat is for 605 SF 
Lots)



Valor Project Update



Reveille 
Neighborhood 
& Cadet Golf 
Course



Entry RAB & 
Model Homes





Trilogy Valor 
Social Club 
Progress



Trilogy Valor 
Social Club 
Progress



FalconCrest East Landscape & Site 
Plan – Design Review

-Community Resort-style 
Park/Pool/Playground

-Community Parks andTrails 
(16.5 Acres of Open Space outside of Golf)

- 3 new holes of Golf Open now! (~34 
Acres of Golf Open Space)



Falcon Crest 
East – Trilogy 

Valor 
Northern  

Entry



Villages 
Community 
Amenity



Villages Community Amenity



Staff Report 
Condition & 
Comment 
Clarification

 Condition 8.5.E – “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 as required by the 
City Engineer.” 

 Condition was not included in the 
Engineer’s Memo dated 1/16/24 and 
is inconsistent with the approved 
DA.

 We’re requesting removal of this 
condition as our DA is clear on our 
responsibilities and we've 
constructed a lift station, water 
reservoir and booster station to 
serve the development and all 
studies show there is sufficient 
capacity in those facilities for this 
portion of the project.

 Condition 8.2.F –
“Developer/Owner/Applicant 
shall work with ACHD and the 
City of Kuna to complete all 
required traffic improvements to 
the surrounding roadways and 
intersections as detailed in the 
ACHD staff 

 City Staff Report did not put 
ACHD conditions in the Kuna 
Staff Report. We did receive an 
update from ACHD that cleared 
up a minor technical error and 
that will be included in this 
approval.

 ACHD changed the threshold 
and will not require the turn lane 
as part of this 
development. ACHD will likely 
require the turn lane analysis 
with any future development.



Thank You
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BEFORE THE COMMISSION OF THE CITY OF KUNA 
 

IN THE MATTER OF THE APPLICATION OF 
 
FALCON CREST, LLC AND 
M3 COMPANIES, LLC 
 
For a Subdivision request at 10600 W Kuna 
Road. 

) 
) 
) 
) 
) 
) 
) 

FALCON CREST EAST 23-06-S, 23-05-
ZC, 23-13-DR 
 
 
 
STAFF REPORT FOR FALCON 
CREST EAST SUBDIVISION. 

 
TABLE OF CONTENTS 

 
 

1. Exhibit List 

2. Project Summary    

3. Applicants Request 

4. Process and Noticing 

5. General Project Facts 

6. Staff Analysis 

7. Proposed Findings of Fact 

8. Proposed Commission 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 

 1.5 Staff s Report   X 
 2.1 P&Z APPLICATION COVERSHEET.pdf   X 
 2.2 REZONE APPLICATION.pdf   X 

https://kunaid.sharepoint.com/:f:/g/EifsQI01eyROrEZPYWA0qWgBIVOiQat_G4LgzeY7f3ZmWg?e=XKn7Ro
https://kunaid.sharepoint.com/:f:/g/EifsQI01eyROrEZPYWA0qWgBIVOiQat_G4LgzeY7f3ZmWg?e=XKn7Ro
https://kunaid.sharepoint.com/:b:/g/ES7rXyDPicZMo1OxQu6nGvYBkJv8hlRYy2oyKnleO9K5bw?e=ChxvW1
https://kunaid.sharepoint.com/:b:/g/EXleOwDCj7NDv1nQdRq8t3sBegu5WdGwMqXmS9fVL3qdyg?e=N1YP5q
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 2.3 DESIGN REVIEW APPLICATION.pdf   X 
 2.4 PRELIMINARY PLAT APPLICATION.pdf   X 
 2.5 NARRATIVE.pdf   X 
 2.6 VICINITY MAP.pdf   X 
 2.7 AFFIDAVIT OF LEGAL INTEREST - FALCON CREST 
CLUB PARTNERS.pdf 

  X 

 2.8 AFFIDAVIT OF LEGAL INTEREST - M3 ID FALCON 
CREST LLC.pdf 

  X 

 2.9 AFFIDAVIT OF LEGAL INTEREST - M3 ID FALCON 
CREST WEST.pdf 

  X 

 2.10 AFFIDAVIT OF LEGAL INTEREST - M3 ID VALLOR 
GOLF VILLAS.pdf 

  X 

 2.11 DEED - M3 ID VALOR GOLF VILLAS, LLC.pdf   X 
 2.12 DEED - M3 ID VALOR GOLF VILLAS, LLC.pdf   X 
 2.13 DEED - M3 ID VALOR GOLF VILLAS LLC.pdf   X 
 2.14 DEED - M3 ID VALOR GOLF VILLAS, LLC.pdf   X 
 2.15 ILLUSTRATED SITE PLAN.pdf   X 
 2.16 PRELIMINARY PLAT.pdf   X 
 2.17 LANDSCAPE PLAN reduced.pdf   X 
 2.18 SUBDIVISION NAME RESERVATION.pdf   X 
 2.19 CC&R'S.pdf   X 
 2.20 M3 ID VALOR GOLF VILLAS PROOF OF ENTITY.pdf   X 
 2.21 LEGAL DESCRIPTION - REZONE AREA.pdf   X 
 2.22 LEGAL DESCRIPTION - SUBDIVISION BOUNDARY.pdf   X 
 2.23 NEIGHBORHOOD MEETING CERTIFICATION.pdf   X 
 2.24 REQUEST FOR AGENCY COMMENTS.pdf   X 
 2.25 CITY ENGINEERS MEMO.pdf   X 
 2.26 ADA COUNTY HIGHWAY DIST..pdf   X 
 2.40 ADA COUNTY HIGHWAY DIST. UPDATED.pdf   X 
 2.27 ADA COUNTY DEVELOPMENT SERVICES.pdf   X 
 2.28 DEPARTMENT OF ENVIRONMENTAL QUALITY.pdf   X 
 2.29 BOISE KUNA IRRIGATION DIST..pdf   X 
 2.30 IDAHO TRANSPORTATION DEPT..pdf   X 
 2.31 CENTRAL DISTRICT HEALTH DEPT..pdf   X 
 2.32 COMPASS.pdf   X 
 2.35 PROOF OF LEGAL NOTICE MAILER.pdf   X 
 2.36 MKP PROOF OF PUBLISHING.pdf   X 
 2.37 PROOF OF SIGN POSTING.pdf   X 
 2.38 PROOF OF WEBSITE POSTING.pdf   X 
 2.39 APPLICANT PRESENTATION AT P&Z.pdf     X 

 
 

https://kunaid.sharepoint.com/:b:/g/EQbk8T_gO-RFi3enEyLin7kBt5MEsIXF_y2RefNXSKRo7w?e=YQFcfs
https://kunaid.sharepoint.com/:b:/g/EVH6BRvLBzZEsD1X0S2Ry3IBU1PY7x1RUSodbSqQ04MQYg?e=hpIqMB
https://kunaid.sharepoint.com/:b:/g/EYLj9B8Q211HvgkJ473W1_oBrYe2hCcZH5L62HgTxpyM0w?e=Obgyw5
https://kunaid.sharepoint.com/:b:/g/EcDL7uinlgZEu-TLuJbH-ukBAfoFanL-NQb6rDC_XINcTg?e=56Eqfu
https://kunaid.sharepoint.com/:b:/g/ESDu-u9z8-pHo5qNfWPLlnQBVSQ8OD7ITMpsATHMzlrm2w?e=OEALu8
https://kunaid.sharepoint.com/:b:/g/ESDu-u9z8-pHo5qNfWPLlnQBVSQ8OD7ITMpsATHMzlrm2w?e=OEALu8
https://kunaid.sharepoint.com/:b:/g/EffH7ZTQJlVHhisvcaFjz9IBr6Xjuwu2zgaMQ00haX_ONw?e=rgw2ul
https://kunaid.sharepoint.com/:b:/g/EffH7ZTQJlVHhisvcaFjz9IBr6Xjuwu2zgaMQ00haX_ONw?e=rgw2ul
https://kunaid.sharepoint.com/:b:/g/ET9n8_JtovZMnIrCosN-zVkBAq1N8_YoD0xfCtKWw_LbgQ?e=nueYKH
https://kunaid.sharepoint.com/:b:/g/ET9n8_JtovZMnIrCosN-zVkBAq1N8_YoD0xfCtKWw_LbgQ?e=nueYKH
https://kunaid.sharepoint.com/:b:/g/EYN4wsAP5fxFhVl2BBy4gBABLOt7_YGOt45o1fTYrKbG5A?e=ndLlNW
https://kunaid.sharepoint.com/:b:/g/EYN4wsAP5fxFhVl2BBy4gBABLOt7_YGOt45o1fTYrKbG5A?e=ndLlNW
https://kunaid.sharepoint.com/:b:/g/EVpixsrTCXdEokbZzSGQd9EBDx-yh9QTSfQ_e4drdyunNQ?e=T8djSH
https://kunaid.sharepoint.com/:b:/g/EVZgsEu-5wtDnBNe6XYntjkBbqNdLvTlMCSNjl0HiX5hdw?e=4tTAz8
https://kunaid.sharepoint.com/:b:/g/EVXRR2HcXrtNkk7W5ExwC-MBTGXT43BoSqRnbkbvBiaWrQ?e=kMqcRO
https://kunaid.sharepoint.com/:b:/g/EUODn4hJYnhLnLsCOSq0-F4Bgkmfs83L2T1oYQTpatIciQ?e=3CLHqp
https://kunaid.sharepoint.com/:b:/g/EZPzXyG4-AtOtvMNgQzGB_UBI2i5L9hm6eTwox4gKh30ig?e=yzLpUl
https://kunaid.sharepoint.com/:b:/g/EX2gBjmvWx9Hok3LlW5p3MABgK1DdzOGHDSpeWEcYyVN0g?e=MsKDNF
https://kunaid.sharepoint.com/:b:/g/ETZdwWK3CYtLu95GeBTAbcUBHq1-AMk2lB6y-wwuy1nw5w?e=aXzDIx
https://kunaid.sharepoint.com/:b:/g/ERoKViOdfxBOh6gIpT0hYWkBU3y2Z6vLMcGkm-u6eAdNdw?e=qofaCX
https://kunaid.sharepoint.com/:b:/g/EVbAVW7cE39GmXe9XobaFJgBcL8eUcETwPBDrAGtZcsbDA?e=TAy0pq
https://kunaid.sharepoint.com/:b:/g/EfSSXnCuWspJrdRXg33WHLMBBlzYD4EK9sK9bLA_rO3NAw?e=itl71Q
https://kunaid.sharepoint.com/:b:/g/ESAp2oQgt1xDq_PTq_HiVtYBH746mq6XJ1GayHEJIO7wnw?e=FKKEMa
https://kunaid.sharepoint.com/:b:/g/EcbTS_Jpf_xAppMPdiH6oR4Bt_9KrjKPady7yaI3-UHFrQ?e=OHnbe1
https://kunaid.sharepoint.com/:b:/g/EfZnFy49T_lKmmQmM_tTrFUBPMNlOFFjifnYvBsiHiP4Kw?e=Qitggo
https://kunaid.sharepoint.com/:b:/g/ESNVCn8K1iBHoQB0BQh7ekgB7hhU3mRABgg_JfrHDvq_XA?e=iUfPZ5
https://kunaid.sharepoint.com/:b:/g/EZH4Hk6g-VdNlONkEq14VSsBZFFgY-Vbpsss3dpeVv9TwQ?e=CRdBvC
https://kunaid.sharepoint.com/:b:/g/ES5kz8fddPBCmMGmxdizo9sBxGEGO07bwkj0-M-4HQqiiA?e=L6aaNC
https://kunaid.sharepoint.com/:b:/g/EcEPwW4VzgBMkgX7aZipYcwBoT9ssfTwjRwgwi6_syGGow?e=EJRFZH
https://kunaid.sharepoint.com/:b:/g/EbjDIbIPn3RLoxRpfNc3IRMB1J4OA12y6VajMsD5SptVbQ?e=suk5In
https://kunaid.sharepoint.com/:b:/g/EQ9qSOW8uq5ClZkhAH-w1uoB2DhNNwFcIXOiAWRaK56yrg?e=g43TLo
https://kunaid.sharepoint.com/:b:/g/EcS3t9nWKydJk5wB5lZo6mcBjxCgDUuCrfFHDJyGJcLzaA?e=aMi9hL
https://kunaid.sharepoint.com/:b:/g/EYUsmvE3dshNqG_GcOAHO7UBT2BagtRwboLybqS7E6r1zw?e=DAmf3Z
https://kunaid.sharepoint.com/:b:/g/EWszf-9mp1hMm5wK1iVY_LsBRlId2po8H0A-WLo4yKYZNg?e=fcO85G
https://kunaid.sharepoint.com/:b:/g/EbeoMNuNohhPvIRAOBq9SowBwCyHK8msugEQhRZHQgsOPA?e=vHZqg7
https://kunaid.sharepoint.com/:b:/g/EfZ89lgKcEpDio52595lvqEBASWmNazgXT-jngCuXT0NqQ?e=RIkRee
https://kunaid.sharepoint.com/:b:/g/ET-4Uqqwn1xIgF15ymTYMvwBXg7sPDAkTiLEHVNK9Tsuhg?e=j2NWhk
https://kunaid.sharepoint.com/:b:/g/EQT7Zc0-dE9AtPhTyflXX_IBeJU9bdd9euKyuN_Zawzacg?e=yTavi8
https://kunaid.sharepoint.com/:b:/g/EWhRT85ABw9Hk56i3Q6wFewBGc5ZNMvxAJj_A2qbiOBqVQ?e=L9Ncvh
https://kunaid.sharepoint.com/:b:/g/EVZEjiwwOfNJvliLMIv9AOsBR3luhKXcwpGtXziKL_2vMw?e=KvJ6wH
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II 

PROJECT SUMMARY 
2.1 

Description Details 
Acreage 179.82 Ac. (Approx.) 

Existing Land Use(s)  Golf Course, and Ag. fields 
Future Land Use Designation Medium and High Density Residential 

Proposed Land Use(s) R-6  
Lots (No. and Type) 606 Residential, 36 Common & 7 Common 

Driveways, 3 Private Roads, 3 golf Course Lots 
Number of Residential Units 606 

Number of Other Lots 36 
Number of Phases 11 

Net Density (Dwelling Units per Acre) 6.27  DUA 
 

III 
APPLICANTS REQUEST 

 
3.1 Applicant requests Rezone, Preliminary Plat and Design Review approval near the NEC of Kuna and 

Cloverdale Roads in Section 22, Township 2 North, Range 1 East. 
 

IV 
PROCESS AND NOTICING 

 
4.1 Kuna City Code (KCC), 1-14-3 states that Preliminary Plats are designated as Public Hearings with 

the Commission as a recommending body and Council as the decision-making body. These land use 
applications were given public notice following Idaho Code (I.C.) § 67-65. 

 
A. Neighborhood Meeting:  July 6, 2023 (7 Attendees) 
B. Agency Comments Request:  November 26, 2023  
C. 300 FT Legal Mailer Notice: December 22, 2023 
D. Kuna Melba News Newspaper: December 29, 2023 
E. Site Posted:    January 12, 2024 
F. Website Posting   January 16, 2024 
 

V 
GENERAL PROJECT FACTS 

 
5.1 Site Features 
  
A.  The subject site (APN’S: S1422131510, S1422244700, S1422314975, S1422417365, 

S1422427800 & S1422346660) is located within City Limits and within an approved Master 
Planned Community and is currently zoned R-6 (Medium Density Residential) and R-12 (High 
Density Residential) and has historically been used for Golf Course and Agriculture purposes. 

 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT1AD_CH14DEMALAUSAUPRAP_1-14-3DEMAAUPRAPTA
https://legislature.idaho.gov/statutesrules/idstat/Title67/T67CH65/
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B. The proposed project site currently has vegetation consistent with that of a Golf Course and 
Agriculture fields. The site has an estimated average slope of 1.5 – 5.9%. According to the USDA 
Soil Survey for Ada County, bedrock depth is estimated to be between 20” to greater than 60”. 

 
C. Staff is not aware of any environmental issues, health or safety conflicts and the subject site is 

outside the boundary of 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. 

 
5.2  Surrounding Land Uses 
  

North R-6 Medium Density Residential – Kuna City 
South RR Rural Residential – Ada County 
East R-6 Medium Density Residential – Kuna City 
West R-6 

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

 
VI 

STAFF ANALYSIS 
 

6.1 Ada County Highway District  
 
A. See the Ada County Highway District Reports by clicking here. 
 
B.  Applicant shall follow all standards and requirements in accordance with KCC 5-17-13 and 6-4-2-

B.3.  Sidewalks along arterials roadways shall be eight (8) foot wide detached.   
 

C. Applicant shall follow all standards and requirements in accordance with KCC 5-17-13 and         
6-4-2-B.3. Sidewalks along Collector roadways shall be eight (8) foot wide detached with 4 - 
8 foot wide irrigated planter strip, and concrete vertical curb and gutter. 

 
D. Applicant shall follow all standards and requirements in accordance with KCC 5-17-13 and 6-4-2-

B.3.  Sidewalks along Arterials shall be eight (8) foot wide detached. 
 
E. All stub streets shall be installed in accordance with KCC 6-3-3-C. Where adjoining areas are not 

subdivided, the arrangement of streets in new subdivisions shall be such that said streets extend to 
the boundary line of the tract to make provisions for the future extension of said streets into adjacent 
areas.  The terminus of all stub streets shall have a sign that reads “Road to be extended in future”. 

 
6.2.  Idaho Transportation Department 
  

Click Here, for ITD comments about this project. 
 
6.3.  COMPASS:  

 
Click Here, for COMPASS comments about this project. 

 

https://kunaid.sharepoint.com/:b:/g/ES5kz8fddPBCmMGmxdizo9sBxGEGO07bwkj0-M-4HQqiiA?e=pEa9kU
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH17LARE_5-17-13LABUWIBAROCL
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT6SURE_CH4IMST_6-4-2REPUIMST
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT6SURE_CH4IMST_6-4-2REPUIMST
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH17LARE_5-17-13LABUWIBAROCL
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT6SURE_CH4IMST_6-4-2REPUIMST
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT6SURE_CH4IMST_6-4-2REPUIMST
https://kunaid.sharepoint.com/:b:/g/EYUsmvE3dshNqG_GcOAHO7UBT2BagtRwboLybqS7E6r1zw?e=Hgfdct
https://kunaid.sharepoint.com/:b:/g/EbeoMNuNohhPvIRAOBq9SowBwCyHK8msugEQhRZHQgsOPA?e=NEccLx
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6.4 Pathways and Trails Master Plan 
 
A. The Pathways Master Plan Map does not indicate a future trail or pathway within the site. However, 

it does indicate a future Bike route through a portion of the Site. Internal pathways throughout the 
proposed subdivision provide pedestrian and biking connectivity and lead to golf courses, 
greenspaces / parks. 

 
6.5 Site Layout and Dimensional Standards 
 
A. The Applicant requests to Rezone part of the site from R-12 (High Density Residential) to R-6 

(Medium Density Residential), which is a down zoning request.  
 
B. The Applicant requests Preliminary Plat approval to subdivide the approximate 179.82 acres into 

655 total lots; 606 single family lots, 36 common lots, and seven (7) common driveway lots, three 
(3) private road lots, and three (3) golf course lots. Private driveways shall be designed in 
accordance with KCC 6-4-2-B.8.  

 
C.  All dimensional standards appear to be in compliance with KCC 5-3-3 and the Recorded 

Development Agreement (Inst. 2019-111089). 
 

6.6 Parking 
 
A. The Applicant shall provide at least two (2) off-street parking spots for each single-family 

residential unit in accordance with KCC 5-9-3. 
 

6.7 Open Space 
 
A. The Applicant proposes 51.05 acres, or 28.40% of the total project as qualified open space with 

16.65 ac. for Residential Common Lots; this area does not include required landscape buffers.  KCC 
5-17-12 requires that a minimum 12.50% 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 KCC. 
 

B. Staff notes the Applicant, and their engineer shall insure there is a sufficient Right-Of-Way (ROW) 
and a minimum 20 foot landscape buffer between the ROW and buildable lots with an eight (8) 
foot detached sidewalk along E Kuna Road and E Tiercel Drive. Portions of E Kuna Road appear 
to have undersized landscape buffers, and all of E Tiercel Dr. appears to have undersized landscape 
buffers. Kuna Road is classified as an Arterial Road while E Tiercel Drive will serve as an east/west 
Collector. Staff recommends the Pre-Plat and street sections be corrected and resubmitted reflecting 
these changes prior to Final Plat submittal reflecting KCC 6-3-4. and 5-17-13. 
 

C. The installation of streetlights is a required public improvement listed under KCC 6-4-2. The 
Applicant shall be required to work with staff to comply with KCC and install streetlights a 
maximum spacing of 250-ft.; the final location of streetlights 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 streetlights. 
 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT6SURE_CH4IMST_6-4-2REPUIMST
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH3ZODIRE_5-3-3OFHEARST
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH9OREPALOFA_5-9-3PASPRE
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH17LARE_5-17-12BUARCOLO
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH17LARE_5-17-12BUARCOLO
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT6SURE_CH3DEST_6-3-4SP
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH17LARE_5-17-13LABUWIBAROCL
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D. The Applicant proposes seven (7) private driveways 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, 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. 

E.  All proposed landscaping, buffers and common space shall comply with KCC 5-17. 
 
6.8  Fencing 
 
A. The Applicant shall comply with “see-through” fencing as described in KCC 5-5-5. for all 

residential lots, pathways, greenbelts and common areas. Fences and Hedges for the project as a 
whole shall comply with KCC 5-5-5, unless otherwise specifically approved through alternate 
compliance. 
 

6.9 Public Works 
 

A. According to Exhibit 2.25, Public Works can support approval of this application contingent that 
the approximately 990 acres of the Greater Falcon Crest Subdivision will not exceed 2,322 
residential lots per the development agreement. 
 

B. Comments may be expanded or refined in connection with any future land‐use actions. 
 
C. The Applicant shall be required to work with staff to install streetlights a maximum spacing of 250-

feet.; the final location of streetlights 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.  All street light installation shall comply with KCC 6-4-2. 
 

6.10 Comprehensive Plan 
 
A. Goal Area 1: Kuna will be economically diverse and vibrant. 

1. Goal 1.A.:  Ensure Land Use in Kuna will support economic development. 
2. 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. 
 Policy1.C.2.d: Ensure infrastructure and public facilities are in place and parcels identified 

for commercial or industrial are shovel-ready.   
 

B. Goal Area 3: Kuna’s land uses will support a desirable, distinctive and well-designed community. 
1. 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. 
2. Goal 3.G.:  Respect and protect private property rights. 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH17LARE
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH5PEST_5-5-5REFEWAHE
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH5PEST_5-5-5REFEWAHE
https://kunaid.sharepoint.com/:b:/g/EZH4Hk6g-VdNlONkEq14VSsBZFFgY-Vbpsss3dpeVv9TwQ?e=hQscqL
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT6SURE_CH4IMST_6-4-2REPUIMST
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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. 
 

Analysis: The development includes additional housing types and sizes promotes variety for all 
income levels and with Staff recommended changes, will promote desirable and well-designed 
neighborhoods. 
 

C.  Goal Area 4: Kuna will be a connected community through strong transportation and infrastructure 
systems. 
1. 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. 

2.  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. 
3.  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. 
 
Analysis: Adding roads, sidewalks, pathways, and pedestrian corridors together with stubs to 
adjacent properties promotes future connections by other developments offers connectivity and 
access for all residents. 
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6.11 Conclusion: 
 

Upon review, coupled with Staff recommended changes, staff finds the request for Rezone and 
Preliminary Plat to be in compliance with KCC Title 5 and Title 6; (I.C.) § 67-65, §50-13 and the 
Kuna Comprehensive Plan; and staff recommends the Council Approve Case Nos. 23-05-ZC and 
23-06-S, and approves Case No. 23-13-DR, with the Applicant being subject to the Staff 
recommended changes and the Conditions of Approval listed in Section “VIII” (8) of this report. 

 
VII 

PROPOSED FINDINGS OF FACT 
 
If the Commission wishes to recommend approval, denial or modify specific parts of the Findings of Fact 
and Conclusions of Law as detailed below, those changes must be specified. 
 

 
7.1 Have the public notice requirements been met and the Neighborhood Meeting was conducted 

within the guidelines of applicable Idaho Code and City Ordinances? 
 
A. The Applicant held a Neighborhood Meeting July 6, 2023 (7 Attendees) attended the meeting in 

accordance with I.C. and KCC. (+) 
 
B. Neighborhood Notices were mailed out to residents within 300-feet of the proposed project site 

on December 22, 2023, and a legal notice was published in the Meridian Kuna Press on December 
29, 2023, in accordance with I.C. and KCC. (+) 

C. The Applicant posted a sign on the property on January 12, 2024. (+) 
 
7.2 Based on the evidence presented does the application generally comply with Kuna City Code 

(KCC)? 
 
A. 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. (+) 

 
7.3 Based on the evidence presented, does the application generally comply with the Comprehensive 

Plan? 
 
A. The Comp Plan designates the property as Medium Density and High Density Residential, the 

existing zoning districts are R-6 and R-12. (+) 
 
B. The development includes additional housing types and sizes promotes variety for all income levels 

and promotes desirable and well-designed neighborhoods. (+) 
 
C. Adding roads, sidewalks, pathways, and pedestrian corridors together with connections to existing 

stubs to adjacent project streets promotes connectivity and access for all residents. (+) 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT6SURE
https://legislature.idaho.gov/statutesrules/idstat/Title67/T67CH65/
https://legislature.idaho.gov/statutesrules/idstat/Title50/T50CH13/
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7.4 Can the availability of existing and proposed public services accommodate the proposed 

development? 
 
A. ACHD can support the development with all Site-Specific Conditions of approval being satisfied. 

(+) 
B. ITD requires no mitigation improvements to serve the development. (+) 
 
C. Sewer is available to serve this application contingent that the approximately 990 acres of the 

Falcon Crest Subdivision will not exceed 2,322 residential lots per the development agreement 
(+) 

 
D. Potable water connection is available for the subject site. (+) 
 
E. Pressurized irrigation connection is available for the subject site. (+) 
 
7.5 Does the public have the financial capability to provide supporting services to the proposed 

development? 
 
A. Through development of the project and beyond, connection fees, impact fees (Fire, Police, Park 

and Ada County Highway District), and property taxes will be collected. (+) 
 
7.6 Does the proposed project consider health and safety of the public and the surrounding area’s 

environment? 
 
A. Connection to City services, as well as other public improvements such as streetlights, fire 

hydrants, sidewalks, etc. will be implemented as a part of this project. (+) 
 
B. No major wildlife habitats will be impacted by the proposed development. (+) 
 
 
7.7 Does the site landscaping meet the intent of the landscape Ordinance?  
 
A. A six- foot (6’) vinyl fence is proposed around the perimeter of the subdivision where permitted. 

(+) 
 
B. Residential lots will be required to provide see-through fencing adjacent to all common lots and 

shall follow all requirements listed in KCC 5-17. (+) 
 
C. A Landscape buffer comprised of sod, trees and other plantings will be provided along E Kuna 

Road and E Tiercel Drive. (+) 
 
D. 51.05% qualified open space is proposed exceeding the 12.50% minimum. (+) 
 
E. Internal pathways are provided for pedestrian connectivity within the development.  (+) 
 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH17LARE
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7.8 Does the proposed application constitute orderly development? 
 
A. The proposed subject site is located within Kuna City Limits and touches city limits on the south 

side.  (+) 
 
B. Subdivisions are under active construction to the west and southwest of the subject site. (+) 
 
C. Connection to existing stub streets are provided for connection and provided for future 

development. (+) 
7.9 The Applicant and/or Owner of the property have the right to request a written regulatory taking 

analysis. 
 
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 COMMISSSIONS’ RECOMMENDATION TO COUNCIL 

 
Note: These motions are for the recommendation of Approval, Conditional Approval or Denial of the 
Rezone and Preliminary Plat and for the Approval, Conditional Approval or Denial of the Design Review. 
However, if the 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. 23-06-S, 23-05-ZC & 23-13-DR, including the 
Comprehensive Plan, Kuna City Code, Staff’s analysis, including the exhibits, and the testimony during the 
Public Hearing the Commission hereby recommends Approval/Conditional Approval/Denial of the 
Rezone and Pre-Plat, and Approves or Denies the Design Review subject to the following Conditions of 
Approval: 
 
8.1 Staff Recommended Conditions: 
 

A. Applicant and their engineer shall insure there is a sufficient Right-Of-Way (ROW) and a minimum 
20 foot landscape buffer between the ROW and buildable lots with an eight (8) foot detached 
sidewalk along E Kuna and E Tiercel Roads. 

 
B. Applicant shall resubmit the Pre-Plat to Staff reflecting any approved changes prior to Final Plat 

submittal. 
 
8.2     Transportation 
 

A. Buffers, curb, gutter and sidewalk (attached and detached) shall be installed in accordance with 
KCC 5-17-14 and 6-4-2. 

 
B. Developer/Owner/Applicant shall work with ACHD and the City of Kuna to complete all required 

traffic improvements to the surrounding roadways and intersections as detailed in the ACHD staff 

https://legislature.idaho.gov/statutesrules/idstat/Title67/T67CH80/SECT67-8003/
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH17LARE_5-17-13LABUWIBAROCL
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT6SURE_CH4IMST_6-4-2REPUIMST


Page 11 of 13 1/23/24  
 

Case Nos. 23-06-S, 23-05-ZC & 23-13-DR 
 P:P&Z\SHARED\CASES\Subdivisions\Falcon Crest EAST Sub 
  
 
 

report. 
 

C. 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. 

 
8.3 Site Layout, Dimensional Standards and Parking 
 

A. Developer/Owner/Applicant shall measure all front building setbacks from back of sidewalk on 
all internal local roads. 

 
B. Applicant shall ensure the proper easement widths on all lots in accordance with KCC 6-3-8. 
 
C. It is the responsibility of the Developer to ensure any anticipated buildings fit any given buildable 

lot in accordance with KCC 5-3-3. 
 
8.4 Landscape, Open Space and Fencing 
 

A. Fencing within and around the site shall comply with KCC 5-5-5 (unless specifically approved 
otherwise and permitted). 

 
B. 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. 

 
C. Landscaping shall not be placed within ten (10) feet of any meter pits, pressurized irrigation valves 

and/or ACHD underground facilities and must honor all vision triangles. 
 
D. The Landscape Plan (After resubmittal) and Preliminary Plat (After resubmittal) will be 

considered binding site plans as amended and/or approved. 
 
E. 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. 
 
F. 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. 

 
G. Develop/Owner/Applicant is hereby notified that this project is subject to Design Review 

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

 
8.5      Public Works 
 

A. 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. 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT6SURE_CH3DEST_6-3-8EA
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH3ZODIRE_5-3-3OFHEARST
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH5PEST_5-5-5REFEWAHE
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH10SI
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT6SURE_CH4IMST_6-4-2REPUIMST
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B. Compliance with I.C. §31-3805 is required. Delivery of water shall not be impeded by any 

construction on site. Compliance with the requirements of the Boise Project Board of Control is 
required. 

 
C. 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).  

 
D. Connection to City Services (Sewer, Water, Pressurized Irrigation) is required as necessary. The 

Applicant shall conform to all corresponding City of Kuna Master Plans. 
 
E. 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 as 
required by the City Engineer.  

 
F. 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. 

 
G. 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. 

 
H. Developer/Owner/Applicant shall work with staff in order to provide final locations of streetlights 

as required by Kuna City Code. Streetlights for the site shall be LED lighting and must comply 
with Kuna City Code and established Dark Sky practices. 

 
I. Equivalent Dwelling Units (EDU’s) will be issued on a Phase-by-Phase basis (per Final Plat). 

 
8.6 General 
 

A.  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: 

   
1. The City Engineer shall approve all sewer connections. 
 
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 an approved drainage plan. 
 
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”. 

 
4. The Kuna Rural Fire District shall approve fire flow requirements and/or building plans. Installation 

https://legislature.idaho.gov/statutesrules/idstat/Title31/T31CH38/SECT31-3805/
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT6SURE_CH2SUAPPR_6-2-3PRPL
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT6SURE_CH2SUAPPR_6-2-3PRPL
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of fire protection facilities as required by the Fire District are required. 
 
5 The Kuna Municipal Irrigation System and Boise Project Board of Control shall approve any 

modifications to the existing irrigation system. 
 
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). 
 
7. All public Rights-Of-Way shall be dedicated and constructed to the 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. 

 
B. 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. 

 
C. 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 10-6-3. Noises 
and other public nuisances/distractions outside of this time frame are subject to lawful penalties. 

 
D. 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. 

 
E. Developer/Owner/Applicant and all successors shall comply with all Local, State and Federal 

Laws. 
 

 
DATED this 23rd day of January 2024. 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT10PORE_CH6NO_10-6-3PUDINOPR
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT8HESA_CH1NU_8-1-3WECO
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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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d 

 1.1 STAFF REPORT   X 
 2.1 P&Z APPLICATION COVERSHEET.pdf   X 
 2.2 SPECIAL USE PERMIT APPLICATION.pdf   X 
 2.3 DESIGN REVIEW APPLICATION.pdf   X 
 2.4 VICINITY MAP.pdf   X 
 2.5 AERIAL MAP.pdf   X 
 2.6 NARRATIVE.pdf   X 
 2.7 WARRANTY DEED.pdf   X 

https://kunaid.sharepoint.com/:f:/g/EkSXM_8EM1dEqv56GI6RpM8BgVAao1o3kaeUC57sjWG2Iw?e=vJPX6C
https://kunaid.sharepoint.com/:b:/g/EQdtUNut7U1MqaW0-fp9MVEBHLpf7Hz9Yb_FENEM6AzB2A?e=hh0B0e
https://kunaid.sharepoint.com/:b:/g/Eav0WGQP0PlBuv_DPhGTEMIBrybEPLq1pSFvQMrtGPUQVQ?e=DhtJeY
https://kunaid.sharepoint.com/:b:/g/EbvbQHK3ZCxJsk_uCXMJCh0BwRHAJ3j4hHl6mZ88WvhBfQ?e=49f68J
https://kunaid.sharepoint.com/:b:/g/EcZHCAcItoVEjaDLwKEqYSkBlfX8vpn_2CcnMjjO4r6H2Q?e=Mbe00P
https://kunaid.sharepoint.com/:b:/g/ETDNbqsDP8NCmc4QHrWK9MgBA8YcFK9kFurbwhR_JWoqeQ?e=gUTVaL
https://kunaid.sharepoint.com/:b:/g/EZFQSVXFp6RArGKduaOhMgQBypmdGEagWmJz8ddyYfD3xQ?e=K8hLuD
https://kunaid.sharepoint.com/:b:/g/EW8I5v_2P_9DkWBBoeJqjNoBap-K6PmQIsoBTq6Izh_J8w?e=4WIky1
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 2.8 AFFIDAVITS OF LEGAL INTEREST.pdf   X 
 2.9 NEIGHBORHOOD MEETING CERTIFICATION.pdf   X 
 2.10 AERIAL SITE RENDERING.pdf   X 
 2.11 SITE PLAN.pdf   X 
 2.12 FLOOR PLAN, ROOF PLAN & ELEVATIONS.pdf   X 
 2.13 LIGHTING PLAN & CUTSHEETS.pdf   X 
 2.14 LANDSCAPE PLAN.pdf   X 
 2.15 GRADING, DRAINAGE & UTILITIES.pdf   X 
 2.16 COMMITMENT TO PROPERTY POSTING.pdf   X 
 2.17 AGENCY TRANSMITTAL.pdf   X 
 2.18 KUNA POLICE DEPARTMENT.pdf   X 
 2.19 IDAHO TRANSPORTATION DEPARTMENT.pdf   X 
 2.20 KUNA RURAL FIRE DISTRICT.pdf   X 
 2.21 DEPARTMENT OF ENVIRONMENTAL QUALITY.pdf   X 
 2.22 J&M SANITATION 1.pdf   X 
 2.23 J&M SANITATION 2.pdf   X 
 2.24 CENTRAL DISTRICT HEALTH DEPARTMENT.pdf   X 
 2.25 ADA COUNTY HIGHWAY DISTRICT.pdf   X 
 2.30 PUBLIC WORKS.pdf   X 
 2.26 WEBSITE NOTICE.pdf   X 
 2.27 300 FT PROPERTY OWNERS NOTICE.pdf   X 
 2.28 IDAHO PRESS PUBLICATION PROOF.pdf   X 
 2.29 PROOF OF PROPERTY POSTING.pdf   X 

 

II 
PROJECT SUMMARY 

 

2.1 Subject Site & General Project Details 

 

2.2 Surrounding Land Uses 
  

Direction Current Zone Future Land 
Use Map Development Current 

Jurisdiction 

North C-1 (Neighborhood 
Commercial) Commercial Merlin Pointe Subdivision No. 1 & future 

Vineyards at Merlin Pointe senior housing Kuna 

South 

RUT (Rural Urban 
Transition) Commercial  Large lot single family homes Ada 

R-4 (Medium Density 
Residential) Mixed Use Large lot single family home Kuna 

East C-1 (Neighborhood 
Commercial) Commercial Merlin Pointe Subdivision No. 2 Kuna 

West C-1 (Neighborhood 
Commercial) Commercial Future Merlin Cottages townhomes & 

commercial  Kuna 

Description  Details 
Acreage 1.93 
Existing Land Use(s) C-1 (Neighborhood Commercial)  
Future Land Use Designation Commercial 
Proposed Land Use(s) C-1 
Lots (No. & Type) One (1) Commercial 
Number of Residential Units N/A 
Number of Phases N/A 
Net Density (Dwelling Units per Acre) N/A 

https://kunaid.sharepoint.com/:b:/g/EUgIirNp90NNqmHi0S1wwTIBrT6kPIRd-lyM6t-F9J9plg?e=hYHeZG
https://kunaid.sharepoint.com/:b:/g/EbogUGXpQK5Ei1qdOM0Tx_cB9m5hLbkBJdrFCYsnH7yQ2g?e=4k43cK
https://kunaid.sharepoint.com/:b:/g/EV2OF2e64StBgaenq9bGl4MBST4TRWv5078RRJrW6hn_Jw?e=ZUy3Of
https://kunaid.sharepoint.com/:b:/g/Ec8ynaNOmklPsxeOoaCArp4B_lr-yF2bqlaf5grlb3KKKA?e=5cdqva
https://kunaid.sharepoint.com/:b:/g/ERFEmr9cI25BphTFQs077j8B-rEDoSn8J6mxPnb9shLqow?e=Eodpmk
https://kunaid.sharepoint.com/:b:/g/EUtIEaLG6EpCoNkjqrXhN6oBjHiOJJBN86CyWx-ZsVSoEA?e=hgvUIf
https://kunaid.sharepoint.com/:b:/g/Eey0mUO9_kRAs8j3yIUKRNkB4_vpGtc7A7v8DOaydbUerw?e=lKkM0L
https://kunaid.sharepoint.com/:b:/g/EbKJ6x8_YW1PvooRujy8Q9cBzBXnVdhhBPl0LN1O97Q4uA?e=y8RFwo
https://kunaid.sharepoint.com/:b:/g/ERNCWKObny9Pmfoo7aMh60UBpcHtUFtvlh3tw3bu5vgI_A?e=04eNOp
https://kunaid.sharepoint.com/:b:/g/EVN2KoFCFghAm7iGw2AGmqEBnS5RKl5Vx3vJ6XL8_i_B5w?e=otm7qU
https://kunaid.sharepoint.com/:b:/g/EYmMtYREMcxLtU0DkfLa8AsBh7Aiyh5NUyGHRyBjlfwNjA?e=J7csfN
https://kunaid.sharepoint.com/:b:/g/EbJZd4ylkLpCkvrvQGnnvTQB9fRsV5xzWaOZeMR6x3fzdw?e=g3a65X
https://kunaid.sharepoint.com/:b:/g/EXC73VgzRUpPoUMYp0Ft9gsBOu42PPdUDR87jk0PqCkhfg?e=7CJJ0y
https://kunaid.sharepoint.com/:b:/g/ETKgzvmS_glLvK9YEvvkSnoBUWxpZp72V-J1ifxAfeARQw?e=rfTsS3
https://kunaid.sharepoint.com/:b:/g/Ees0Mj7tGcdBuaUpI8WLzqIB4kvPVapVV7VNZo6tDzxU4Q?e=tZrRu4
https://kunaid.sharepoint.com/:b:/g/Efc7krxdgSFAjqIUbwJlYEsB1KH3WiThn9LHrmBcVtWZJg?e=0c5g59
https://kunaid.sharepoint.com/:b:/g/EfxsFrwspW5OiC0eSs04UnwBnIV0JLgrPMyy7gwZG8otkg?e=pPkP5f
https://kunaid.sharepoint.com/:b:/g/EWNvO1tuLOZLlkAN8vrzFb0BQUfpJU7z9-PNEUeGt5SO5g?e=SUXTdP
https://kunaid.sharepoint.com/:b:/g/EUMBqQm_8q9KphZb8ypc50EBvzBfCzPofXjtTHt5dfD60w?e=LbJEsN
https://kunaid.sharepoint.com/:b:/g/EW-Q2kmJSwtMkyCytaKgVr4BVccFgoHHl2ZcIGEGY3RxfQ?e=3Ps5zq
https://kunaid.sharepoint.com/:b:/g/Eb-UKwC6TBBLhd-uUAAjRVgBDFEIYbR_wYN1IZ_TcMYXzw?e=SD7YNf
https://kunaid.sharepoint.com/:b:/g/EbnJU3Q6QsFFqQOoIUkXgqoBGsE3nDfRAYhvN_47n4RAjA?e=WaOAQo
https://kunaid.sharepoint.com/:b:/g/ESNwQTOHrrBPioUn6gdYhrMBBkpF6G3WXgnvqwzRCtpnFw?e=aQCxf8
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III 
APPLICANTS REQUEST 

 
3.1 Applicant requests Design Review and approval to construct a 4,425 SF c-store with associated 

fuel island, RV dump, parking lot, and landscaping, as well as Special Use Permit approval for fuel 
sales (6 double-sided pumps). The site is located at 80 N Sailer Avenue (APN: R5672431240); 
Section 24, Township 2 North, Range 1 West. 

  
IV 

PROCESS AND NOTICING 
 

4.1 Kuna City Code (KCC) 1-14-3 states that Special Use Permits are considered public hearings with 
the Commission as the decision-making body, and Design Reviews are considered a public meeting 
with the Commission as the decision-making body. The Special Use Permit was given proper public 
notice following Idaho Code §67-65. 

 
A. Neighborhood Meeting: September 26, 2023 (3 attendees) 

 
B. Agency Transmittals: December 1 2023 
 
C. Website: January 17, 2024 
 
D. 300-ft Property Owners Notice: January 17, 2024 
 
E. Idaho Press: January 24, 2024 
  
F. Site Posted: February 1, 2024 
     

 
V 

GENERAL PROJECT FACTS 
 
5.1 Site History and Features 
  
A. The subject site is currently zoned C-1 (Neighborhood Commercial) within the Merlin Pointe 

Subdivision (Case Nos. 13-01-AN, 13-01-S, 13-01-ZC), approved by Council November 6, 2013, 
and has historically served as an undeveloped parcel. 

 
B. The proposed subject site contain is undeveloped and is generally flat. According to the USDA 

Soil Survey for Ada County, bedrock depth is estimated to be 20 – 40-inches. 
 

C. The Comprehensive Plan Future Land Use Map (FLUM) designates the subject site as 
Commercial; the site is currently zoned accordingly and there are no proposed zone changes. 
 

D. Staff are not aware of any environmental issues, health, or safety conflicts beyond the site being 
within 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. 

 
 
 
 
 
 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT1AD_CH14DEMALAUSAUPRAP_1-14-3DEMAAUPRAPTA
https://legislature.idaho.gov/statutesrules/idstat/Title67/T67CH65/
https://www.kunacity.id.gov/DocumentCenter/View/8268/Future-Land-Use-Map---Adopted-11012022
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VI 
STAFF ANALYSIS 

 
6.1 Ada County Highway District (ACHD) 
 
A. ACHD has determined Sailer Avenue to already be fully improved; no addition right-of-way 

dedication or street improvements are required. 
 

B. The Applicant proposes to utilize the existing 34 FT wide shared driveway onto Sailer Avenue at 
the north property line, as well as to construct a 36 FT driveway onto Sailer Avenue located 
approximately 252 FT North of Hwy 69; both driveways meet ACHD Policy and are approved as 
proposed. 
 

C. Should any ACHD facilities along Sailer Avenue be damaged during construction, Applicant shall 
be required to repair or replace said damaged areas. 
 

D. ACHD estimates this proposed use to generate 3,100 vehicle trips per day with 241 of said trips to 
be in the PM peak hour; no mitigations are required at this time. 

 
6.2 Idaho Transportation Department (ITD) 
 
A. ITD notes that traffic generation numbers were not provided with the application, as such, if at full 

build-out the project generates 100+ new trips in the peak hour or 1,000 new trips per day, a Traffic 
Impact Study (TIS) will be required. 
 

B. Staff shared Chief Fratusco of the Kuna Police Departments concerns regarding increased crash 
potential at the Hwy 69 and N Sailer Avenue intersection; however, there are not right-in-right-out 
requirements from ITD for N Sailer at this time. 
 

C. Staff notes the city’s proposed traffic signal at Kay and Avalon has been approved by ITD and 
ACHD, the funding has been procured and design is 95% complete; this future traffic signal may 
improve traffic flow in this section of roadway (curve at E Kuna Road West past Kay Avenue) and 
thus assuage Chief Fratusco’s concerns. 

 
6.3 Dimensional Standards & Site Layout 
 
A. Kuna City Code (KCC) 5-3-3 requires parcels within the C-1 zone to be a minimum of 2,000 SF, 

have a max allowable height of 35 FT, and a max lot coverage of 100%; based upon staff review, 
the proposed project appears to be compliant with these requirements.  
 

B. The overall site plan proposes to locate the c-store central to the North property line, the fuel island 
near the middle of the site, and the RV dump to the middle of the East property line. Three (3) 
overall ingress/egress points are also proposed; one (1) on the East onto Sailer Avenue, one (1) 
near the Northwest corner, and one (1) on the Northeast corner. An ACHD stormwater facility lies 
along nearly the entire length of the West property line. 

 
6.4 Pathways & Trails Master Plan 
 
A. There are no future pathways or trails indicated within the subject site. 
 
6.5 Elevations 

 
A. The 4,425 SF c-store is proposed to follow the same design as a majority of the other Maverik 

locations within the Treasure Valley and provides earth tone & Brite Red accent paint colors, stone 
veneer, and vertical siding. 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH3ZODIRE_5-3-3OFHEARST
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B. The South elevation or front of the c-store has dual aluminum storefront systems in Dark Bronze, 
with a pediment totaling 29 FT tall. This pediment offers architectural relief as well as coverage 
with its painted steel columns, gables, and space which to mount a wall sign. Metal canopies are 
proposed over the two (2) automatic doors and will be in matching Dark Bronze, while pre-finished 
metal gutters and downspouts accent in Brite Red. A cultured stone veneer wainscot runs the 
bottom portion of the façade and vertical siding in Light Gray and Dark Gray complete the top 
portion. 
 

C. The East and West facades are primarily similar; both continue the stone veneer wainscot and 
vertical siding in the aforementioned colors. However, the West façade provides a mandoor with 
canopy, wall sign, roof ladder with security fencing, and a delivery mandoor. 
 

D. The North elevation or rear of the c-store has “housekeeping” pad surrounded by chainlink fencing 
with privacy slats color-matched to the building. The stone veneer wainscot and vertical siding 
continues along the façade, 
 

E. Picnic tables are proposed on the West of the c-store and a trash enclosure is proposed on the East. 
The trash enclosure is proposed to be constructed of splitface CMU and have a dual chainlink gate 
with privacy slats. 
 

F. The proposed fuel island is to be approximately 20 FT tall and will house 12 total fueling spaces. 
The fuel canopy roof is proposed to be aluminum composite panels in Eastman Red and have 
various Maverik branding on each side and will be held aloft by metal columns painted to match 
the c-store’s Dark Bronze color. Applicable pump numbers and safety bollards are proposed and 
will be in matching Brite Red. 
 

G. Lighting for the site is proposed to have strip, canopy, light poles (steel), downlights, and outdoor 
wall sconces; all lighting for the site is to be LED and dark sky compliant. 

 
6.6 Parking 
 
A. The 25 proposed standard parking stalls are placed around the c-store, with two (2) ADA accessible 

stalls out front between the two (2) c-store entrances; the proposed number of parking stalls well 
exceeds the requirements listed in KCC 5-9. 
 

B. As one (1) vehicle can access the fuel pump at a time, an additional 12 temporary parking spaces 
are available. Additionally, the wide drive aisles and ample open areas on the South of the site 
offers room for temporary large vehicle parking. 

 
6.7 Landscaping  
 
A. A substantial landscape buffer with sidewalk along Hwy 69 is already present as it was developed 

as part of the Merlin Pointe Subdivision.  
 

B. An approximately 10 FT wide landscape buffer is proposed along a majority of the Southern 
property line and the entire East property line; 40 FT landscape buffers are proposed on the West 
property line; and a 10 FT buffer behind the c-store along the shared access road on the North. 
Additional landscape islands are proposed to separate parking stalls from drive aisles. 
 

C. The proposed landscaping includes decorative three (3) IN stone, four (4) to eight (8) IN decorative 
cobblestone, sod, deciduous and evergreen trees and shrubs, and ornamental grasses. 

 
 
 
 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH9OREPALOFA
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6.8 Fencing 
 
A. The only proposed fencing is around the “housekeeping” pad at the back of the c-store, and around 

the roof access ladder; said fencing is proposed to be chainlink with privacy slats color-matched to 
building. Staff finds this proposed fencing material appropriate and necessary for safety and 
aesthetics. 
 

6.9 Kuna Police Department (KPD) 
 
A. Chief Fratusco of KPD has expressed major concerns with cross traffic and the potential of left 

turns onto the Eastbound travel lanes due to excessive traffic speeds above posted limits, which 
could cause increased side-impact crashes. 

 
B. Chief Fratusco notes that motor deputies have been working the area in an effort to reduce crashes 

but is adamantly for the ingress/egress onto Hwy 69 to be limited to right-in-right- out only; staff 
has shared these concerns with Idaho Transportation Department. 

 
6.10  Kuna Rural Fire District (KRFD) 
 
A. KRFD notes a thorough Fire Code Plan Review will be conducted under the future building permit 

application process. 
 
6.11 J&M Sanitation 
 
A. Chad Gordon of J&M Sanitation originally expressed concerns with the proposed placement of the 

trash enclosure and requested alternative placement options and trash enclosure details. Based on 
this feedback, the Applicant proposed an updated location. 
 

B. J&M Sanitation notes the trash enclosure shall require cane bolts on the gates and the 
accompanying holes drilled into the concrete to pin the doors in the open positions. 

 
6.12 Boise Project Board of Control (BPBC): None 
 
6.13 Public Works 
 
A. Public Works can support approval of this application with review of civil site plans. 

 
6.14 Comprehensive Plan 
  
A. Goal 1.A: Ensure land use in Kuna will support economic development. 

 
1. Objective 1.A.4.: Administer land use standards and permitting processes in an equitable, 

cost-effective, and timely manner. 
• Policy 1.A.4.a: Develop materials to educate developers and builders on land use, 

entitlement and building permit application processes. 
• Policy 1.A.4.b: Encourage pre-application meetings with developers and builders to 

clarify expectations and increase understanding of relevant plans, policies, codes, and 
development requirements. 

• Policy 1.A.4.c.: Continue to circulate land use applications and building permit 
applications (when applicable) to internal city departments. 

• Policy 1.A.4.e.: Provide up-to-date maps and permitting information to the public 
through web-based programs. 
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B. Goal 1.C: Attract and encourage new and existing businesses. 
 
1. 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 use are shovel ready. 
 

C. Goal 3.A.: Ensure community design directs growth and implements sustainable land use patterns. 
1. Objective 3.A.1.: Use the Future Land Use Map (FLUM) and land use regulations to direct 

development, encourage complementary and compatible land users, and achieve good 
community design. 
 

2. Objective 3.A.2.: Encourage development in priority areas. 
• Policy 3.A.2.b.: Encourage infill development to maximize the use of developable land, 

minimize4 infrastructure costs, and preserve agricultural open spaces. 
• Policy 3.A.2.d.: Regularly inventory developable and/or re-developable lands within non-

agricultural/non-open space designated areas to assess infill opportunities. 
 
Analysis: The Comprehensive Plan Future Land Use Map (FLUM) provides a guide for the development 
of the city and indicates where desired zones are to be located, which in turn encourages development of 
said uses. Using the FLUM as the first building block in directing development is crucial, it is where we as 
a city have the chance to re-evaluate the growth and adjust where needed to encourage compatible uses to 
remain together. The Merlin Pointe Subdivision has held appropriately zoned lots ready for commercial 
development for some time and having these shovel ready lots in the city’s inventory speeds up the 
development process itself. By holding a Pre-application Meeting and providing an Agency Transmittal to 
affected agencies and city departments, it provided staff the ability to discuss development requirements 
and any potential upgrades and/or mitigations resulting from the proposal. 

 
6.15 Conclusion: Upon review, staff finds this Special Use Permit and Design Review request to be 

compliant with the requirements listed in Kuna City Code Title 5, and Idaho Code §67-65. 
 

VII 
PROPOSED FINDINGS OF FACT 

 
Based upon the record contained in Case Nos. 23-07-SUP and 23-07-DR, including the Comprehensive 
Plan, Kuna City Code, staff’s report, the exhibits, and testimony during the Public Hearing, the Commission 
hereby Approves/Conditionally Approves/Denies Case Nos. 23-07-SUP and 23-07-DR, a request from 
Maverik to construct a c-store with fuel sales.  
 
If the Commission wishes to Approve, Conditionally 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 Do the Design Review and Special Use Permit applications contain all necessary requirements 

listed in KCC 5-4 and KCC 5-6?  
 
A. The Applicant has submitted all required materials, and upon review, the application was 

considered complete by staff December 1, 2023. (+) 
 
7.2 Was a Neighborhood Meeting conducted and were public noticing requirements met in accordance 

with Idaho Code and city Ordinances? 
 
A. The Applicant held a Neighborhood Meeting September 26, 2023; there were three (3) attendees. 

(+) 
 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE
https://legislature.idaho.gov/statutesrules/idstat/title67/t67ch65/
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH4DEREOVDIDR
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH6SPUS
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B. Notice was posted on the city website and notice was sent to all known and affected property 
owners within 300 FT of the subject site on January 17, 2024. Notice was also published in the 
Meridian-Kuna Press on January 24, 2024. (+) 

 
C. The Applicant posted a sign onsite containing the public hearing information February 1, 2024. (+) 
 
7.3 Does the proposal comply with the Comprehensive Plan Future Land Use Map (FLUM)? 
 
A. The FLUM designates the subject site as Commercial, and the site is currently zoned C-1 

(Neighborhood Commercial). (+) 
 
B. The subject site lies within the Merlin Pointe Subdivision and is adjacent to multiple other 

commercially zoned parcels on the West, North, and East. (+) 
 
7.4 Does the design, mass, proportion, and materials of the proposed structures comply with KCC 5-4 

and is the site appropriate for the proposed project? 
 
A. Based on staff review, the proposed materials and finishes, building location and orientation on 

site, and overall design of the site is appropriate for the subject site and surrounding uses. (+) 
 
7.5 Can the availability of existing and proposed public services and infrastructure accommodate the 

proposed development? 
 
A. Per ACHD, no additional improvements are required on N Sailer Avenue; therefore, the existing 

road is able to serve the subject site. (+) 
 

B. Per ITD review, no current improvements are required; however, if the project generates more than 
100 vehicle trips per day, a Traffic Impact Study will be required. (+) 

 
C. Per Public Works, they can support approval of the Applicants request. (+) 
 
7.5 Does the Owner/Applicant of the property have the right to request a written regulatory taking 

analysis? 
 
A. 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 

COMMISSION’S PROPOSED ORDER OF DECISION 
 
Based on the facts outlined in staff’s report, documentation contained in the case file, and testimony 
received at the public hearing, the Commission Approves/Conditionally Approves/Denies Case Nos. 23-
07-SUP and 23-07-DR, subject to the following Conditions of Approval: 
 
8.1 Staff Recommended Conditions: None 
 
8.2 Transportation 
 
A. Developer/Owner/Applicant shall submit a Traffic Impact Study to ITD once the project generates 

100 or more vehicle trips per day and shall adhere to any and all mitigations and/or requirements 
as determined by ITD. 

 
 
 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH4DEREOVDIDR
https://legislature.idaho.gov/statutesrules/idstat/Title67/T67CH80/SECT67-8003/
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8.3 J&M Sanitation 
 
A. Developer/Owner/Applicant shall install cane bolts on gates of trash enclosure and drill associated 

holes. 
 
8.4 Public Works 
 
A. Developer/Owner/Applicant shall receive approval of civil site plans and provide as-built drawings 

to staff prior to submission of building permits. 
 
8.4 General 
 
A. 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: 

   
1. The City Engineer shall approve the sewer connections. 
 
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. 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.” 

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. 

 
5. The Kuna Municipal Irrigation System (KMIS) and Boise Project Board of Control shall 

approve any modifications to the existing irrigation system. 
 
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). 
 
7. All public rights-of-way shall be dedicated and constructed to the 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. 

 
B. 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. 
 
C. 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. 

 
D. 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). 

 
E. It is the responsibility of the Developer or his Engineer to coordinate and design for the stricter 

requirement between agencies and the City of Kuna standards for the entire development. 
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F. The Developer/Owner/Applicant, and/or any future assigns having an interest in the subject 
property, shall fully comply with all Conditions of development as approved by the Commission, 
or seek amending them through Public Hearing processes. 

 
G. Developer/Owner/Applicant shall submit to Planning and Zoning staff a formal request for an 

alternative surface within the RV storage facility which complies with Kuna City Code 5-9-2(D), 
prior to progressing to a City Council hearing date, as gravel surfaces are not permitted. 
 

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

I. Owner/Developer/Applicant shall comply with all local, state, and federal laws. 
 
DATED this 13th day of February 2024. 
 



Page 1 of 10 Case No. 23-10-DR 02/13/2024 
 P:P&Z\SHARED\CASES\Design Review\LINROCK 4-PLEX APARTMENTS  

BEFORE THE PLANNING AND ZONING COMMISSION OF THE CITY OF KUNA 
 

IN THE MATTER OF THE APPLICATION OF 
 
TRILOGY DEVELOPMENT, INC. 
 
For Design Review of the Linrock Subdivision  
4-plex apartments.  

) 
) 
) 
) 
) 
) 

Case No. 23-10-DR 
 
 
 
STAFF REPORT FOR DESIGN REVIEW 
APPLICATION. 

 
TABLE OF CONTENTS 

 
 

1. Exhibit List 

2. Project Summary    

3. Applicants Request 

4. Process & Noticing 

5. General Project Facts 

6. Staff Analysis 

7. Proposed Findings of Fact  

8. Commission’s Proposed 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
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d 

 1.1 STAFF REPORT   X 
 2.1 P&Z APPLICATION COVERSHEET.pdf   X 
 2.2 APARTMENT DESIGN REVIEW APPLICATION.pdf   X 
 2.3 NARRATIVE.pdf   X 
 2.4 AERIAL MAP.pdf   X 
 2.5 VICINITY MAP.pdf   X 
 2.6 WARRANTY DEED.pdf   X 
 2.7 AFFIDAVIT OF LEGAL INTEREST.pdf   X 
 2.8 SITE PLAN.pdf   X 
 2.9 PRELIMINARY PLAT ZONING LAYOUT.pdf   X 

https://kunaid.sharepoint.com/:f:/g/EgzHoz7lpvlOizFtm-rXqycBl5I42wCIXt6OBGcGimM-4Q?e=eMPv5m
https://kunaid.sharepoint.com/:b:/g/ERSm5hgKPGxEuY-8Bx4obLYBYvEk-1Fj-dJUFSinrLfb7w?e=qyFOUs
https://kunaid.sharepoint.com/:b:/g/EaUBc_wPM1BMqtN1bCEaH_MBcmDRix9TB_vmIa7_M7ysWg?e=N05Nr2
https://kunaid.sharepoint.com/:b:/g/EZEHiZaQCBtNhE_cuzsRMk0B-A9QEX3wZOkgYJrQEY49fg?e=sDM5V7
https://kunaid.sharepoint.com/:b:/g/ERInrUhw25tLto4DAK05RJ8BiFnwhjh4Ay_hu0ibNlmqHg?e=oITy1C
https://kunaid.sharepoint.com/:b:/g/EfNMMPiDEPFLsAVSb2U2cwYB23EC0AdDxWEzh5zsgQOTxw?e=5kcaUZ
https://kunaid.sharepoint.com/:b:/g/EW61n5-Dt7lNnRycMuRqKnsBGuCSpv9VbOlw7iDjhHrBJw?e=3yot1f
https://kunaid.sharepoint.com/:b:/g/EfTUWA0YvQ5Gj3FlXV-RW94BsQLnEaQt8yh9MbagQC1cBg?e=fkIaPN
https://kunaid.sharepoint.com/:b:/g/EatXanORda5KqHZTHwtUf_IB41MSCqS0fab3AL1a8y_Alg?e=5tJqHk
https://kunaid.sharepoint.com/:b:/g/EfCBoH8sX81FuZC4ppVyZR4BQDq0n4ixXcaoAaQq3XMqqA?e=KEV7mS
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 2.10 ELEVATIONS & RENDERINGS.pdf   X 
 2.11 FLOOR & ROOF PLANS.pdf   X 
 2.12 LIGHTING PLAN, PHOTOMETRICS & CUTSHEETS.pdf   X 
 2.13 LINROCK LANDSCAPE PLAN - APPROVED 02.16.2023.pdf   X 
 2.14 APPLICANT CONFIRMATION FINAL PLAT APPLICATION FORTHCOMING.pdf   X 
 2.15 LINROCK SUBDIVISION UPDATED PHASING PLAN.pdf   X 
 2.16 AGENCY TRANSMITTAL.pdf   X 
 2.18 BOISE PROJECT BOARD OF CONTROL.pdf   X 
 2.19 ADA COUNTY HIGHWAY DISTRICT.pdf   X 
 2.20 DEPARTMENT OF ENVIRONMENTAL QUALITY.pdf   X 
 2.20 CENTRAL DISTRICT HEALTH DEPARTMENT.pdf   X 
 2.21A IDAHO TRANSPORTATION DEPARTMENT.pdf   X 
 2.21B IDAHO TRANSPORTATION DEPARTMENT.pdf   X 
 2.22 J&M SANITATION.pdf   X 
 2.23 MERIDIAN FIRE DEPARTMENT.pdf   X 
 2.24 PUBLIC WORKS.pdf   X 

 
II 

PROJECT SUMMARY 
 

2.1 Subject Site & General Project Details 

 
2.2 Surrounding Land Uses 
  

Direction Current Zone Future Land 
Use Map Development Current 

Jurisdiction 

North C-1 (Neighborhood 
Commercial) Mixed Use Future portion of Linrock Subdivision Kuna 

South R-12 (High Density 
Residential) Mixed Use Future portion of Linrock Subdivision Kuna 

East RUT (Rural Urban 
Transition)  

Meridian 
FLUM: 
Medium 
Density 
Residential 

Agriculture with single family home Ada County 

West 

R-2 (Low Density 
Residential) 

Medium 
Density 
Residential 

Patriot Ridge Estates: large lot single family 
homes Kuna 

RUT (Rural Urban 
Transition) 

Low Density 
Residential 

Patriot Ridge Estates: large lot single family 
homes Ada County 

 
 
 

Description  Details 
Acreage Approx. 10.4 
Existing Land Use(s) R-12 (High Density Residential) 
Future Land Use Designation Mixed Use 
Proposed Land Use(s) Mixed Use  
Lots (No. & Type) 30 (26 multifamily, 4 common) 
Number of Residential Units 192 
Number of Phases 1 
Net Density (Dwelling Units per Acre) 10 

https://kunaid.sharepoint.com/:b:/g/ESDIBmudUHBJvPs-rNHf7uIB8lgDKyYvibikcXi6CWRo3A?e=NGLRfX
https://kunaid.sharepoint.com/:b:/g/EdPTTE6yZudIq2Td12m4KOwBVcrr7j7ZGbal35PybcjNTQ?e=QmUows
https://kunaid.sharepoint.com/:b:/g/ERiBX4jk7QBOrna3EP-L5YIB3716wN4GnKmb0P9pIpclaA?e=qKr0PG
https://kunaid.sharepoint.com/:b:/g/EZ63iIkmY_5Mmotbg3fs0S0BNiC3HL8T7lnw4V3-Cx8oww?e=xap1ck
https://kunaid.sharepoint.com/:b:/g/Ec4Xo2MrPHhLjvRbUsaOdF0Bb_i35v2QWQIrKkRpCGLIhQ?e=uhj5uF
https://kunaid.sharepoint.com/:b:/g/Edzg1j3pPL9Pip7Z9sReIrMBejLpHkcThF9elHcrBx8FEA?e=7KqMkf
https://kunaid.sharepoint.com/:b:/g/EbCKcNa8aztAuBeIH3xm9ZkBJ7VM-j9HvHifL9k_qRToHw?e=umzh7b
https://kunaid.sharepoint.com/:b:/g/Eel3W7yy82FBjugnJN04jcEBmy3hmN9g-K70gqqHT0T8Mg?e=8jIQKq
https://kunaid.sharepoint.com/:b:/g/Edtg9mG9toJBjLZg-Vcp6hoB9ORvpFyXFnW2ohqyR_0H0A?e=gKzAXX
https://kunaid.sharepoint.com/:b:/g/EWVnuGAjtNdJtj1tXsKouv0B-8eX6Jbeky_xyGe45h_toQ?e=mDnZfy
https://kunaid.sharepoint.com/:b:/g/Ef7LPpPa3UhFl8fjUco7QNAB__TyX_qJPr6PEX3GKi3_Ew?e=IjXzer
https://kunaid.sharepoint.com/:b:/g/EUeunSLsnG5KsirRXMrOnV4Bd8spJOTH_4P-9e5Qnb-PTg?e=vOTz5x
https://kunaid.sharepoint.com/:b:/g/EdFE-nijjc1JgaGHq2k1assBiWcdD-Sa99wdnXidXTHajA?e=gF8A2e
https://kunaid.sharepoint.com/:b:/g/EU797DOQLrFLupYncepNVJ0BMSU6KQbOANy1bUD_alyhAg?e=7EtK8M
https://kunaid.sharepoint.com/:b:/g/Eaam_o_A3LFHhsDJdADd_vMBLXvcAEJPkPk9t7ybqdr6jA?e=x0SsQn
https://kunaid.sharepoint.com/:b:/g/EbghRxuJiRJIon3rytpNkgUBkPJbgDQlNhQxZbGrUjIeSA?e=2JbBGX
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III 
APPLICANTS REQUEST 

 
3.1 Applicant requests Design Review approval for a 104 unit apartment complex (26 structures with 

4 units each), associated parking lot with covered and uncovered parking stalls, and four (4) EV 
charging stations. The subject site is located East of S Linder Road, approximately one quarter mile 
North of the S Linder Road and W Lake Hazel Road intersection (APNs: S1236315400, 
S1236335800); Section 36, Township 3 North, Range 1 West. 

 
IV 

PROCESS AND NOTICING 
 

4.1 Kuna City Code (KCC) 1-14-3 states that Design Reviews are considered a public meeting with 
the Commission as the decision-making body; no formal noticing is required. An Agency 
Transmittal was emailed to all known and affected agencies on January 3, 2024. 

 
V 

GENERAL PROJECT FACTS 
 
5.1 Site History and Features 
  
A. The subject site is future Phase No. 2 of the Linrock Subdivision (Case Nos. 20-04-AN, 20-05-ZC, 

20-09-S, 20-19-DR) approved by Council April 6, 2021. A Final Plat application has not yet been 
received; however, construction plans for Phases 1 and 2 are currently under review and 
applications shall be forthcoming. The subject site had historically served as an agricultural fields 
with single family home. 
 

B. The subject site is covered in general vegetation and is generally flat. According to the USDA Soil 
Survey for Ada County, bedrock depth is estimated to be 20 – 40 inches. 
 

C. The Comprehensive Plan Future Land Use Map (FLUM) designates the subject site as Mixed Use; 
Linrock subdivision contains the R-6 (Medium Density Residential), R-12 (High Density 
Residential), and C-1 (Neighborhood Commercial) zones, thus meeting the intent of the Mixed Use 
designation. 
 

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

 
VI 

STAFF ANALYSIS 
 

6.1 Ada County Highway District (ACHD) 
 
A. In the letter provided by ACHD, they note this proposed project was reviewed with Linrock 

Subdivision as a whole and the site specific Conditions of Approval for the subdivision apply to 
this project. 
 

B. Staff notes these site specific Conditions are or will be met as part of the overall subdivision 
application. 

 
 
 
 
 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT1AD_CH14DEMALAUSAUPRAP_1-14-3DEMAAUPRAPTA
https://www.kunacity.id.gov/DocumentCenter/View/8268/Future-Land-Use-Map---Adopted-11012022
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6.2 Idaho Transportation Department (ITD) 
 

A. Though the project does not abut the State Highway system, increased development in the area 
urged ITD to request additional information regarding the subdivision to determine how the 
proposed development would impact said State Highway system. provided ITD with a copy of the 
Linrock Subdivision Traffic Impact Study (TIS) for review. 
 

B. During ITD review of the original Linrock Subdivision application, ITD staff forwarded their 
comments from May 2020. In these comments it was determined that due to the increased trip count 
and resulting congestion the development would contribute to Meridian Road/Hwy 69, the 
Applicant is responsible for a substantial proportionate share for said impacts; this proportionate 
share shall be paid prior to ITD approval of the Linrock Subdivision No. 1 Final Plat. 

 
6.3 Dimensional Standards & Site Layout 
 
A. Kuna City Code (KCC) 5-3-3 shows an R-12 zone shall have a minimum lot size of 2,200 SF, must 

stay outside of the standard setbacks, and have a max height of 40 FT. Upon review, staff finds the 
proposed 4-plex structures to be compliant with these requirements. 
 

B. The proposed 4-plex structures are to be set around the perimeter of a central green space, along S 
Linder Road behind the required 30 FT landscape buffer, on the South along the large green space 
with playground, and on the East along S Baneberry Avenue. 
 

C. Three (3) trash enclosures have been proposed to serve the complex and are located on the 
Northeast, Southeast, and West of the site.  

 
6.3 Pathways & Trails Master Plan 
 
A. There are no future pathways or trails indicated within the proposed project site.  
 
6.4 Floor Plan & Elevations 

 
A. There are three (3) floor plans proposed: Type 1 – 1 (1 bed/1 bath); Type 2 – 1 (2 bed/ 2 bath); and 

Type 3 – 1 (3 bed/2 bath). 
 
B. Each of the 4-plex structure types proposes two (2) façade options which offer earth tone colors 

and terracotta accent color, while proposed materials are lap siding/trim, board and batten, and 
stone. 
 

C. By alternating materials and their amounts on each façade, as well as the presence of 
patios/balconies and varied roof lines, it provides ample aesthetic relief while maintaining a 
cohesive look overall. 

 
6.5 Parking 
 
A. Per KCC 5-9-3(A.2), three (3) parking stalls are required per unit which totals 312 stalls, and eight 

(8) of those stalls being ADA accessible.  
 

B. This project proposes 318 parking stalls, both covered and uncovered. For covered stalls, the 
Applicant proposes 133 standard stalls and seven (7) ADA accessible stalls, and for uncovered 
stalls the Applicant proposes 146 standard stalls and three (3) ADA accessible stalls. 

 
C. An additional 25 parking stalls are proposed on street, and four (4) stalls are proposed to be EV 

(electric vehicle) charging stations. 
 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH3ZODIRE_5-3-3OFHEARST
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH9OREPALOFA_5-9-3PASPRE
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D. Per the submitted site plan, 12 ADA stalls have been provided with 10 of those being covered, and 
564 standard stalls have been provided with 183 of those being covered.  
 

E. Carport details have not been provided and Note 14 on the site plan explains they are to be design-
build by the general contractor. As these structures are simple in construction and the plans will be 
reviewed by a building official, staff believes that a formal review is not necessary; construction 
materials shall be compliant with KCC 5-4 and color shall be chosen from the color samples 
provided as part of this application. 
 

F. Landscaped parking islands with streetlights are dispersed throughout the subject site in compliance 
with KCC 5-9. 
 

G. Upon review, staff finds the proposed parking plan and number of stalls to be compliant with KCC 
5-9. 
 

6.6 Landscaping  
 
A. Landscaping was approved as part of the Linrock Subdivision application with additional review 

and approval provided by staff February 16, 2023. 
 
B. A central green space is proposed to be covered in sod and have eight (8) shade trees planted at 

equal spaces on the East and West boundaries. 
 

C. A second green space of substantial size is proposed to the South of the 4-plexes and provides 
various species of evergreen, shade, and ornamental trees, shrubs, ornamental grasses, perennials, 
and sod. A meandering five (5) FT walking path is proposed to encircle the mail green space, while 
picnic shelters and playground are located on the East.  
 

D. Another green space is located on the Northeast corner of the project and is proposed to be covered 
in sod and have various plantings. 

 
6.7 Fencing 
 
A. Six (6) FT vinyl subdivision perimeter fencing and fencing between the open space on the South 

and neighboring home lots was reviewed and approved as part of the Linrock Subdivision 
application; there is no other fencing proposed as part of this project. 

 
6.8 J&M Sanitation 
 
A. Upon review of the submitted site plan, J&M notes three (3) trash enclosures was not adequate to 

serve the proposed project. In staff’s discussion with the Applicant, the project intends to have an 
increased pickup schedule. 
 

B. J&M notes even with an increased pickup schedule, the enclosures are not wide enough to 
accommodate two (2) dumpsters. As a result, the Applicant shall be required to widen the trash 
enclosures to 18 FT wide and have the updated enclosures reviewed and approved by J&M prior 
to their construction. 

 
C. Staff notes that three (3) parking stalls would be lost as a result of widening the trash enclosures 

but that even with this loss, the project is still within parking requirements. 
 
6.9 Meridian Fire Department (MFD) 
 
A. MFD Deputy Chief and Fire Marshal Joe Bongiorno originally expressed concerns with the number 

of ingress/egress points based on the original Phasing Plan for the subdivision. 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH4DEREOVDIDR
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH9OREPALOFA
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH9OREPALOFA
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH9OREPALOFA
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B. The Linrock Subdivision Phasing Plan has since been updated (see Exhibit 2.15) and the Applicant 

has confirmed that Phases 1 and 2 will be constructed together. Staff forwarded construction plans 
to Mr. Bongiorno and after his review, he confirmed there are three (3) ingress/egress points which 
assuaged his concerns. 

 
6.10 Boise Project Board of Control (BPBC) 
 
A. BPBC notes the Catherine Lateral lies within the Northwest corner of the projects boundaries and 

they assert the federal easement of 25 FT East and 20 FT West of the lateral’s centerline.  
 

B. Though the Catherine Lateral is within this Phase of the Linrock Subdivision, it is not part of the 
4-plex portion and will not affect the project; the lateral will be addressed as part of the 
forthcoming Final Plat applications for Phases 1 and 2. 

 
6.11 Public Works 
 
A. Public Works supports approval of this application with review and approval of the civil site plan. 

 
B. Civil site plans shall be approved, and as-built drawings received prior to submission of building 

permit(s). 
 
6.12 Comprehensive Plan 
  
A. Goal Area 3: Kuna’s land uses will support a desirable, distinctive, and well-designed community. 

 
1. Objective 3.A.: Ensure community design directs growth and implement sustainable land use 

patterns. 
• Policy 3.A.1.b.: Concentrate commercial and Mixed Use areas along main entryway 

corridors, and reserve areas for… 

• Policy 3.A.1.d.: Use design standards such as facades, streetscaping, building orientation, 
setbacks, buffers, and parking requirements to encourage pedestrian-friendly environments 
and improve connectivity. 
 

2. Objective 3.D.: Encourage development of housing options and strong neighborhoods. 
• Policy 3.D.1.a.: Encourage preservation and development of housing that meets demands 

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

all economic segments, including rental and owner-occupied options for households earning 
less than 120% area median income. 
 

3. Objective 3.D.2.: Create strong neighborhoods through preservation, new development, 
connectivity, and programming. 
• Policy 3.D.2.b.: In urban and suburban residential areas, encourage development of 

neighborhood-serving Mixed Use and commercial activity centers that allow residents to 
play, shop, eat, and interact with neighbors without leaving their neighborhood…. 
 

4. Objective 3.G.: Respect and protect private property rights. 
• Policy 3.G.1.b.: Ensure city land use actions, decisions, and regulations do not prevent a 

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

Analysis: The Comprehensive Plan Future Land Use Map (FLUM) designates the subject site as Mixed 
Use and with the Medium Density Residential, High Density Residential, and Commercial zones, the site 

https://kunaid.sharepoint.com/:b:/g/Edzg1j3pPL9Pip7Z9sReIrMBejLpHkcThF9elHcrBx8FEA?e=7KqMkf
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meets the intent of Mixed Use. By establishing the Design Review Overlay District found in KCC 5-4, it 
ensures new and re-development within the city maintains a cohesive appearance while providing an eye-
pleasing aesthetic for residents. The development of apartments provides residents additional opportunity 
to find a home type which suits their family and needs; additionally, not all individuals are able to or wish 
to own and maintain a traditional single-family property. Kuna has maintained a 0% occupancy rate since 
2017, which includes single-family and multi-family options alike; as such, work force or affordable 
housing continues to be in high demand thus making this project sorely needed. By an application process 
being consistently followed by staff, it provides individuals to obtain knowledge on development 
requirements before investing in said development which in turn provides the information needed to design 
the best project for the location.  
 
6.13 Conclusion: Upon review, staff finds this Design Review request to be compliant with the KCC 

5-4, 5-5, 5-9, and 5-17, and Idaho Code §67-65. 
VII 

PROPOSED FINDINGS OF FACT 
 
Based upon the record contained in Case No. 23-10-DR, including the Comprehensive Plan, Kuna City 
Code, Staff’s Memorandum, the exhibits, and testimony during the meeting, the Commission hereby 
Approves/Conditionally Approves/Denies Case No. 23-10-DR, a request to construct a 104 unit multi-
family apartment complex. 
 
If the Commission wishes to Approve, Conditionally 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 Was a complete Design Review application submitted and does the application contain all 

necessary requirements listed in KCC Title 5-10? 
 
A. The Applicant has submitted all required materials, and upon review, the application was 

considered complete by staff January 3, 2024. (+) 
 
7.2 Does this proposal comply with the Comprehensive Plan Future Land Use Map (FLUM)? 
 
A. The subject site is designated as Mixed Use on the Comprehensive Plan Future Land Use Map and 

the approved Medium Density Residential, High Density Residential, and Commercial zones meets 
the intent of the Mixed Use designation. (+) 

 
7.3 Does the proposed structures, design, mass, proportions, exterior materials, and relationship of 

openings comply with KCC 5-4 and is the site appropriate for the proposed site selection? 
 
A. Based on staff review, the proposed materials and finishes, the structure locations, orientations on 

site, and overall design of the site is appropriate for the surrounding uses. (+) 
 

B. The proposed varied material textures and colors, the patio/balconies for each unit, the various 
changes in façade, and the variety in the roofline are compliant with the intent of KCC 5-4. (+) 

  
7.4 Does the availability of existing and proposed public services and infrastructure accommodate the 

proposed development of the subject site? 
  
A. Public Works is in support of this application; with offsite improvements constructed by the 

Applicant and each Phase of the overall subdivision being reviewed at time of Final Plat, the 
existing infrastructure can support this project.  (+) 

 
B. With the dedication of additional right-of-way, pavement widening, and construction of a 

southbound dedicated left turn lane on Linder Road, construction/extension of Jarvis Drive as a 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH4DEREOVDIDR
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH4DEREOVDIDR
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH4DEREOVDIDR
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH5PEST
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH9OREPALOFA
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH17LARE
https://legislature.idaho.gov/statutesrules/idstat/title67/t67ch65/
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH10SI
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH4DEREOVDIDR
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH4DEREOVDIDR
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Collector road, construction of various internal local roads, and the proportionate share 
contribution to ITD for future Meridian Road/Hwy 69 improvements, existing and future 
roadways can support this project. (+) 

 
C. Based on ITD review, the Applicant shall be responsible for a substantial proportionate share 

contribution for future improvements of Meridian Road/Hwy 69 due to increased congestion 
contributed to Hwy 69. With funds from this project and others, ITD will be able to make 
improvements to Hwy 69 when, as the authority for the State Highway System, sees appropriate. 
(+) 

 
VIII 

COMMISSION’S PROPOSED ORDER OF DECISION 
 
Based on the facts outlined in staff’s report, documentation contained in the case file, and testimony 
received at the public meeting, the Commission Approves/Conditionally Approves/Denies Case No. 23-10-
DR, subject to the following Conditions of Approval: 
 
8.1 Staff Recommended Conditions 

 
A. Final Plat applications for Linrock No. 1 and 2 shall be submitted to staff, approved by City 

Council, recorded with Ada County, and have addresses assigned prior to submission of building 
permits. 
 

B. Developer/Owner/Applicant shall increase trash enclosure width to 18 FT and have updated trash 
enclosure details reviewed and approved by J&M Sanitation prior to their construction. 
 

C. Per KCC 5-4-13, approval of this Design Review application is valid for twelve (12) months, unless 
prior to the expiration date (12 months from signature of FCO’s), construction/development is 
commenced and diligently pursued. Developer/Owner/Applicant may request Design Review 
approval extension from the Director. 
 

D. All signage within/for the project shall comply with KCC 5-10, and shall be approved through Sign 
Review application. 

 
8.2 Transportation 
 
A. Developer/Owner/Applicant shall comply with the ACHD site specific and standard Conditions of 

Approval as described in Exhibit 2.19. 
 

B. Developer/Owner/Applicant shall pay the $48,534.00 proportionate share contribution to ITD prior 
to approval of forthcoming Final Plat applications for Linrock Subdivision. 

 
8.3 Site Layout, Dimensional Standards and Parking: None 
 
8.4 Landscape and Fencing 
 
A. The approved Landscape Plan dated February 16, 2023, is a binding site plan. 

 
B. All required landscaping shall be permanently maintained in a healthy growing condition. The 

property owner shall remove and replace unhealthy or dead plant material within 3 days or as the 
planting season permits, as required to meet the standards of these requirements. Maintenance 
and planting within public rights-of-way shall be with approval from the public entities owning 
the property. 

 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH4DEREOVDIDR_5-4-13TEAP
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH10SI
https://kunaid.sharepoint.com/:b:/g/Edtg9mG9toJBjLZg-Vcp6hoB9ORvpFyXFnW2ohqyR_0H0A?e=tyEbwG
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C. Landscaping shall not be placed within 10 FT of any and all meter pits, pressurized irrigation 
valves and/or ACHD underground facilities and must honor all vision triangles. 

 
8.5 Public Works 
 
A. Civil site plans shall be approved, and as-built drawings received, prior to submission of building 

permits. 
 
8.6 General 
 
A. 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: 

   
1. The City Engineer shall approve the sewer connections. 
 
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. 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.” 

 
4. The applicable fire authority shall approve fire flow requirements and/or building plans. 

Installation of fire protection facilities as required by the applicable fire authority are required. 
 
5. The Kuna Municipal Irrigation System (KMIS) and Boise Project Board of Control shall 

approve any modifications to the existing irrigation system. 
 
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). 
 
7. All public rights-of-way shall be dedicated and constructed to the 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. 

 
B. 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. 
 
C. Compliance with Idaho Code §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. 

 
D. 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). 

 
E. It is the responsibility of the Developer or his Engineer to coordinate and design for the stricter 

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

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT6SURE_CH4IMST_6-4-2REPUIMST
https://legislature.idaho.gov/statutesrules/idstat/Title31/T31CH38/SECT31-3805/
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F. The Developer/Owner/Applicant, and/or any future assigns having an interest in the subject 
property, shall fully comply with all Conditions of development as approved by the Commission, 
or seek amending them through Public Hearing processes. 

 
G. Developer/Owner/Applicant shall submit to Planning and Zoning staff a formal request for an 

alternative surface within the RV storage facility which complies with Kuna City Code 5-9-2(D), 
prior to progressing to a City Council hearing date, as gravel surfaces are not permitted. 
 

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

I. Owner/Developer/Applicant shall comply with all local, state, and federal laws. 
 
DATED this 13h day of February 2024. 
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BEFORE THE PLANNING AND ZONING COMMISSION OF THE CITY OF KUNA 
 

IN THE MATTER OF THE APPLICATION OF 
 
CJM LIMITED LIABILITY LIMITED 
PARTNERSHIP 
 
For Design Review of Kuna Apartments.  

) 
) 
) 
) 
) 
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APPLICATION. 
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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.pdf   X 
 2.2 APARTMENT DESIGN REVIEW APPLICATION.pdf   X 
 2.3 NARRATIVE.pdf   X 
 2.4 VICINITY MAP.pdf   X 
 2.5 DEEDS.pdf   X 
 2.6 AFFIDAVIT OF LEGAL INTEREST.pdf   X 
 2.7 SITE PLAN.pdf   X 
 2.8 FLOOR PLAN.pdf   X 
 2.9 APARTMENT BUILDING ELEVATIONS.pdf   X 

NOT A 
PART 

https://kunaid.sharepoint.com/:b:/g/EXTb00rR5XpNtaGTUmx5a_oBSseSF0be5ZyvNFF2hcGcSw?e=JfwgMZ
https://kunaid.sharepoint.com/:b:/g/EVmpVD472JxCgH6tGb_GthkBeScrlfTwuuNUQvMigi-kdQ?e=ETjY1X
https://kunaid.sharepoint.com/:b:/g/ESPmO3ZGJoZNokBH0RyHpEsBZtMMU90lokPBTc_g1vWqYA?e=foBRTX
https://kunaid.sharepoint.com/:b:/g/EdOz5oUzOuFPtbPza8w9rd4BwB1FL2ZgsHfjhnDB8emkww?e=BuohS6
https://kunaid.sharepoint.com/:b:/g/EVBJAT1kj9FEiO6Cjwp7lJoBrJRWnVNxmRkDEH3CaIUOfA?e=Z9vrXt
https://kunaid.sharepoint.com/:b:/g/EYo7_OKgi3pKlI66XgJC8UYBLTyiPf3ceOBIwnDMwBKu4A?e=aAPnna
https://kunaid.sharepoint.com/:b:/g/EXGcG7N0AF5DrEvPlOucbH0BrIFSbASZGMccOFksYYu2Cw?e=SLrWMk
https://kunaid.sharepoint.com/:b:/g/EQjuKACVxO9OuzzE4ufU4K0BKgh3yY2QFYXrb-kGMfRDpQ?e=VXdIMV
https://kunaid.sharepoint.com/:b:/g/EYGi0oDGjSxAg6IHhVbDEhABRi__9spbbeCK-fMej2XkUA?e=Lv4ZBd
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 2.10 CLUBHOUSE SITE PLAN & ELEVATIONS CONCEPT.pdf   X 
 2.11 PHOTOMETRIC PLAN.pdf   X 
 2.12 LANDSCAPE PLAN.pdf   X 
 2.13 CURB, GUTTER & SIDEWALK DETAILS.pdf   X 
 2.14 GRADING PLAN.pdf   X 
 2.15 UTILITY PLAN.pdf   X 
 2.17 TRAFFIC IMPACT STUDY.pdf   X 
 2.19 TRASH ENCLOSURE DETAILS.pdf   X 
 2.18 AGENCY TRANSMITTAL.pdf   X 
 2.16 ACHD SITE SPECIFIC CONDITIONS OF APPROVAL FOR PRELIMINARY PLAT.pdf   X 
 2.20 CENTRAL DISTRICT HEALTH DEPARTMENT.pdf   X 
 2.21 IDAHO TRANSPORTATION DEPARTMENT PRELIMINARY COMMENTS.pdf   X 
 2.29 IDAHO TRANSPORTATION DEPARTMENT.pdf   X 
 2.22 KUNA RURAL FIRE DISTRICT.pdf   X 
 2.23 DEPARTMENT OF ENVIRONMENTAL QUALITY.pdf   X 
 2.24 ADA COUNTY HIGHWAY DISTRICT.pdf   X 
 2.25 BOISE PROJECT BOARD OF CONTROL.pdf   X 
 2.26 BOISE-KUNA IRRIGATION DISTRICT.pdf   X 
 2.27 J&M SANITATION.pdf   X 
 2.28 PUBLIC WORKS.pdf   X 
 1.2 APPLICANT PRESENTATION.pdf   X 

 
II 

PROJECT SUMMARY 
 

2.1 Subject Site & General Project Details 

 
2.2 Surrounding Land Uses 
  

Direction Current Zone Future Land 
Use Map Development Current 

Jurisdiction 

North C-1 (Neighborhood 
Commercial) Commercial BiMart, undeveloped commercial lots Kuna 

South R-6 (Medium Density 
Residential) 

High Density 
Residential Undeveloped parcel Kuna 

East C-1 (Neighborhood 
Commercial)  Commercial Ridley’s Family Center No. 1, undeveloped 

commercial lots Kuna 

West RUT (Rural Urban 
Transition) Mixed Use Robinson Dairy – Disbanded  Ada County 

 
 
 

Description  Details 
Acreage 10.52 
Existing Land Use(s) R-20 (High Density Residential) 
Future Land Use Designation High Density Residential 
Proposed Land Use(s) High Density Residential 
Lots (No. & Type) 1 High Density Residential 
Number of Residential Units 192 
Number of Phases 1 
Net Density (Dwelling Units per Acre) 19.73 

https://kunaid.sharepoint.com/:b:/g/EWp1GB1d75FOsvq1tI2HAnEBfazcnXOOmmklfVBoz3oC2A?e=dCKXeN
https://kunaid.sharepoint.com/:b:/g/EbNuckrZtJxPohTGyrvitN4BF3uwTbZ39yjOKF4vP1F6ow?e=NessDD
https://kunaid.sharepoint.com/:b:/g/EaYLGGFykPZEidOhDw7NBdQBls-Yz55nEqYDgyJMEbspTA?e=eqbKNi
https://kunaid.sharepoint.com/:b:/g/EST_Gz8bmUxOtrGjxzjRasYBUelMBehCy4RkE0zjWnKshQ?e=wV43Fs
https://kunaid.sharepoint.com/:b:/g/EdGHTis3sitPhxZnzwIpYbkB5YTW9MgwWkTxDT2rQhRt5w?e=Ypj8sl
https://kunaid.sharepoint.com/:b:/g/ESll_xCpXN1HskttA5OwHUkBIwCEEMTlhSm_MPgxR8Aq8w?e=lsS0xI
https://kunaid.sharepoint.com/:b:/g/EYnWz2b0-wRJoSVR-zSHS5kBGj7FY-65HyQSET9EEUrIKQ?e=tiomDE
https://kunaid.sharepoint.com/:b:/g/EWeFO9X75_lAuLw5DHqvtqgB4HJ0RTH_hv3WseDwSpe8DA?e=tmblPJ
https://kunaid.sharepoint.com/:b:/g/EXgeUVqMsDtEvNE26kqp1FwBMsARhc-nQvCSpT8TlmDYNQ?e=RLr9fm
https://kunaid.sharepoint.com/:b:/g/ERK_yBXb5OdGr_yTksi8e2kBPDqDyAPNMw2v4PSaDAqeiw?e=m7COTH
https://kunaid.sharepoint.com/:b:/g/Ef7LPpPa3UhFl8fjUco7QNAB__TyX_qJPr6PEX3GKi3_Ew?e=IjXzer
https://kunaid.sharepoint.com/:b:/g/EYtLVjxr5rJNgghSyj7PeKoBNoVdG3UZ5CFRci4zEjrLmA?e=Iu7ZLb
https://kunaid.sharepoint.com/:b:/g/ERf58gXsT7dFj3IMr20XLLAB5eF7IV8m-hVsVS5fK0lNMg?e=Yrthgz
https://kunaid.sharepoint.com/:b:/g/EZlAIadMZfJOpEM5RyG3t_IBzIrTSRXsH68w_LKdCaAm2w?e=AR4cRW
https://kunaid.sharepoint.com/:b:/g/EcWUWj-nG1VApWUUX8yKzaABA4x8taPt4swB9-3I3nDGgA?e=lRvtxl
https://kunaid.sharepoint.com/:b:/g/ERwv3iRxMFhAotbzUAjp7roBQNAzdf6kRYzCkILz1wc8ow?e=VHGuSu
https://kunaid.sharepoint.com/:b:/g/EYlfP33D4gJHvV_90otJ-SUBZb4wq-Y5Sjq95S-khl7f-Q?e=lqbABX
https://kunaid.sharepoint.com/:b:/g/EdL4_VhPDUpAoPcbDxBneZoBV68y_ZW1mgC1svavUHR32A?e=dOjMfg
https://kunaid.sharepoint.com/:b:/g/EfuG9ulLz-tClLMdwy6E8FABUDvpIQOgOpNnJDugNamijA?e=LqMfb9
https://kunaid.sharepoint.com/:b:/g/ERjZAW3qyqxLqrOil0W8SHcBop44ciamkBIL3NW0g9ixDg?e=h90Jsf
https://kunaid.sharepoint.com/:b:/g/EdUlPfJXlkFIiR_L4tYJ1JcBrxDyOd4R2wp2JnXPxdyy9Q?e=UinQzH
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III 
APPLICANTS REQUEST 

 
3.1 Applicant requests Design Review approval to construct a 192 unit multi-family apartment 

complex, associated clubhouse, open spaces, and parking areas at the West terminus of E Profile 
Lane (APN: S1324110095); Section 24, Township 2 North, Range 1 West.  

 
IV 

PROCESS AND NOTICING 
 

4.1 Kuna City Code (KCC) 1-14-3 states that Design Reviews are considered a public meeting with 
the Commission as the decision-making body; no formal noticing is required. An Agency 
Transmittal was emailed October 31, 2023. 

 
V 

GENERAL PROJECT FACTS 
 
5.1 Site History and Features 
  
A. The subject site is future Lot 1, Block 1 of the Kuna Apartments Subdivision (Case Nos. 22-02-S, 

22-03-ZC, 22-01-CPM, 22-28-DR) approved by Council January 3, 2023; a Final Plat application 
has not yet been received. The subject site has historically served as undeveloped land. 
 

B. The proposed subject site is covered in grass-like vegetation and is generally flat. According to the 
USDA Soil Survey for Ada County, bedrock depth is estimated to be greater than 60 inches. 
 

C. The Comprehensive Plan Future Land Use Map (FLUM) designates the subject site as High 
Density; upon recordation of the Final Plat and Rezone Ordinances, the site will be zoned R-20 
(High Density Residential). 
 

D. Staff are not aware of any environmental issues, health, or safety conflicts beyond the site being 
within 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. 

 
VI 

STAFF ANALYSIS 
 

6.1 Ada County Highway District (ACHD) 
 
A. ACHD provided site specific conditions of approval as part of the Kuna Apartments Subdivision 

application (Exhibit 2.16) and noted these conditions apply to this Design Review application as 
well (Exhibit 2.24). 
 

B. S Sailer Avenue is to be extended as ½ of a 40 FT street section plus an additional 12 FT of 
pavement widening beyond centerline, install vertical curb, gutter and 5 FT sidewalk, a 3 FT gravel 
shoulder and borrow ditch.  

 
C. S Sailer Avenue on the West property line requires redesign to limit its length or provide traffic 

calming measures, as well as reduce the right-of-way (ROW) width for the ROW to fall 2 FT behind 
back of sidewalk.  
 

D. A temporary culdesace turnaround at the terminus of S Sailer Avenue was required; however, 
Applicant proposes a hammerhead type turnaround. 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT1AD_CH14DEMALAUSAUPRAP_1-14-3DEMAAUPRAPTA
https://www.kunacity.id.gov/DocumentCenter/View/8268/Future-Land-Use-Map---Adopted-11012022
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E. N Sailer Avenue and E Profile Lane are public right-of-way while the drive aisle connecting E 
Profile Lane to the drive aisle next to Bi Mart on the North is proposed to be an access easement. 

 
6.2 Idaho Transportation Department (ITD) 

 
A. In preliminary comments on the project ITD stated that due to the projects proximity to Meridian 

Road/Hwy 69, ITD requested a Traffic Impact Study (TIS) be provided, as well as a Right-of-Way 
Encroachment Application & Permit be submitted due to the sites direct access to Hwy 69 (E Profile 
Lane).  
 

B. Based on ITD’s TIS review, it has been determined no direct mitigations, mitigation funding, or 
additional right-of-way dedication is required; however, if required by civil plans, a permit shall be 
acquired prior to performing any work within ITD right-of-way. 

 
6.3 Dimensional Standards & Site Layout 
 
A. The entire multi-family complex is to be constructed on one (1) lot totaling 10.52 acres or 458,448 

SF, which well exceeds the R-20 minimum lot size found in Kuna City Code (KCC) 5-3-3.  
 

B. Most of the multi-family structures are proposed to be located around the perimeter of the site while 
two (2) structures and the clubhouse are proposed near the center. Per Kuna City Code (KCC) 5-3-
3, the max allowable height in an R-20 zone is 40 FT; as the multi-family structures total 39 FT in 
height, they meet this requirement.  
 

C. A total of eight (8) trash enclosures are dispersed throughout the complex and are set into landscape 
areas. 

 
6.3 Pathways & Trails Master Plan 
 
A. There are no future pathways or trails indicated within the site.  
 
6.4 Floor Plan & Elevations 

 
A. There are four (4) types of units proposed in each three-story structure with the overall structure 

totaling approximately 25,893 SF (including fire riser room & exterior halls). Proposed units are 1 
bed/1 bath, 2 bed/1 bath, 2 bed/2 bath, or 3 bed/2bath and range from 736 SF to 1227 SF. 

 
B. Each multi-family structures facade is proposed to offer brick veneer, various siding and stucco, 

earth toned colors, and a glazing accent color. The two major openings at the stairwells, the 
patio’s/balconies for each unit, the changes in building façade, and the variety in the roofline. These 
assortments of colors, materials, and facades provides a break in each elevations expanse thus 
providing a pleasing exterior aesthetic.  
 

6.5 Parking 
 
A. Per KCC 5-9-3(A.2), three (3) standard stalls are required per unit which totals 576 stalls. Upon 

staff review of the provided site plan, 12 ADA stalls have been provided with 10 of those being 
covered, and 564 standard stalls have been provided with 183 of those being covered. 
 

B. Upon review, staff finds the proposed open and covered parking to be compliant with KCC 5-9. 
 

6.6 Landscaping  
 
A. An eight (8) FT irrigated and landscaped planter strip and five (5) FT sidewalk, then a 20 FT 

landscape buffer is proposed to run the length of the N Sailer Avenue frontage.  
 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH3ZODIRE_5-3-3OFHEARST
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH3ZODIRE_5-3-3OFHEARST
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH3ZODIRE_5-3-3OFHEARST
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH9OREPALOFA_5-9-3PASPRE
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH9OREPALOFA
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B. Landscaping is proposed around each structure, as well as five (5) FT sidewalks, thus providing 
pedestrian safety. 

 
C. The proposed clubhouse, pool, and deck, two (2) open sod areas, planting borders, and five (5) foot 

sidewalks provides substantial open space area at approximately 14,785 SF. 
 
6.7 Fencing 
 
A. No fencing has been identified on the submitted landscape plan nor is perimeter fencing required. 

 
B. Staff notes there is no fencing type identified around the pool area but assumes it will be installed 

to meet life, safety, and liability requirements; the Developer will be required to provide fencing 
details to staff for review and approval. 

 
6.8 J&M Sanitation 
 
A. Upon review of the submitted site plan, J&M notes the trash enclosure dimensions shall be 18 FT 

x 12 FT in order to be compliant with the table found in KCC 5-5-6.  
 

B. Applicant is required to submit trash enclosure details to staff for review and approval. 
 
6.9 Kuna Rural Fire District (KRFD) 
 
A. KRFD has provided their support for this application with general conditions; final approval will 

be subject to satisfactory plan reviews. 
 
6.10 Boise Project Board of Control (BPBC) 
 
A. No BPBC facilities have been identified within the project boundaries. 
 
6.11 Boise-Kuna Irrigation District (BKID) 
 
A. BKID has determined the project is within their boundaries and is entitled to water; said water 

rights are subject to annexation into the Kuna Municipal Irrigation System (KMIS) 
 
6.12 Public Works 
 
A. Public Works staff has provided support for this project as the Applicant is in possession of 

approximately 186 prepaid EDU’s of the estimated 193 EDU’s needed. 
 

B. Currently, the Danskin Sewer Basin has limited capacity, and the remaining available EDU’s will 
be distributed on a first-come-first-serve basis in accordance with Resolution R90-2022. 

 
C. The Applicant will be required to upsize approximately 1,800 FT of gravity sewer line to a diameter 

supported by sewer modeling. 
 
6.13 Comprehensive Plan 
  
A. Goal Area 3: Kuna’s land uses will support a desirable, distinctive, and well-designed community. 

 
1. Objective 3.A.: Ensure community design directs growth and implement sustainable land use 

patterns. 
• Policy 3.A.1.b.: Concentrate commercial and Mixed Use areas along main entryway 

corridors, and reserve areas for… 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH5PEST_5-5-6RESOWAEN
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• Policy 3.A.1.d.: Use design standards such as facades, streetscaping, building orientation, 
setbacks, buffers, and parking requirements to encourage pedestrian-friendly environments 
and improve connectivity. 
 

2. Objective 3.D.: Encourage development of housing options and strong neighborhoods. 
• Policy 3.D.1.a.: Encourage preservation and development of housing that meets demands 

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

all economic segments, including rental and owner-occupied options for households earning 
less than 120% area median income. 
 

3. Objective 3.D.2.: Create strong neighborhoods through preservation, new development, 
connectivity, and programming. 
• Policy 3.D.2.b.: In urban and suburban residential areas, encourage development of 

neighborhood-serving Mixed Use and commercial activity centers that allow residents to 
play, shop, eat, and interact with neighbors without leaving their neighborhood…. 
 

4. Objective 3.G.: Respect and protect private property rights. 
• Policy 3.G.1.b.: Ensure city land use actions, decisions, and regulations do not prevent a 

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

Analysis: The Comprehensive Plan Future Land Use Map (FLUM) designates Meridian Road/Hwy 69 as 
the city’s main entryway corridor with a commercial frontage fading back into a Mixed Use; development 
of this project adjacent to the existing Ridley’s commercial area meets the intent of the Mixed Use 
designation. The location of this project also provides its future residents the ability to access most 
necessities by providing grocery, dining, household, and pet items within walking distance. By establishing 
the Design Review Overlay District found in KCC 5-4, it ensures new and re-development within the city 
maintains a cohesive appearance while providing an eye-pleasing aesthetic for residents. The development 
of apartments provides residents additional opportunity to find a home type which suits their family and 
needs; additionally, not all individuals wish to own and maintain a traditional single-family property. Kuna 
has maintained a 0% occupancy rate since 2017, which includes single-family and multi-family options 
alike; as such, work force or affordable housing continues to be in high demand thus making this project 
sorely needed. By an application process being consistently followed by staff, it provides individuals to 
obtain knowledge on development requirements before investing in said development which in turn provides 
the information needed to design the best project for the location. 
 
B. Goal Area 4: Kuna will be a connected community through strong transportation and 

infrastructure systems. 
 

1. Objective 4.A.: Use overlay districts to create Mixed Use entryway corridors with strong 
character and managed access. 
 

2. Objective 4.D.1.: Encourage expansion and continuation of section line roads. 
• Policy 4.D.1.a.: Extend and expand section line roads as growth occurs. 

 
Analysis: Though the city does not yet have a public transportation route, it is in the works with additional 
agencies and once said routes are operational, they will be centered to major commercial and community 
areas like those found along Meridian Road/Hwy 69. By providing agency transmittals to all known and 
affected agencies, it provides the Ada County Highway District and Idaho Transportation Department to 
apply their policies to the project; these policies provide for closing/opening ingress/egress locations to 
ensure safety, as well as ensuring consistent vehicle and pedestrian amenities that increase safety. The 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH4DEREOVDIDR
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extension of section line roads provides a consistent grid layout throughout Ada County; this project will 
be extending a section of N Sailer Avenue. 
 
6.14 Conclusion: Upon review, staff finds this Design Review request to be compliant with the KCC 

5-4, 5-5, 5-9, and 5-17, and Idaho Code §67-65. 
 

VII 
PROPOSED FINDINGS OF FACT 

 
Based upon the record contained in Case No. 23-15-DR, including the Comprehensive Plan, Kuna City 
Code, Staff’s Memorandum, the exhibits, and testimony during the meeting, the Commission hereby 
Approves/Conditionally Approves/Denies Case No. 23-15-DR, a request to construct a 192 unit multi-
family apartment complex. 
 
If the Commission wishes to Approve, Conditionally 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 Was a complete Design Review application submitted and does the application contain all 

necessary requirements listed in KCC Title 5-10? 
 
A. The Applicant has submitted all required materials, and upon review, the application was 

considered complete by staff October 31, 2023. (+) 
 
7.2 Does this proposal comply with the Comprehensive Plan Future Land Use Map (FLUM)? 
 
A. The subject site is designated as Commercial and the FLUM; however, the Kuna Apartments 

Preliminary Plat, Rezone, and Comprehensive Plan Map Amendment (Case Nos. 22-02-S, 22-03-
ZC & 22-01-CPM) was approved January 3, 2023. Two (2) parcels resulted from this approval; 
Kuna Apartments with an R-20 zone, and a commercial lot with a C-1 zone. (+) 

 
7.3 Does the proposed structure, design, mass, proportions, exterior materials, and relationship of 

openings comply with KCC 5-4 and is the site appropriate for the proposed site selection? 
 
A. Based on staff review, the proposed materials and finishes, the building’s location and orientation 

on site, and overall design of the site is appropriate for the surrounding uses. (+) 
 

B. Changes in material textures and colors, the patio/balconies for each unit, the various changes in 
façade, and the variety in the roofline are compliant with the intent of KCC 5-4. (+) 

  
7.4 Does the availability of existing and proposed public services and infrastructure accommodate the 

proposed development of the subject site? 
  
A. The Applicant is in possession of 186 prepaid EDU’s of the estimated 193 EDU’s needed for the 

project; Applicant will also be upsizing approximately 1,800 FT of gravity sewer line at their 
expense, to a diameter determined by sewer modeling.  (+) 

 
B. As the project is adjacent to an existing commercial subdivision, and the Developer will be 

extending an existing roadway, the existing surface streets can support the proposed development. 
(+) 

 
C. Based on ITD review, no mitigations, improvements, or additional right-of-way dedication is 

required. (+) 
 

 
 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH4DEREOVDIDR
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH4DEREOVDIDR
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH5PEST
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH9OREPALOFA
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH17LARE
https://legislature.idaho.gov/statutesrules/idstat/title67/t67ch65/
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH10SI
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH4DEREOVDIDR
https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH4DEREOVDIDR
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VIII 
COMMISSION’S PROPOSED ORDER OF DECISION 

 
Based on the facts outlined in staff’s report, documentation contained in the case file, and testimony 
received at the public meeting, the Commission Approves/Conditionally Approves/Denies Case No. 23-15-
DR, subject to the following Conditions of Approval: 
 
8.1 Staff Recommended Conditions 

 
A. Developer/Owner/Applicant shall submit trash enclosure details to staff for review and approval 

prior to submission of building permit application(s). 
 

B. The Final Plat for Kuna Apartments Subdivision shall be submitted and approved by City Council 
and the Final Plat mylar shall be signed by all required agencies and city departments prior to 
submission of building permit application(s). 
 

C. Per KCC 5-4-13, approval of this Design Review application is valid for twelve (12) months, unless 
prior to the expiration date (12 months from signature of FCO’s), construction/development is 
commenced and diligently pursued. Developer/Owner/Applicant may request Design Review 
approval extension from the Director. 

 
8.2 Transportation 
 

Developer/Owner/Applicant shall abide by ACHD Conditions of approval as listed in Exhibits 
2.16 and 2.24, unless otherwise reviewed and approved by ACHD and city staff.  
 

A. If required per civil plans, Developer/Owner/Applicant shall acquire an access permit from ITD 
prior to performing any work within the right-of-way. 

 
8.3 Site Layout, Dimensional Standards and Parking: None 
 
8.4 Landscape and Fencing 
 
A. Developer/Owner/Applicant shall submit pool area fencing details for review and approval prior 

to release of building permits. 
 
8.5 Public Works 
 
A. Developer/Owner/Applicant shall upsize approximately 1,800 FT of gravity sewer line to a 

diameter determined by sewer modeling. 
 

B. As-built (record drawings) shall be provided to Public Works at the conclusion of all public facility 
construction project and are the responsibility of the Developers Engineer. 

 
C. Verified as-built (record drawings) are required prior to the Certificate of Occupancy being granted. 
 
8.6 General 
 
A. 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: 

   
1. The City Engineer shall approve the sewer connections. 
 
2. The City Engineer shall approve all civil plans. No construction, grading, filling, clearing or 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5ZORE_CH4DEREOVDIDR_5-4-13TEAP
https://kunaid.sharepoint.com/:b:/g/ERK_yBXb5OdGr_yTksi8e2kBPDqDyAPNMw2v4PSaDAqeiw?e=5cuweV
https://kunaid.sharepoint.com/:b:/g/ERwv3iRxMFhAotbzUAjp7roBQNAzdf6kRYzCkILz1wc8ow?e=XmUwRu
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excavation of any kind shall be initiated until the applicant has received approval of the 
drainage plan. 

 
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.” 

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. 

 
5. The Kuna Municipal Irrigation System (KMIS) and Boise Project Board of Control shall 

approve any modifications to the existing irrigation system. 
 
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). 
 
7. All public rights-of-way shall be dedicated and constructed to the 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. 

 
B. 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. 
 
C. Compliance with Idaho Code §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. 

 
D. 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). 

 
E. It is the responsibility of the Developer or his Engineer to coordinate and design for the stricter 

requirement between agencies and the City of Kuna standards for the entire development. 
 
F. The Developer/Owner/Applicant, and/or any future assigns having an interest in the subject 

property, shall fully comply with all Conditions of development as approved by the Commission, 
or seek amending them through Public Hearing processes. 

 
G. Developer/Owner/Applicant shall submit to Planning and Zoning staff a formal request for an 

alternative surface within the RV storage facility which complies with Kuna City Code 5-9-2(D), 
prior to progressing to a City Council hearing date, as gravel surfaces are not permitted. 
 

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

I. Owner/Developer/Applicant shall comply with all local, state, and federal laws. 
 
DATED this 13th day of February 2024. 
 
 
  

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT6SURE_CH4IMST_6-4-2REPUIMST
https://legislature.idaho.gov/statutesrules/idstat/Title31/T31CH38/SECT31-3805/
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