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Planning & Zoning Commission  
REGULAR MEETING AGENDA  

Tuesday, January 27, 2026, at 6:00 PM 
 

For questions, please call Planning and Zoning at (208) 922-5546. 
ALL AGENDA ITEMS ARE ACTION ITEMS UNLESS OTHERWISE NOTED. 

 
1. CALL TO ORDER & ROLL CALL:  

 
2.  APPROVING NEW PLANNING AND ZONING COMMISSION BYLAWS - ACTION ITEM  
 
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 13, 2026  

 
B. Decision and Reasoned Statement(s) 

1. Case No. 25-01-CPA, Ada County Capital Improvement Plans 
2. Case No. 25-02-CPA, Area of Impact Reduction 
3. Case No. 25-03-OA, Architectural and Site Design Guide 
 
Potential Motion: 
• Motion to Approve Consent agenda. 
• Motion to Approve Consent agenda with amendments (i.e., correction to previous meeting minutes, 

etc.) 
 

4. PRESENTATIONS:  
A. Ada County Highway District Development Services Presentation 
 
5. PUBLIC HEARINGS:  

 
6. BUSINESS ITEMS: 
A.  Case No. 25-31-DR, Blossom Meadows Subdivision - Troy Behunin – Senior Planner     

Applicant request’s Design Review modification for Blossom Meadows which was approved by 
Commission May 13, 2025. Blossom Meadows was approved for 100 single-family lots, and 19 common 
lots. The site is in Section 19, Township 2 North, Range 1 East (Parcel number; S1419131300. 
 

Potential Motions: 
• Motion to approve/deny & 25-31-DR, with Conditions as outlined in the staff report (and additional 

Conditions imposed by Commission, if applicable). 

B.  Case No. 24-23-DR, Madrone Village Subdivision - Troy Behunin – Senior Planner     

Applicant requests Design Review for the Madrone Village subdivision approved by Council January 
6, 2026, which will subdivide approx. 80 acres into 354 single-family lots, 38 common lots, 12 common 

OFFICIALS 
Bryan Clark, Chairman   
Robert Rossadillo, Vice Chairman 
Jim Main, Commissioner 
Chad Queen, Commissioner 
Cristin Sandu, Commissioner  
 
 

CITY OF KUNA 
City Hall Council Chambers  

751 W 4th Street, Kuna, ID 83634 
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driveways, 1 School Site, 1 City Park and 2 deeded access lots. The site is in Section 27, Township 2 North, 
Range 1 West (Parcel numbers; R7321001020 & R7321001040). A school site has been integrated into the 
site plan.  
 

Potential Motions: 
• Motion to approve/deny & 24-23-DR, with Conditions as outlined in the staff report (and additional 

Conditions imposed by Commission, if applicable). 
7. UPDATES & REPORTS: 

 
8. ADJOURNMENT: 
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ARTICLE I 
PURPOSE AND AUTHORIZATION 

 
The purpose, authority and objectives of these Bylaws are to: 

 
1.1 Comply with Idaho Code Section 67-6504(c) and provide the bylaws of the Planning and 

Zoning Commission of the City of Kuna (the “Commission”) consistent with Chapter 65 
of Title 67 Idaho Code (Local Land Use Planning Act) and the laws of the State of Idaho 
for the transaction of business of the Commission. 

 
1.2 To provide written organization papers and bylaws which provides for the transaction of 

business of the Commission not otherwise provided for by City Ordinance. 
 

ARTICLE II 
CITY ORDINANCES ESTABLISHING AND GOVERNING THE COMMISSION 

 
2.1 The Commission has been established and is governed by Ordinance at Chapter 1 of Title 

2 of Kuna City Code. 
 

ARTICLE III 
COMMISSION OFFICE 

 
3.1  The office of the Commission is located in the Planning and Zoning Department, located 

at Kuna City Hall, 751 W 4th St, Kuna, ID 83634. 
 

ARTICLE IV 
MEMBERSHIP 

 
4.1 The number and terms of the Commissioners is set by Section 1 of Chapter 1 of Title 2 of 

Kuna City Code. 
 
4.2 Commissioners are appointed by the Mayor and confirmed by a majority of the City 

Council. 
 
4.3 Resignations from the Commission shall be in written form and transmitted to the 

Commission in care of the City Clerk and the Director of the Planning and Zoning 
Department (The “Director”). 

 
4.4 Resignations shall be received and accepted by the Commission at their next meeting at 

which time the Commission shall declare a vacancy. 
 

THE PLANNING AND ZONING COMMISSION 
AMENDED AND REFORMED BYLAWS 

City of Kuna, State of Idaho 
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4.5 Members may be removed for cause by majority vote of the City Council as provided in 
Section 1 of Chapter 1 of Title 2 Kuna City Code.  

 
4.6 Following any removal of a member for cause, a vacancy shall be declared at the next 

meeting of the Commission. Vacancies shall be filled in the same manner as the original 
appointment.  

 
ARTICLE V 

COMMISSIONER ATTENDANCE POLICY 
 

5.1 Advanced Notice of Absence: Members shall notify the designated Commission Staff 
Person at least 72 hours in advance (except for medical or family emergencies) of their 
inability to attend a regular meeting, special meeting or workshop. 

 
5.2 Attendance Policy: The participation of all Commissioners is necessary in order to timely 

carry out the duties of the Commission. Consistent Commissioner attendance is of the 
utmost importance. For this reason, the following attendance guidelines are applicable to 
all Commissioners: 

 
5.2.1 Attendance Requirements: Commissioners are required to attend a minimum of 

two-thirds of the regularly scheduled meetings within a calendar year. 
 

5.3 Attendance Policy Violation: If a Commissioner is believed to be in violation of the 
attendance policy, the Commissioners shall review the facts of alleged Attendance Policy 
Violations in Executive Session (I.C. § 74-206(1)(b)) with the accused Commissioner to 
determine whether or not there are grounds for making a recommendation to the City 
Council in open session that the offending Commissioner be removed from the 
Commission for cause.  

 
5.3.1 Relevant factors for consideration include:  
 

5.3.1.1 Whether or not the alleged violation occurred and if so whether or not 
there have been previous violations which are likely to reoccur; and  

 
5.3.1.2 Whether or not the absences have caused undue hardship to the 

Commission in the performance of its duties. 
 

5.3.2 Following the Executive Session, the Commission shall vote in open session on 
whether to recommend that the City Council remove the accused Commissioner for 
cause. The accused Commissioner shall not participate in the vote, and a majority 
vote of the remaining Commissioners shall be necessary to make a recommendation 
of removal. If the vote for removal is less than a majority (including ties), then the 
motion fails and no other action shall be taken. However, if the motion for removal 
passes, the Commission shall cause the Director to prepare written findings of fact 
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and recommended conclusions for consideration and adoption at its next regular 
meeting. After adoption by the Commission, the Director shall cause the findings 
and recommendations to be placed on the next regular City Council agenda for 
consideration. Thereafter, it shall be the responsibility of the City Council to 
consider the findings and recommendation and put the matter to a vote as set forth 
in Section 1 of Chapter 1 of Title 2 Kuna City Code.  
 

5.4 Virtual Attendance: The Commissioners may attend by teleconference in accordance 
with Idaho Code § 74-203(5) which permits attendance by technological devices. 
However, at least one member of the Commission, or the Director, shall be physically 
present at the location of the meeting. 
 

ARTICLE VI 
OFFICERS AND THEIR DUTIES 

 
6.1 The officers of the Commission shall consist of a Chairman, and a Vice-Chairman, to be 

elected annually by the Members of the Commission at the 1st regular meeting of the 
Commission in January of each calendar year. 

 
6.2 The Chairman shall preside at all meetings and hearings of the Commission and shall have 

the duties normally conferred by parliamentary usage on such officers. 
 
6.3 The Chairman shall have the authority to call special meetings and generally perform other 

duties as may be prescribed by these Bylaws. 
 
6.4 The Chairman shall be one of the Commission members. They shall have the privilege of 

discussing all matters before the Commission and of voting thereon. 
 
6.5 The Vice-Chairman shall act for the Chairman in the Chairman’s absence and have the 

authority to perform the duties prescribed for that office. They shall be a member of the 
Commission. 

 
ARTICLE VII 

ADMINISTRATIVE STAFF 
 

7.1 The City Clerk, in coordination with the Director shall have the authority and the duty to: 
 

7.1.1 Maintain Commission Open Meeting Law (Chapter 2 of Title 74 of Idaho Code) 
compliance inclusive of meeting and agenda notices, minutes of Commission 
meetings; and 

 
7.1.2 Maintain Commission notice compliance involving quasi-judicial and/or 

legislative matters; and 
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7.1.3 Maintain the record of proceedings for all legislative and quasi-judicial matters 
coming before the Commission together with a recording of the same. 

 
7.2 The Director, or their designee, shall staff all applications, petitions and permits coming 

before the Commission inclusive of staff reports, findings of fact, conclusions of law and 
orders of decision and associated documents. 
 

7.3 In order to provide the Commission with information packets for adequate review prior to 
Commission meetings, it is required that any item being requested be placed on the 
Commission agenda, including the supporting information, be submitted to the Planning 
and Zoning Department by 5:00 PM five (5) calendar days prior to the Commission 
meeting. 

 
ARTICLE VIII 

MEETINGS 
 

8.1 Regular monthly meetings will be held on the second and fourth Tuesday of each month 
at 6:00 PM at The Kuna City Council Chambers. In the event of conflict with holidays or 
other events, a majority at any meeting may change the date of the next regular meeting. 
 

8.2 A majority of voting membership of the Commission constitute a quorum, and the number 
of votes necessary to transact business shall be a majority of members present. 
 

8.3 Special meetings may be called at the discretion of the Chairman, who shall determine the 
agenda in coordination with Director and timely notify the City Clerk. 
 

8.4 The Commission may take field trips or site visits to view property or for other purposes 
relevant to a public hearing or other matter under consideration. All Commission field 
trips shall be taken as part of a regular or special meeting, and all interested persons shall 
be afforded the opportunity to be present to view the property and hear any reports or 
comments. Field trips or site visits which are part of a hearing shall be included in the 
record of proceedings of that hearing. Additionally, a record of the field trip or site visit 
shall be kept recorded and entered into the minutes, so that the record shall indicate the 
field trip or site visit was taken into consideration and included in the evidence. Agendas 
for all field trips and site visits of the Commission shall be prepared and posted in 
accordance with Idaho law. 
 

8.5 Unless otherwise provided by City Ordinance, or these Bylaws, Robert’s Rules of Order 
shall govern the proceedings at the meetings of the Commission. 
 

8.6 A motion of the Commissioners must be made and passed in order to dispense with any 
action item on the agenda. 
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8.7 No new business submitted for action by the Commission shall be acted upon unless it is 
submitted at least five (5) days prior to a regular meeting date. 

 
8.8 Unless the Commission votes to adjourn a meeting, the Commission meeting will be 

adjourned by the Chair when the business of the posted meeting agenda notice has been 
completed. 

  
ARTICLE XI 

ORDER OF BUSINESS 
 

9.1 The order of business at regular meetings shall include: 
 

9.1.1 Call to Order 
 

9.1.2 Roll Call 
 

9.1.3 Consideration and approval of consent agenda which may include the minutes of 
previous meeting(s), Approval of Decision And Reasoned Statements (Previously 
Known As Findings of Fact) from previous meeting(s), and other items as may be 
pertinent. 

 
9.1.4 Review and Action on Application requiring public hearings 

 
9.1.5 Business Items [Old & New] 

 
9.1.6 Communications/Reports by Commissioners and Staff 

 
9.1.7 Adjournment 

 
ARTICLE X 
HEARINGS 

 
10.1 Hearings shall be conducted in accordance with the City of Kuna Public Hearing Rules of 

Procedure established in Section 8, Chapter 6, Title 1 of Kuna City Code.  
 

10.2 In addition to the City of Kuna Public Hearing Rules of Procedure established in Section 
8, Chapter 6, Title 1 of Kuna City Code, the presiding Chairman may, at their discretion, 
place the Commission “at ease” subject to the call of the presiding Chairman, for any 
reason, and for any length of time necessary to resolve such matter which may have caused 
the Commission to be put “at ease” which includes but is not limited to: the preservation 
of order befitting a Public Meeting, maintenance of decorum befitting a Public Meeting, 
allowing a brief pause in proceedings in which to allow members of the public to enter or 
exit the City Council Chambers before or after an Agenda Item, matters related to 
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administrative or staff necessity. Members of the Commission shall be expected to keep 
their seat when the Commission is placed “at ease.”  
 

10.3 The presiding Chairman may call the Commission back to order at the Chairman’s 
discretion. 
 

10.4 Members of the Commission may call the Commission back to order by Majority Vote. 
 
 

ARTICLE XI 
DISQUALIFICATION – CONFLICT OF INTEREST 

 
11.1 No member of the Planning and Zoning Commission shall appear before the Commission 

to represent any person [excluding themself], firm or corporation, or other entity in any 
matter pending before the Commission. 

 
11.2  A Member of the Commission shall disqualify themselves from participating in the 

hearing or decision of the Commission upon any matter when the member or employee or 
their employer, business associate or any person related to the member by affinity or 
consanguinity within the second degree has an economic interest in the procedure or 
action. Any actual or potential interest in any proceeding shall be disclosed at or before 
any meeting at which the action is being heard or considered. 

 
ARTICLE XII 

AMENDMENTS TO BYLAWS 
 

12.1 These Bylaws may be amended by a two-thirds vote of the entire voting membership of 
the Commission, only after the proposed change has been read and discussed at a previous 
meeting, except that the bylaws may be changed at any meeting by the unanimous vote of 
the entire voting membership of the Commission. 
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Planning & Zoning Commission  
REGULAR MEETING AGENDA  

Tuesday, January 13, 2026, at 6:00 PM 

For questions, please call Planning and Zoning at (208) 922-5546. 
ALL AGENDA ITEMS ARE ACTION ITEMS UNLESS OTHERWISE NOTED. 

1. CALL TO ORDER & ROLL CALL:
(Timestamp 00:00:48)

Commissioner Bryan Clark We'll go ahead and get rolling. Go ahead and start off the scheduled 
Planning & Zoning Commission meeting for Tuesday, January 13th, 6 P.M. Can we get a roll call? 

Planning & Zoning Director Doug Hanson Commissioner Jim Main. 

Commissioner Jim Main Present. 

Planning & Zoning Director Doug Hanson Commissioner Bryan Clark. 

Commissioner Bryan Clark Present. 

Planning & Zoning Director Doug Hanson Commissioner Robert Rossadillo. 

Commissioner Bobby Rosadillo Present. 

Planning & Zoning Director Doug Hanson Commissioner Chad Queen… Commissioner Cristin Sandu. 

Commissioner Cristin Sandu Present. 

COMMISSIONERS PRESENT 
Commissioner Bryan Clark - Present 
Commissioner Jim Main - Present 
Commissioner Bobby Rossadillo - Present 
Commissioner Chad Queen - Absent 
Commissioner Cristin Sandu - Present 

CITY STAFF PRESENT  
Doug Hanson, Planning & Zoning Director 
Troy Behunin, Senior Planner 
Marina Lundy, Planner 
Maren Ericson, City Attorney 

OFFICIALS 
Jim Main, Commissioner 
Bryan Clark, Commissioner   
Robert Rossadillo, Commissioner 
Chad Queen, Commissioner 
Cristin Sandu, Commissioner  
  

CITY OF KUNA 
City Hall Council Chambers  

751 W 4th Street, Kuna, ID 83634 
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2. ELECT PLANNING AND ZONING COMMISSION CHAIR AND VICE CHAIR – ACTION ITEM  
(Timestamp 00:01:16) 
 
Commissioner Bryan Clark All right, first on the agenda, New Year here, we are to elect Planning & 
Zoning Commission Chair and Vice Chair. Can we get any nominations for Chair? 

Commissioner Jim Main Mr. Chairman, I'd like to nominate Bryan Clark as Chairman. 

Commissioner Bobby Rosadillo I'll second that. 

Commissioner Bryan Clark All in favor? 

All Commissioners Aye. 

 

(Timestamp 00:01:29) 
Motion To: Elect Bryan Clark As Planning & Zoning Commission Chairman 
Motion By: Commissioner Jim Main 
Motion Seconded By: Commissioner Bobby Rosadillo 
Further Discussion: None 
Voting Aye: Commissioners Sandu, Rosadillo, Main, Clark 
Voting Nay: None 
Absent: Commissioner Queen 
4-0-1 
 

Chairman Bryan Clark And can we get a nomination for a Vice Chair? 

Commissioner Jim Main I would like to nominate Robert Rosadillo as Vice Chair. 

Chairman Bryan Clark Can I get a second? 

Commissioner Cristin Sandu I will second that. 

Chairman Bryan Clark All in favor? 

All Commissioners Aye. 

Vice Chairman Bobby Rosadillo Okay. 

 
(Timestamp 00:01:44) 
Motion To: Elect Robert “Bobby” Rosadillo As Planning & Zoning Commission Vice-Chairman 
Motion By: Commissioner Jim Main 
Motion Seconded By: Commissioner Bryan Clark 
Further Discussion: None 
Voting Aye: Commissioners Sandu, Rosadillo, Main, Clark 
Voting Nay: None 
Absent: Commissioner Queen 
4-0-1 
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 3. APPROVING NEW PLANNING AND ZONING COMMISSION BYLAWS – ACTION ITEM 
(Timestamp 00:02:06) 

 
Chairman Bryan Clark And we've been asked to move item three to the next commission meeting, and 
we will need an action item for that. 

Vice Chairman Bobby Rosadillo Yeah, I'll make a motion that we move item number three, “approving 
the new Planning & Zoning commission bylaws” to the next Planning & Zoning meeting on January 27th, 
2026. 

Commissioner Jim Main I'll second that. 

Chairman Bryan Clark All in favor? 

All Commissioners Aye. 

Chairman Bryan Clark Thank you. 

 

(Timestamp 00:02:17) 
Motion To: Consider Agenda Item.3 “Approving Planning & Zoning Commission Bylaws” At The 
01/27/2026 Planning & Zoning Commission Meeting  
Motion By: Commissioner Bobby Rosadillo  
Motion Seconded By: Commissioner Jim Main 
Further Discussion: None 
Voting Aye: Commissioners Sandu, Rosadillo, Main, Clark 
Voting Nay: None 
Absent: Commissioner Queen 
4-0-1 
 

 
4. 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 00:02:37) 
 
A. Regular Commission Meeting Minutes Dated December 9, 2025  
B. Regular Commission Meeting Minutes Dated December 23, 2025  

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

etc.) 
(Timestamp 00:02:37) 
 
Chairman Bryan Clark All righty. And next up we have the consent agenda. 

Vice Chairman Bobby Rosadillo I'll make a motion to approve the consent agenda. 
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Commissioner Jim Main I'll second that. 

Chairman Bryan Clark All in favor? 

All Commissioners Aye. 

Chairman Bryan Clark Any opposed? 

 
(Timestamp 00:02:47) 
Motion To: Approve The Consent Agenda 
Motion By: Commissioner Bobby Rosadillo 
Motion Seconded By: Commissioner Jim Main 
Further Discussion: None 
Voting Aye: Commissioners Sandu, Rosadillo, Main, Clark 
Voting Nay: None 
Absent: Commissioner Queen 
4-0-1 
 

 
5. PUBLIC HEARINGS:  
(Timestamp 00:03:00) 
 
A. Case No. 25-03-CPF & 25-28-DR, Kuna Mora Industrial Combo Plat– Troy Behunin – Senior Planner  

 
Applicant requests Combo Plat (Pre Plat & Final Plat) approval for approx. 3.60 acres within the M-1 
zone. Applicant also requests Preliminary Plat approval in order to subdivide the land into 3 commercial 
lots. The site is located within Section 6, Township 1 North, Range 2 East, APN: S2006110005 

Potential Motions: 
• Motion to recommend approval/recommend denial of 25-03-CPF with Conditions as outlined in 

the staff report (and additional Conditions imposed by Commission, if applicable).  
• Motion to approve/deny 25-28-DR, with Conditions as outlined in the staff report (and additional 

Conditions imposed by Commission, if applicable). 
(Timestamp 00:03:00) 
 
Chairman Bryan Clark All right, we'll go ahead and we'll move on to our public hearings for the 
evening. First on the docket, we have case #25-03-CPF and 25-28-DR, Troy. 

Senior Planner Troy Behunin Good evening, Members of the Commission. For the record, Troy 
Behunin, Senior Planner, Kuna DSD. The application before you this evening is a simple one. They are 
requesting a combined preliminary and final plat, basically called a combo plat, for approximately 3.6 
acres within an M-1 zone, that's already in the City of Kuna. The applicant requests preliminary plat 
approval in order to subdivide the land into three commercial lots. The site is located in Section 6 of 
Township 1 North, Range 2 East, and it is physically located at the southwest corner of Curtis and Kuna 
Mora Roads. Staff has reviewed the proposed combo plat for compliance with city code, Idaho state 
statutes, and also the Kuna comprehensive plan. And should the commission recommend approval to 
Council, staff recommends the applicant be subject to the proposed recommended conditions that are 
outlined in staff's report. Now I'll be here for any questions that the commission might have, and Steve 
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Thiessen is also here with Hatch Architecture to present or ask any questions -- or answer any questions 
you might have. 

Chairman Bryan Clark Very good. Is there a presentation? No. 

Senior Planner Troy Behunin They do, but I didn't get it in the packet. 

Chairman Bryan Clark Okay. 

Commissioner Cristin Sandu I have a question. How come the developer decided not to develop lot 
number one? 

Senior Planner Troy Behunin That would probably be a great question for Steve. 

Chairman Bryan Clark Steve is here? 

Senior Planner Troy Behunin Yes. 

Chairman Bryan Clark All right. Steve, care to join us at the lectern, I believe? Yeah. Go ahead and 
press the button down there until it turns green. If you'd be so kind as to state your name and address for 
the record. 

Jeff Hatch, Hatch Design Architecture Good evening, Commissioners. Jeff Hatch with Hatch Design 
Architecture, filling in for Steve Thiessen. Thank you for your consideration of our applications this 
evening. And Commissioner Sandu, in regards to your question, we've had a range of different businesses 
very interested in that parcel on the north. And so, at this time versus proposing a specific use based on 
flexibility, we're basically wanting to just kind of leave that as bare land. It sounds like both from a utility 
standpoint, infrastructure standpoint, and just the practicality of how the roadway may want to 
reconfigure that intersection, they wanted us to kind of just leave that for future development once there is 
a defined user for that space, that would then all get solidified at that time through probably a similar 
process to this. 

Chairman Bryan Clark ‘kay. 

Commissioner Cristin Sandu And that lot would remain at M-1 zoning as well? 

Jeff Hatch, Hatch Design Architecture Yeah, we would keep it the same industrial zoning, correct, at 
this time. 

Chairman Bryan Clark Any other questions for? 

Commissioner Jim Main No. 

Chairman Bryan Clark All right. Thank you, Kindly. 

Jeff Hatch, Hatch Design Architecture Thank you, Commissioners. 

Chairman Bryan Clark Okay. So we'll go ahead and we'll open up the public hearing for 25-03-CPF. I 
do not currently have anybody signed up to testify. Anybody in the audience care to testify on this 
application? Okay, so I'll go ahead and close the public hearing on 25-03-CPF. We'll have our 
deliberation. I mean, existing zoning, working within the existing zoning. 
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Vice Chairman Bobby Rosadillo Yeah, it's just splitting it up. I don't see anything that stands out. 

Commissioner Jim Main I have a question for Troy. Troy, didn't we see this not too long ago? 

Senior Planner Troy Behunin For the record, Troy Behunin. Commissioner Jim, yes, or Jim Main, yes, 
that is correct. We did see this as a design review for the buildings and the landscaping and the site design 
earlier in mid-2025 and it was approved at that time. Yeah. 

Commissioner Jim Main I Okay. So and we're also looking at design review approval tonight? 

Senior Planner Troy Behunin That is the design review number that goes along with it. 

Commissioner Jim Main Okay. 

Senior Planner Troy Behunin But the landscaping that is connected to this application was already done 
as part of the design review application in 2025. 

Commissioner Jim Main Okay. Thank you. 

Chairman Bryan Clark Yeah, I mean, standard flex, multi-use, industrial… 

Commissioner Jim Main Right.  

Chairman Bryan Clark In our industrial sector, So… 

Commissioner Jim Main right, I see no issues with it. 

Chairman Bryan Clark Any other questions or I'd stand for a motion? 

Senior Planner Troy Behunin Commissioner Clark. 

Chairman Bryan Clark Yes. 

Senior Planner Troy Behunin Yes, just sorry, just for clarification, this is Troy Behunin, again. So there 
is no action needed on the design review number, it's just for the combination preliminary final plat. 

Chairman Bryan Clark Roger. Okay, so at this point, yes, and that is, okay, so we can omit that motion 
as stated on the agenda? Very good. All right. So we are only making motions on 25-03-CPF. 

Vice Chairman Bobby Rosadillo I'll make a motion to recommend approval of 25-03-CPF with 
conditions as outlined in the staff report. 

Commissioner Jim Main I'll second that. 

Chairman Bryan Clark All in favor? 

All Commissioners Aye. 

Chairman Bryan Clark Any opposed? Okay, that motion passes. Thank you kindly. 
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(Timestamp 00:09:23) 
Motion To: Recommend Approval Of Case #25-03-CPF With Conditions 
Motion By: Commissioner Bobby Rosadillo 
Motion Seconded By: Commissioner Jim Main 
Further Discussion: None 
Voting Aye: Commissioners Sandu, Rosadillo, Main, Clark 
Voting Nay: None 
Absent: Commissioner Queen 
4-0-1 
 

 
B. Case No. 25-03-OA, Architecture and Site Design Policies – Marina Lundy – Planner  

The City of Kuna Planning and Zoning Department requests a zoning text amendment application. The  
text changes include modifications to the Development Regulations, Objectives and Considerations, 
and Large Retail Establishment Design Manual. These sections would be replaced with the 
"Architecture and Site Design Policies" design guide.  
 
Potential Motions: 
• Motion to recommend approval/recommend denial of 25-03-OA with Conditions as outlined in the 

staff report (and additional Conditions imposed by Commission, if applicable). 
(Timestamp 00:09:42) 
 
Chairman Bryan Clark Okay. Next on the agenda this evening, we have case #25-03-OA, Architecture 
and Site Design Policies, Marina. 

Associate Planner Marina Lundy Good evening, Members of the Commission. For the record, Marina 
Lindy, Associate Planner, Kuna Development Services Department. The application before you this 
evening proposes a zoning text amendment. The text change includes modifications to the development 
regulations code for design requirements, objectives, and considerations, and large retail establishment 
design manual. These sections would be replaced with the architectural and site design policies design 
guide. Staff believes that the proposed changes will better serve the intent of the development regulations 
and large retail establishment design manual sections of code by creating greater flexibility and 
adaptability. Additionally, a design guide can help to encourage creativity and better alignment with the 
City's vision by communicating the City's identity, values, and aesthetic vision in a cohesive way. It can 
become a tool to promote consistent quality and a sense of place across developments especially for large 
retail projects that have major visual and community impacts. Staff has reviewed the proposed ordinance 
amendment for compliance with Kuna City Code, Idaho Statutes, and the Kuna Comprehensive Plan, and 
I will be here for any questions that you have about the application. 

Chairman Bryan Clark Go for it. 

Vice Chairman I've got a couple questions. So, by taking this out of the code and making a design guide, 
does that make it like harder to enforce or it seems like there's a little bit more gray area when it comes to 
enforcement and like standards? Is that something that can be expected or are there ways to mitigate like 
people going against what would normally be a requirement? 
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Associate Planner Marina Lundy So the requirements will be the same. This is essentially just the 
wording from code transferred into a design guide in order to allow more flexibility for creativity in 
applications. They would go through the same process for approvals and Commission and Council would 
have the same review of them. But this would allow to remove some of the wording like ‘shall’ so that 
designers aren't as restricted by the legal or regulatory language of code but they would still be required to 
follow these guidelines. 

Vice Chairman Bobby Rosadillo Okay so -- oh, go ahead. 

Planning & Zoning Director Doug Hanson And just to tack on the end of that a little bit for the record, 
Doug Hanson, Planning & Zoning Director. While it does allow a little bit more creativity and flexibility 
from the designer standpoint, it also allows more flexibility for the decision makers. So, when these 
design review applications do come before the Commission, it gives you more purview over applications 
as far as what you may or may not want to see or request to be seen. By someone simply complying with 
what they ‘shall’ do in city code it can sometimes pigeonhole the decision makers into what they want to 
see with an application because they're complying with city code. So, while it does give more flexibility 
to an applicant, it provides more flexibility to the decision makers as well. 

Chairman Bryan Clark Is there going to be an opportunity to possibly have a question and answer 
section with legal counsel on ramifications on this from the commission level? I'm just kind of curious to 
see what options it gives us and the public for working with the developer going forward. So, and this 
kind of can be rolled into this in the conversation that we've already kind of got in discussion, I think. 
We're hoping to get. Just getting the Commission all on the same page with Idaho Code and statute, Title 
67, and everything else. 

Planning & Zoning Director Doug Hanson Yeah, so yeah, so yes, that is a question that we could ask 
legal, but this is also something that most immediately affects design review applications, which aren't a 
component of Idaho code. 

Chairman Bryan Clark Got it. 

Planning & Zoning Director Doug Hanson Cities set their own design standards. 

Chairman Bryan Clark Right. Okay, very good. So this doesn't this isn't going to have any ramifications 
on land use applications. This is a design review. Oh, hey, I want a wood fence today conversation. So 
there's more flexibility in the in the regular in the guidelines than there would be in the code. 

Commissioner Jim Main Could that create some issues? If we're giving the designers more flexibility 
and then coming back to us, we have more flexibility in what we approve, then we've got designers going 
all the way down the path. And then bringing something to us which we may not like. 

Planning & Zoning Director Doug Hanson So, I mean, 90% of this is pulled straight from what the 
requirements of code are. There are still requirements in here. We just don't draw -- We don't want to just 
draw a hard line shell on his some of the aspects of what we're in code like allowing a wood fence as 
opposed to the vinyl and block that are part of code. Yes, and this also creates a little bit more -- This 
helps our ability to respond to changes in architecture and site design and things like that faster in a way. 
The approval process for changing the -- this guide will be a public meeting with the Planning & Zoning 
commission and a public meeting with the City Council. If we would like to see small changes or we hear 
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from the community that they would like to see small changes that we could propose to this design guide, 
it’s -- it's easier for us to do that. We don't need to go through a whole ordinance amendment application 
every single time to update these to reflect recent trends in development. 

Chairman Bryan Clark There you go. Okay, so it allows the guideline to be more responsive. 

Planning & Zoning Director Doug Hanson Correct. 

Chairman Bryan Clark Very good. 

Commissioner Cristin Sandu Just to understand, this is almost a more user-friendly guideline for… 

Associate Planner Marina Lundy Yes, that's correct. It should be more user-friendly for the public as 
well. It allows for the inclusion of visuals, which should be helpful as well. 

Chairman Bryan Clark Okay. Any other questions for staff? 

Commissioner Jim Main No. 

Chairman Bryan Clark Okay, so I guess we'll move to the public hearing. As of right now, I don't have 
anybody signed up to testify on this case, and I'm getting head shakes. So, if nobody's here to testify, we'll 
go ahead and we'll close the public hearing at 6:15 and move to our deliberation. Personally, I'm a fan of 
guidelines over code, and especially if that does a lot more flexibility for modifications to the guidelines 
at the city level. It gives us a little bit more ability as the public to be... I just lost the word. 

Vice Chairman Bobby Rosadillo Up to date, current. 

Chairman Bryan Clark Current, up to date, light on our feet. I hesitate to use the word reactive. 
Proactive, I believe, is the operative word. 

Vice Chairman Bobby Rosadillo Yeah. I mean, my main concern was reading this and seeing it taken 
out of code and the wording changed. Marina, thank you for clearing that up. But my main concern was 
just working out of that, instead of black or white, just if there's a gray area, people are always going to 
try to take advantage of that on some level. So as long as it's still enforceable and they still have to go 
through all the same, you know, the same process to get approval and everything, that makes sense to me 
from a city standpoint and community. 

Chairman Bryan Clark Any other questions or comments? 

Associate Planner Marina Lundy Commissioners, just to add, there will still be the design 
requirements, objectives, and considerations section of code, so they will still have those enforceable 
requirements. 

Vice Chairman Bobby Rosadillo Perfect. Thank you. 

Chairman Bryan Clark If there's no other questions, I would stand for a motion. 

Commissioner Jim main Mr. Chairman, I move to recommend approval of 25-03-0A with conditions as 
outlined in the staff report. 

Vice Chairman Bobby Rosadillo I'll second that. 
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Chairman Bryan Clark All in favor? 

All Commissioners Aye. 

Chairman Bryan Clark Any opposed? Motion passes. Thank you, Marina. 

 
(Timestamp 00:18:16) 
Motion To: Recommend Approval Of Case #25-03-OA With Conditions 
Motion By: Commissioner Jim Main 
Motion Seconded By: Commissioner Bobby Rosadillo 
Further Discussion: None 
Voting Aye: Commissioners Sandu, Rosadillo, Main, Clark 
Voting Nay: None 
Absent: Commissioner Queen 
4-0-1 
 

C. Case No. 25-01-CPA, Ada County Capital Improvement Plans – Doug Hanson – Planning & Zoning 
Director  
 

Comprehensive Plan Amendment application to adopt by reference the Capital Improvement Plans 
(CIPS) for the Ada County Jail, Paramedics, and Coroner. 
 
Potential Motions: 
• Motion to recommend approval/recommend denial of 25-01-CPA with Conditions as outlined in 

the staff report (and additional Conditions imposed by Commission, if applicable). 
(Timestamp 00:18:42) 

 

Chairman Bryan Clark Last on the agenda this evening, Case #25-01-CPA, Ada County Capital 
Improvement Plans, Doug. 

Planning & Zoning Director Doug Hanson Commissioners, for the record, Doug Hanson, Planning & 
Zoning Director, 751 West 4th Street, Kuna. The Kuna Development Services Department requests a 
comprehensive plan amendment application to adopt by reference the capital improvement plans for the 
Ada County Jail, Paramedics, and Coroner. Pursuant to Idaho Code, the CIPs will guide the Ada County 
entities and district over the next 5 to 10 years as they fund facilities, apparatus, and equipment to 
continue the current levels of service as growth occurs. Once CIPs have been adopted, the city will work 
with Ada County Development Services to establish an ordinance and inter-local agreement to collect 
said fees. I will be here for any questions you have. 

Chairman Bryan Clark So off the cuff, reading through this, is kind of, if I understood it correctly, a 
new schedule for development impact fees. 

Planning & Zoning Director Doug Hanson That's correct. 

Chairman Bryan Clark All right. Cliff's notes on it? 

Planning & Zoning Director Doug Hanson Yeah, so I mean, very generally speaking, nothing will be 
set in stone. This is just seeking the recommendation of approval for the plans themselves. There's a lot 
more action to be taken as far as putting these impact fees in place. 
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Chairman Bryan Clark Okay, and the end result is going to be potentially a per lot or per acre fee for 
each of these services that'll get levied at the time of development. 

Planning & Zoning Director Doug Hanson So I believe Richard Beck, the development services 
director from Ada County Development Services, is here. That might actually be a better question for him 
if he'd like to answer. But yeah, so these fees would be collected at the time of building permit issuance, 
most likely. 

Richard Beck, Ada County Development Services Yeah, Mr. Chairman, Commissioners, you're 
correct… 

Chairman Bryan Clark I'm sorry, I hate to be a stickler, but if you'd state your name and address to 
record. 

Richard Beck, Ada County Development Services That's fine. Yes, Richard Beck with Development 
Services, Ada County Development Services, 200 West Front Street, Boise, 83702. Thank you. And yeah, 
ultimately, if the City of Kuna does decide to adopt the impact fees through inter-local or 
intergovernmental agreement, there will potentially be this per unit fee that would be levied against each 
new dwelling unit, or I think it's 1000 square feet of commercial space. That's kind of the trigger point for 
these development impact fees. 

Chairman Bryan Clark And just as a, I'm pretty sure I know the answer, but just to throw it out there, 
and this is not something that's levied against existing homes. This is a development impact fee. 

Richard Beck, Ada County Development Services Exactly. This would be for new development to 
address their impacts to services. 

Chairman Bryan Clark Where are my BCA representatives? 

 [Laughter] 

Chairman Bryan Clark Perfect. No, I appreciate it. Thank you. 

Richard Beck, Ada County Development Services Yeah, thank you. No, just appreciate the city's help 
with this. I've been working on it for seven years and getting closer to the finish line. Appreciate that 
director Hanson and staff and for the city and I look forward to continuing forward a conversation, so 
thank you.  

Vice Chairman Bobby Rosadillo Thank you. 

Chairman Bryan Clark And with the amount of growth we have yeah critical services all right any other 
questions for staff before we move to the public hearing? We'll go ahead and we'll up in the public 
hearing on this at 6:21. I do not currently have anybody signed up to testify in this public hearing. Seeing 
nobody in the audience, we'll go ahead and we'll promptly close the public hearing. Going once, going 
twice. That will bring us to our deliberation. 

Vice Chairman Bobby Rosadillo I didn't have any concerns with it, but I'm glad that you clarified that, 
that it's on new development. I was expecting you know some people to be here but if they were watching 
or reading in the future just I think allowing the community to know that this is going to be on future 
development and they're not going to be you know taxed or anything like that because I think that's the 
main concern among many people now so clarifying that was good thank you. 
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Chairman Bryan Clark And the other aspect of this is as Doug stated this is an allowance to make the 
plan to go forward to establish the fee and enter into an agreement with -- an interdepartmental agreement 
with county. So this is just an opportunity to move forward and not setting anything in stone, so… no 
other questions or comments, I'd stand for a motion. 

Vice Chairman Bobby Rosadillo Mr. Chairman, I'll make a motion to recommend approval of 25-01-
CPA with conditions as outlined in the staff report. 

Commissioner Jim Main I'll second that. 

Chairman Bryan Clark All in favor? 

All Commissioners Aye. 

Chairman Bryan Clark Any opposed? Good, and that one passes. 

 

(Timestamp 00:23:36) 
Motion To: Recommend Approval Of Case #25-03-CPA With Conditions 
Motion By: Commissioner Bobby Rosadillo 
Motion Seconded By: Commissioner Jim Main 
Further Discussion: None 
Voting Aye: Commissioners Sandu, Rosadillo, Main, Clark 
Voting Nay: None 
Absent: Commissioner Queen 
4-0-1 
 

 
6. BUSINESS ITEMS: 
 
7. UPDATES & REPORTS: 
(Timestamp 00:23:54) 
 
Chairman Bryan Clark And that is the end of anyone old business for the evening. Or no, that's the end 
of our public hearing for the evening. Any other business or items from staff? 

Planning & Zoning Director Doug Hanson That's all for this evening. 

Chairman Bryan Clark Very good. 

 
8. ADJOURNMENT: 
(Timestamp 00:24:10) 
 

Vice Chairman Bobby Rosadillo I’ll Make a motion to adjourn. 

Commissioner Jim Main Second. 

Chairman Bryan Clark All in favor? 

All Commissioners Aye. 
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Chairman Bryan Clark Thank you. 

 

(Timestamp 00:24:10) 
Motion To: Adjourn 
Motion By: Commissioner Bobby Rosadillo 
Motion Seconded By: Commissioner Jim Main 
Further Discussion: None 
Voting Aye: Commissioners Sandu, Rosadillo, Main, Clark 
Voting Nay: None 
Absent: Commissioner Queen 
4-0-1 
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_____________________________ 

                                                                 Planning & Zoning Commission, Chair 

ATTEST: 

 

_________________________________ 

Doug Hanson, Planning & Zoning Director 

 

Minutes prepared by Garrett Michaelson, Deputy City Clerk 
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BEFORE THE PLANNING & ZONING COMMISSION 
CITY OF KUNA, ADA COUNTY, IDAHO 

 
IN THE MATTER OF THE APPLICATION OF 
 
 
CITY OF KUNA ON BEHALF OF ADA COUNTY 
 
 
Related to the adoption of Ada County 
Improvement Plans for Coroner, EMS, and 
Jail. 

) 
) 
) 
) 
) 
) 
) 
) 
) 

Case No.: 25-01-CPA (Comprehensive Plan 
Amendment) 
 
 
 
 
DECISION AND REASONED 
STATEMENT FOR ADA COUNTY 
CAPITAL IMPROVEMENT PLANS. 

 
SECTION 1 

INTRODUCTION AND PROCEDURAL BACKGROUND 
 

THESE MATTERS came before the Planning & Zoning Commission of the City of Kuna 
(the “Commission”) for Public Hearing on January 13, 2026. 

 
This Decision and Reasoned Statement was prepared and presented to the Commission on 

January 27, 2026, for formal adoption of the Commission recommendation.   
 

SECTION 2 
DECISION 

 
The Commission, having considered the record and listened to the arguments and 

presentations at the hearing, DOES HEREBY ORDER AND DECIDE: 
 
The Comprehensive Plan Map Amendment application (Case No. 25-01-CPA) is hereby 
recommended Approval. 
 

SECTION 3 
RECORD OF EXHIBITS AND WITNESSES 

 
I. List of Exhibits. 

 
 CORONER IMPACT FEE STUDY 
 EMS IMPACT FEE STUDY 
 JAIL IMPACT FEE STUDY 
 NARRATIVE 
 DEPARTMENT OF ENVIRONEMNTAL QUALITY 2 
 DEPARTMENT OF ENVIRONMENTAL QUALITY 1 
 KUNA SCHOOL DISTRICT 
 AGENCY TRANSMITTAL 03.11.2025 
 AGENCY TRANSMITTAL 10.23.2025 
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II. Public Hearing Witnesses. 
 
Witness Testimony: Those who testified at the Commission’s January 13, 2026, hearing are 
as follows, to-wit: 

 
a. City Staff: 

Doug Hanson, Planning & Zoning Director 
 

b. Appearing for the Applicant: 
Richard Beck, Ada County Development Services, 200 W Front Street, Boise, ID 83702 

 
c. Appearing in Favor: 

 
d. Appearing Neutral: 

 
e. Appearing in Opposition: 

 
SECTION 4 

REASONED STATEMENT 
 

I. Relevant Criteria and Standards Considered 
 
a. Relevant City Ordinance Provisions. 

 
1. Title 5 Kuna City Code, Development Regulations 
 

b. Relevant Statutory Provisions.  
 

1. Chapter 65 of Title 67, Local Land Use Planning Act 
 

i. I.C. § 67-6509 – Recommendation and Adoption, Amendment, and Repeal of 
the Plan 
 

2. Chapter 82 of Title 67, Development Impact Fees 
 

c. Pertinent Constitutional Provisions 
 

II. Factual Findings 
 

a. General Factual Findings. 
 

1. Procedural Findings: 
 

Agency Comments Request March 11, 2025, and October 23, 
2025. 
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Idaho Press Newspaper Published Hearing 
Notice Commission 

Published on December 19, 2025. 
 

Commission Public Hearing Held on January 13, 2026. 
Commission Written Decision and Reasoned 
Statement Entered 

Entered on January 27, 2026. 

 
b. Relevant Contested Facts. 

 
1. No testimony was presented in opposition to the application; therefore, no contested 

facts were entered into the record. 
 

c. Commission’s Factual Findings on Relevant Contested Fact. 
 

1. None. 
 

III. Rationale for the Decision Based Upon Facts and Relevant Criteria and Standards 
Considered.  

 
 It is the rationale of the Commission that the Comprehensive Plan Amendment 

Application is consistent with Idaho State Code.  
 

SECTION 5 
REQUIRED NOTICES TO APPLICANT AND AFFECTED PARTIES 

 
I.C. 6735(2)(b) Any applicant or affected person seeking judicial review of compliance 

with the provisions of this section must first seek reconsideration of the final decision within 
fourteen (14) days. Such written request must identify specific deficiencies in the decision for 
which reconsideration is sought. Upon reconsideration, the decision may be affirmed, reversed or 
modified after compliance with applicable procedural standards. A written decision shall be 
provided to the applicant or affected person within sixty (60) days of receipt of the request for 
reconsideration or the request is deemed denied. A decision shall not be deemed final for purposes 
of judicial review unless the process required in this subsection has been followed. The twenty-
eight (28) day time frame for seeking judicial review is tolled until the date of the written decision 
regarding reconsideration or the expiration of the sixty (60) day reconsideration period, whichever 
occurs first. 
 
 
BY ACTION OF THE PLANNING & ZONING COMMISSION of the City of Kuna at its 
regular meeting held on the 27th day of January 2025. 
 
 
 

____________________________________ 
Bryan Clark, Chairman 
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BEFORE THE PLANNING & ZONING COMMISSION 
CITY OF KUNA, ADA COUNTY, IDAHO 

 
IN THE MATTER OF THE APPLICATION OF 
 
 
CITY OF KUNA 
 
 
Related to the area of impact reduction of 
approximately 5,531 acres within the City of 
Kuna Area of City Impact (ACI). 

) 
) 
) 
) 
) 
) 
) 
) 
) 

Case No.: 25-02-CPA (Comprehensive Plan 
Amendment) 
 
 
 
 
DECISION AND REASONED 
STATEMENT FOR AREA OF IMPACT 
REDUCTION. 

 
SECTION 1 

INTRODUCTION AND PROCEDURAL BACKGROUND 
 

THESE MATTERS came before the Planning & Zoning Commission of the City of Kuna 
(the “Commission”) for Public Hearing on December 9, 2025. 

 
This Decision and Reasoned Statement was prepared and presented to the Commission on 

January 27, 2026, for formal adoption of the Commission recommendation.   
 

SECTION 2 
DECISION 

 
The Commission, having considered the record and listened to the arguments and 

presentations at the hearing, DOES HEREBY ORDER AND DECIDE: 
 
The Comprehensive Plan Map Amendment application (Case No. 25-02-CPA) is hereby 
recommended Approval. 
 

SECTION 3 
RECORD OF EXHIBITS AND WITNESSES 

 
I. List of Exhibits. 

 
 NARRATIVE 
 PROPOSED AREA OF IMPACT REDUCTION 
 AGENCY TRANSMITTAL 
 PROOF OF LEGAL MAILER PZ 12.9.2025 
 PROOF OF LEGAL NOTICE 12.09.2025 
 DEQ 

 
II. Public Hearing Witnesses. 
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Witness Testimony: Those who testified at the Commission’s December 9, 2025, hearing 
are as follows, to-wit: 

 
a. City Staff: 

Doug Hanson, Planning & Zoning Director 
 

b. Appearing for the Applicant: 
 

c. Appearing to testify: 
Kymber Jenkins, 9105 W Rockstone Court, Kuna, ID 83634. 
 

d. Appearing Neutral: 
 

 
e. Appearing in Opposition: 

 
SECTION 4 

REASONED STATEMENT 
 

I. Relevant Criteria and Standards Considered 
 
a. Relevant City Ordinance Provisions. 

 
1. Title 5 Kuna City Code, Development Regulations 
 

b. Relevant Statutory Provisions.  
 

1. Chapter 65 of Title 67, Idaho Code 
 

i. I.C. § 67-6509 – Recommendation and Adoption, Amendment, and Repeal of 
the Plan 

ii. I.C. § 67-6526 – Areas of Impact 
 

c. Pertinent Constitutional Provisions 
 

II. Factual Findings 
 

a. General Factual Findings. 
 
1. Statement of Fact 

 
Parcel Number(s): S1424314800, S1425110000, S1519336100, 

S1519336335, S1519336355, S1519336505, 
S1529110010, S1530110080, S1530141824, 
S1530223105, S1530223235, S1530223255, 
S1530233600, S1532110100, S2107120605, 
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2. Procedural Findings: 
 

Agency Comments Request August 21, 2024. 
300 FT Legal Mailer Notice Commission Sent on November 20, 2025. 
Idaho Press Newspaper Published Hearing 
Notice Commission 

Published on November 21, 2025. 
 

Commission Public Hearing Held on December 9, 2025. 
Commission Written Decision and Reasoned 
Statement Entered 

Entered on January 27, 2026. 

 
b. Relevant Contested Facts. 

 
1. No testimony was presented in opposition to the application; therefore, no contested 

facts were entered into the record. 
 

c. Commission’s Factual Findings on Relevant Contested Fact. 
 

1. None. 
 

III. Rationale for the Decision Based Upon Facts and Relevant Criteria and Standards 
Considered.  

 
 It is the rationale of the Commission that the Comprehensive Plan Amendment 

Application is consistent with Kuna City Code, Comprehensive Plan and Idaho State Code. The 
Commission agreed that the property proposed for removal from Kuna’s ACI will not be annexed 
or developed under the requirements set forth within Idaho Sate Coe that it should be removed.  

 
  

SECTION 5 
REQUIRED NOTICES TO APPLICANT AND AFFECTED PARTIES 

 
I.C. 6735(2)(b) Any applicant or affected person seeking judicial review of compliance 

with the provisions of this section must first seek reconsideration of the final decision within 
fourteen (14) days. Such written request must identify specific deficiencies in the decision for 
which reconsideration is sought. Upon reconsideration, the decision may be affirmed, reversed or 

S2108110015, S2202223000, S2203110000, 
S2204110000, S2209110000, S2210110000, 
S2211110000 and S2212110000 

Future Land Use Map 
Designation: 

Public and Agriculture 

Existing Land Use: Bare Ground, Idaho Department of Corrections 
Facilities, Material Extraction, Agriculture 

Current Zoning: RP (Rural Preservation) Ada County 
Proposed Zoning: M-1 
Area: 5,531 acres  
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modified after compliance with applicable procedural standards. A written decision shall be 
provided to the applicant or affected person within sixty (60) days of receipt of the request for 
reconsideration or the request is deemed denied. A decision shall not be deemed final for purposes 
of judicial review unless the process required in this subsection has been followed. The twenty-
eight (28) day time frame for seeking judicial review is tolled until the date of the written decision 
regarding reconsideration or the expiration of the sixty (60) day reconsideration period, whichever 
occurs first. 
 
 
BY ACTION OF THE PLANNING & ZONING COMMISSION of the City of Kuna at its 
regular meeting held on the 27th day of January 2026. 
 
 
 

____________________________________ 
Bryan Clark, Chairman 

 



Architecture and Site Design Policies  
 1 
 

BEFORE THE PLANNING & ZONING COMMISSION 
CITY OF KUNA, ADA COUNTY, IDAHO 

 
IN THE MATTER OF THE APPLICATION OF 
 
THE CITY OF KUNA 
 
Ordinance Amendment to Title 5, 
Development Regulations of Kuna City 
Code. 

) 
) 
) 
) 
) 
) 
) 

Case No.: 25-03-OA (Ordinance 
Amendment) Design Requirements 
 
 
 
DECISION AND REASONED 
STATEMENT. 

 
SECTION 1 

INTRODUCTION AND PROCEDURAL BACKGROUND 
 

THESE MATTERS came before the Planning & Zoning Commission of the City of Kuna 
(the “Commission”) for Public Hearing on January 14, 2026, the Commission entered a 
recommendation on one (1) application. Thereafter, this Decision and Reasoned Statement was 
prepared and presented to the Commission on January 27, 2026, for formal adoption of the 
Commission recommendation.  
 

SECTION 2 
RECCOMENDATION 

 
The Commission, having considered the record and listened to the arguments and 

presentations at the hearing, DOES HEREBY ORDER AND DECIDE: 
 
The Ordinance Amendment Application (Case No. 25-03-OA) is hereby Recommended Approval. 
 

SECTION 3 
RECORD OF EXHIBITS AND WITNESSES 

 
I. List of Exhibits. 

 
 DEQ 
 2025 ARCHITECTURE AND SITE DESIGN POLICIES DESIGN GUIDE 
 DRAFT 5_8_905 DESIGN REQUIREMENTS AND OBJECTIVES AND 

CONSIDERATIONS REDLINES  
 DRAFT 5_8_906 LARGE RETAIL ESTABLISHMENT DESIGN MANUAL 

REDLINES 
 PROPOSED CHANGES 
 NARRATIVE 
 NOTICING PROOF 25-03-OA 1.13.2026 
 AGENCY TRANSMITTAL 
 

II. Public Hearing Witnesses. 
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 2 
 

Witness Testimony: Those who testified at the Commission January 13, 2025, hearing are as 
follows, to-wit: 
 

a. City Staff: 
Marina Lundy, Associate Planner, Kuna Development Services Department 

 
b. Appearing in Favor: 

 
c. Appearing Neutral: 

 
d. Appearing in Opposition: 

 
SECTION 4 

REASONED STATEMENT 
 

I. Relevant Criteria and Standards Considered 
 
a. Relevant City Ordinance Provisions. 

 
1. Title 5 Kuna City Code, Development Regulations 

 
b. Relevant Statutory Provisions.  

 
1. Chapter 65 of Title 67, Idaho Code 

 
i. I.C. § 67-6511 – Zoning Ordinance 

 
c. Pertinent Constitutional Provisions 

 
 

II. Factual Findings 
 

a. Procedural Findings: 
 

Agency Comments Request August 12, 2025. 
Idaho Press Newspaper Published Hearing 
Notice Commission 

Published on December 19, 2025. 

Commission Public Hearing Held on January 13, 2026. 
Commission Written Decision and Reasoned 
Statement Entered 

Entered on January 27, 2026. 

 
b. Relevant Contested Facts. 

 
1. No testimony was presented in opposition to the project, therefore no contested facts 

were entered into the record. 
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c. Commission’s Factual Findings on Relevant Contested Fact. 
 

1. None. 
 

III. Rationale for the Decision Based Upon Facts and Relevant Criteria and Standards 
Considered.  

 
 It is the rationale of the Commission that the proposed changes regulating architecture and 

site design and the addition of the Architecture and Site Design Policies Design Guide will better 
serve the intent of the Large Retain Establishments and Architectural and Site Design sections of 
code by creating greater flexibility, allowing for more responsiveness in regard to changing trends 
and practices, and making this information more digestible for the public through the addition of 
visuals and plain language.  
 

SECTION 5 
REQUIRED NOTICES TO APPLICANT AND AFFECTED PARTIES 

 
I.C. 6735(2)(b) Any applicant or affected person seeking judicial review of compliance 

with the provisions of this section must first seek reconsideration of the final decision within 
fourteen (14) days. Such written request must identify specific deficiencies in the decision for 
which reconsideration is sought. Upon reconsideration, the decision may be affirmed, reversed or 
modified after compliance with applicable procedural standards. A written decision shall be 
provided to the applicant or affected person within sixty (60) days of receipt of the request for 
reconsideration or the request is deemed denied. A decision shall not be deemed final for purposes 
of judicial review unless the process required in this subsection has been followed. The twenty-
eight (28) day time frame for seeking judicial review is tolled until the date of the written decision 
regarding reconsideration or the expiration of the sixty (60) day reconsideration period, whichever 
occurs first. 
 
BY ACTION OF THE CITY COMMISSION of the City of Kuna at its regular meeting held on 
the 27th day of January 2026. 
 
 
 
 

____________________________________ 
Bryan Clark, Chairman 

 



P la n n in g  R e v ie w
M in d y W a lla c e , A IC P
P la n n in g  R e vie w  S u p e rvisor
D e ve lop m e n t S e rvic e s



P la n n in g  R e v ie w
D e v e lo p m e n t  S e r v ic e s

H o w  d o e s  A C H D  f i t  i n t o  t h e  D e v e l o p m e n t  P r o c e s s

Traffic Impact Studies

W h a t  i s  i n c l u d e d  i n  a n  A C H D  s t a f f  r e p o r t

W h a t  i m p r o v e m e n t s  c a n  b e  r e q u i r e d  t h o u g h  d e v e l o p m e n t

Questions



P r o c e s s

Weekly Transmittals
Initiated by City of Kuna

R e v i e w  f o r  C o m p l i a n c e  w i t h  A C H D  p o l i c i e s  a n d  
s ta n d a rd s

Section 7200 of ACHD’s policy manual
F i n d i n g s  a n d  r e c o m m e n d a t i o n s  f r o m  a  T r a f f i c  I m p a c t  S t u d y

Response
Staff Report



T r a f f ic  Im p a c t  S t u d y

Policy Section 7106  - Tra ffic  Im p a c t S tu d y
P u r p o s e  a n d  R e q u i r e m e n t s

T r a f f i c  I m p a c t  S t u d i e s  ( T I S )  a r e  i n t e n d e d  t o  d e t e r m i n e  
th e  n e e d  for a n y im p rove m e n ts  to th e  a d ja c e n t a n d  
n e a rb y tra n s p orta tion  s ys te m  in  ord e r to m a in ta in  a  
s a tis fa c tory le ve l of s e rvic e , a n d  a c c e p ta b le  le ve l of 
s a fe ty a n d  th e  a p p rop ria te  a c c e s s  p rovis ion s  for a  
p rop os e d  d e ve lop m e n t.  ITE, Transportation Impact 
Analysis for Site Development 



P r o c e s s  T IS

N e w  d e v e l o p m e n t  – 10 0  or m ore  n e w  P M  p e a k  h ou r 
tr ip s .  
A p p r o x i m a t e  t r i g g e r s :

Single family residential – 10 0  u n its
Multi -fa m ily re s id e n tia l – 192 u n its
Retail – 30 ,0 0 0  S F
G e n e r a l  O f f i c e  – 8 4 ,0 0 0  S F
Industrial – 70 ,0 0 0  S F

ITE Trip Generation Manual 12 th Edition.



A n a ly s is

Analys is  scen a r i o s
Existing 
Background (b u ild -ou t ye a r n o d e ve lop m e n t trip s )

Total traffic (b a c k g rou n d  p lu s  d e ve lop m e n t trip s )

L e v e l  o f  S e r v i c e  P l a n n i n g  T h r e s h o l d s
“E” for Principal Arterials
“E” for Minor Arterials and Collectors
V/C Ratio of .90 or less for intersections 



F in d in g s /M it ig a t io n

Report findings
W i t h  a n d  w i t h o u t  n e w  d e v e l o p m e n t

Recommended mitigation
F e a s i b l e  m e a s u r e s  t o  r e d u c e  t h e  i m p a c t s  o f  n e w  

d e ve lop m e n t
I n t e r s e c t i o n  i m p r o v e m e n t s
T u r n  l a n e s
Roadway widening
P e d e s t r i a n  i m p r o v e m e n t s



A p p lic a t io n  o f  In f o r m a t io n  

ACHD staff reports
F i n d i n g s  a n d  r e c o m m e n d a t i o n s  
Feasible mitigation
Conditions of approval  



S t a f f  R e p o r t

Existing conditions
Trip generation
A n t i c i p a t e d  l e v e l  o f  s e r v i c e  p l a n n i n g  t h r e s h o l d  

F i n d i n g s  a n d  R e c o m m e n d a t i o n s
A C H D  p o l i c y  a n d  s t a n d a r d s
Right -of-w a y p re s e rva tion

If required - Tra ffic  Im p a c t S tu d y 
R e c o m m e n d e d  m i t i g a t i o n

Site specific conditions



W h a t  is  R e q u ir e d  T h r o u g h  
D e v e lo p m e n t ?  

Construction of local  and collector roadways
Fully constructed roadways 
Pedestrian and cyclist facilities
Traffic calming
T u r n  l a n e s  

A r t e r i a l  r o a d w a y s
Right -of-w a y p re s e rva tion

Consistent with CIP,  FYP,  and MSM
P a v e m e n t  w i d e n i n g
Pedestrian and cyclist facilities
Other mitigation based on traffic impact study



Q u e s t io n s



CASE NO.  25-31-DR 
 

BLOSSOM MEADOWS SUBDIVISION 
 

Planner: Troy Behunin 
TBehunin@KunaID.gov 
Phone: 208.387.7729 

 
ALL APPLICATION MATERIALS: 

 
25-31-DR for the 

BLOSSOM MEADOWS SUBDIVISION    
 

If you require assistance accessing the application 
materials through the link provided above or would 
like to review the application materials in person at 
City Hall please contact the assigned planner. 
 

mailto:TBehunin@KunaID.gov
https://kunaid.sharepoint.com/:f:/g/IgCiOYIWlhaXT6L5IeH5kNm_Afy8ocZApFGgbP-oJ0pO3AI?e=5FmEbI
https://kunaid.sharepoint.com/:f:/g/IgCiOYIWlhaXT6L5IeH5kNm_Afy8ocZApFGgbP-oJ0pO3AI?e=5FmEbI
https://kunaid.sharepoint.com/:f:/g/IgCiOYIWlhaXT6L5IeH5kNm_Afy8ocZApFGgbP-oJ0pO3AI?e=5FmEbI
https://kunaid.sharepoint.com/:f:/g/IgCiOYIWlhaXT6L5IeH5kNm_Afy8ocZApFGgbP-oJ0pO3AI?e=5FmEbI


 CITY OF KUNA: 
P&Z COMMISSION 

 STAFF REPORT 

 

 

 

 

 

Staff Recommendation  
Approval. 

 

 

 

P & Z Commission Staff Report 
  

Entitlements 
Requested: Subdivision Rezone Annexation Special 

Use 
Planned Unit 
Development 

Design 
Review Other 

Title:  Blossom Meadows Sub. Application Number: 25-31-DR 
Date: 1/27/2026 Staff Contact:  Troy Behunin 

Owner(s)/Applicant:  Meadow View 1, INC. & 
DS6, LLC Applicant Contact: 2973 N Eagle Rd. Ste. 110 

Meridian, ID 83646 

Representative: Adam Capell, 
Tresidio Homes 

Representative 
Contact: adam@tresidio.com  

Purpose 
Applicant request’s Design Review modification for Blossom Meadows which was approved by Commission 
May 13, 2025. Blossom Meadows was approved for 100 single-family lots, and 19 common lots. The site is in 
Section 19, Township 2 North, Range 1 East APN: S1419131300. 

Statement of Fact 
Parcel Numbers: S1419131300 
Future Land Use Map Designation: Medium Residential Density 
Existing Land Use: Residential and Agriculture 
Current Zoning: RR (Rural Residential – Ada County) 
Proposed Zoning: R-6, Medium Density Residential 
Development Area: 30.92 acres (Includes area for City Utility Lot) 
Adjacent Zoning Districts: North: RR (Rural Residential – Ada County); East: RR (Rural 

Residential – Ada County); South:  R1 (Low Density Residential – 
Ada County), RR (Rural Residential – Ada County) & Ag (Agriculture 
– Kuna City); West: R-8 (High Density Residential – Kuna City). 

Adjacent Street(s) Existing: North: None; East: None; South: E Meadow View; West: None 
Internal Street(s) Existing & Proposed: Public Streets Proposed. Cave Falls St., E Jade Falls St., Tugela Falls 

St., Stroebel Road., Streets A through E.  
Adjacent Bike/Pedestrian Facilities: None 
Adjacent Parks: None 
Land Dedication Requirements: N/A 

Comprehensive Plan and Future Land Use Map Analysis 

mailto:adam@tresidio.com
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1. Buffers, curb, gutter and sidewalk (attached and detached) shall be installed in accordance with KCC 5-10-
13-B-1-b. 

2. 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. 

3. 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. Developer shall place a Contractors Sign at the entry of the subdivision. 
5. Developer/Owner/Applicant shall measure all front building setbacks from back of sidewalk on all internal 

local roads. 
6. Developer/Owner/Applicant shall ensure the proper easement widths on all lots in accordance with KCC 

5-8-1117-D-6. 
7. It is the responsibility of the Developer to ensure any anticipated buildings fit any given buildable lot in 

accordance with KCC 5-8-503. 

The Comprehensive Plan identifies the subject property as Medium Density Residential on the City’s Future 
Land Use Map (FLUM).  This parcel is currently zoned Rural Residential (Ada County).  The proposed zoning and 
land uses for the subject site appear to agree with the FLUM of the City of Kuna.  
 
The Comprehensive Plan identifies Kuna’s land uses will support a desirable, distinctive and well-designed 
community. 
 
The Comprehensive Plan encourages development of housing needs to meet demand, creation of 
neighborhoods connected through sidewalks, pathways, on-street and transit infrastructure (Goal 3 D, Goal 4 
B & Goal 4 D). 
 
The Comprehensive Plan identifies respecting and protecting private property rights ensuring land use policies 
and regulations do not violate those rights, and encourage preservation of development of housing needs, 
ensuring city actions do not limit the use of property (Goal 3 G). 
 
The Comprehensive Plan promotes a connected street network incorporating collectors and crossings for 
neighborhood connectivity, while expanding classified roads and preserving Rights-of-Way (Goal 4 D). 
  

Staff Analysis 
The Applicant requests a Design Review modification for the Blossom Meadows Subdivision proposing changes 
to the central street layout and open space. 
 
The Blossom Meadows Design Review was approved by the Commission on April 8, 2025 (Decision signed May 
13, 2025). 
 
This request was sent to Ada County Highway District (ACHD) for comments and ACHD responded by stating 
the requested change meets ACHD policies, and they have no concerns or comments.  

Recommended Conditions of Approval 
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8. Fencing within and around the site shall comply with KCC 5-8-905 (unless specifically approved otherwise 
and permitted). 

9. All required landscaping shall be permanently maintained in a healthy growing condition. The property 
Owner shall remove and replace unhealthy or dead plant material within 3 days or as the planting season 
permits as required to meet the standards of these requirements. Maintenance and planting in public 
Rights-of-Way shall be with approval from ACHD. 

10. 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. 

11. The Landscape Plan and Preliminary Plat as submitted will be considered binding site plans as amended 
and/or approved. 

12. 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 5-8-901-B. 

13.  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. 

14. Developer/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. 

15. 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 5-9-402-B-22. 

16. 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. 

17. 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).  

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

19. 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. 

20. 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. 

21. 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 5-9-203-J, a Time 
Extension to file a Final Plat up to and until a Will-Serve Letter has been issued. 

22. 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. 

23. 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 
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required to include lighting, landscaping, drainage, and development plans. All site improvements are 
prohibited prior to approval of the following agencies: 

A. The City Engineer shall approve all sewer connections. 
B. 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. 

C. 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”. 

D. 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. 

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

F. Approval from Ada County Highway District (ACHD) shall be obtained, and Impact Fees must be 
paid prior to issuance of any building permit(s). Please consult staff if there are questions about 
the process. 

G. 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. 

24. 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. 

25. 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. Noises and other public 
nuisances/distractions outside of this time frame are subject to lawful penalties. 

26. 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. 

27. Applicant is conditioned to work with the City Engineer for proper easement widths for the project as a 
whole. 

28. Developer/Owner/Applicant shall submit a Landscape plan reflecting pedestrian pathways, through 
blocks 3, 7, 8, 9, and 10. 

29. Developer/Owner/Applicant and all successors shall comply with all Local, State and Federal Laws. 
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LOT SUMMARY

TOTAL 119 30.92

SITE DATA

NOTES

UTILITY / PUBLIC SERVICE PROVIDERS

PRELIMINARY PLAT
FOR

BLOSSOM MEADOWS SUBDIVISION
LOCATED IN A PORTION OF THE E 1/2 OF THE

SE 1/4 OF SECTION 34 T.3N., R.1W., B.M.,
ADA COUNTY, IDAHO

MARCH 2025
FOCUS ENGINEERING AND SURVEYING

1001 N. ROSARIO ST, SUITE 100
MERIDIAN, ID  83642

PHONE: (208) 947-0075

ARRANO FARMS LLC
P.O.BOX 516

EAGLE, ID  83616
CONTACT:

MIKE HOMAN
EMAIL: MIKE@MHLANDDEVELOPMENT.COM
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E DEER FLAT ROAD

KEITH SCHNEIDER
EMAIL: KEITH@BRONZEBOWLAND.COM
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CASE NO. 24-23-DR 
 

MADRONE VILLAGE SUBDIVISION 
 

Planner: Troy Behunin 
TBehunin@KunaID.gov 
Phone: 208.387.7729 

 
ALL APPLICATION MATERIALS:  

24-23-DR: for 
MADRONE VILLAGE SUBDIVISION 

 
    
 

If you require assistance accessing the application 
materials through the link provided above or would 
like to review the application materials in person at 
City Hall please contact the assigned planner. 
 

mailto:TBehunin@KunaID.gov
https://kunaid.sharepoint.com/:f:/g/IgC9UgOu-CQuS7vU93KbIvLbAd99bpYq-7WKKuVumQXRXC0?e=eQJzNg
https://kunaid.sharepoint.com/:f:/g/IgC9UgOu-CQuS7vU93KbIvLbAd99bpYq-7WKKuVumQXRXC0?e=eQJzNg
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�ll��	�,0����123��557�<���6��3m936��O�6��55���3��:����9�<�7����n��9����òfpfò����69:�����3��23�K�55��aML�qp��<M������o�<�443�<��7�7��6̀�grh�2�43�7��6̀�hg�<�44���7��6�����cg���44���>���3O���I��6̀�c�����������I��̀�����c�s<2��7�I��M��123��557�<����2�6�<��������3��O��2����2���3��s<2��7����:�������s<2��7�s��3�����2�6�5��;3<��O2�<2�O�77�63��3�6�9�3��6�8��4�P���3�����3���2��9�2�cf�2�����3̀�O2�<2��6�62�O������23���3��7����6�I���f̀�i7�<��fM��123�'557�<����69:4��6���>36����?3��3O�'557�<������8����23��53��65�<36̀�<�44���7��6�����:9883�6��7�����23�53��43�3��8������36M��123�'557�<����5��5�636��55��aM�chMqf�t����ccMou��<�36��8�m9�7�8�3���53��65�<3M�123�P9������2O��6�=�6�3���7�����36���������<��3���:��3�5��2����53�36������5��2�8����2�6�6��3M�s��88��3m936�6��23��557�<����:3�<��������3�����5�����3����3�<�457�����53�36������5��2O��6����:3�O33��7��6��6�62�O������23���37�4�������7���69:4���3�M�123�5��5�63��7���6<�5�����553��6����:3����<�457���<3�O��2�P9�����������3M��123�57��������3���7�8�����336�62�77��3873<���23�O��3�:�6�3�������23�:9�7�5�62�77�:3��34��3��c&f�O�����O���23������:�77��8�3����6��77������O23��63<9�3�M�



���

� ��������	
����	
�������	�����
��������������������������������
�����
����
��������������	������������������ ��!�"���#$�%��&�'���(�	)*���	)+((�������
�������	�������+���,����-�.�����-�&�
�	������������,��-����/���������0(���������	�1��	����	�������0(	�'�0���
��������
�		��������	�����-
���������	
������
��
�����������������+���,����-�.�����-�&�
�	����
�����	�(�	���2��345467849:;<=49:>886?@A=B�CDA66�?=CBA66�A�C?E=�AB�BD4�B49F?=GC�7H�BD4�89787C4I�CBGJ�CB944B�CBAB?=EK�LBD?C�97AI�<?66�@7=B?=G4�?=�BD4�HGBG94MN�345467849:;<=49:>886?@A=B�CDA66�7JBA?=�897849�6A=EGAE4�H97F�>IA�,����-�.�����-�&�
�	�����O��&�'���(�	�
�����(�������,���	����	
�P��������������	-��������
�
��'�
�����Q��&�'���(�	)*���	)+((�������
�����0��
�	�������	����
��������
��
���
��	�0�
�������
�������������������	����������	���
��R��&�'���(�	)*���	)+((�������
�������
�	������(	�(�	���
�0���������
�����������
��������	�����������������S����T�U�V$�W��X���
�����	�
(��
�
����-��������&�'���(�	������
�	����-�������(�����
�������
�������-���'���
�����
��������������	�����������������S�� !$�Y��Z�������������������	���������
����
�������0(�-������������S�[ �������

�
(���������-��((	�'�������	��
������(�	0��������\��+���	�1��	�������
��(����
�����
��(�	0������-�0���������������������-��	�����������������]���(	�(�	�-�*���	�
�����	�0�'������	�(�������������-��	������(�����0���	�����������2���-
��	��
�����(��������
��
���(�	0��
��
�	�1��	������0��������
�����	�
�������
��	�1��	�0���
��̂���������������(�����������(�
����_����
̀��̀a�-�
�����
��������((	�'����	�0�+,.&���b��c���
��(����
���������
��(�������������������b������������-�0���	�(��
��(	�

�	�d����		��������'��'�
����)�	�+,.&�����	�	��������������
�����0�
������	�����'�
�����	������
������]���c���
��(��e��������e	���0���	-�e�����
�
�
0�����������
�����
���	���
�������
����(���
��
��0���������)�	��((	�'�����%��+���
�������������)��	�����(	�f����
�������0(�-������/����,��-�,��������
�����
���((	�'�����	����������((����
���
�����((	�'���(	���

���
�������������S�[ ��"���2���X����-�	�'�
���
��	��0���������+((�������
�����(	�'��������e������������g������P������������	�'�
�����(-��������e	���0���	-�e�����+�-�	�'�
���
��������e�����	��
�
f�������+�0���
�	���'��&���	0�����������	�����������	�'�
�����
�
�

����������O��&�'���(�	)*���	)+((��������
���	�
-������������������
�(	�f�����
�
�
f�������&�
����_�'������
(����������
��_�1��	�����
(������
��(�
�����
�	����������	�����'�	��-�
����������������
��(������0(�������(	��	����	�1��
�����
������	���������������(������Q��X�
�������������
�	'�������������
�
�������0(�-����������	�1��	�0���
��������(�
����������-��	��		����������
�	����(	�'����������
�	'���
��+�����������
�
�����
����
�����������	�	������
���������[�h i�"�ii���R��,�0(������������j$�$�k!��!S ���
�	�1��	����&���'�	-��������	�
���������
���0(�����
-���-����
�	����������
�����,�0(����������������	�1��	�0���
�����������
��e	�f�������	�����,���	����
�	�1��	����

�P�����	�1��	�
���������
��(��(����
��	�̀
�
0������	�������������
��������
���	�
����
��((	�'���(	��	����
�
0���������	����
�	�������(���
)��'���(���
��((	�'����	�0�����,��-���lmnoppmqrmr�soqrtutoqv�ow�xyyzo{|}�



���

�������	�
���

��������
�������
�
�	���������
�������	������
�����	�

�����
��������
����	�
	��
����	��	�
	������������ 
	�����



���
�	���
���������
�

�������
��� 
!�
����
�������	��
�����������		�"�����



���
�	���
���������
�

���������
��	�	����������
���
����!�
��������#�	��$�	
�
�� �%
����
��&


���
�	�'��������������
����#$&'�����(����		���
�	�����
���'�
!
�����'���
������
��%
����

)���&


���
�	��
��
���

����*���+�� 
��	�����  ���	��
������  ���

����	�
	���
������#�	��$����
�% �	����,��*���-�!� ���
./�	�
.+�� 
��	�����  ����
���

��������
�
�
�������������
�
	�����������
����	�
	��
��
	�������!� ����	��������
�
�	� �0
���'���
�	������
�����	���
�������
�1�����
�'���
�	����	������
���23��456�76869:;6<=>?@6<=A;;9BCD@E�F5D99�@:E�FGHIBE�D@�D;;9BCDEB:@�J:<�KB@D9�L9DE�G@EB9�E56�MBENOF�LGH9BC�P:<QF�-

����
�
���������
  RS6<86�T6EE6<�FEDEB@U�E56�MBENOF�D;;G<E6@D@C6�5DF�CD;DCBEN�E:�F6<8BC6�E56�;<:;:F6V���!� ����	���
���������
������
���	����������������������
��
����
�����
��������
���������!� ����	���2���&	������!�	�����
  R'�
!��0����
�
��	���
�������
��
	������
�������+�� 
��	��
��
���

������
���
����W
	� �% ��������+�� 
��	�����  ���!��������������	������ 
�
� �����
���
!�����
���	�����XYY�Z[\[]̂_[̀����*
����"��	�
�	�����
 ����W
	� �% ����������	���	�
 ����
  R'�
!��0����
��������	�
�������22��-�!� ���
./�	�
.+�� 
��	�����  ���
a��
���������
	��
��
�����
�!
����
	� � ����
�	�������
��� 
��������
���

������#�	���
���������'�
��� 
�������
������
������  ����0�-� 
���
	���	����������� ���
���#�	���
���������	������� 
�����-�
a�'a���
���
�����2b��&	�����
��	����
���c\̂[]̂]]���	�������-�	�a
	�'���
�W�
���$�
	�
������ ������d3����
!� �	��-��  
	��e@BEF�fg7eOFh�IDN�H6�BFFG6V�:@�D�L5DF6R��R%��������
���2d��*���-�!� ���
./�	�
.+�� 
��	�����  �����
	��

���	����
�!� ��	� ����
������
���������

���	.���������	��������
�!���� �	�����������	��
���
�	�� �	���
����������	�
���	������� ����+  �����
��� ���
��
���

������
	� ���� 
���
	��� �	�����
	����
�
	������	����!� ����	��� �	���+  ��
���
��
�!���	����
���
��
�
�����

�
�������
�!� ����������  ��
	�����	�
��i�+��*����
����	�
	��
����  ����
�!���  �����
���		���
�	���1��*����
����	�
	��
����  ����
�!���  ��
!
 �� �	���j����	��
���
�	���
��
	����
  
	���� ��

	���
��"��!��
�	�����	��a
	�����  ����
	
�
������	�
 �����+�� 
��	������
���
!����	����
�!����
�
	����� �	�������	�
� �-
��

���k�� ���-���
���	��
������	�������� �	�������
�	����	����	��
������
	�C:@J:<ID@C6�?BE5�FED@VD<VF�C:@EDB@6V�B@l�mMDED9:U�J:<�n6FE�oD@DU6I6@E�L<DCEBC6F�J:<�pVD5:�MBEB6F�D@V�M:G@EB6Fqr�-��*���#�	��s�
� �W

��-
��

������  ����
�!���

��� ���
���

���	����	�.�
���
 �
	��� �	���&	���  ��
�	�����

���
�����
�	����
 
�
������
���

����������W

��-
��

����
��
���

�������*���#�	��$�	
�
�� �&


���
�	�'�������	��1�
���%
�t����1��
�������	�
� ����  ����
�!���	�����
�
���
�	����������"
��
	��



���
�	���������W��+��
�!� ��
���+������	���k
������-
��

����+�k-�����  ��������
	�����	��&������W��������������
���

�
����
����	�������	����
 �
	����
�
������% �������	�� ��������
�����
���
�������
�	�������������
�������u��+  ���� 
��

����R��R�������  �������
�������	����	��
����������������	��
�����������
����	��+������	���k
������-
��

����j����� 
����
������	��
���
�	����������	����
�������������
�!� ��	����
�
���
���+������	���k
������-
��

����



���

��������	�
���
����������

���������������������������������
�������������������������� ����
��
��������������������!
����������������������������
���
!��������

��
����������"����"��������������#��!����������!���������$������%�������
�����������&��'()(*+,(-./01(-.2,,*34516.7+16-546+-8�5-(�9(-(:;�1+63<3(=�+<�>?15@8�0+-A31B�9+?-8C�7+186-?463+1�+<�����#������������������������������������������
�����������DEE�FGHIHJ��K����������������
�����������������������������������������������!�����!��������� ��������������
�����������L��'()(*+,(-./01(-.2,,*34516�38�9(-(:;�1+63<3(=�+<�>?15@8�0((=�4+16-+*�,+*343(8�51=�-(M?3-(N(168�DEE�OHFHJP�Q���������������
������������������������������������
��
�������������
�������
��RS�T���������������������������������������������������������������
�����������������!�
�����������������������������������������U���

����������������������������#����������"����V������������
��
�������!�������������������
�� �����������������W��	�
���
����������

����������������!�����$����!������$���������������"������!
�������������#��������������

��
����XY��	�
���
����������

����������������������������������!
������������Z������[���������\�������Z������





�

�

����������	
��	�	
������������������
������������������������ ���!�"�� ���� �������# ����$�%����&
��'����(�)�*������%�����+��,-
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