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Planning & Zoning Commission  
REGULAR MEETING AGENDA  

Tuesday, February 24, 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. 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 February 10, 2026  

 
B. Decision and Reasoned Statement(s) 

1. Case No. 25-05-SUP, Kaveman Trailers Storage 
2. Case No. 25-33-DR, Idaho Fitness Factory 
3. Case No. 24-23-DR, Madrone Village Subdivision 
 
Potential Motion: 
• Motion to Approve Consent agenda. 
• Motion to Approve Consent agenda with amendments (i.e., correction to previous meeting minutes, 

etc.) 
 

3. PUBLIC HEARINGS:  
 

4. BUSINESS ITEMS: 
A. Case No. 26-01-DR (Design Review), Best Business Ave. – Marina Lundy – Associate Planner     

Applicant requests Design Review approval for design of three commercial buildings with site 
improvements such as truck loading docks, parking, and landscaping. The site is approx. 2.2 acres and 
is located at 652 Best Business Ave. and is identified as parcel No. R7880430060 (T2N, R1W, S25). 
 
Potential Motions: 
• Motion to approve/deny & 26-01-DR, with Conditions as outlined in the staff report (and additional 

Conditions imposed by Commission, if applicable). 
 

5. UPDATES & REPORTS: 
 

6. ADJOURNMENT: 

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 

 



 

Planning & Zoning Commission  
REGULAR MEETING MINUTES  

Tuesday, February 10, 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 00:00:36)

Chairman Bryan Clark All righty, we'll go ahead and call the order the regularly scheduled Planning & 
Zoning Commission meeting for Tuesday, February 10th. First up, roll call, please. 

Planning & Zoning Director Doug Hanson Chairman Bryan Clark. 

Chairman Bryan Clark Present. 

Planning & Zoning Director Doug Hanson Vice Chairman Bobby Rossedillo. 

Vice Chairman Bobby Rosadillo Present. 

Planning & Zoning Director Doug Hanson Commissioner Jim Main. 

Commissioner Jim Main Present. 

Planning & Zoning Director Doug Hanson Commissioner Chad Queen. 

Commissioner Chad Queen Present. 

Planning & Zoning Director Doug Hanson Commissioner Cristin Sandu… 

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

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

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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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 00:01:05) 
 
A. Regular Commission Meeting Minutes Dated January 27, 2026  

 
B. Decision and Reasoned Statement(s) 

1. Case No. 25-06-S & 25-26-DR, Tess Manor Subdivision. 
2. Case No. 25-03-CPF, Allied Industrial Center 
3. Case No. 25-31-DR, Blossom Meadows 
 
Potential Motion: 
• Motion to Approve Consent agenda. 
• Motion to Approve Consent agenda with amendments (i.e., correction to previous meeting minutes, 

etc.) 
(Timestamp 00:01:05) 
 
Chairman Bryan Clark All righty, first up on the agenda this evening is the consent agenda. 

Vice Chairman Bobby Rosadillo I'll make a motion that we approve the consent agenda. 

Commissioner Jim Main Second. 

Chairman Bryan Clark All in favor? 

All Commissioners Aye. 

Chairman Bryan Clark Okay. 

 
 
(Timestamp 00:01:11) 
Motion To: Approve The Consent Agenda 
Motion By: Commissioner Bobby Rosadillo 
Motion Seconded By: Commissioner Jim Main 
Further Discussion: None 
Voting Aye: Commissioners Queen, Rosadillo, Main, Clark 
Voting Nay: None 
Absent: Commissioner Sandu 
4-0-1 
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3. PUBLIC HEARINGS:  
(Timestamp 00:01:24) 
 
A. Case No. 25-05-SUP (Special Use Permit), Kaveman Trailers Storage – Marina Lundy – Associate 

Planner 
 
Applicant requests Special Use Permit in order to operate a recreational vehicle sales and storage 
facility. The site is 5 acres, currently zoned C-2, and is located near the intersection of North Meridian 
Rd and East Avalon Street and identified as parcel No. S1419333450 (SEC 13, T2E, R19).  

Potential Motions: 
• Motion to recommend approval/recommend denial of 25-05-SUP with Conditions as outlined in 

the staff report (and additional Conditions imposed by Commission, if applicable).  
(Timestamp 00:01:24) 

 

Chairman Bryan Clark All right, first up this evening, for public hearings, we've got case #25-05-SUP, 
special use permit for caveman trailers and storage, Marina. 

Associate Planner Marina Lundy Good evening, Members of the Commission. For the record, Marina 
Lundy, Associate Planner, Kuna Development Services Department. The application before you this 
evening requests Special Use Permit approval to operate a recreational vehicle sales and storage facility. 
The site is approximately 5 acres, currently zoned C-2 and is located near the intersection of North 
Meridian Road and East Avalon Street. The site is currently under construction to comply with the design 
review approval. The applicant is not proposing changes to that already approved design. The applicant 
estimates that 25% of the site will be for storage and approximately 75, or Sorry, 25% will be for sales 
and 75% will be for storage. Applicant has requested to use the existing septic system. That request was 
approved with the initial design review application, but since then, Central District Health has submitted 
comments stating they have no objections as long as the site is connected to city sewer. The applicant is 
now working with Central District Health to update their paving plan to get approval for continued use of 
the septic system. Staff has reviewed the proposed Special Use Permit application for compliance with 
Kuna City Code, Idaho Statutes, and the Kuna Comprehensive Plan, and should the commission approve 
the application, staff recommends the applicant be subject to the proposed recommended conditions as 
outlined in the staff report. I'll be here for any questions you have, and the applicant is present tonight. 

Chairman Bryan Clark Does the applicant have a presentation? 

Richard Wilmot, Chrysalis Architecture + Planning Richard Wilmot, Chrysalis Architecture, 134 
South 5th Street. Commissioners, you've seen this application previously, both for design review, as 
Marina had mentioned. One thing to clarify, this application is really just for the use itself for the storage. 
Really nothing on the site plan has changed since those previous design review applications. Relative to 
Central District Health, the reason they have made that requirement that we connect to city sewer was that 
the way the site plan was previously shown, some of the pavement area was over the septic area. They 
just, all they really want is that area of pavement to be removed over the top of the drainage area for the 
septic system. And so, what we intend to do is just show them where that paving would be reduced. It 
really just occurs on the south, along the western edge on the south end of the property, south corner. We 
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would just be increasing the landscaping there to reduce the amount of pavement along the frontage of the 
property. So, and when I spoke with Lori at Central District Health, she was okay with us just reducing 
the pavement and then she would be okay with allowing us to continue to use the existing septic system. 
So, with that, we don't have any objections to any of the recommendations or the conditions and stand for 
any questions. 

Chairman Bryan Clark Commission have any questions to the applicant? 

Commissioner Jim Main Yeah, one question. I went back and reviewed the design review application. 
And as far as fencing goes, the fencing along the south side was called out per the detail. However, I 
could not find a detail on that fencing. And I just want to verify that it is a screened fence along that line. 

Richard Wilmot, Chrysalis Architecture + Planning Commissioner Main, yes, it would be a screened 
6-foot fence. 

Commissioner Jim Main Okay, per the city of Kuna requirements? 

Richard Wilmot, Chrysalis Architecture + Planning Commissioner Main, yes, that's correct. 

Commissioner Jim Main Thank you. 

Chairman Bryan Clark Any other questions? Thank you. All right, go ahead and move into the public 
hearing. First up to testify, I have Brian Burnett. 

Brian Burnett [From Audience] I'm good. 

Chairman Bryan Clark Okay. I have two others listed here just to confirm. Julia and Tracy McLean to 
not testify? And then Natalie Johnson to not testify? All righty. I don't have anybody else signed up for 
this public hearing. Is there anybody who did not have an opportunity to sign up for this hearing that 
would like to? Okay. All righty, so we'll go ahead and we'll close the public hearing at 6:06 and bring us 
to our deliberation. 

Commissioner Jim Main I don't see any issue with it. We did approve the design review on it. My only 
concern was visibility onto the site. And as long as the fencing is a screen fencing on all sides, I think I'm 
good with that. 

Vice Chairman Bobby Rosadillo Yeah, it's pretty straightforward. 

Chairman Bryan Clark Yeah, and honestly, I'm a big fan, you know, I hate to lose the usable area, but at 
the same time, you know, more landscaping is always happy. So that makes me, that pleases me. So yeah, 
if no other questions or comments, I'd stand for a motion. 

 [From Audience] Inaudible  

Chairman Bryan Clark I'm sorry, if you would like to testify, you need to come up and sign in. 

[From Audience] Inaudible 

Chairman Bryan Clark All right, so we'll go ahead and we'll reopen the public hearing at 6:07. We can 
go ahead and sign in right here, name and address, and to testify. 
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Planning & Zoning Director Doug Hanson Chairman Clark. And we will actually need a motion to 
when we open and close the public hearing. So, we need that as a motion. 

Chairman Bryan Clark Okay. 

Chairman Bryan Clark All right, very good. 

Vice Chairman Bobby Rosadillo I'll make a motion that we reopen the public hearing portion of the 
meeting. 

Commissioner Jim Main I'll second. 

Chairman Bryan Clark All in favor? 

All Commissioners Aye. 

 

(Timestamp 00:08:32) 
Motion To: Reopen The Public Hearing For Case #25-05-SUP 
Motion By: Commissioner Bobby Rosadillo 
Motion Seconded By: Commissioner Jim Main 
Further Discussion: None 
Voting Aye: Commissioners Queen, Rosadillo, Main, Clark 
Voting Nay: None 
Absent: Commissioner Sandu 
4-0-1 
 

Chairman Bryan Clark So please step to the podium and state your name and address for the record. 

John Wiemann My name is John Wiemann. I live at 978 South Red Sand Avenue in Kuna. I also manage 
the storage facility right next door to the project that you guys are discussing right now. Obviously have 
some concerns related to the operation there. If they're going to allow, if the city's going to allow RV 
storage there, It's virtually the same thing that we're doing right next door. The owner had, I guess, 
approached the City to expand the operation at one point within the last couple of years and was advised 
that, you know, we don't need 10 acres of storage on that site right there. I've been the manager there for 
the last five years and seen quite a bit of changes going through that property there quite a quite a number 
of – Eye sore vehicles and things were stored there previously. We're obviously concerned about the 
impression that that's going to give virtually everybody that comes through my facility is asking me if 
we're expanding. So, a lot of people are thinking that, you know, this is going to be related to our 
operation. So, owner just wanted me to basically state that, you know, He's concerned, obviously, because 
it's, you know, possible conflict of interest. If we're doing RV storage and these guys are going to be doing 
RV storage, you know, a little concern there. So how it's going to impact our operation. That's all I have to 
say, thanks. 

Chairman Bryan Clark Appreciate it. Thank you. Just one more time. If there's anybody else who'd like 
to testify in this public hearing if you wouldn't mind. If you wouldn't mind signing in, please? 

Brian Burnett I’ve already signed in. Brian Burnett. 
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Chairman Bryan Clark Oh, you're fine. I'll mark you. If you'd state your name and address for the 
record. 

Brian Burnett Sure, Brian Burnett, 2205 Mace Road, Eagle, Idaho, 83616. I'm just in favor of this 
project. I obviously live in Eagle, but there is no storage around. And much like the gentleman just 
represented, most of these storage units are filled. So, there is demand. The property owner next door 
obviously didn't purchase this property, but it is probably the best use for that place. You guys probably all 
know it's on a kind of hairpin corner, so you've got a use that is the lowest traffic count of any 
development that you can kind of put there. So, I'm in favor of it, and hopefully I can park something 
there. Thank you. 

Chairman Bryan Clark All right, last call, going once…going twice…I’ll Stand for a motion. 

Planning & Zoning Director Doug Hanson Chairman. 

Chairman Bryan Clark Yes, sir? 

Planning & Zoning Director Doug Hanson Just real quick, before the public testimony is closed, the 
applicant does have the opportunity to… 

Chairman Bryan Clark Oh, yes, I apologize. Richard, right? 

Chairman Bryan Clark Sorry, did you have any rebuttal? 

Richard Wilmot, Chrysalis Architecture + Planning I think we're okay. 

Chairman Bryan Clark Thank you. 

Vice Chairman Bobby Rosadillo I'll make a motion that we close the public testimony portion. 

Commissioner Chad Queen I'll second it. 

Chairman Bryan Clark All in favor? 

All Commissioners Aye. 

 

(Timestamp 00:12:00) 
Motion To: Close The Public Hearing For Case #25-05-SUP 
Motion By: Commissioner Bobby Rosadillo 
Motion Seconded By: Commissioner Chad Queen 
Further Discussion: None 
Voting Aye: Commissioners Queen, Rosadillo, Main, Clark 
Voting Nay: None 
Absent: Commissioner Sandu 
4-0-1 
 

Chairman Bryan Clark All right. Any other statements and comments based on the newly admitted 
testimony? 
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Vice Chairman Bobby Rosadillo I mean, I understand the thought process behind that. I mean, but 25% 
of it's going to be for storage. The majority of it's going to be for sales. 

Chairman Bryan Clark Vice versa. 

Vice Chairman Bobby Rosadillo Yeah, sorry. 

Chairman Bryan Clark 25 for sales and 75 for storage. 

Vice Chairman Bobby Rosadillo 25 for sales, 75 for storage? 

Associate Planner Marina Lundy Yes, that's correct. 

Vice Chairman Bobby Rosadillo Okay. Well, I mean, it's a lot of storage. 

Commissioner Chad Queen I think there's a need for that though. Most storage units are full. Their sales 
business is established in the community. They've been there for a while. 

Vice Chairman Bobby Rosadillo Yeah. 

Commissioner Chad Queen Right? And it's a good, the valid point is that on that corner, what else is a 
better fit? 

Vice Chairman Bobby Rosadillo Right. 

Commissioner Chad Queen In that real estate. 

Vice Chairman Bobby Rosadillo No, that's a good point. It's like daycares, you know, I'd say, I think 
storage and daycares could always use more. 

 Unknown Speaker From Audience [Inaudible] 

Chairman Bryan Clark At this point, no. Outside of the public hearing, and typically everybody is 
allotted their specific amount of time. 

Vice Chairman Bobby Rosadillo Yeah, I mean, and going towards, I mean, is it going to affect business? 
You know, maybe there will be a few people that transfer, you know, depending on pricing and stuff. I 
mean, I think competition is good. You know, as far as like the visibility of it, I mean it's right next to 
another storage unit. So, I'm assuming it's going to look similar, you know, and it's going to be a brand 
new, brand new build. So, you know, it's not going to look trashy. 

Commissioner Chad Queen Based on the design, it appears that it's mainly open outdoor RV storage, 
correct? 

Associate Planner Marina Lundy Yes, that is correct. 

Commissioner Chad Queen It's not direct competition. 

Vice Chairman Bobby Rosadillo No. 

Commissioner Chad Queen It looks like the bulk of the other is mainly indoor storage, so… 

Vice Chairman Bobby Rosadillo Yeah, or covered, yeah. 
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Chairman Bryan Clark No other questions or comments, I would stand for a motion. 

Commissioner Chad Queen I'll make a motion that we approve… 

 Clerk’s Note: Incomplete Motion, Not Admitted. 

Chairman Bryan Clark These are the recommended motions…get kind of an idea of the formatting. 

Commissioner Chad Queen Gotta’ give me a heads up man. 

 [Laughter]  

Vice Chairman Bobby Rosadillo So here you go. I'll make a motion to recommend approval of case 
#25-05-SUP with conditions as outlined in the staff report. 

 

(Timestamp 00:14:51) 
Motion To: Recommend Approval Of Case #25-05-SUP With Conditions 
Motion By: Commissioner Bobby Rosadillo 
Motion Seconded By: None 
Further Discussion: None 
Voting Aye: None 
Voting Nay: None 
Absent: None 
0-0-0 
MOTION WITHDRAWN 

 

Planning & Zoning Director Doug Hanson Sorry, Chairman. Sorry about that. There is a typo on the 
agenda. It should be a motion of approval. 

Vice Chairman Bobby Rosadillo Oh, that's right. 

Planning & Zoning Director Doug Hanson Yeah. 

Vice Chairman Bobby Rosadillo Okay. Let me change that. I'll make a motion to approve case #25-05-
SUP with conditions as outlined in the staff report. 

Commissioner Jim Main Second. 

Chairman Bryan Clark All in favor? 

All Commissioners Aye. 

Chairman Bryan Clark Any opposed? Motion passes. Thank you kindly. 
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(Timestamp 00:15:09) 
Motion To: Approve Case #25-05-SUP With Conditions 
Motion By: Commissioner Bobby Rosadillo 
Motion Seconded By: Commissioner Jim Main 
Further Discussion: None 
Voting Aye: Commissioners Queen, Rosadillo, Main, Clark 
Voting Nay: None 
Absent: Commissioner Sandu 
4-0-1 
 

 
B. Case No. 25-03-S (Preliminary Plat) & 25-04-DR (Design Review), Lerida Subdivision – Marina 

Lundy – Associate Planner 
 
Applicants request Preliminary Plat and Design Review approval to subdivide approx. 21.69 acres into 
93 single family residential lots and 14 common lots. The site is located at 819 N Meridian Rd. (Parcel 
No. S1324142300) S24, T2N, R1W. 
 
Potential Motions: 
• Motion to recommend approval/recommend denial of 25-03-S with Conditions as outlined in the 

staff report (and additional Conditions imposed by Commission, if applicable).  
• Motion to approve/deny & 25-04-DR, with Conditions as outlined in the staff report (and additional 

Conditions imposed by Commission, if applicable). 
(Timestamp 00:15:30) 

Chairman Bryan Clark All right. Next on the agenda this evening…Next on the agenda this evening, 
we have case #25-03-S, preliminary plat, and #25-04-DR for Design Review for Lerida Subdivision. 

Associate Planner Marina Lundy Good evening, members of the Commission. For the record, Marina 
Lundy, Associate Planner, Kuna Development Services Department. The application before you this 
evening requests preliminary plat approval for approx… and design review approval for approximately 
21.7 acres already zoned R6 medium residential density to subdivide the site into 93 single family 
residential lots, 24 duplex townhome lots, and 69 detached single-family lots, and 14 common lots. The 
site is located at 819 North Meridian Road. The applicant will be required to construct Meadowview 
Drive from South Highway 69, Meridian Road, West as half of a 36-foot-wide Collector Street section. 
The project is in the Danskin Lift Station sewer basin, which has very limited capacity. Public Works has 
stated they do not have capacity to support a project of this size without a reduction in lot count or the use 
of the remaining LID EDU credits, which is approximately 86. The applicant has been working with the 
Ridleys’ to secure the remaining LID EDU credits in order to apply them to this project. Staff has 
reviewed the proposed pre-plat for compliance with Kuna City Code, Idaho Statutes, and the Kuna 
Comprehensive Plan, and should the commission recommend approval of the application, staff 
recommends the applicant be subject to the proposed recommended conditions as outlined in the staff 
report. I'll be here for any questions that you have, and the applicant is present tonight and has prepared a 
presentation. 

Chairman Bryan Clark Any questions for staff prior to the applicant presentation? 

Commissioner Jim Main No. 
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Chairman Bryan Clark If the applicant would like to come up and share with us this evening. 

Jason Polson, Biltmore Company I would. Thank you. For the record, Jason Polson representing 
Biltmore Company, address 1580 West Cayuse Creek Drive, Meridian, Idaho, 83646. Commissioner, 
Commission members, it's my pleasure to bring Lerida before you, as Miss Lundy stated, located off of 
Meridian Drive, making some connections both to Meadowview and Saylor extending there. But just 
under 27 acres, again, facts that have been repeated, this community would be a great addition to Kuna. It 
sits next to a large commercial space and provides connectivity and addition, almost an infill project from 
staff's report to help encourage neighborhood and community in the subdivision, our common areas 
incorporate 2.18 acres of qualified open space, a centrally located park, providing amenities such as a 
pool, playground, a large public park, and connecting to walking paths throughout the community. 

To give you an idea about Biltmore, it is a Treasure Valley grown and based company. We bring an 
elevated product to the market. Our homes are always striving to have four-sided architecture to keep 
from a boxy cookie cutter type neighborhood feel. We strive to be a cut above and not an entry-level 
product. Our interiors, much of that same design, use traditional floor plans with thoughtfully selected 
and elevated materials in both finishes, lighting, and trim work to be just a cut above. In this subdivision 
and pre-plat application, we put extra consideration into a buffer from the commercial zoning districts 
located on Meridian Road. That comprises the 24 townhome, single-family townhome lots to provide a 
little bit of transition buffer from that commercial space into the subdivision in the neighborhood there. 
As Ms. Lundy stated, it is currently in the R-6 zoning, high density residential. As proposed, this 
subdivision would be less dense than the maximum allowable at roughly 4.29 dense, develop, excuse me, 
dwelling units per acre. And based on statistics of the surrounding area, and we all know Kuna is rapidly 
growing and expanding, but snapshot of its location with the commercial next door to the east and other 
recently approved and developed subdivisions that our details and demographics kind of fit in line with 
what's been done around us. As part of this application, we've done an extensive traffic impact study as 
we make connections on Meadowview to the ITD corridor, State Highway 69, as well as developing and 
building out Saylor Ave, a north-south connector. We've met all the measurable criteria and fall within 
ITD and ACHD's capital improvement plans as far as traffic counts and concerns that traffic might bring 
to the area. 

As I can't go back. There it goes. As Ms. Lundy stated, there is additional new concern or ongoing 
concern about sewer volume and availability in this basin. We come before you tonight kind of between a 
rock and a hard place as we've had comments with staff and come to What we've understood is a is a 
possible solution. We've reached out to Mark Ridley, the holder of the remaining sewer credits in this 
basin. He is in favor of and is intending to sell us those credits, but a volume count and a value has yet to 
be determined with those. It is his belief and understanding that the more residents patron his business, 
the more successful that is. And he's at this time not willing to give all of those credits to us, but certainly 
a majority share as has been provided to staff in our conversations with him in our good faith effort to 
acquire those. 

Additionally, we would defer to staff's or the recorded and written staff report. This is a level of concern, 
but is made tonight as a vocal condition of approval. We are in good faith reaching out and finding 
agreement to acquire those sewer district or sewer credits. It's been our understanding that it's a majority 
of our development as the agreement not all of the available credits. I feel like in that condition, it might 
be punitive and unreachable for us to require all of those available credits in stating any additional credit 
condition of approval for the commission to consider. That being said, I appreciate your time in 
considering the pre-plat and design review of the Lareita subdivision. I will stand for any questions at this 
time. 
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Chairman Bryan Clark Questions to the applicant at this time? No? Okay, Thank you. 

Jason Polson, Biltmore Company Thank you, Commissioner. 

Chairman Bryan Clark All right. So now clarify for me a motion to open all public hearings, or is it just 
going to reopen? Because typically it's part of the process. 

Planning & Zoning Director Doug Hanson So, we need a motion to close the public hearing. 

Chairman Bryan Clark Okay. 

Planning & Zoning Director Doug Hanson Yep, or reopen, correct. 

Chairman Bryan Clark Okay. All right, we'll go ahead and we'll open the public hearing at 6:24 on this. 
First on the list I have to testify this evening, Tim. 

Tim Jensen, Kuna School District Tim Jensen with Kuna School District 711 East Porter Street here in 
Kuna And just wanted to get up and talk. You know, we've been up here before talking about other 
projects. Reached out to the developer on December 22nd, asking for partnership. We just haven't heard 
back from the developer yet on that. Would love -- you know, we're still open to speaking to him and 
talking about this project would add approximately 59 students to the current enrollments, you know, to 
the area schools. Specifically, it's in the Ross, Hubbard, Fremont, and KHS boundaries are the main 
schools that it would impact. And so right now, KHS, Fremont are at capacity. Hubbard is a little under 
because when we did our boundary changes this last, this current school year, It just left some open space 
in Hubbard, but we obviously as we're continuing to add kids, that space will fill. And Ross is almost at 
capacity. And so that's why, you know, like as we've talked before, we work with our developers to help 
mitigate some of those costs, additional like transportation costs or facility costs that would come with 
adding the additional students if the project were approved. So, and I will stand for any questions. 

Chairman Bryan Clark So just for my own edification, have we been doing any studies on the current 
rates of attrition? I mean, population aging, all that kind of fun stuff. So, I mean, and we're seeing that 
lower number because right now we're seeing it used to be something like 2.1 heads per household. 

Tim Jensen, Kuna School District It was 1.2 and it's actually down now at .5. And so, the numbers I 
gave you are with the new numbers not at the 1.2 that like you said a few years ago. Yeah we were going 
pretty quickly and so yeah those and that even that takes into account that those numbers also take into 
account um private schools charter schools um homeschool like we've, you know, reached out and got the 
yeah it's kind of hard to see say exactly what homeschool percentage are, but we're able to get some 
approximate numbers from the state, you know, to kind of give as accurate a number as possible to you.  
And so, we take all of that into account as well, so. 

Chairman Bryan Clark Any other questions for Mr. Jensen? 

Commissioner Jim Main No.  

Chairman Bryan Clark Thank you so much. 

Tim Jensen, Kuna School District Awesome. Thank you. 

Chairman Bryan Clark Next on the list this evening to testify is Jan Zarr, I believe. Or Yanza. Sorry. 

Jan Zarr No, he's got it right. Jan Zarr, 412 East Boise St. I believe my questions or my concerns have 
been answered. One was about the school and the capacity of families that were going to be living in that 
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area. The other one, of course, is the sewer district and those credits allotted. And so, my understanding is 
that if those credits are not allotted, that this is contingent on making sure that those are done or allotted 
first before this is approved or is it a prior approval would be my next question. So, I don't know how you 
can approve this project going on if we still don't have a confirmed yes, the credits are going to be passed 
or my assumption would be now it would go to city council after this approval. 

Chairman Bryan Clark That is correct. So, ours is a recommendation for approval or denial. And so the 
ultimate decision is left with City Council. 

Jan Zarr Okay. And of course, like everybody asked, my other concern is traffic, traffic, traffic, you 
know, going out on Meridian. And then the only other entrance and exit is, of course, is Saylor, which is 
going to dump onto Deer Flat. We already have a subdivision I think it was approved next to on Kay, 
right? Kay and Porter, that just got approved by you all, which is going to dump on K, which is right 
where we live, which dumps onto Deer Flat. So that's just, yeah. It's a broken record, I guess. So anyway, 
that's all I have to say. Thank you. 

Chairman Bryan Clark Thank you, Is there anybody else who did not have an opportunity to sign up for 
this public hearing that would like to testify? I see no other requests for testimony. So, we will need to 
make a motion to close the public hearing. Oh, and then there's an opportunity for rebuttal. I apologize. 
I'll get there one of these days, Doug. 

Jason Polson, Biltmore Company Mr. Chair, Commissioners, not a lot of rebuttal needed, but just to 
kind of respond and reiterate, as far as Mr. Jensen's comments with the school district, he has reached out. 
Our focus again with recommendation of staff is that we're focusing on sewer credit acquisition and not 
willing to support and move forward. And if we can't come to the agreement that that has been stated and 
is intended, school district is kind of a moot point, but we're not against but in fact in favor. Kuna does a 
great job as far as education and putting trades out into the industry to help the building industry. And 
we're in favor of that, just checking one box at a time as we go through. As far as Mr. Ganz's concerns, 
again, schools were in favor of supporting and willing to work there. Traffic, because of this location 
extending Meadowview, the hope that then that provides a future intersection and more control for ITD 
on 69. Sailor will dump into Deer Flat, but the expansion that's been there in the five-year plan and the 
impact that we've received from ACHD shows that we fall into compliance there with the projected 
numbers. Again, with our sewer credit agreement, Mr. Ridley wants to see that this is a viable project and 
has your approval before he goes selling sewer credits that get tied to a piece of ground that are now out 
of his control. It's his intent to have homes there with future customers, and he's willing to sell some of 
those to us. So, we're stuck between a rock and a hard place. We tonight ask for your consideration and 
approval that we can find majority credits to meet the projected lots of this subdivision. I'll leave it at that. 
Appreciate your time. Any other questions? 

Chairman Bryan Clark Yeah, a couple of quick questions for you. So right now, where do we stand 
with the credits? It sounds like there are credits in the offing up to 86 units.  

Jason Polson, Biltmore Company I believe it’s 83. 

Chairman Bryan Clark Okay. 

Jason Polson, Biltmore Company So even the available that are owned by Mr. Ridley wouldn't quite 
meet the 100% of this subdivision. So, to have all of our credits available that are currently on the market, 
Kuna or Biltmore has no leverage to force sale of those, even though that commercial subdivision is 
basically built out. They are an asset to him that we're trying to incorporate into our project. So, with staff, 
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there's correspondence that's been shared back and forth that his intent is to direct those to Biltmore and 
come to an agreement. I don't have that final number right now, either of cost or quantity, but not all of 
his credits will be given to us, but a substantial number to, again, per meeting with staff would give us 
over that medium threshold of having over at least half of our credits available for this subdivision. 

Commissioner Chad Queen So would you move forward with half the credits available in anticipation 
of receiving the other half from another…Somebody else? 

Jason Polson, Biltmore Company There just aren't any. So, in that drainage basin -- Kuna's expanding, 
right? People want to be here. They want to come here. We can see the growth. Biltmore's been a part of 
that and would like to continue to be a part of that. But these sewer drainage basins have overcommitted 
capacity, both on paper and potentially in reality. To give you some back story in history, when we 
purchased the ground in 2015 that came in that purchase and sale agreement with sewer credits, EDUs. 
It's recently in this last year come to our attention from kuna staff that they don't recognize those for 
several different reasons which is where we've gotten to Mark Ridley in trying to purchase what's 
available. 

Commissioner Chad Queen I guess I'm not sure how you can move forward then. If you have 50% of 
the credits or half the capacity, am I making the right assumption? Then do you build out half of the 
subdivision and wait for a lift station? Do you build a lift station? 

Jason Polson, Biltmore Company Again, we don't have the lift station. That's a capital improvement, 
right, that Kuna as a whole needs to address and tackle above and beyond what Biltmore can do. I would 
turn back to you and pose the question back to Kuna is how did they get themselves into this 
circumstance where they're overcommitted in some way and how do we get left out of the party, so to 
speak. So, the good faith in partnering with Kuna is that we're doing what we can to acquire what's 
available. And Kuna as a partner is agreeing to recognize that effort and come to an agreement as 
development continues, knowing that these sewer problems eventually are going to have to be part of our 
capital improvement project to increase the basin capacity or the sizing. By doing the road improvements, 
we're helping to bring utilities and services from Meadowview, Saylor to help future development, right, 
size up to meet capacity. And without getting into all the details that I don't know that any of us can really 
speak to as far as sewer capacity and drainage basins and where credits have been promised and allocated 
and purchased or not purchased. Trusting that the process will work out and in the partnership to make 
you know what it is and what it's going to become. 

Vice Chairman Bobby Rosadillo So basically you're going to end up building what you have the credits 
for and then sitting and waiting for Kuna to, you know, improve the sewer system so that you can build 
the rest of them or get a lot of those units when they're available. 

Jason Polson, Biltmore Company It's my understanding that in this basin, subdivisions have already 
been built out greater than the available credits that are available. So, a sewer credit is a basically a piece 
of paper or a accounting process that gives so much volume available. And from public works staff, that 
capacity that a pipe should be able to hold or can hold has already been committed and is being used or is 
accounted for. That doesn't mean the pipe is full and overflowing, but per paper and per the tax credit that 
comes with an EDU or a connection certificate, those are what are available on the free market that are 
not tied to a piece of ground currently. 

Commissioner Chad Queen So, I'm sorry to keep beating this, but if you were to move forward with this 
and you managed to get a certain number of credits, which I'm going to equate to capacity because I'm 
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simple that way, And then will you continue to build beyond capacity without credits? Or is that going to 
be per building permit? 

Jason Polson, Biltmore Company I believe that's already where the current situation is. They've already 
built beyond the credits in that basin. So yes, we are not phasing this project. This would be, we have X 
amount of tax credits in the EDUs available that we purchased through Mr. Ridley. and we would intend 
to build out the subdivision to all 93 lots. 

Commissioner Chad Queen With less than 93 credits? 

Jason Polson, Biltmore Company Correct. So, in December, the back and forth, our understanding and 
recommendation from city staff at Public Works was that we get at least a majority of these EDUs, these 
credits, at least 50 was kind of the number that was discussed, to then be willing to support the project to 
move forward. Again, as the current condition is, those credits have already been accounted for and then 
some. The volumes that are being put in that basin exceed those credits that are available. 

Commissioner Chad Queen Then I have one last question, and I think I already know the answer, but I 
have to ask anyway. You said that you were at 4.6 lots… 

Jason Polson, Biltmore Company Dwelling units per acre. 

Commissioner Chad Queen Yeah. Does that include the townhouses or is that just the larger lots? That's 
everything? 

Jason Polson, Biltmore Company Yeah. That's the whole project. The higher density being next to the 
commercial and the, yeah. 

Commissioner Chad Queen That's all I have. 

Chairman Bryan Clark Thank you. Appreciate it. 

Vice Chairman Bobby Rosadillo I'll make a motion that we close the public testimony portion. 

Chairman Chad Queen I'll second it. 

Chairman Bryan Clark All in favor? 

All Commissioners Aye. 

 

(Timestamp 00:40:48) 
Motion To: Close Public Testimony 
Motion By: Commissioner Bobby Rosadillo 
Motion Seconded By: Commissioner Chad Queen 
Further Discussion: None 
Voting Aye: Commissioners Queen, Rosadillo, Main, Clark 
Voting Nay: None 
Absent: Commissioner Sandu 
4-0-1 
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Chairman Bryan Clark Public testimony closed at 6:40. Okay, that'll bring us to our deliberation. This 
one's kind of complicated. 

Commissioner Chad Queen I might have questions for staff about the majority of credits versus... 

Planning & Zoning Director Doug Hanson Microphone.  

Commissioner Chad Queen Yeah, I'm just a weak voice man, sorry. It's about the majority of credits and 
the discussion apparently. Apparently there's been a lot of talk about that. I guess I don't know how to ask, 
but it feels from the applicant that they kind of got in a position that they didn't know they were in until 
they were already in it. Is the 50%, is that a standard that we do, or is that an accommodation for this 
situation? 

Associate Planner Marina Lundy It's not a standard. The situation with this application is unique. That 
conversation in December was based on the existing profile ridge EDUs that are left, Public Works had 
requested that the applicant try to secure as many as possible from the Ridleys. Based on more recent 
discussion between the applicant and staff and their discussion with the Ridleys, it seems, as Jason 
pointed out, that the Ridleys are not comfortable releasing those credits to the applicant until they know 
more about how the application is moving forward. This is a case where the commission could table this 
application until further information has been gathered, but that doesn't necessarily change the Ridley's 
stance, if that answers your question. 

Vice Chairman Bobby Rosadillo Has the city had any communication directly with Ridley's 
representatives? 

Associate Planner Marina Lundy Yes. Myself, and Mike Borzick with Public Works have confirmed 
that the Ridley's are in communication with the applicant and that they are in talks about the EDU credit 
transfers. 

Commissioner Chad Queen But the rub is he wants to see this move forward before he releases those? 

Associate Planner Marina Lundy That is my understanding. 

Vice Chairman Bobby Rosadillo Yeah, I mean, I'd like to see some sort of communication directly from 
him regarding his intentions before. 

Commissioner Chad Queen It's a tight spot, right? 

Vice Chairman Bobby Rosadillo It is. 

Commissioner Chad Queen And I feel for them because they're in a position, it sounds like, that unless 
they get a thumbs up from us, he won't talk to them, but he won't talk to them until we give them a 
thumbs up. 

Vice Chairman Bobby Rosadillo Is that, am I kind of paraphrasing that well? 

Associate Planner Marina Lundy Yes, that's the understanding that I have as well. 

Chairman Bryan Clark He said it already, rock and a hard place. Okay. And then the only other 
question I have in the land use map that is provided, it is discussed that at one point this was kind of in the 
comprehensive plan as potentially going commercial. Ships sailed. This is zoned R-6. Is that my 
understanding? 
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Planning & Zoning Director Doug Hanson For the record, Doug Hanson, Planning & Zoning Director. 
The future land use map designation of the property is actually high density residential, so they are below 
that and the zoning is R-6. 

Chairman Bryan Clar Got it. Okay. 

Associate Planner Marina Lundy Additionally, Commissioners, there is not currently a condition that 
the applicants secure these EDU credits. That is something that could be conditioned as they move 
forward. Something to consider. 

Chairman Bryan Clark Okay. 

Vice Chairman Bobby Rosadillo What was the status of the credits at the time of the original approval 
of this project? Do we know that? 

Planning & Zoning Director Doug Hanson So, the status of how all of these sewer connections or LID 
credits came to be was because the 80 acres from Deer Flat to Meadowview was -- all came under one 
development agreement called the Profile Ridge Subdivision. That's why all of these sewer connections 
were allocated for those 80 acres. Some still exist because the entire thing hasn't been built out. But since 
that time, the south half, the south 40, which became the Ensign subdivision, that was the development 
agreement for Profile Ridge was amended and that was taken out of that development agreement. So, the 
allocation of where those sewer credits would go still exists, but there's no agreement for the city to serve 
that south half that's outside of the DA, which is why they need to go to the applicant/ developer / 
property owner of the original profile ridge subdivision and attempt to accrue as many connections as 
possible. So, a preliminary plat is, there's no approved preliminary plat on this property. It's simply just 
there is R-6 zoning that's still in place from the original profile ridge development application. 

Vice Chairman Bobby Rosadillo Thank you. Well, I mean, personally, for me, I'd still like to see 
something more formal from Ridley's, at least stating their intention to sell, should this be, recommended 
for approval. 

Commissioner Chad Queen Would maybe a fast forward be that we have a condition of compliance or a 
condition of because we can move it forward with the condition. 

Chairman Bryan Clark Right, so the statement from staff, if I understood it correctly, would be for us to 
apply a condition, and that condition could be in line with the prior agreement. So, I guess my 
understanding is the city has discussed moving forward with the acquisition of at least 50 units. I'm sorry. 
Is that my, am I correct in my understanding that there are that would be kind of the way we'd want to 
word the condition if we were to go that route? 

Associate Planner Marina Lundy I don't know that you would want to tie a specific number to it. I think 
that Public Works would probably be better able to speak to that without updated… 

Chairman Bryan Clark Okay, so kind of more of a nebulous, assuming they can get the EDUs and they 
can-- Just a… 

Commissioner Chad Queen Word like sufficient, and then let that be defined later? 

Chairman Bryan Clark Or again, as stated, we could table. At this point, it would probably be to a date 
uncertain. 
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Associate Planner Marina Lundy I think that at this point, staff would recommend tabling to a date 
uncertain until something can be provided showing that. 

Chairman Bryan Clark Yeah. Okay, so at this point, we probably want to wait on something that we 
can apply a little bit more concrete into the conditions. I hate to do it because I hate to be the rock or the 
hard place, but I think unfortunately that's kind of where we also need to be. So, well... 

Commissioner Chad Queen Unless we could come up with something that fit that would allow them to 
pursue those so that they have more information or more solid stuff when they came back. 

Chairman Bryan Clark Well, in this case, yeah, because at this point, I think, as Commissioner 
Rosadillo had mentioned, I think some kind of confirmation, formal confirmation of Ridley's intention or 
willingness that we could tie this to would be beneficial in the public record. 

Commissioner Chad Queen I agree 100%. My only concern is if we table it, what is different when they 
go back to Ridley's to ask for this confirmation? 

Vice Chairman Bobby Rosadillo And it's not necessarily like, I'm not looking for them to say yes, we'll 
sell it. Just, you know, an intent. If this goes through, then yes, we plan on, you know, providing, you 
know, whatever amount of EDUs that they want to say. At least then it's something in writing, like, you 
know, I've like taken the word, but even they can sit there and say whatever they want, but without that 
letter of intent, it just, to me, it doesn't feel as concrete as I like it. 

Commissioner Chad Queen I wouldn't have any idea moving forward without something in writing or 
an intent. That's why my suggestion to have a condition so that they get, I don't know, a step farther down 
the road, so maybe Ridley’s will be more willing to put something in writing. That's my only thought. 

Planning & Zoning Director Doug Hanson Chairman Clark, For the record, Doug Hanson, Planning & 
Zoning Director. So what may be beneficial is to, we can either table to a date uncertain or we can table to 
a date certain either/or in order to give staff and the applicant enough time to procure more information 
with direction that we try to get something more concrete, some type of, whether it's an agreement or 
whatever that looks like between the Ridleys and the applicants so we have an idea of the potential 
number of sewer connections that could be transferred. And in the event that can't happen, we still can 
come back. And if we still would like the project to proceed, have a recommended condition that's more 
thought out as far as what you would like to see to move it to city council. 

Vice Chairman Bobby Rosadillo I think that's reasonable. I think tabling it. And so that way, at least 
then we make a solid condition. 

Chairman Bryan Clark So, I'll stand for a motion. 

Vice Chairman Bobby Rosadillo All right. I'll make a motion that we table case #25-03-S to a date… 
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(Timestamp 00:50:49) 
Motion To: Table Case #25-03-S to a date [Incomplete] 
Motion By: Commissioner Bobby Rosadillo 
Motion Seconded By: None 
Further Discussion: None 
Voting Aye: None 
Voting Nay: None 
Absent: None 
0-0-0 
MOTION WITHDRAWN 

 

Chairman Bryan Clark Both of them if you don't mind. 

Vice Chairman Bobby Rosadillo Oh, we'll have to make separate ones, right? 

Chairman Bryan Clark Oh, okay. 

Vice Chairman Bobby Rosadillo So, I'll make a motion to table case #25-03-S to a date uncertain with 
the condition that we... 

Chairman Bryan Clark No conditions. 

Vice Chairman Bobby Rosadillo No conditions, that's right. Sorry. 

Commissioner Chad Queen I'll second that. 

Chairman Bryan Clark All in favor? 

All Commissioners Aye. 

 

(Timestamp 00:50:53) 
Motion To: Table Case #25-03-S to a date Uncertain with No Conditions 
Motion By: Commissioner Bobby Rosadillo 
Motion Seconded By: Commissioner Chad Queen 
Further Discussion: None 
Voting Aye: Commissioners Queen, Rosadillo, Main, Clark 
Voting Nay: None 
Absent: Commissioner Sandu 
4-0-1 
 

Chairman Bryan Clark And. 

Vice Chairman Bobby Rosadillo I'll make a motion to table case # 25-04-DR to a date uncertain. 

Commissioner Jim Main Second. 

Chairman Bryan Clark All in favor? 

All Commissioners Aye. 

Chairman Bryan Clark Thank you. All right. That is the end of our public hearings for the evening. 
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(Timestamp 00:51:10) 
Motion To: Table Case #25-04-DR to a date Uncertain 
Motion By: Commissioner Bobby Rosadillo 
Motion Seconded By: Commissioner Jim Main 
Further Discussion: None 
Voting Aye: Commissioners Queen, Rosadillo, Main, Clark 
Voting Nay: None 
Absent: Commissioner Sandu 
4-0-1 
 

 
4. BUSINESS ITEMS: 
(Timestamp 00:51:39) 
 
A. Case No. 25-33-DR (Design Review), Idaho Fitness Factory – Marina Lundy – Associate Planner     

Applicant requests Design Review approval for a new Idaho Fitness Factory neighborhood gym. The 
site is 1.45 acres and is located at 1495 and 1515 N School Ave. Parcel Nos. R3193490120 & 
R3193490100. 
 
Potential Motions: 
• Motion to approve/deny & 24-33-DR, with Conditions as outlined in the staff report (and additional 

Conditions imposed by Commission, if applicable). 
(Timestamp 00:51:39) 
 

Chairman Bryan Clark We have one business item, case #25-33-DR for Idaho Fitness Factory in 
Marina. 

Associate Planner Marina Lundy Good evening, members of the Commission. For the record, Marina 
Lundy, Associate Planner, Kuna Development Services Department. The application before you this 
evening requests design review approval for a new Idaho Fitness Factory neighborhood gym that would 
be approximately 11,861 square feet. The site is 1.45 acres and is located at 1495 and 1515 North School 
Ave. Staff has reviewed the proposed design review application for compliance with Kuna City Code, 
Idaho Statutes, and the Kuna Comprehensive Plan and should the Commission approve the application, 
staff recommends the applicant be subject to the proposed recommended conditions as outlined in the 
staff report. I'll be here for any questions you have about the application, and the applicant is present 
tonight as well. 

Chairman Bryan Clark Does the applicant have a presentation for us this evening. 

-- 

Jeff Likes Jeff Likes, 1119 East State Street, Eagle, Idaho, 83616. Good evening, and we're here today to 
just do a Design Review for a proposed Idaho Fitness Factory, as staff has said, off of School Avenue. 
11,600 square feet, neighborhood fitness center on an existing site in an existing commercial 
development. We're actually with two, this takes up two properties in that development. The parking for 
the most part along the drive aisles is there. We'll be adding parking internally beyond those drive aisles 
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and adding landscaping across the whole on that whole west portion of that site as well. The existing 
dumpster, there's a pad for a dumpster that's in the lower east corner, southeast corner of the site, that's 
where we'll be installing a trash enclosure there. Access to the sites are existing, one at the east and one at 
the north end of the site. -- Or can I go from here? Are they just over here?-- Oh, there we go. Sorry, 
thank you. We'll go to some colored elevations. Here's the proposed elevations. Our material is mostly 
stucco, which is all the white stucco you see there. We do have a metal vertical metal entrance with a 
metal covered entrance as well. And then on the corner here, this is a wood look metal panel for longevity 
on that portion there. All of our awnings are steel awnings to break some offsets here and this kind of 
gives you a better view of looking towards that as well. So, this is north, that'll be south, how that sits 
here. And we'll stand for any questions. 

Chairman Bryan Clark So just off the cuff, I'm just double checking I'm reading this right. And perhaps 
this is more for staff, but feel free to answer. It's saying 60% vertical coverage required within three years 
in the landscaping. Is that actually canopy coverage of the site or what is that statement? Sorry, I'm 
looking at the landscape plans, landscape requirements on plan sheet one. 

Associate Planner Marina Lundy Sorry, Commissioner. 

Chairman Bryan Clark Oh, okay, that's just for the south perimeter. I'm just on sheet, plan sheet one in 
that box up in the top right corner, the landscape requirements. 

Jeff Likes I can answer that. I can answer that for you. Yes, so those, The landscaping across the south 
will grow to 60% of coverage, means it gets to 60% of its full growth, we'll say, in those three years. 

Chairman Bryan Clark Got it. 

Jeff Likes Yeah. 

Chairman Bryan Clark Okay. Yeah, with a site like this, I mean, Jim, good? Other gym, actual ‘G’ ‘Y’ 
‘M,’ not Jim Main. 

 [Laughter] 

 But, you know, big old parking lot. Required parking, so we're meeting the required parkings. Okay. Any 
other questions for the applicant? I'm sorry. I'm getting distracted here. 

Commissioner Chad Queen I'm sorry. I'm just digging through it. Are there any capital improvements to 
the school? Is there a turn lane or are you guys doing it? Are you just piggybacking west off of the 
existing? 

Jeff Likes We're not proposing anything in the existing streets. We're just using the existing approaches as 
is. 

Chairman Bryan Clark All righty if no other questions for the applicant. Thank you very much. 
Appreciate it. I'm just getting my bearings and I'm wearing this thing is. Hold on. 

Vice Chairman Bobby Rosadillo Southeast Deer Flat and school. Right there. 

Chairman Bryan Clark Okay, so that's in the existing. Okay. Just look down. Yep, I know that one. 
Okay. 
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Vice Chairman Bobby Rosadillo I don't see anything that stands out. I mean, it looks...The layout looks 
good. I mean, limitations with just the one entrance, but you do what you do. 

Chairman Bryan Clark Yeah, there are two entries. I mean, there are two entries, there's one off of Deer 
Flight and one off of this club. 

Vice Chairman Bobby Rosadillo Oh, is there? 

Chairman Bryan Clark Yeah, there's one on Deer Flight next to the dentist. Yeah, so they do have two 
points of access, good screening from the landscape. 

Commissioner Chad Queen Fits into the existing commercial development. 

Chairman Bryan Clark Fits in with the existing commercial development. And aesthetically, the 
building fits in with the existing as well. So good surface treatments.  

Commissioner Chad Queen Is anybody? 

Chairman Bryan Clark So, in this case, this is design review doesn't go to a public hearing. This is a 
business item. 

Commissioner Jim Main Looks like a clean fit. 

Chairman Bryan Clark Yeah, I agree. All right, if no other questions or concerns, I'd stand for a motion. 

Vice Chairman Bobby Rosadillo Yeah, I'll make a motion to approve case #25-33-DR with conditions 
as outlined in the staff report. 

Commissioner Jim Main I'll second. 

Chairman Bryan Clark All in favor? 

All Commissioners Aye. 

Chairman Bryan Clark Any opposed? 

 

(Timestamp 00:59:19) 
Motion To: Approve Case #25-33-DR With Conditions 
Motion By: Commissioner Bobby Rosadillo 
Motion Seconded By: Commissioner Jim Main 
Further Discussion: None 
Voting Aye: Commissioners Queen, Rosadillo, Main, Clark 
Voting Nay: None 
Absent: Commissioner Sandu 
4-0-1 
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 5. UPDATES & REPORTS: 
(Timestamp 00:59:35)  
 
Chairman Bryan Clark Okay, that brings us to the end of our business items for the evening. Staff, any 
updates or reports? 

Planning & Zoning Director Doug Hanson That's it for the evening. 

Chairman Bryan Clark All righty. 

 
 

6. ADJOURNMENT: 
(Timestamp 00:59:43) 

Vice Chairman Bobby Rosadillo I'll make a motion to adjourn. 

Commissioner Jim Main Second. 

Chairman Bryan Clark All in favor? 

All Commissioners Aye. 

Chairman Bryan Clark Thank you kindly. 

 

(Timestamp 00:59:43) 
Motion To: Adjourn 
Motion By: Commissioner Bobby Rosadillo 
Motion Seconded By: Commissioner Jim Main 
Further Discussion: None 
Voting Aye: Commissioners Queen, Rosadillo, Main, Clark 
Voting Nay: None 
Absent: Commissioner Sandu 
4-0-1 
 

 

 

 

 

 

 

 

 



Page 23 of 23 
Commission Regular Meeting February 10, 2026 

 

 

 _________________________________________ 

                                                               Bryan Clark, 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 AND ZONING COMMISSION  
CITY OF KUNA, ADA COUNTY IDAHO 

 
IN THE MATTER OF THE APPLICATION OF 
 
KAVEMAN TRAILERS STORAGE 
 
Related to the special use permit for a 
commercial site near the intersection of North 
Meridian Rd and East Avalon Street (Parcel No. 
S1419333450) 

) 
) 
) 
) 
) 
) 
) 

Case No.: 25-05-SUP (Special Use 
Permit) 

 
 
 
DECISION AND REASONED 
STATEMENT FOR KAVEMAN 
TRAILERS STORAGE 

 
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 February 10, 2026, the Commission entered a decision 
on the application. Thereafter, this Decision was prepared and presented to the Commission on 
February 24, 2026 for formal adoption of the Commission’s decision.  
 

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 Special Use Permit Application (25-05-SUP) is hereby Approved. 

 
SECTION 3 

RECORD OF EXHIBITS AND TESTIMONY 
 

I. List of Exhibits. 
 
 AFFIDAVIT 
 APPLICATION COVERSHEET 
 COMMITMENT TO PROPERTY POSTING  
 DEED 
 LEGAL DESCRIPTION  
 NARRATIVE 
 NEIGHBORHOOD MEETING CERTIFICATE 
 SITE PLAN 
 SPECIAL USE PERMIT APPLICATION 
 VICINITY MAP  
 AGENCY TRANSMITAL  
 ITD 
 KSD 
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 BPBC 
 BRO 
 ACHD 
 CDH 
 AGENCY TRANSMITAL  
 PROOF OF LEGAL MAILER PZ KAVEMAN 

TRAILERS STORAGE 02.10.26 
 PROOF OF LEGAL MAILER PZ KAVEMAN 

TRAILERS STORAGE 01.27.26 
 PROOF OF PROPERTY POSTING FORM AND 

PHOTOS 
 

II. Public Hearing Witnesses.  
 
Witness Testimony: Those who testified at the Commission February 10, 2026, hearing are as 
follows, to wit:  

a. City Staff: 
Marina Lundy, Associate Planner 
 

b. Appearing for the Applicant:  
Richard Wilmot, 134 S 5th Street, Boise, ID 83702 

c. Appearing to Testify:  
John Wiemann, 978 S Red Sand Ave, Kuna, ID 83634 

Brian Burnett, 2205 W Mace Rd, Eagle, ID 83616 

SECTION 4 
REASONED STATEMENT 

 
I. Relevant Criteria and Standards Considered 

 
a. Relevant City Ordinance Provisions. 

 
1. Kuna City Code (KCC) Title 5 Development Regulations, Chapter 8, Part 8 Special 

use Permits 
 

        b. Relevant Statutory Provisions.  

                   1. Chapter 65 of Title 67, Idaho Code 

                             i. I.C. § 67-6512 – Special Use Permits, Conditions, and Procedures 

 
II. Factual Findings 

 
a. General Factual Findings. 

 
1. Statement of Fact 
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2. Procedural Findings: 

Neighborhood Meeting  Held on November 13, 2025 
Pre-Application Meeting  November 13, 2025 
Agency Comments Request December 2, 2025 
300 FT Legal Mailer Notice Council  January 14, 2026 
Idaho Press Newspaper Published Hearing 
Notice Council  

January 13, 2026 

Site Posting Commission January 12, 2026 
Commission Public Hearing Held on February 10, 2026 
Commission Written Decision and Reasoned 
Statement Entered  

February 24, 2026 

 

Kaveman Trailers Storage 

b. Relevant Contested Facts.  
1.John Wiemann presented concerns about competition with the neighboring 

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

1.The Commission determined that due to the different type of storage 
options that each of these facilities provide it would be an overall benefit 
to the community.  

 
 
 
 

Parcel Number(s): S1419333450 
Future Land Use Map Designation: Commercial 
Existing Land Use: Residential Property  
Current Zoning: C-2 (Area Commercial)  
Proposed Zoning: Same 
Development Area: 5.004 acres 
Adjacent Zoning Districts: North: A 

South: RUT 
East: A 
West: C-1 

Adjacent Street(s) Existing & 
Proposed: 

North: N/A 
East: N/A 
South: E Kuna Rd. (Existing) 
West: N Meridian Rd. (Existing) 

Internal Street(s) Existing & 
Proposed: 

None 

Adjacent Bike/Pedestrian Facilities: None 
Adjacent Parks: None 
Land Dedication Requirements: N/A 
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III. Conditions of Approval 
 

1. Applicant shall acquire approval from Central District Health to continue utilizing the 
existing septic prior to applying for a business license.  If approval from Central District 
Health cannot be obtained then the applicant must connect to City services.  

2. Applicant shall renew the City business license as often as necessary. 
3. In the event the uses or the building located on this parcel are enlarged, expanded upon or 

altered in anyway, the owner/applicant, and any future assigns having interest in the subject 
property, shall seek an amendment to the approvals of this Special Use Permit through the 
Planning and Zoning Department and public hearing process.  

4. This Special Use Permit is valid only if the Conditions of Approval are adhered to 
continuously. In the event the conditions are not continuously followed, the Special Use 
Permit approval may be revoked. 

5. The Applicant shall acquire a Kuna Business License through the Kuna City Clerk’s Office 
once all Conditions of the Special Use Permit are met and shall maintain said license 
through the renewal process during the entirety the business is in operation. 

6. The Special Use Permit is not transferable from one address to another. 
If the applicant/owner wishes to expand or make changes in the future, this SUP will 
need to be evaluated to determine if modification is necessary. 

7. Applicant shall follow all staff and agency recommendations. 
8. Applicant shall comply with Kuna City Code. 
9. Applicant shall comply with all local, state, and federal laws.  

 
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 COMMISSION of the City of Kuna at its regular meeting held on the 
24th day of February 2026. 
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____________________________________ 
P&Z Commission Chairman, 

Bryan Clark 
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BEFORE THE PLANNING AND ZONING COMMISSION  
CITY OF KUNA, ADA COUNTY IDAHO 

 
IN THE MATTER OF THE APPLICATION OF 
 
IDAHO FITNESS FACTORY 
 
Related to the development of real property 
located 1495 And 1515 N School Ave.  (Parcel 
No. R3193490120 & R3193490100).  

) 
) 
) 
) 
) 
) 
) 

Case No. 25-33-DR 
 
 
 
DECISION AND REASONED 
STATEMENT FOR IDAHO 
FITNESS FACTORY.  

 
SECTION 1 

INTRODUCTION AND PROCEDURAL BACKGROUND 
 

THESE MATTERS came before the Planning and Zoning Commission (Commission) on 
February 10, 2026, where the Commission voted to approve case No. 25-33-DR. Thereafter, this 
Decision was prepared and presented to the Commission on March 3, 2026, for formal adoption 
of the Commission’s decision.  
 

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 Design Review Application (25-33-DR) is hereby Approved. 

 
SECTION 3 

RECORD OF EXHIBITS AND TESTIMONY 
 

I. List of Exhibits. 
 
 AFFIDAVIT OF LEGAL 

INTEREST 
 APPLICATION COVERSHEET 
 DESIGN REVIEW APPLICATION  
 ELEVATIONS  
 FLOOR PLAN 
 LANDSCAPE PLAN 1  
 LANDSCAPE PLAN 2 
 LIGHTING PLAN  
 NARRATIVE  
 RENDERINGS 1 
 RENDERINGS 2 
 SITE DETAILS  
 SITE PLAN 
  VICINITY MAP  
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 WARRANTY DEED 1 
 WARRANTY DEED 2  
 WARRANTY DEED 3 
 ITD 
 J&M 
 AGENCY TRANSMITTAL 

 
 

II. Testimony. 
 

a. Those who testified at the Council meeting on February 10, 2026 are as follows, to-wit: 
 

1. City Staff: 
Marina Lundy, Planner 
 

2. Appearing for the Applicant:  
Jeff Likes, 1119 e State St. #120 Eagle, ID 83616 

 
SECTION 4 

REASONED STATEMENT 
 

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

 
1. Kuna City Code (KCC) Title 5 Development Regulations, Chapter , Part 9  Design 

Review  
 

II. Factual Findings 
 

a. General Factual Findings. 
 

1. Statement of Fact 
 

Parcel Number(s): R3193490120 & R3193490100 
Future Land Use Map Designation: Commercial 
Existing Land Use: Vacant lot 
Current Zoning: C-1 (Neighborhood Commercial District) 
Proposed Zoning: Same 
Development Area: 1.45 acres 
Adjacent Zoning Districts: North: C-1 

East: R-6 
South: R-6 
West: R-6 

Adjacent Street(s) Existing & 
Proposed: 

North: W Deer Flat Rd. 
East: N School Ave. 
South: None 
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2. Procedural Findings: 

 

Agency Comments Request December 12, 2025 
P&Z Commission Public Meeting  Held on February 10, 2026  

 

 
III. Conditions of Approval 

 
1. Developer/Owner/Applicant shall work with Ada County Highway District and the City of 
Kuna to complete all required traffic improvements to provide public access to the site as this 
project will have internal private streets, as detailed in the Ada County Highway District staff 
report. 

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

3. Applicant shall ensure the proper easement widths on all lots in accordance with KCC 5-9-
308. 

4. It is the responsibility of the Developer to ensure any anticipated buildings fit any given 
buildable lot. 

5. Fencing within and around the site shall comply with KCC 5-8-1005 (unless specifically 
approved otherwise and permitted). 

6. All required landscaping shall be permanently maintained in a healthy 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. 

7. 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. 

8. 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 5-8-1704 through 1706. 

10. Develop/Owner/Applicant is hereby notified this project is subject to Design Review 
inspections and fees. Required inspections (post construction), are to verify building and 
landscaping compliance prior to requesting signature on the final plat. 

West: N Antimony Pl. 
Internal Street(s) Existing & 
Proposed: 

N/A  

Adjacent Bike/Pedestrian Facilities: None 
Adjacent Parks: None 
Land Dedication Requirements: N/A 
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11. 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. 

12. Connection to City Services (Sewer and Water) is required. The Applicant shall conform to 
all corresponding City of Kuna Master Plans. 

13. 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. 

14. 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. 

15. 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 

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

 
SECTION 5 

REQUIRED NOTICES TO APPLICANT AND AFFECTED PARTIES 
 
Pursuant to KCC 5-8-912, an applicant or affected party may appeal this decision to the Kuna City 
Council. The applicant or affected party must file a written notice of appeal with the City Clerk 
stating specifically the decision(s) to be reviewed by the Council and the grounds for the appeal 
with the Director before 5:00 p.m. of the tenth calendar day, or the next business day following 
the tenth calendar day should the tenth day fall on a weekend or holiday, after decision is issued 
and provided in writing to the applicant. 
 
 
BY ACTION OF THE COMMISSION of the City of Kuna at its regular meeting held on the 
24th day of February 2026. 
 
 

____________________________________ 
P&Z Commission Chairman, 

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

 
IN THE MATTER OF THE APPLICATION OF 
 
MADRONE VILLAGE SUB. 
 
Related to the development of real property 
located near the SWC of Ten Mile and Kuna 
Roads. 

) 
) 
) 
) 
) 
) 
) 

Case No.: 24-23-DR (Design Review) 
 
 
 
 
 
DECISION  

 
SECTION 1 

INTRODUCTION AND PROCEDURAL BACKGROUND 
 

THESE MATTERS came before the Planning & Zoning Commission of the City of Kuna 
(the “Commission”) for Public Meeting on January 27, 2026, the Commission entered a decision 
on the application. Thereafter, this Decision was prepared and presented to the Commission on 
February 24, 2026, for formal adoption of the Commission decision.  
 

SECTION 2 
DECISION 

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

presentations at the hearing, DOES HEREBY ORDER AND DECIDE: 
 
Madrone Village Subdivision (Case No. 24-23-DR) is hereby Approved. 
 

SECTION 3 
RECORD OF EXHIBITS AND WITNESSES 

 
I. List of Exhibits. 

  DESIGN REVIEW APPLICATION 
  LANDSCAPE PLAN 
  SITE PLAN 
  P&Z APPLICATION COVERSHEET 
  DESIGN REVIEW APPLICATION 
  AFFIDAVIT 
  NARRATIVE 
  VICINITY MAP 
  WARRANTY DEED/ 

 
II. Public Meeting Witnesses. 

 
Witness Testimony: Those who testified at the Commission January 27, 2026, hearing are as 

follows, to-wit: 
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a. City Staff: 
Troy Behunin, Senior Planner, Development Services Dept.  

 
b. Appearing for the Applicant: 

Stephanie Hopkins - KM Engineering, 5725 N Discovery Way, Boise, ID 
 

SECTION 4 
CONDITIONS OF APPROVAL 

 
1. The Developer/Owner/Applicant shall obtain written approval on letterhead or may be 

written/stamped on the approved plans of the construction plans from the agencies noted 
below. All submittals are required to include 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). 

g. All public Rights-Of-Way shall be dedicated and constructed to standards 
of the City and Ada County Highway District. No public street construction 
may commence without the approval and permit from Ada County Highway 
District. 

2. 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 
Commission, or seek amending them through appropriate application processes as outlined 
in KCC. 

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

4. This development shall be completed per the approved site plan and landscape plan, or as 
otherwise determined by staff. 

5. All required landscaping shall be permanently maintained in healthy growing condition. 
The property owner shall remove and replace unhealthy or dead plant material within three 
(3) days or as the planting season permits, as required to meet the standards of these 
requirements. Maintenance and planting within public rights-of-way shall be with approval 
from the public entities owning the property. 
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6. Landscaping shall not be placed within 10 feet of any and all meter pits, pressurized 
irrigation valves and/or ACHD underground facilities, and must honor all vision triangles. 

7. This development is subject to Architectural and Landscape compliance Design Review 
inspections prior to receiving a Certificate of Occupancy. Design Review inspection fees 
shall be paid prior to requesting staff inspection. 

8. 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. 

9. 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. 

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

11. Developer/Owner/Applicant shall comply with Kuna City Code and Idaho State code. 
 

 
SECTION 5 

NOTICES TO APPLICANT AND AFFECTED PARTIES 
 
Pursuant to KCC 5-8-912, an applicant or affected party may appeal this decision to the Kuna 
City Council. The applicant or affected party must file a written notice of appeal with the City 
Clerk stating specifically the decision(s) to be reviewed by the Council and the grounds for the 
appeal with the Director before 5:00 p.m. of the tenth calendar day, or the next business day 
following the tenth calendar day should the tenth day fall on a weekend or holiday, after decision 
is issued and provided in writing to the applicant. 
 
BY ACTION OF THE CITY COMMISSION of the City of Kuna at its regular meeting held on 
the 24th day of February 2026. 
 

 
____________________________________ 
Bryan Clark, Chairman 

 



 
 

 
 

 
CASE NO. 26-01-DR 

 
Best Business Ave, Design Review 

 
Planner: Marina Lundy, MLundy@kunaid.gov, (986)269-8341 

 
ALL APPLICATION MATERIALS: 26-01-DR 

652 BEST BUSINESS AVE 
 
 

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:MLundy@kunaid.gov
https://kunaid.sharepoint.com/:f:/g/IgB3WRnz0f-gQ7fsTkXMelVsAc14nXrG2D0Lh8tKUdTOC4A?e=ikAuNF
https://kunaid.sharepoint.com/:f:/g/IgB3WRnz0f-gQ7fsTkXMelVsAc14nXrG2D0Lh8tKUdTOC4A?e=ikAuNF
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P&Z Commission Staff Memo  
  

Entitlements Requested: Final Plat Rezone Annexation Special Use Planned Unit 
Development 

Design 
Review 

Time 
Extension 

Title:  Best Business Ave  Application Number: 26-01-DR 
Date: 2/24/2026 Staff Contact:  Marina Lundy  

Owner(s)/Applicant:  Melynda Boswell  Applicant Contact: boswellapsolutions@gmail.com 
Representative: Trevor Howard Representative Contact: trevor@timberlandassociates.org  

Recommendation 
Approval.  

Purpose 
Applicant requests Design Review approval for three separate buildings which consist of 12 individual units. The 
site is 2.19 acres and is located at 652 Best Business Ave. (Parcel No. R7880430060).  

Statement of Fact 
Parcel Number(s): R7880430060 
Future Land Use Map Designation: Commercial 
Existing Land Use: Vacant lots  
Current Zoning: M-1 
Proposed Zoning: M-1 
Development Area: 2.19 Acres 
Adjacent Zoning Districts: North: M-1     

East: M-1 
South: M-1  
 West: M-1 

Adjacent Street(s) Existing & 
Proposed: 

North: E Stagecoach Way 
East: S Luker Rd. 
South: E Access St. 
West: S Best Business Ave. 

Internal Street(s) Existing & Proposed: N/A 
Adjacent Bike/Pedestrian Facilities: None  
Adjacent Parks: None 
Land Dedication Requirements: N/A 
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Approval  
1. Developer/Owner/Applicant shall work with Ada County Highway District and the City of Kuna to complete all 
required traffic improvements to provide public access to the site as this project will have internal private streets, 
as detailed in the Ada County Highway District staff report. 

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

3. Applicant shall ensure the proper easement widths on all lots in accordance with KCC 5-9-308. 

4. It is the responsibility of the Developer to ensure any anticipated buildings fit any given buildable lot. 

5. Fencing within and around the site shall comply with KCC 5-8-1005 (unless specifically approved otherwise and 
permitted). 

6. All required landscaping shall be permanently maintained in a healthy 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. 

7. 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. 

8. 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 5-8-1704 through 1706. 

10. Develop/Owner/Applicant is hereby notified this project is subject to Design Review inspections and fees. 
Required inspections (post construction), are to verify building and landscaping compliance prior to requesting 
signature on the final plat. 

11. 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. 

Comprehensive Plan and Future Land Use Map Analysis 
The Comprehensive Plan identifies the subject property as Industrial; the existing zone is a M-1 (light 
manufacturing/industrial district) City of Kuna Zone.  The proposed zoning and land use for the subject site 
agrees with the Future Land Use Map (FLUM) of the City of Kuna.  

Staff Analysis 
The applicant is submitting a request for design review approval of three separate buildings that will be 11,375 
SF each. There will be a total of twelve individual units, each measuring 44’ X 65’.  The site improvements would 
include the installation of truck loading docks, parking, and landscaping.  
 
Upon staff review, the proposed application meets the requirements and intent of Kuna City Code with 
adherence to the proposed conditions and Comprehensive Plan. Staff recommend the Commission approve the 
application with the conditions outlined in staff’s report.  

Recommended Conditions of Approval 
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12. Connection to City Services (Sewer and Water) is required. The Applicant shall conform to all corresponding 
City of Kuna Master Plans. 

13. 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. 

14. 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. 

15. 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 

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

17. Applicant shall submit an updated site plan with parking and landscape islands that comply with KCC 5-8-1405. 
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Date: February 5, 2026 

To: Melynda Boswell 

Staff Contact: Sam Standal, Assistant Traffic Engineer 

Project Description: Best Business Commercial 

Trip Generation: This development is estimated to generate 91 vehicle trips per day, 8 
vehicle trip per hour in the PM peak hour, based on the Institute of Transportation 
Engineers Trip Generation Manual, 12th edition. 

 

Proposed Development 
Meets 

 

All ACHD Policies  X 
Requires Revisions to meet 
ACHD Policies  

 

 

 
 
 

Traffic Impact Study  

Yes  
No X 

If yes, is mitigation 
required 

 

 

ACHD Planned 
Improvements 

 

FYP  
CIP  

 

Livable Street 
Performance Measures 

 

Pedestrian LTS 1 
Cyclist  LTS 1 

 

Is Transit Available?  
Yes  
No  

 
 
Comments:   
 

Area Roadway Level of 
Service 

 

Do area roadways meet 
ACHD’s LOS Planning 

Thresholds? 

 

Yes X 
No  
  
Area roads will meet ACHD’s 
LOS Planning Thresholds in 

the future with planned 
improvements? 

 

Yes X 
No  



 
 
 
 
 
 
 



 1     Best Business Commercial/ 
KUNA26-0002/ 26-01-DR 

Development Services Department 

Project/File:  Best Business Ave Commercial / KUNA26-0002 / 26-01-DR 

This design review application is for twelve commercial and light industrial units 
consisting of three buildings located on 2.99 acres. 

Lead Agency: City of Kuna 

Site address: 652 Best Business Avenue 

Staff Approval: February 5, 2026 

Applicant: Melynda Boswell 
 1651 N Jarvis Court 
 Meridian, ID 83642 

Representative: Trevor Howard 
 Timberland Associates, LLC 
 60 Difficult Drive 
 Idaho City, ID 83631 

Staff Contact: Sam Standal 
 Phone: 208-387-6384 
 E-mail: sstandal@achdidaho.org 

Report Summary: 

ACHD Planned Improvements ............................................ 2 
Level of Service Planning Thresholds ................................. 2 
A. Site Specific Conditions of Approval ............................ 3 
B. Vicinity Map ................................................................. 4 
C. Site Plan ...................................................................... 5 
D. Findings for Consideration ........................................... 6 
E. Policy ........................................................................... 7 
F. Standard Conditions of Approval ................................. 9 
G. Conclusions of Law ...................................................... 9 
Request for Appeal of Staff Decision ................................ 10 
 
 
 

  

mailto:sstandal@achdidaho.org


 2 Best Business Commercial/ 
KUNA26-0002/ 26-01-DR 

ACHD Planned Improvements 

1. Capital Improvements Plan (CIP)/ Five Year Plan (FYP): 

There are no roadways, bridges or intersections in the general vicinity of the project that are in 
the Five Year Plan (FYP) or the District’s Capital Improvement Plan (CIP). 

Level of Service Planning Thresholds 

1. Condition of Area Roadways 
Traffic Count is based on Vehicles per hour (VPH) 

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

• There are no current ACHD traffic counts for Best Business Avenue or E Access Street. 

 
 
  

Roadway Frontage Functional Classification 

Best Business Avenue 415-feet Local 

E Access Street 375-feet Local 



 3 Best Business Commercial/ 
KUNA26-0002/ 26-01-DR 

A. Site Specific Conditions of Approval 
1. Repair or replace any damaged or deteriorated transportation facilities on Best Business Avenue 

and E Access Street abutting the site consistent with ADA and PROWAG requirements. 

2. Close the existing driveway onto Best Business Avenue located 39-feet south of the site’s north 
property line and the existing driveway onto Access Street located 34-feet west of the site’s east 
property line with curb, gutter, and 5-foot-wide attached concrete sidewalk to match existing 
improvements. 

3. Construct a 40-foot-wide paved, curb-cut type driveway from the site onto Best Business Avenue 
located 108-feet south of the site’s north property line. 

4. Construct a 40-foot-wide paved, curb-cut type driveway from the site onto E Access Street located 
at the site’s east property line. 

5. If a multi-use pathway is to be constructed within or adjacent to the site, then the design of those 
facilities shall be consistent with ACHD’s Multi-Use Path & Raised Bike Lane Tool Kit. Additional 
right-of-way dedication may be required at all intersections (streets and driveways) to accommodate 
setbacks. Contact Development Review with questions prior to plan submittal. 

6. Submit civil plans to ACHD Development Services for review and approval.  The impact fee 
assessment will not be released until the civil plans are approved by ACHD.  

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

8. Comply with all Standard Conditions of Approval. 
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B. Vicinity Map 
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C. Site Plan  
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D. Findings for Consideration 

1. Best Business Avenue 
a. Existing Conditions: Best Business Avenue is improved with 2-travel lanes, vertical curb, 

gutter, and 5-foot-wide sidewalk.  There is 58-feet of right-of-way for Best Business Avenue (29-
feet from centerline). 

b. Applicant’s Proposal: The applicant is not proposing any improvements or dedication of right-
of-way on Best Business Avenue. 

c. Staff Comments/Recommendations: As Best Business Avenue is already improved with 
curb, gutter, and sidewalk abutting the site, the applicant’s proposal meets District Policy and 
should be approved. 

The applicant should be required to repair or replace any damaged or deteriorated 
transportation facilities abutting the site on Best Business Avenue consistent with ADA and 
PROWAG requirements. 

2. Access Drive 
a. Existing Conditions: Access Drive is improved with 2-travel lanes, vertical curb, gutter, and 5-

foot-wide sidewalk.  There is 58-feet of right-of-way for E Access Drive (29-feet from centerline). 

b. Applicant Proposal: The applicant is not proposing any improvements or dedication of right-
of-way on Access Drive. 

c. Staff Comments/Recommendations: As Access Drive is already improved with curb, gutter, 
and sidewalk abutting the site, the applicant’s proposal meets District Policy and should be 
approved. 

The applicant should be required to repair or replace any damaged or deteriorated 
transportation facilities abutting the site on Access Drive to meet ADA and PROWAG 
requirements. 

3. Driveways 
3.1 Best Business Drive 

a. Existing Conditions: There is an unpaved, 20-foot-wide driveway from the site onto Best 
Business Drive located 39-feet south of the site’s north property line.  

b. Applicant’s Proposal: The applicant is proposing to close the existing driveway onto Best 
Business Drive with curb, gutter, and 5-foot-wide sidewalk to match existing improvements and 
to construct a 40-foot-wide paved, curb-cut-type driveway located 108-feet south of the site’s 
north property line. 

c. Staff Comments/Recommendations: The applicant proposal meets District Policy and should 
be approved, as proposed. 

3.2 E Access Street 
a. Existing Conditions: There is an unpaved, 20-foot-wide driveway from the site onto E Access 

Street located 34-feet west of the site’s east property line. 

b. Applicant’s Proposal: The applicant is proposing to close the existing driveway onto E Access 
Street with curb, gutter, and 5-foot-wide sidewalk to match the existing improvements and to 
construct a 40-foot-wide, paved, curb-cut-type driveway located at the site’s east property line. 

c. Staff Comments/Recommendations: The applicant’s proposal meets District Policy and 
should be approved, as proposed. 
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E. Policy 

1. Federal Accessibility Design Guidelines and Standards 
District policy 7203.1.1 states that developers shall follow the current version of the U.S. Access 
Board’s Accessibility Guidelines for Pedestrian Facilities in the Public Right-of-Way (PROWAG), 36 
CFR Part 1190, September 7, 2023; (Also see, https//www.access-board.gov/prowag and 
https//www.access-board.gov/files/prowag/planning-and-design-for-alternatives.pdf for additional 
information). 

2. Minor Improvements 
Minor Improvements Policy: District Policy 7203.3 states that minor improvements to existing 
Highways adjacent to a proposed development may be required.  These needed transportation 
facilities are to correct deficiencies or replace deteriorated facilities.  Included are sidewalk and/or 
bike lane construction or replacement (with physical buffers if missing and needed); construction of 
transitional sidewalk segments; crosswalk construction or replacement; curb and gutter 
construction or replacement; repair, replacement or expansion of curb extensions; replacement of 
unused driveways with curb, gutter, sidewalk, repair or addition of traffic calming or speed mitigation 
features; installation or reconstruction of pedestrian ramps; pavement repairs; signs, motor vehicle, 
pedestrian and bicycle traffic control devices; and other similar items.  The current version of 
PROWAG will determine the applicable accessibility requirements for alterations and elements 
added to existing streets. ACHD staff is responsible for identifying the minor improvements that 
would be proportionate to the size and complexity of the development. 

3. Livable Street Performance Measures 
District policy 7203.8 states that ACHD has adopted performance measures (level of stress) for 
evaluating the experience of bicyclists and pedestrians.  ACHD seeks to create a transportation 
network that serves all ages and abilities.  Bike and pedestrian facilities built through development 
should achieve a bike and pedestrian level of traffic stress 1 or 2, with no new bike lane below a 
minimum of 5-feet.   

4. Best Business Avenue and E Access Street 
Industrial Roadway Policy: District Policy 7209.2.1 states that the developer is responsible for 
improving all industrial street frontages adjacent to the site regardless of whether or not access is 
taken to all of the adjacent streets.   

Street Section and Right-of-Way Policy: District Policy 7209.5 states that right-of-way widths for 
new industrial roadways shall be 50-feet wide and that the standard street section will vary 
depending on the need for a center turn lane, bike lanes, volumes, percentage of truck traffic, and/or 
on-street parking. 

• A 40-foot street section (back-of-curb to back-of-curb) will typically accommodate two travel 
lanes and a center turn lane. 

• A 52-foot street section (back-of-curb to back-of-curb) will typically accommodate two travel 
lanes and a center turn lane and on-street parking. 

Sidewalk Policy: District Policy 7209.5.6 requires concrete sidewalks at least 5-feet wide to be 
constructed on one side of all industrial streets.  If a separated sidewalk is proposed, a parkway 
strip at least 6-feet wide between the back-of-curb and street edge of the sidewalk is required to 
provide increased safety and protection of pedestrians.  Consult the District’s planter width policy if 
trees are to be placed within the parkway strip.   

A permanent right-of-way easement shall be provided if public sidewalks are placed outside of the 
dedicated right-of-way.  The easement shall encompass the entire area between the right-of-way 
line and 2-feet behind the back edge of the sidewalk.  Sidewalks shall either be located wholly within 
the public right-of-way or wholly within an easement. 
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5. Driveways 
5.1 Best Business Avenue and E Access Street 

Driveway Location Policy: District policy 7209.4.1 requires driveways near intersections to be 
located a minimum of 75-feet (measured centerline-to-centerline) from the nearest local street 
intersection, and 150-feet from the nearest collector or arterial street intersection. 

Successive Driveways:  District Policy 7209.4.1 states that successive driveways away from an 
intersection shall have no minimum spacing requirements for access points along a local street, but 
the District does encourage shared access points where appropriate. 

Driveway Width Policy:  District policy 7209.4.3 restricts industrial driveways to a maximum width 
of 40-feet.  Most industrial driveways will be constructed as curb-cut type facilities. 

Driveway Paving Policy:  Graveled driveways abutting public streets create maintenance 
problems due to gravel being tracked onto the roadway.  In accordance with District policy, 
7209.4.3, the applicant should be required to pave the driveway its full width and at least 30-feet 
into the site beyond the edge of pavement of the roadway. 

Driveway Design Requirements:  District policy 7209.4.3 states if an access point is to be gated, 
the gate or keypad (whichever is closer) shall be located a minimum of 50-feet from the near edge 
of the intersection and a turnaround shall be provided. 

6. Tree Planters 
Tree Planter Policy:  Tree Planter Policy: The District’s Tree Planter Policy prohibits all trees in 
planters less than 8-feet in width without the installation of root barriers. Class II trees may be 
allowed in planters with a minimum width of 8-feet, and Class I and Class III trees may be allowed 
in planters with a minimum width of 10-feet. 

7. Landscaping 
Landscaping Policy: A license agreement is required for all landscaping proposed within ACHD 
right-of-way or easement areas.  Trees shall be located no closer than 10-feet from all public storm 
drain facilities.  Landscaping should be designed to eliminate site obstructions in the vision triangle 
at intersections.  District Policy 5104.3.1 requires a 40-foot vision triangle and a 3-foot height 
restriction on all landscaping located at an uncontrolled intersection and a 50-foot offset from stop 
signs.  Landscape plans are required with the submittal of civil plans and must meet all District 
requirements prior to signature of the final plat and/or approval of the civil plans. 

8. Pathway Crossings 
United States Access Board R304.5.1.2 Shared Use Paths. In shared use paths, the width of curb 
ramps runs and blended transitions shall be equal to the width of the shared use path.  

AASHTO's Guidelines for the Development of Bicycle Facilities 5.3.5 Other Intersection 
Treatments: The opening of a shared use path at the roadway should be at least the same width 
as the shared use path itself. If a curb ramp is provided, the ramp should be the full width of the 
path, not including any flared sides if utilized. . . . Detectable warnings should be placed across the 
full width of the ramp. 

FHWA's "Designing Sidewalks and Trails for Access" (1999) reflected common ADA-related 
concepts: Chapter 6, Page 16-6: The width of the ramp should be at least as wide as the average 
width of the trail to improve safety for users who will be traveling at various speeds. In addition, the 
overall width of the trail should be increased, so the curb ramp can be slightly offset to the side. 
The increased width reduces conflict at the intersection by providing more space for users at the 
bottom of the ramp. 
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F. Standard Conditions of Approval 
1. All proposed irrigation facilities shall be located outside of the ACHD right-of-way (including all 

easements). Any existing irrigation facilities shall be relocated outside of the ACHD right-of-way 
(including all easements).  

2. Private Utilities including sewer or water systems are prohibited from being located within the ACHD 
right-of-way. 

3. In accordance with District policy, 7203.3, the applicant may be required to update any existing non-
compliant pedestrian improvements abutting the site to meet current Americans with Disabilities 
Act (ADA), Public Right-of-Way Accessibility Guidelines (PROWAG), ISPWC, or ACHD 
requirements.  The applicant’s engineer should provide documentation of compliance to District 
Development Review staff for review. 

4. Replace any existing damaged curb, gutter and sidewalk and any that may be damaged during the 
construction of the proposed development.  Contact Construction Services at 387-6280 (with file 
number) for details. 

5. A license agreement and compliance with the District’s Tree Planter policy is required for all 
landscaping proposed within ACHD right-of-way or easement areas.   

6. All utility relocation costs associated with improving street frontages abutting the site shall be borne 
by the developer. 

7. It is the responsibility of the applicant to verify all existing utilities within the right-of-way.  The 
applicant at no cost to ACHD shall repair existing utilities damaged by the applicant.  The applicant 
shall be required to call DIGLINE (1-811-342-1585) at least two full business days prior to breaking 
ground within ACHD right-of-way.  The applicant shall contact ACHD Traffic Operations 387-6190 
in the event any ACHD conduits (spare or filled) are compromised during any phase of construction. 

8. Utility street cuts in pavement less than five years old are not allowed unless approved in writing by 
the District.  Contact the District’s Utility Coordinator at 387-6258 (with file numbers) for details. 

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

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

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

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

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

are satisfied. 

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

To request an appeal of a staff level decision, see District policy 7101.6.7 at 
https://www.achdidaho.org/home/showpublisheddocument/452/638243231708370000 

 
 

Request for Reconsideration of Commission Action 
 

To request reconsideration of a Commission Action, see District policy 1006.11 at 
https://www.achdidaho.org/home/showpublisheddocument/452/638243231708370000 
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���ĝbah
̂c]
fh
q\ĝ à]
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Ôpc]k
�¦¥�Á���  §�ÕÖ×ØÙÚÛÜ×ØÝÞÙßàáâã




«a
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