
         
                 
  

 
 

 

           

  

Per the Order issued by Central District Health on July 14, 2020, Social distancing  
and face masks will be required.  

 

Due to social distancing protocol, the Council Chambers Audience Occupancy Capacity is 15. 
The first 15 persons who appear will be allowed in Council Chambers. All other persons may 

access the meeting via Live Streaming. 

Public testimony will be received on the cases listed under Public Hearings within this Agenda. The 
instructions and options available for public testimony are listed below. 

APPLICANT AND PUBLIC WRITTEN AND ORAL HEARING TESTIMONY PROCESS: 

Written - In Advance to be included in the Agenda Packet that is distributed to the Decision-Making 
body.  

1. Submit any option prior to 5:00 pm the Thursday before Public Hearing meeting. Late 
submissions will not be included in the packet but will be provided at the meeting. 

2. Submit testimony via our website on the Public Testimony Form. This form will email directly to 
the City for inclusion in the Agenda Packet.  

3. Submit testimony via email to PublicHearingTestimony@KunaID.gov 
4. Submit via mail to: 

City of Kuna 
Attention: City Clerk 
PO Box 13 
Kuna ID 83634 
 

Written – Up to noon the day of the Public Hearing 

1. Submit any option prior to noon the day of the Public Hearing meeting. Late submissions will not 
be included. 

2. Submit testimony via our website on the Public Testimony Form  
3. Submit testimony via email to  PublicHearingTestimony@KunaID.gov 
4. Submit via mail to: 

City of Kuna 
Attention: City Clerk 
PO Box 13 
Kuna ID 83634 

 

Oral – Via electronic call during the Public Hearing 

1. Submit request no later than noon the day of the Public Hearing meeting. 
2. Email  PublicHearingTestimony@KunaID.gov 

Council Chambers│751 W 4th Street, Kuna, Idaho 83634│6:00 PM 
 

PLANNING & ZONING COMMISSION  
AGENDA 

Tuesday, August 25, 2020 
6:00 PM  

 
 

 

Live Streaming Instructions: Members of the public may watch the June 9, 2020 Planning & Zoning 
Commission meeting via Facebook Live. The live feed will start at 6:00 PM on the City of Kuna Idaho 
Facebook page linked below: https://www.facebook.com/CityofKunaIdaho/  
 

http://www.kunacity.id.gov/FormCenter/City-Clerk-13/Public-Testimony-Form-121
mailto:PublicHearingTestimony@KunaID.gov
http://www.kunacity.id.gov/FormCenter/City-Clerk-13/Public-Testimony-Form-121
mailto:%20PublicHearingTestimony@KunaID.gov
mailto:%20PublicHearingTestimony@KunaID.gov
https://www.facebook.com/CityofKunaIdaho/


         
                 
  

 
 

 Your name 
 Address 
 Phone Number you will be calling from to give testimony 
 Email Address 
 Date of Public Hearing 
 Case number or Identification of Public Hearing 

3. Watch your email for a reply email with the information to join the meeting electronically. 
(Check your spam/junk folder as a precaution) 

4. Follow the dial in information. 
5. Call into the virtual lobby a minimum of 5 minutes prior to the meeting. 

 

Oral – In Person Testimony during the Public Hearing.  

Due to social distancing protocol, the Council Chambers Audience Occupancy Capacity is 15. Social 
Distancing will be required. The first 15 persons who appear, in addition to Mayor, City Council, and staff, 
will be allowed in Council Chambers. All other persons may access the meeting via Live Streaming on the 
City of Kuna Facebook page, https://www.facebook.com/CityofKunaIdaho/. All persons wishing to testify 
must, state their name and residential address. No person shall speak until recognized by the Mayor. A three 
(3) minute time limit will be placed on all testimonies. 

Information provided at the public hearing will be available, upon request, five (5) days prior to the 
hearing. The hearing will be held in a facility that is accessible to persons with disabilities.  Special 
accommodations will be available, upon request, five (5) days prior to the hearing in a format that is 
usable to persons with disabilities.  

1. CALL TO ORDER AND ROLL CALL 
 
COMMISSIONERS: 
Chairman Lee Young   Commissioner Stephen Damron 
Vice Chairman Dana Hennis   Commissioner John Laraway  
Commissioner Cathy Gealy 
 

2. CONSENT AGENDA:             All Listed Consent Agenda Items are Action Items 
 

A. Planning and Zoning Commission Meeting Minutes  
 
1. August 11, 2020  

 
B. Findings of Fact & Conclusions of Law 

 
1. Case Nos. 20-01-AN (Annexation), 20-03-S (Preliminary Plat) and 20-07-DR (Design 

Review) Ledgestone South Subdivision 
2. Case Nos. 19-14-AN (Annexation), 19-11-S (Preliminary Plat) & 19-32-DR (Design 

Review) Patagonia East, Ridge & Lakes Subdivision 
3. Case Nos. 20-03-SUP (Special use Permit), 20-13-DR (Design Review) Eagle Christian 

Church 
4. Case Nos. 20-01-ZC (Rezone), 20-02-S (Preliminary Plat) & 20-05-DR (Design Review) 

Sera Sole Subdivision 
5. Case No. 19-13-AN (Annexation) Blackrock Marketplace/Village 
 

3. PUBLIC HEARING: 
 
 

https://www.facebook.com/CityofKunaIdaho/


         
                 
  

 
 

4. BUSINESS ITEMS:  
 

A. Case No. 20-15-DR (Design Review) Patagonia Pool House - ACTION ITEM   
 

Celeste Valle of Breckon Land Design requests Design Review approval to construct a pool 
house, one pool, and accompanying parking lot with 15 parking spaces, two of which are ADA 
accessible; on future Lot 1, Block 18 (APN: S1407427955) of Patagonia No. 7.  

B. Case No. 20-08-SN (Sign) and 20-17-DR (Design Review) Kuna Dental Automated 
Monument Sign – ACTION ITEM   

 

Apex Signs, request sign and design review approval for an approximately 100 square 
foot, freestanding, automated monument sign with illumination. The subject site is 
located at 935 N Linder Road, Kuna, ID 83634 (APN# S1323142310).  

 

5. ADJOURNMENT:  



         
                 
  

 
 

 

           

  

Per the Order issued by Central District Health on July 14, 2020, social distancing  
and face masks were required. Council Chambers audience occupancy was 15.  

Public testimony was received on the cases listed under Public Hearings within this Agenda. 

1. CALL TO ORDER AND ROLL CALL 
 

 
 
 
 
 
 
 

2. CONSENT AGENDA:             All Listed Consent Agenda Items are Action Items 
 

A. Planning and Zoning Commission Meeting Minutes  
 

1. July 28, 2020  
 

B. Findings of Fact & Conclusions of Law 
 

1. 19-11-AN (Annexation), 19-29-DR (Design Review) & 19-08-S (Preliminary Plat) 
Ashton Estates East  

Commissioner Cathy Gealy moved to approve the Consent Agenda. Seconded by 
Commissioner John Laraway. Approved by the following roll call vote:  
Voting Aye: Commissioner Dana Hennis, Commissioner Cathy Gealy and 
Commissioner John Laraway. 
Voting No: None 
Absent: 2 
Motion carried: 3-0-2 

 
 

3. PUBLIC HEARING: 
 

A. Case Nos. 20-01-AN (Annexation), 20-03-S (Preliminary Plat) & 20-07-DR (Design 
Review) Ledgestone South Subdivision - ACTION ITEM   

 

Doug Hanson: Good evening Mr. Vice Chairman, members of the Commission, for the record, 
Doug Hanson, Kuna Planning & Zoning Staff, 751 W 4th Street. The application before you 
this evening proposing to annex the approximately 97-acres into the Kuna City Limits. Of those 
97-acres, the applicant has proposed to zone approximately 84% of the development site R-6 
(Medium Density Residential) as defined via legal description. The proposed areas of R-6 will 
accommodate 291 standard single-family home lots. The remaining development area, as 
defined by legal description, is proposed to be zoned R-8 (Medium Density Residential). 
Similar to the original Ledgestone preliminary plat, Ledgestone South proposes to incorporate 

Council Chambers│751 W 4th Street, Kuna, Idaho 83634│6:00 PM 
 

PLANNING & ZONING COMMISSION  
MINUTES 

Tuesday, August 11, 2020 
6:00 PM  

 
 

 
This meeting was also streamed Live on the City of Kuna Facebook page: 

https://www.facebook.com/CityofKunaIdaho/ 
 

COMMISSIONERS: 
Chairman Lee Young – Absent   
Vice Chairman Dana Hennis   
Commissioner Cathy Gealy 
Commissioner Stephen Damron – Absent   
Commissioner John Laraway  
 
 

CITY STAFF PRESENT: 
Wendy Howell, Planning and Zoning Director 
Troy Behunin, Senior Planner 
Doug Hanson, Planner  
Jessica Reid, Planning & Zoning Staff 
 

https://www.facebook.com/CityofKunaIdaho/


         
                 
  

 
 

102 alley-load lots. These single-family homes will face the street; however, driveway and 
garage access will be available from the rear of the house via a 20-foot wide public alley way. 
With 393 lots over approximately 97-acres, the overall gross density of the project is 4.07 
dwelling units per acre (DUA). The net density is 5.56 (DUA). The applicant proposes 11.6% 
of the project to be dedicated to useable open space, which is compliant with Kuna City Code 
(KCC). Included in this project is an entirely new section of Ardell Road which will span from 
Stroebel Road to Locust Grove Road. Ardell Road is classified as an east-west major collector. 
Along Ardell Road the applicant has proposed a five-foot attached sidewalk. The sidewalk 
width requirement for Collector Roads is an eight-foot detached sidewalk with vertical curb 
and gutter. Staff would note that the applicant will be required to install curb, gutter and 
sidewalks on all roadways in accordance with KCC 5-17-13 and 6-4-2. Additionally, as a part 
of this application, there is an existing single-family home that is being included with the 
annexation proposal, however, this house and approximately 1.04-acres that surround it will 
not be included in the preliminary plat and will be listed as an out parcel on the plat. Ada 
County Highway District (ACHD) recommends the frontage along this site be improved 
consistent with the proposed improvements along Locust Grove Road and Ardell Road so there 
is not a gap in improvements. Staff agrees with this recommendation and will require the 
applicant to install curb, gutter and sidewalk in accordance with KCC 5-14 and 6-4. Ledgestone 
South sewage is anticipated to flow to the Patagonia Lift Station. The sewage is subsequently 
lifted to the Danskin Lift Station. At this time, neither lift station can support this project as 
they are currently configured. Staff would note that if the Commission recommends approval 
of this project, that the applicant be required to work with the Kuna City Engineer to provide a 
solution regarding the reaction of additional capacity. This condition has been provided as 
Condition No. 6 in section “I” of the staff report. Following review, staff has determined the 
annexation, preliminary plat and design review requests are within technical compliance of 
Kuna City Code, Idaho State Code and the Kuna Comprehensive Plan. As a reminder, the 
annexation and preliminary plat are before you as a recommendation to the City Council, and 
the design review is seeking your decision this evening. If the Commission approves the design 
review and recommends approval of the annexation/pre plat, staff would recommend that the 
applicant be subject to the conditions of approval listed in section “I” of your staff report, as 
well as any other additional conditions this decision-making body decides to impose. I will 
answer any questions you may have. C/Hennis: Any questions for staff? C/Gealy: I have no 
questions at this time. C/Laraway: No questions. C/Hennis: Thank you, and would the 
applicant like to present? Jane Suggs: Commissioners, nice to see you tonight, seems like I 
was just here not too long ago. Thank you, we were supposed to be here a couple of weeks ago 
and were not because we did not have our ACHD staff report; thank you for putting me on the 
agenda. My name is Jane Suggs, I work for Gem State Planning, 9840 Overland Road, in Boise 
and I am here representing Ledgestone South Subdivision. I think Doug did a really great job 
giving us an overview, I just want to reiterate that we meet the Comprehensive Plan for Medium 
Density and our preliminary plat meets all of the requirements of the City’s zoning code; and 
the best thing, we agree to all of the conditions of approval. I am going to be a little brief 
because there are a lot of people out here wanting to talk. As you know, this project is a 
continuation of the Ledgestone Subdivision just to the north, and we have a vicinity map to 
show how they are connected. You will see that we are off of Hubbard between Locust Grove; 
you’ll see the Ledgestone Subdivision which is under construction right now, we are getting 
the final plat approved so we can start building houses this Fall, we will continue to work into 
Ledgestone South and over to Locust Grove. The north-south collector is Stroebel Road, you’ll 



         
                 
  

 
 

be familiar with Stroebel Road down near Deer Flat; we are going to extend that all the way to 
the extension of Ardell Road. The Ledgestone South subdivision is larger than the Ledgestone 
Subdivision but they are tied together; we plan for them to be seamlessly tied together and 
share amenities. As a recap, we are requesting annexation with two zoning designations, R-6 
and R-8; the R-8 is just the front load lots, R-6 is the remaining lots. Another drawing I have 
shows the lot layout and that those R-6 lots meet the size requirements of R-4. You will see the 
areas in red, those are zoned R-6 but they are larger than the R-6 minimums, they are actually 
6,600 square feet; they are not all 66-feet wide so I can’t zone them to R-4. We are doing a nice 
mix of lots, in the blue are the R-8 lots; again, our Gross density is just over 4.04 units to the 
acre. We also have a landscape rendering I would like to finish up with, there are a few special 
features in Ledgestone South. We have a central park that is 3.69-acres that will include a 
neighborhood swimming pool which will serve the residents of Ledgestone and Ledgestone 
South; it will also include a play structure, a picnic shelter and some parking spaces. We are 
also including a 5-foot wide sidewalk along the north boundary where the ditch was, which 
runs half a mile and links the two projects. If you look at the original Ledgestone project that 
has a pathway along Mason Creek and you add this half mile, it provides substantial 
opportunities for people to walk. With the construction of Ledgestone South, we will add the 
mid-mile collector of Stroebel Road that runs from Hubbard, almost to Deer Flat, and we will 
construct the Ardell Road extension for about a half of a mile. Again, we are meeting the land 
use designation and the Comp Plan, requirements of the zoning code, subdivision requirements 
and we agree with the staff report. We request that you recommend approval to the City Council 
for annexation, rezone and preliminary plat and request that you approve our design review of 
the open spaces and landscaping. I will stand for any questions. C/Gealy: I have no questions. 
C/Hennis: I had a basic question, I remember reading the ACHD report and most of the traffic 
study; it seemed like ACHD first said the Traffic Study hadn’t used the correct parameters, has 
that been worked out and are you in agreeance with the mitigation recommendations from 
ACHD? JS: Yes, that was earlier in the project where they sent an email that basically says, 
for all traffic studies, we have some questions. What had happened was even when they had 
completed their study, were in review of the study and in the process of writing their staff 
report, they wanted even more information from the traffic study; that is what held us up. The 
original traffic study was from October 2019 but they wanted more information and we worked 
with them. We do agree with those conditions and you will see we will be doing additional 
traffic study updates as the project progresses; at the 301 house there will be another and it will 
revisit that. C/Hennis: Ok, thank you. That leads us to the Public Hearing portion, I will go 
ahead and open the Public Hearing at 6:13 PM. There is one person signed up; has everybody 
signed up that wants to speak tonight regarding Ledgestone South? Ok, first up I have Roger 
Stagg; please come up to the microphone. As a reminder, everyone who testifies will be given 
three minutes to testify and after testimony, the applicant is able to address any questions. When 
you come up, please make sure to state your name and address for the record. Roger Stagg: 
I’m Roger Stagg, I’m here on behalf of myself and my wife Josette; our property is 2303 N 
Locust Grove Road. We are immediately south of Ledgestone South, their development is all 
of our northern and western property line; if I looked at the plat correctly, that is 29 homes 
against our property. First, I would like to read you a brief letter from my wife Josette, then I 
will add my comments and concerns; though I signed up under opposed and I hate to see a 
development this big right next to our rural living, I don’t expect one property owner is going 
to stop the project so, it’s more so requests. From my wife Josette: “Sadly, we no longer live 
on a quiet country road; the developments that are and have been approved made such an 



         
                 
  

 
 

impact on our rural roads, we find this impact devastating. I no longer feel safe going for walks 
as there is so much traffic and they go well beyond the 50-mph speed limit. Each and every 
new subdivision, of say 200 plus homes, adds 400 plus cars on the roads; and families of two 
or more children, most of which are school age. Our roads and schools cannot handle this 
impact, which means more school bonds to pass, more roads to widen and more accidents, 
etcetera. To the developers it means dollar signs; think about preserving some of the rural Kuna. 
Please consider the long-term effects of yet another subdivision in Ledgestone South. Josette 
M. Stagg” My comments in addition, when we moved there in 1992, there was more tractor 
traffic on Locust Grove than there were automobiles; that has already drastically changed and 
continues to change a great deal. There are frequent accidents at the corner of Hubbard and 
Locust Grove; my request, and this may go more towards ACHD, that there would be safety 
mitigation at Hubbard and Locust Grove whether that is a light, a 4-way stop or a roundabout. 
I would also request that Locust Grove, south of Hubbard, be reduced from 50-mph to either 
35 or 40-mph; many cars go through there during high traffic hour, going well over 50-mph 
already. Any questions? C/Gealy: No. Thank you. C/Hennis: No. Ok, that is all I have signed 
up for the Public hearing. (Roger Staggs comments from the audience). Jessica Reid: I’m sorry, 
time has elapsed. C/Hennis: We will close the Public Hearing on that at 6:18 PM. Ms. Suggs? 
JS: Jane Suggs, Gem State Planning, representing Ledgestone South subdivision. I don’t have 
any specific rebuttal to Mr. Staggs or the letter he read from his wife, but I understand a lot of 
changes have happened out here. We are making improvements where ACHD is requiring us 
to, along Locust Grove there is a need for left turn lanes above Hubbard Road all the way up 
to Amity; I don’t know who is going to be paying for that or how we go about making that 
happen because it requires right-of-way and it’s not adjacent to us. However, we will add traffic 
there and yes, many of those intersections will either be signalized are have roundabouts which 
what I think ACHD is preferring to do now. We participate in Impact Fees, I’m not sure if 
Kuna has the Cooperative Agreement with ACHD where we actually give additional monies; 
we will meet all ACHD requirements and will be doing traffic study updates as this develops. 
I don’t think that our development would object to changing the speed limits but that is typically 
something that has to come from the city and from more than one property owner or just the 
developer. We have actually asked for that before too in other parts of the valley. Again, I don’t 
have anything specific to respond; I respectfully ask your approval and recommendation of 
approval of our applications. Also, my door is open and my phone number is available if any 
neighbors would like to talk again. C/Hennis: To expand on what you said, I found in the 
ACHD report where it is suggesting mitigations done at that intersection pretty quickly; I think 
that will be part of ACHD’s plan here in the future. JS: Your next project (on the agenda) 
actually abuts that area as well. C/Hennis: That brings us to the Commissioners discussion; is 
there anything specific? C/Gealy: (Directed to Mr. Staggs) I appreciate your concerns, 
providing your comments and taking the time to come here, however, your concerns will need 
to be addressed with ACHD. I suggest you contact ACHD with your concerns regarding traffic, 
we each have an elected representative on the Board of Commissioners for the Ada County 
Highway District. Growth does impact our schools as well, we are aware of that, and our School 
Board determines when we build more schools; they are also our elected representatives. The 
schools tend to be reactive to the growth because growth comes and then we need more schools. 
When we look at these subdivisions, I prefer to see amenities for the people who will be living 
in these subdivisions, and that they are created as neighborhoods. I also look for transitions as 
in transitional lots between different types of uses. While I recognize you will have 29 new 
neighbors on your north boundary, they’ve actually put larger lots there; the alley-loaded lots 



         
                 
  

 
 

which tend to be smaller, are an attractive product for people looking for affordable housing, 
and those tend to be inside the development. I appreciate the applicant and the developer are 
making efforts to address those concerns. I really don’t have any other concerns about this 
development, it’s a continuation of the first one and it’s in compliance with the Comprehensive 
Plan; many of our citizens participated in creating our Comprehensive Plan, it’s a new one and 
was just approved by City Council. C/Hennis: I appreciate it’s trying to incorporate this 
southern development into the northern development. I think it’s laid out well, I like where the 
amenities are, I like the open space; I think it’s quite a bit better than the northern one. It gives 
good areas to connect, it gives good pathways, it gives good outdoor space; I like what they’ve 
done there. I think we are going to see in the next couple of items coming up that we’re going 
to get an area for another school on the same side, Swan Falls High School will remove some 
of the pressure off of Kuna High School; I think it’s situated itself to come in at the right time. 
The traffic mitigation seems appropriate to me and ACHD. C/Gealy: I noticed as you did, that 
the traffic study that ACHD did have some initial concerns about the traffic impact study but, 
there was an addendum included that addressed some of the traffic mitigation that would be 
required in the 5; 10; 15-year timeframe. C/Laraway: This is going to sound odd but, it is a 
good place for the subdivision for what we’re talking about. Traffic is always going to be an 
issue anywhere you put a lot of homes; normally what ACHD does is after the subdivision is 
installed, they do reduce the speed limit. Your speed limit will most likely drop, to what I don’t 
know, that’s up to the Chief of Police and ACHD. The 4-way stops are coming, they are pretty 
much all around the county now. Unfortunately, there has to be so many crashes at an 
intersection before ACHD will install a traffic control device; I don’t know what that number 
is there. I don’t have any problems with it, its growth, growth is going to hurt some neighbors 
but it is growth. C/Hennis: I think they are appropriately trying to give a neighborhood feel, to 
give it amenities that we have been looking for in the city; they are not just plopping houses on 
an empty parcel, they are providing parks, swimming pools, landscaping, pathways and other 
amenities. C/Gealy: I would also point out that there are multiple conditions of approval; I did 
check that everything mentioned in the staff report are listed in the conditions of approval. I 
didn’t see a need for additional conditions of approval. C/Hennis: The main one is to work 
with the City Engineer to work on the sewer lift station capacity. C/Gealy: Also, as a side, it 
is a phased development and will go in over 6 years.  

Commissioner Cathy Gealy moved to recommend approval for 20-01-AN 
(Annexation) and 20-03--S (Preliminary Plat) to City Council for Ledgestone South 
Subdivision with the conditions as outlined in the staff report. Seconded by 
Commissioner Laraway. Approved by the following roll call vote:  
Voting Aye: Commissioner Dana Hennis, Commissioner Cathy Gealy and 
Commissioner John Laraway. 
Voting No: None 
Absent: 2 
Motion carried: 3-0-2 
 
Commissioner Cathy Gealy moved approve 20-07-DR (Design Review) for Ledgestone 
South Subdivision with the conditions as outlined in the staff report. Seconded by 
Commissioner Laraway. Approved by the following roll call vote:  
Voting Aye: Commissioner Dana Hennis, Commissioner Cathy Gealy and 
Commissioner John Laraway. 



         
                 
  

 
 

Voting No: None 
Absent: 2 
Motion carried: 3-0-2 
 
B. Case No. 19-14-AN (Annexation), 19-11-S (Preliminary Plat) & 19-32-DR (Design 

Review) Patagonia East, Ridge, & Lakes Subdivision – ACTION ITEM   
 

Troy Behunin: Good evening Commissioners, for the record, Troy Behunin, Senior Planner, 
751 W 4th Street, Kuna Planning and Zoning Department, Kuna, Idaho. The project you have 
listed, 19-14-AN (Annexation), 19-11-S (Preliminary Plat), 19-32-DR (Design Review), for 
the Patagonia Lakes, Patagonia Ridge and Patagonia East Subdivisions, is viewed as one 
project by staff even though they are adjacent yet split by Hubbard Road and Locust Grove. 
This is an annexation request involving multiple parcels which are all county parcels but, they 
are contiguous on the west side of the proposed Patagonia East and successively from there to 
the east. A map is shown on the front page of the staff report and there are additional maps 
throughout the packet. This is a Category A annexation request, applicant WHPacific-NV5 
requests approval for the annexation, preliminary plat and design review; staff would note that 
the design review is up for your decision tonight and the annexation and preliminary plat are 
up for your recommendation to City Council. The applicant proposed to annex approximately 
173.80-acres into the Kuna City Limits, using three different, all single-family, residential 
zones; there is R-8 (Medium Density Residential), R-6 (Medium Density Residential) and R-4 
(Medium Density Residential), which is the border between medium and low density. The 
applicant proposes a multi-phased, master planned development. Applicant requests 
preliminary plat approval to subdivide the approximate 173.80-acres into, and up to, 561 single-
family buildable lots; there are also 54 common lots and the applicant is working with the Kuna 
School District on at least 10-acre elementary school site. The applicant is also seeking design 
review approval for the common spaces, buffers, trails and parking for the project. The 
annexation is sought via an Affidavit of Legal Interest by the land owner who has request that 
the lands be annexed into the city. Kuna’s Comprehensive Plan, a blueprint for the city, is a 
guide to help facilitate the development of lands within the City Limits; it does encourage a 
variety of housing, housing types and lot sizes for all income levels. The applicant seeks to 
develop various uses, including these multiple residential uses; they are proposing the school 
site and multiple private parks. The applicant is proposing public streets within the subdivision 
with all of the improvements required by the City of Kuna and ACHD; curb, gutter and 
sidewalk as well meeting the Kuna Rural Fire Districts requirements for roads and proposed 
stub streets to possible future subdivisions. With the large volume of walking/biking trails, they 
will reduce vehicle miles traveled and provide safer routes to school as well as provide a safe 
route to the open spaces and neighbors’ homes. Staff does view that generally speaking, the 
project conforms to the Comprehensive Plan and the Future Land Use Map (FLUM), staff also 
finds the project appears to follow Kuna City standards and fulfills all technical requirements. 
Staff would like to note that all public roads will provide full right-of-way improvements on 
Hubbard Road, Locust Grove Road and all mid-mile collector roads; this is significant because 
we hear many concerns about traffic and want to point out that growth does pay for itself with 
these improvements. The subject property does require being connected to city potable water 
services and the Kuna Municipal Irrigation System (KMIS), or Pressurized Irrigation (PI), as 
well as city sewer services. The sewer will create a considerable burden on the Patagonia Lift 
Station, which then flows on to the Danskin Lift Station. The developer shall work with the 
City Engineer to participate in an engineered evaluation and solution of the Patagonia Lift 



         
                 
  

 
 

Station and any proposed improvements to the lift station to increase the force main capacity; 
this is listed in the Engineers Memo included in your packet. Staff has confirmed that after the 
packet was compiled and dispersed, the City Engineer and the applicant have discussed this 
matter multiple times and the applicant has agreed to work with the City Engineer for the 
Patagonia and Danskin Lift Station upgrade needs. The design review is for the landscaping, 
common areas and open spaces; staff finds that the landscape, buffers and open space generally 
meets and is in compliance with Kuna City Code; staff notes a reminder to the developer about 
landscaping that is noted in the staff report. Staff has determined that the preliminary plat and 
design review generally comply with the goals and policies of Title 5 and Title 6 of Kuna City 
Code, Idaho State Statute §67-6511, the Comprehensive Plan and the FLUM. If the Planning 
and Zoning Commission recommends approval of 19-14-AN and 19-11-S and approves 19-32-
DR, staff recommends that the applicant be subject to the conditions of approval listed in 
section “I” of the staff report as well as any conditions the Commission deems necessary. I will 
sit for any questions that you might have. C/Hennis: Any questions for staff? C/Laraway: In 
the last subdivision we recommended approval for mentioned the sewage must be pumped to 
a lift station in Patagonia; is it this Patagonia or the original Patagonia? And my follow up 
question is if the new Patagonia will also pump to that? TB: That’s a good question, the lift 
station mentioned is the Patagonia Lift Station that is in the original and existing Patagonia 
subdivision; it’s on the southwest corner. C/Gealy: I have a couple of clarification questions 
and then had a letter to read regarding the school site. I read in the ACHD report that the Kuna 
School District had not yet decided that they were going to purchase that land, do you know if 
the developer plans to donate or sell the land to the Kuna School District? TB: There are some 
details that need to be ironed out; I have heard from the developer and the school district that 
it will be a mixture of donation and purchase. C/Hennis: When do you want to read that letter, 
as it is relevant? TB: I can read it right now if you’d like, I have copies to hand out to the 
Commission, or I could do it during the public testimony. C/Gealy: I think during public 
testimony is fine. I had another clarification question, the email from the Fire Chief, “All dead-
end roads should be justified.”; meaning they would be extended in the future, what’s the 
timeframe, and if not, they need to meet standards of the Fire Code. Fitzroy dead-ends into 
private property; have you addressed those concerns with the Fire Chief? TB: I have spoken 
with the Fire Chief about this project, that is why it is listed in the Staff Analysis that they 
should be conditioned to work with ACHD, the City of Kuna departments, and the Kuna Rural 
Fire District for EMS. In addition, there is a catch-all phrase that states they must work with 
all applicable agencies, I believe that is the last condition listed. C/Hennis: Ok, would the 
applicant like to come up? TB: Commissioner Hennis, the applicant is attending via Zoom. 
Bonnie Layton: Good evening Commissioners. Is it possible to allow me to share my screen 
with the meeting? TB: Yes, Jessica will make that happen. BL: I have a few documents on my 
desktop to share; the illustrative site plan with an aerial photo as well as the connectivity plan; 
they will support the plan we have before you this evening. Good evening Commissioners, I 
am Bonnie Layton, Senior Planner at WH Pacific, 690 S Industry Way, in Meridian, Idaho, 
83642. First, I would like to thank staff; Troy and Wendy have been a great help working with 
us on this project. This project was started prior to my employment with WH Pacific, so I am 
happy to be before you this evening to present this project on behalf of my client. I would like 
to reiterate that this project meets the standards of the Kuna Comprehensive Plan and City 
Code. As Troy mentioned, it is 173.80-acres with 561 single-family lots, 54 common lots, a 
10-acre plus school site; three different residential zones with parks and connectivity. Generally 
speaking, we are in agreement with the staff report, Troy mentioned all of the issues I thought 



         
                 
  

 
 

I might need to discuss. I want to mention that this project started a couple of years ago, we 
had a neighborhood last September, submitted the application earlier in the year and then were 
on hold when COVID hit; things were drawn to a halt and during that time, my client acquired 
another 10-acres which helped to provide a better layout and addressed some of the issues from 
ACHD. We held another neighborhood meeting on June 4th and showed this updated plan; as 
the letters in the packet attest to, and previous testimony, I think it attests to traffic being a 
concern to neighbors out here. To address your point Commissioners, we will develop this 
project to ACHD standards and will try to mitigate traffic that is generated from our project. 
We provided these updated documents for the submittal and we did that because we wanted to 
be clear that everyone understood what the project was and had the most up-to-date 
information. At the neighborhood meeting I also suggested to the neighbors that if they had 
traffic concerns, to turn those over to ACHD and updated documents could be obtained from 
the city with our application; that was to attempt to avoid any confusion by having multiple 
plans floating around that may not be current. I wanted to make sure, especially because of the 
life of this project, I just wanted to make sure it was a clean and thorough submittal. Another 
exhibit we put together is to show connectivity; in the top corner you have the original 
Patagonia and then how this project connects into that with pathways. There’s a great network 
of walking paths and biking trails for people to get around in this area. There will be various 
remedies for the residents here just like we do in the original; we’ve earmarked some areas for 
that for the residents. There is alley loaded lots that provides a higher density here and here; 
we have also complied with ACHD on how you enter and exit depending on the class of loads. 
We have tried to address all of the issues brought up my ACHD, we agree with the conditions 
of approval; we will work with staff on the Lift Station, as Troy mentioned, and as we move 
forward through development. With that I respectfully ask on behalf of my client, that you 
approve our project; we believe it will be an asset to the community of Kuna. With that, I will 
stand for any questions. C/Hennis: Thank you. Does the Commission have any questions? 
C/Gealy: I have no questions. C/Laraway: I do have a follow up question; I need to be 
educated on this. Back to the Lift Stations, it says here that the Patagonia Lift Station is not 
going to support the amount of sewage that is going to be coming, and it says that we are going 
to ‘request’ that the Engineer participate; my question is, is that something that I need to make 
in a Motion? That this is looked at or is will it be taken care of by City Code? C/Hennis: That’s 
actually in our conditions, as Troy was saying, they will be required to abide by the City’s 
recommendations in the Engineers report but it is also a line item. C/Laraway: Thank you. 
TB: To summarize Commissioner Laraway, it is actually listed as condition no. 14, and it is 
specific to the sewer capacity. C/Laraway: Ok. Thank you. C/Hennis: With that I will open 
the public hearing at 6:54 PM. I have a couple of people listed here to testify, the first being 
Christi Horton. If you would come up to the microphone and state your name and address for 
the record please. Christi Horton: Good evening, Christi Horton, 2291 E Hubbard Road, 
Kuna, 83634. I did submit a previous testimony addressing our questions and concerns, I am 
opposed to the annexation and the preliminary plat approval for the Patagonia East, Lake and 
Ridge Subdivisions. Many of us don’t seem to get involved in all the Planning and Zoning 
meetings until it affects us personally, however, with all of the proposed subdivisions being 
brought before the board these days, our community is taking a stand with huge concerns on 
whether this area is ready for this rapid growth. I, as well as many outlying neighbors, ask you 
to please look and study this plat carefully. I’m an agricultural homeowner/farmer on the 
southeast corner of Hubbard, our family has proudly been a part of this community since my 
grandfather homesteaded here in 1935. Proposing to put that many houses on an agricultural 



         
                 
  

 
 

type area will totally take away the country type atmosphere we have had and are desperately 
trying to hold onto. On a personal level, I currently share a well with the potential buyer, I will 
lose my current driveway; I have a lot of questions. Many questions need to be addressed; why 
is the density on the north side of Hubbard Road so different to the south side? I have had many 
neighbors ask if this applies with the Comprehensive Plan. What information, and we’ve 
touched on some of this tonight, is provided for water, sewer and city services? What plans are 
provided for runoff water on the adjoining property. I have emergency response issues with the 
ingress/egress, does the fire department approve? There’s a lot of houses there with one way in 
and out. There are huge concerns with the traffic increase; how is that going to be handled? 
What are the ACHD plans? Which was touched on tonight and I know they need to speak for 
that. When will they take effect? On January 22, 2019 at the Kuna public Planning and Zoning 
hearing, Jane Suggs reported that a 4-way stop at Hubbard and Locust Grove would be put in 
as well as widening of Hubbard Road; there is a partial widening going in to the Patagonia 
Subdivision and that is it. There are no stop signs and there have been many accidents on that 
corner, which is at the beginning phase of Patagonia; many of us as neighbors have witnessed 
and helped with those. This needs to be stopped or at least slowed down, especially at this 
point; Kuna has enough subdivisions going on, these roads are not ready for the growth and 
emergency services is a huge concern. Way too many houses are proposed, save what 
agricultural land we have and support our farmers and our way of life. C/Hennis: Thank you 
very much. C/Gealy: Thank you. C/Hennis: Next up on the list is Danny Horton, did you want 
to testify? You marked not to but I just wanted to make sure. (Mr. Horton indicated he would 
not). Ok. That’s all I have signed up to testify; was there anybody else for the Patagonia 
Subdivisions that would like to testify and hasn’t? With that I will close the public hearing at 
6.58 PM, Bonnie Layton will now have her opportunity. BL: Thank you Chairman, I just want 
to reiterate that this project is in compliance with the Comprehensive Plan. We do understand 
the concerns of the adjacent residents, especially as it comes to traffic issues; we believe they 
have been addressed with ACHD, as was mentioned, even in the previous application. I know 
Ms. Suggs was in the audience earlier, I’m not sure if she is still there, she was the one who 
conducted the original neighborhood meeting when she was employed with WH Pacific; I took 
over her position at the end of last year. I have records from that and that was all submitted, 
generally speaking, we do believe this project is in compliance and we’ll work with the 
agencies to solve any of the issues or requirements that they have of us. I thank you for your 
time this evening. C/Hennis: Thank you. At this point…. actually, we missed Mr. Behunin and 
the letter. TB: I will pass out the letter to the Commission quickly. Reading into the record, an 
email from David Reinhart, a spokesman and representative for Kuna School District No. 3. 
The email is dated August 11th, 2020: “Dear Commissioners, I apologize for not being able to 
be with you this evening as our Board of Trustees is meeting.  I am writing on behalf of Kuna 
Joint School District #3 and our Board of Trustees. We study growth rates and housing patterns 
at a detailed level. Because of this we know, if our growth patterns hold true, we will need 
another elementary school east of Meridian Road and, ideally near Hubbard Road within the 
next 5 years. We have worked a number of times with the developers of Patagonia regarding 
the land that is before the Commission tonight; they have in their master plan, a section of 
approximately 10-acres set aside for a school. We have kept the Board apprised of this land 
and they are open to considering a donation or partial sale for the future use of a school. While 
the developers have been open to talking, to this date we do not have a proposal to consider. 
Therefore, Kuna School District is not to be assumed to be a part of this project. We have 
significant concerns about the growth in this area with no firm partnership with a developer to 



         
                 
  

 
 

assist with land as other developers have so generously offered. Without this land, any bond 
for a building would have to be increased by $1 Million or more for land and infrastructure. 
We are not in a place that we want to ask voters for money for land and infrastructure if at all 
possible. Our Board welcomes offers of land but they must be specific and reasonable. Thank 
you for your time this evening. Please direct any questions you may have to me. David 
Reinhart, Assistant Superintendent for School Support Services, Kuna Joint School District.” I 
have had a conversation with Taylor Merrill, who is also present tonight, he represents the 
developer, and I have continued emails with David Reinhart; they are open to a partial 
donation/partial sale. There aren’t any details worked out yet, however, the developer’s 
representative did tell me today that they should have everything finalized, ready for signatures, 
before the City Council public hearing (for this case). The School District will still work with 
the developer and the developer still wants to work with the School District. C/Gealy: Can you 
tell me, of the 173.8 acres, there’s 21.93 acres of open space or 16.59%; can you tell me if that 
includes the 10-acres of the school site? TB: Bonnie, are you there? Could you answer that 
question? BL: Good evening Commissioners, I believe it does include that, I’m just flipping 
through my numbers. On the school site, working with my client, just to reiterate, we believe 
that the school site is a huge amenity for the community, but also for our project and our 
residents. This is something we are very motivated to make happen. To follow up with more 
detail on the open space, in our preliminary plat document on the coversheet, our total open 
space is 28.83-acres and that includes the school lot; common areas that are 19-acres and that 
gets us to a percentage of 16.59; useable open space of 12-acres; and gives us a total of 29.93-
acres. C/Hennis: Thank you. C/Gealy: I have another question for the applicant, Mrs. Horton 
mentioned that she shares a well and will lose her driveway; what is the applicant’s intention 
on how to address that? BL: Commissioners, I am unclear on her losing her well or driveway, 
I’m not understanding that. Troy, I believe, has had some conversations with her. Troy, have 
you spoken with her? I have not had specific conversations with her. TB: I have not had any 
conversations with anybody other than Ms. Gina Russell who is a neighbor to the north of 
Patagonia East; I have not spoken with Mrs. Horton. I have read her letter and the letter from 
her husband, those were included in the packet, but other than that, I have had no contact. BL: 
Members of the Commission, if I could follow up? We would be providing City water to her 
and are willing to cooperate with any water concerns that she would have in that regard. 
C/Hennis: Ok, thank you. C/Gealy: Could I ask another question about the school site? Would 
it be your intention then to provide infrastructure to the school site as you are providing 
infrastructure to the development, such as water, sewer, trash, electric, roads? BL: Members 
of the Commission, thank you for the questions. Typically, we would have, like any other 
requirements, the services stubbed to the site; the details have yet to be worked out between 
my client and the School District. However, we would do at least was expected for any other 
adjacent parcel in accordance with the development. C/Hennis: With that we have 
Commissioners discussion. Jessica Reid: Excuse me Commissioners, could you please correct 
the time for the closing of the public hearing. C/Hennis: I will close the public hearing at 7:10 
PM. As for Commissioner discussion, I think traffic mitigation has been a main concern; how 
will we deal with the increased traffic? ACHD does have some projects in the works in the next 
number of years, a roundabout at Hubbard and Locust Grove; some interim signals and 4-way 
stops. I’m not sure exactly of the timeframe or phasing but that’s already part of their plan. The 
City Engineer will work with the applicant to remedy the Lift Station issues; other than that, as 
long as they can work out an agreement with the school site, which is important. I think we 
may want to condition that prior to City Council, it is remedied; I think they need that 



         
                 
  

 
 

information in front of them to make an accurate decision. The open space is laid out pretty 
well; the connectivity between the two projects is well. There’s good transition to the north 
with the small lots in the south and the larger lots near the neighbors; I would have liked to see 
more of that in the south, but it seems to be laid out pretty decently. C/Gealy: I have another 
question for staff; what is the Comprehensive Plan requirement for open space for this size of 
development? TB: They exceed the open space requirement for the useable open space. 
C/Gealy: Yes, but if we excluded the 10-acres of the school site? TB: The developer should 
be very motivated to work with the School District because without it, there would be no mixed 
component and the useable open space would not meet the requirements. C/Gealy: I’m 
concerned because the implication in the application is…. I assumed it was a donation and was 
part of the open space, thus, would meet the open space requirement. But it’s not a donation 
and it doesn’t seem as though the school site has been resolved so, it’s possible they might not 
meet the open space requirement, then they would not be providing one of the amenities 
indicated. TB: You’re correct, without the school, the open space requirement would not be 
met so, there would essentially not be a project. Much is riding on the donation of the site and 
sale of the land. Not every developer is the same as others and do not donate the entire parcel, 
some work it out with a sale. C/Hennis: My question in regards to that and the open space with 
donation vs sale is, if it is donated it can be construed as open space in their project however, 
if the parcel is sold, it would have a different owner; how then does that open space contribute 
to Patagonia? TB: Because it is all part of the same project coming forward at the same time. 
C/Hennis: But it’s not their property. TB: It’s like with Ledgestone where there is an outlying 
property; I can give examples of 7 or 8 other projects. The farmer no longer wants to farm so 
he sells the property as part of his retirement but doesn’t want the 2-acres around the home to 
not be a part of it so that he doesn’t have to be help to the covenants, codes, requirements or 
restrictions of a subdivision; this would be the same. The owner of the property is getting 
approval for this and after, that’s when the sale/donation would take place; technically 
speaking, the owner is taking the ground through the public hearing process, and it will become 
a public amenity. It really is no different than when other projects include a City Park; the city 
doesn’t take ownership until after it has been developed after it is an approved project and 
moved forward. C/Hennis: Ok. C/Laraway: This is kind of confusing to me; this proposal is 
based on open space or the school, right? TB: Correct, it is a large part of the open space. 
C/Laraway: For this to move forward right now, to me, we would have to have some kind of 
commitment from the developer that it was going to be donated to the School District. I 
understand that the School District must be involved and say they’ll take it, but shouldn’t that 
be worked out before it goes to the City Council? TB: That was the request of the developer 
this afternoon, that it be conditioned to reach an agreement because without the donation/sale, 
the project falls flat due to not meeting the open space requirement. They are going to have to 
do something; if we get to City Council and the developer removes it, then they will not get the 
approval because they have not met the Conditions of Approval. I am the one that does the 
landscape inspections to ensure that the project has been built to the requirements and 
conditions set forth, our department makes sure. C/Laraway: Ok, thank you. C/Hennis: Thank 
you. C/Gealy: There was one other point of clarification, and it came up in some of the letters 
from the public and also Mrs. Hortons testimony, regarding irrigation. My understanding is 
irrigation runoff is the responsibility of the property owner. In this case, if you have water 
running onto the developer’s property, that is your responsibility, and if the developer has water 
running onto your property, that’s the responsibility of the developer. TB: Yes, it’s a state law. 
C/Hennis: Yes, you have to keep your water on your own property. C/Gealy: So, if you have 



         
                 
  

 
 

issues or concerns with that, you should bring them to the city staff. C/Hennis: The same with 
irrigation, anytime anyone has irrigation rights, you cannot impede it. I think that as long as 
this school/open space piece of the project is situated then…. That’s a big portion. C/Gealy: 
Are you ready for a Motion?  

Commissioner Cathy Gealy moved to recommend approval 19-14-AN (Annexation) 
and 19-11-S (Preliminary Plat) for Patagonia East, Ridge, and Lakes Subdivisions with 
the conditions as outlined in the staff report as well as the additional conditions that 
the applicant work with the neighbor regarding the well and driveway and keep staff 
apprised of those conversations; and the developer and staff work with the School 
District to resolve the 10-acres that may or may not become a school site, prior to the 
next City Council meeting. Seconded by Commissioner John Laraway. Approved by 
the following roll call vote:  
Voting Aye: Commissioner Dana Hennis, Commissioner Cathy Gealy and 
Commissioner John Laraway. 
Voting No: None 
Absent: 2 
Motion carried: 3-0-2 
 
Commissioner Cathy Gealy moved to approve 19-32-DR (Design Review) for 
Patagonia East, Ridge, and Lakes Subdivisions with the conditions as outlined in the 
staff report as well as the additional conditions that the applicant work with the 
neighbor regarding the well and driveway and keep staff apprised of those 
conversations; and the developer and staff work with the School District to resolve the 
10-acres that may or may not become a school site, prior to the next City Council 
meeting. Seconded by Commissioner John Laraway. Approved by the following roll 
call vote:  
Voting Aye: Commissioner Dana Hennis, Commissioner Cathy Gealy and 
Commissioner John Laraway. 
Voting No: None 
Absent: 2 
Motion carried: 3-0-2 
 
C. Case No. 20-13-DR (Design Review) & 20-03-SUP (Special Use Permit) New Eagle 

Christian Church – ACTION ITEM   
 

Doug Hanson: Good evening Mr. Chairman, members of the Commission, for the record, 
Doug Hanson, Kuna Planning and Zoning Staff, 751 W 4th Street, Kuna, Idaho, 83634. The 
applicant Rennison Design, on behalf of Eagle Christian Church, seed a Special Use Permit to 
operate a church, and Design Review approval for the approximately 16, 983 square foot 
church building, parking lot, and landscaping located on the northwest corner of N Ten Mile 
Road and W Ardell Road, Kuna. The design review application proposes metal paneling for 
the walls of the waste enclosure; KCC 5-5-6 states that enclosure walls shall be constructed 
with concrete masonry unit block. Staff recommends that if the Commission approves this 
project, the applicant be conditioned to change the trash enclosure wall material to meet KCC. 
This condition has been provided as condition 15 in section “I” of this report. Staff has 
determined that this application complies with Title 5 of Kuna City Code, Comprehensive Plan 
and Idaho Code. With that, I will answer any questions you may have, thank you. C/Hennis: 



         
                 
  

 
 

Any questions from the Commissioners? C/Gealy: I have no questions, thank you. 
C/Laraway: No questions. C/Hennis: Do we have the applicant present? Please come up and 
state your name and address for the record. Brian Liquin: Good evening Mr. Chairman and 
members of the Commission, my name is Brian Liquin with Rennison Design, 410 E State 
Street, Eagle, Idaho, 83616. Thank you for having me tonight, I would like to thank staff, 
especially Doug and Troy, for their leadership; they have been great and the City has been great 
in general, to work with. We believe this is a good project, this property has been posted for 
some time that a church is or might be coming so, we are excited to be part of that venture and 
I think it will be a great addition to the City of Kuna. We have tonight Justin Sturgeon with 
New Beginnings Christian Church, which has been operating here in the area for 19-years; 
through a joint venture, New Beginnings will be leading the Kuna campus of Eagle Christian. 
The Special Use Permit: why a church here? I believe we are within the focus areas of the 
Comp Plan: building an economically diverse community; providing safe spaces for people to 
gather; enhancing a key arterial corridor; providing a resource for cultural and religious 
learning; promoting citizenship; and complimenting the surrounding uses and the city’s Future 
Land Use Map including, mixed use, residential and commercial. There are also other tangible 
benefits of having a church: encouraged virtue; community engagement; civic responsibility; 
help families decide where to live and help choose this community; and they play a vital role 
at the local level in providing charitable opportunities, helping the poor and promoting 
volunteerism. The vicinity map gives you a feel for where we’re at. Here is our phased approach 
to the site; putting a church near the corner with the parking surrounding, then with the Teed 
Lateral to the north, is a perfect opportunity to have a softball field. We’re showing Phase 1 
being the church and a portion of parking to the west, and Phases 2 and 3 with a time to be 
determined in the not too distant future, based on how the congregation grows. For clarification, 
the churches overall square footage is 22,400 with about 16,983 square feet base level and 
approximately 5,000 on the second level. This shows the future planned roundabout; this is our 
engineers slide that has a level of detail beyond the time we have here. Bottomline, the planned 
drainage swills on the landscape and civil plans, are very shallow, they are only going to fill 
with 12-inches to 19-inches of water, so they aren’t big depressions. We have a couple of items 
that need to be pursued, this is an ACHD issue and we are requesting a second point of access. 
You can imagine a singular point of access 30-feet wide on Ardell Road at peak times, could 
be a serious point of congestion; we understand in dealing with ACHD and Doug, that in order 
to pursue an additional point of access on Ten Mile, we need to engage in a traffic analysis, 
which we are pursuing now. Whether that be a right-in-right-out (RiRo), or full turns access, 
that is something we feel is beneficial not just to our project but to the neighbors. The second 
point, the road width, we are proposing to comply with the ACHD requirement for road width 
and paving, which requires widening the paved surface to 17-feet plus 3-feet of shoulder, and 
then barrow pit into our detached sidewalk; whereas the City of Kuna staff has recommended 
full pavement out to vertical curb and gutter. The three-fold that we are proposing to stick to 
the ACHD requirement is because, the Cazador Subdivision to the east, is paved at the 17-foot 
width with the shoulder and barrow pit; more importantly, it’s a considerable added cost for 
the church to try to afford that extra paving. Here is a quick shot of what we propose, we have 
been in conversation with ACHD directly, and highlighted in red, ACHD has specifically 
requested that we not install the curb and gutter at this point with the roundabout in the near 
future, in mind. I have a proposed modification to the conditions. Design Review: Our site has 
lush landscaping, a wide array of trees and shrubs, we have lots of buffer on both streets with 
grass sod, the softball field; we have well designed patio areas. 25-foot light poles throughout, 



         
                 
  

 
 

LED lighting and put on a timer so they are only fully illuminated for the times that they are 
needed. Contemporary architecture with unique masking of the building, a nice mix of natural 
colors and durable materials. The front of the church face is to the west and would be all stucco 
in a Grecian ivory color, wood toned cement board on some of the elements and is very durable. 
Also, brick veneer and a unique trellis structure and canopy on front of the entry; some roll-up 
doors and then as you round the building, the primary building material remains Grecian ivory 
but is switched to the Allura wall siding which is a fiber cement siding. The signage will be by 
separate permit but we do have image national working on signage, this image was a 
placeholder. What we would propose respectfully, is that the staff analysis possibly be modified 
into a condition along these lines: Ten Mile Road shall be widened per ACHD site specific 
Condition of Approval No.4, which is, widen the pavement on Ten Mile Road to a minimum 
of 17-feet from center line, plus a 3-foot gravel shoulder abutting the site, which is consistent 
with the roadway improvements approved for Cazador Subdivision, and also with ACHD’s 
pavement widening recommendations. With that, I can take any questions. C/Laraway: No 
questions. C/Hennis: I don’t have any questions at this point, I think you explained that pretty 
well. C/Gealy: Thank you, I have no questions. C/Hennis: Thank you. Ok, with that, I’ll open 
the public hearing at 7:33 PM. I have just one person listed on the sheet in favor, but not to 
testify. Justin Sturgeon, do you still not want to testify? Justin Sturgeon: I’m the pastor at 
New Beginnings Christian Church and we’re partnering with Eagle Christian on this project, I 
just wanted to be present. C/Hennis: Ok, thank you. With that, I don’t see anyone else; is there 
anyone else here that has not signed up that wishes to speak. With nobody, I’ll close the public 
hearing at 7:34 PM; there will be not rebuttal so, we’ll go into Commissioner discussion. 
C/Gealy: I think it’s a good location. I don’t have any concerns with the design. C/Hennis: I 
think it’s a nice-looking setup, it’s laid out well, landscape is very nice. The new age 
architecture is something different; I guess the only question I have for staff is the 
recommendation change for the roadway with regards to ACHD’s recommendations. I think 
that has some conflict with our City Code. DH: City Code does call for the 8-foot wide 
sidewalk, curb and gutter as well as the Master Street Map and our plan for the future roadways 
of Kuna. It calls for that because, we don’t want through the Ten Mile Corridor or any roadway 
in the city, to have piecemealed parts, we want uniformity for improvement in the city; in 
addition to that, Cazador was approved in 2016, that was well before the Comprehensive Plan 
was established. Staff would continue with the recommendation that it be improved as a 48-
foot improved road section. C/Hennis: What about the are in regards to the future roundabout? 
DH: That is ultimately ACHD’s decision, it would help if they had a definitive date on when 
that roundabout would be created, but since that hasn’t been provided it’s difficult to say that 
the roadway shouldn’t be fully improved. We don’t know when that will actually happen; 
without a specific date it will be hard to say. C/Hennis: Right, understood. Thank you. 
C/Gealy: And it seems the applicant also needs to work with ACHD in respect to a second 
access on Ten Mile. DH: That’s correct. C/Hennis: How do we feel about the proposed change 
versus our City Code? Especially with regards to an area that might get torn up in the near 
future or not near future; I guess that’s something that we need more information on. This is 
our approval or denial for this, it doesn’t go to City Council, we’re the final say. C/Gealy: I 
know sometimes ACHD will require a trust to help offset their costs. I’m torn, I understand 
what the applicant is saying, why do these improvements if it’s just going to get torn up? At 
the same time, we need sidewalks so, I don’t see that there is an advantage to putting in a 
narrower sidewalk and a barrow ditch; something has to be improved around that corner. 
C/Hennis: Well, I think this is more than just the corner too, we’re looking at the length of the 



         
                 
  

 
 

project as well; that’s why I think it’s a considerable amount of money between the two. Again, 
with property development, consistency in the city and City Code, I’m not sure what choice 
there is. I can see it not being in the roundabout area if it’s in the near future but, I think the 
rest of it still has to be developed. The only thing I can see is in the area to work with ACHD 
to try and figure out when this is going to occur so that there isn’t an expense there that is 
avoided by being ripped out. C/Gealy: Do you have any thoughts? C/Laraway: We run into 
this ACHD thing quite a bit so it’s hard to foretell what they are going to do. It seems like when 
we approve these things, we have to wait and see what ACHD does but, I don’t think we can 
do that. We need to look at what’s in front of us and anticipate that ACHD will do the best for 
the citizens of Kuna as it goes along. C/Hennis: I think it’s more along the lines of if it will be 
more along the lines of 1 – 5 years or 15 – 20 years. Troy Behunin: For the record, Troy 
Behunin. Just so you know, I was the planner for the two subdivisions that are actually on the 
east side of this, one north of Ardell and one south of Ardell. Those subdivisions are being 
developed right now, Ardell will be fully improved from Ten Mile to Linder and connected 
with pavement and improvements within the next 2 – 3 weeks. If it’s not on ACHD’s radar for 
improvements in the next couple of years, we’re already too late; basically, that means three of 
these four corners are going to be developed. You are welcome to make a condition that they 
work with staff and ACHD for that but, there are several other projects, including the one at 
Linder, where they were approved for one thing and then ACHD came back and said they were 
putting in a roundabout and they had to modify their plat. I believe earlier that it was testified 
that there is wide lush landscaping, it seems like there might be some built-in room for a future 
roundabout but, they at least have an idea of where the roundabout is going to go and staff 
would be happy to work with ACHD and the applicant to make that happen. You are right, we 
do need improvements, this is our next presentation corridor and three of the four corners are 
going to have an improved road surface and development within the next year. C/Laraway: I 
also think that this is going to be a Sunday operation, so the traffic should be somewhat minimal 
compared to Monday – Friday where everybody is trying to get to work; that’s a plus. As far 
as ACHD improvements, are they talking roundabout, traffic light, we don’t know. C/Hennis: 
I thought I saw somewhere in there that there was a background with a roundabout. 
C/Laraway: I saw the roundabout, but again, the 4-way stop is going to be cheaper and faster; 
I don’t know what they’ll do, but again, thank gosh this is a Sunday operation, traffic should 
be minimal. C/Gealy: The condition as it stands is curb, gutter and sidewalk, attached and 
detached, shall be installed in accordance with Kuna City Code Title 5, Chapter 17; that’s the 
condition that’s there now. C/Hennis: Maybe we just modify that condition that the applicant, 
City and ACHD work together and just do what’s necessary until their traffic mitigation at that 
corner is figured out. It’s like Troy said, there should be a plan on that so, they should be able 
to say if they are going to do that within the next year to two years, that way it saves expense 
on a fair amount of that corner. That’s the only suggestion that I see that’s appropriate. 
C/Gealy: I’m wondering if we could include not necessarily a condition but certainly, the 
applicant could work with staff regarding the timing of the curb, gutter and sidewalk. Then 
depending on what you find from ACHD, to address the concerns of city staff and the code, 
that the improvements are made within a timely manner but not to be duplicated either. I’m not 
even sure that’s a condition, I just think that’s probably what needs to happen here. I’m not 
willing to condition the ACHD curb, gutter and sidewalk. C/Hennis: I agree with you and I 
think your wording there was along the lines of what I was thinking; to work with them on the 
phasing to make sure that we aren’t duplicating or just putting something in just to remove it 
within a year. C/Gealy: Does that necessarily need to be a condition or is it more of a 



         
                 
  

 
 

suggestion? C/Hennis: I think it does because our condition right now says they need to put in 
curb, gutter and sidewalk in; so, if they are going to put that in in phase 1 when the church is 
going to be and then rip it out when they possibly put a roundabout in, I think it’s inappropriate. 
I think it’s just the conversation they need to have about phasing; just the proposed phasing of 
the site, maybe do the same with the appropriate curb and sidewalk and such. TB: What we 
have done with other recent projects is on classified roadways, like Ten Mile and Ardell, 
typically we recite what City Code is; curb, gutter, sidewalk and road widening, no barrow 
ditches, period. You put in the appropriately sized sidewalk because it’s like you said 
Commissioner Gealy, if we don’t require developers to put in sidewalk because there’s no 
sidewalk out there, then we’ll never get sidewalk based on that premise. If nobody puts in 
sidewalk because it’s not there, we’ll never get it. What we typically do is recite what City 
Code is and if, at the time of development, if the developer goes to ACHD and says the city is 
requiring us to put in curb, gutter and sidewalk, ACHD will then come to us and say they don’t 
want it because A, B or C; we have a capital improvement plan or a road trust or something 
else we are working on, or, or, or. In the event that ACHD not accept vertical burb and will not 
accept road widening, then the city will work with ACHD on a barrow ditch, however, ACHD 
is all about function. We do not allow gravel, gravel is not an acceptable groundcover so, on 
the sidewalk side of a barrow ditch it needs to be grass with a water source and then the roadside 
may be dirt or gravel, whatever ACHD will accept. We will work them on that, but that is our 
standard condition; there are also two other subdivisions going in west of this and this is their 
only way to get to Ten Mile unless they go through two other neighborhoods. On the south side 
of Shayla, there are two more subdivisions going in, Ten Mile is becoming an increasingly 
busy corridor and I would be surprised if ACHD doesn’t have a plan of what is going in there. 
ACHD has a roundabout, they just have to put it in and say this is what everyone is doing. I 
don’t know what the timing is. C/Gealy: Thank you. C/Hennis: I think what he is trying to 
say is that even with the conditions as they are put…. C/Gealy: There still may be some 
modifications. C/Hennis: Yes. C/Gealy: And the staff will work with ACHD and the 
applicant. I don’t see any reason to modify the conditions. C/Hennis: Then I’ll stand for a 
motion. DH: Staff would recommend to put in an additional condition that applicant work with 
staff and ACHD on traffic analysis to determine the feasibility of a secondary driveway access 
off of Ten Mile Road. C/Hennis: Oh, I thought it was in there. DH: It’s discussed in the staff 
analysis and ACHD staff report but it was not listed as a condition in our staff report. 

Commissioner Cathy Gealy moved to approve 20-03-SUP (Special Use Permit) and 20-
13-DR (Design Review) for New Eagle Christian Church with the conditions as 
outlined in the staff report and the additional condition that the applicant will work 
with staff and ACHD for a Traffic Impact Study regarding the possible secondary 
access on Ten Mile Road. Seconded by Commissioner John Laraway. Approved by 
the following roll call vote:  
Voting Aye: Commissioner Danna Hennis, Commissioner Cathy Gealy and 
Commissioner John Laraway. 
Voting No: None 
Absent: 2 
Motion carried: 3-0-2 

 

D. Case No. 20-01-V (Variance) Harry Knox Lot Split – ACTION ITEM   
 



         
                 
  

 
 

Doug Hanson: Good evening Mr. Chairman, members of the Commission, for the record, 
Doug Hanson, Kuna Planning and Zoning staff, 751 W 4th Street, Kuna, Idaho, 83634. The 
applicant, James Hallingshead, is seeking approval of this Variance request in order to create 
parcels smaller than the minimum lot size permitted within the Central business District 
through the Lot Split process for Ada County Assessor’s parcel No. R5070001086, located at 
the northeast corner of W Main Street and N Avenue D. If approved, this Variance would grant 
the ability for the applicant to submit a Lot Split Application as a public meeting item to the 
City Council. Staff has determined that this application complies with Title 5 of Kuna City 
Code and Idaho Code. With that, I will answer any questions you may have. Thank you. 
C/Gealy: I have no questions. C/Laraway: No questions. C/Hennis: No from me either. Is 
the applicant present? If you would like to come up and present anything more, please state 
your name and address for the record. James Hallingshead: I’m James Robert Hallingshead, 
443 S Wagontown Ave, Kuna, Idaho, 83634. I am the representative for Mr. Harry W Knox, 
III, his family has owned the building since the ‘50’s I believe. Originally the building was 
Idaho State Bank, sometime in the ‘50’s they built an addition on the back and it is currently 
Kuna-Melba News. In around 1930 the white building at the end was built and in the late ‘50’s 
– early ‘60’s the open area was filled in with a central building. He wants to split into three lots 
which would be the white building, Country Cuts, and then Kuna-Melba News and Edward 
Jones would be one as they currently share a bathroom. The reason Mr. Knox wants to split 
them is because he is going to sell Parcel A as it is surveyed, the white building on the north 
end of the lot, to me and possibly Parcels B & C in the future. We are hoping to get the entire 
area repaired and a little more functional through owner vestments, so by splitting it he will 
give the tenants opportunity to invest into the property and make it more attractive to the 
community and market itself. Any questions for me? C/Gealy: I have no questions. 
C/Laraway: No, thank you. C/Hennis: Thank you very much. With that I will open the public 
hearing at 7:54 PM. Seeing nobody signed up in any of the categories, is there anybody here 
that would like to speak that hasn’t signed up already? With that, I will close the public 
testimony at 7:55 PM. That brings us to Commissioner discussions; I think this one is a little 
bit different but it is straightforward. C/Gealy: I have no concerns. C/Hennis: I think it sounds 
reasonable as it’s three buildings put together. C/Laraway: That was my hesitation. If we are 
going to grant the Variance, are there improvements coming to that site with that approval? 
C/Hennis: It sounds like it. C/Laraway: That’s what I am saying, is the investor or the owner 
going to invest in it either way or only if the Variance is passed? C/Hennis: From what I read 
in the application, it seemed like it wasn’t financially advantageous to invest in it without the 
Variance. C/Gealy: The Variance is really because of the size of the three lots. C/Hennis: I 
think the miss by 100 square feet, or something. C/Gealy: Right, they’re not quite 1,000 square 
feet, they’re 900; well one of them is. C/Hennis: If there are no issues then I’ll stand for a 
motion.  

Commissioner Cathy Gealy moved to approve 20-01-V (Variance) for Harry Knox 
with the conditions as outlined in the staff report. Seconded by Commissioner John 
Laraway. Approved by the following roll call vote:  
Voting Aye: Commissioner Danna Hennis, Commissioner Cathy Gealy and 
Commissioner John Laraway. 
Voting No: None 
Absent: 2 
Motion carried: 3-0-2 



         
                 
  

 
 

 
E. Case No. 20-01-ZC (Rezone), 20-02-S (Preliminary Plat) & 20-05-DR (Design Review) 

Sera Sole Subdivision – ACTION ITEM   
 
Troy Behunin: For the record, Troy Behunin, Kuna Planning and Zoning Department, Senior 
Planner, 751 W 4th Street, Kuna, Idaho. The application before you tonight for the Sera Sole 
Subdivision, is a rezone, preliminary plat and a design review for the common spaces and open 
lots. The preliminary plat and rezone are for your recommendation to City Council, and the 
design review is for your approval or denial or conditional approval this evening. The applicant, 
Penelope Constantikes with Riley Planning, is requesting a rezone of two parcels within Kuna 
City Limits that are currently zoned Agriculture, to the R-6 (Medium Density Residential) 
zone. Many people are unaware of the fact that this parcel was approved back in 2006 as a 
subdivision and was actually part of the Local Improvement District (LID); it was excused 
from the LID but the project still remained and was still valid for a couple of years. However, 
it did fall down and all these years later, they are coming back with their subdivision request; 
it is similar to what was previously proposed but there are some significant differences. The 
applicant is proposing to rezone approximately 19.22-acres from Agricultural to R-6; the site 
on the Future Land Use Map (FLUM) does designate these parcels as a mixed use, however, 
these two parcels have very limited frontage. You can view that limited frontage on the 
preliminary plat or landscape plan, and as such, because of this limited and unowned property, 
staff views that it does comply to the FLUM because the parcels that adjacent to Swan Falls 
Road, are being reserved for future development if they so choose; those would be the 
commercial or public uses. It doesn’t make any sense to put commercial behind homes when 
it needs frontage on a major road. They are proposing a Gross density of 4.05 dwelling units 
per acre (DUA), with the Net density being 5.61 DUA, which is under the allowed 6 DUA with 
the R-6 designation. They are proposing 11 common lots that total 2.83-acres or approximately 
14.7% total open space; Kuna City Code (KCC) open space requirements do require that 50-
100 dwelling units, you must devote at least 7.5% of the open space to useable open space. 
Staff notes that the applicant has chosen to put a useable open space in Lot 35, which is at the 
southernmost part of the preliminary plat. In concert with the City Engineer, staff does 
recommend that applicant be condition to work with the City Engineer because some of that is 
devoted as a retention pond to take care of the needs of the subdivision, however, in the open 
space requirements it does say that you can use some of the retention pond for your useable 
open space; the applicant must work with the City Engineer on this to make sure that they reach 
that 7.5% of useable open space. I believe that is a condition at the end of the staff report 
because it is very important to maintain that proper open space requirement. Staff does note 
that in the preliminary plat that is proposed, there is a portion of Swan Falls Road that would 
need to be improved and we would be happy to work with ACHD and the applicant on just 
how much needs to be improved, but certainly there needs to be acceleration and deacceleration 
lanes and at least curb, gutter, some sidewalk and road widening. There were no stub streets 
provided from subdivisions to their south or to their west and so we are not requiring that they 
provide them since there are homes in the way. To the north is a light industrial parcel and 
because those traffic uses do not mix, we would also support no connection there as well. Staff 
was unable to locate any proposed locations of streetlights, we would just like to point out that 
streetlights are required to be LED lights, must fulfill dark sky requirements and work with the 
Public Works to identify what those wattages are, they have to be spaced appropriately at 250 
feet. A design review for the common spaces has been included and staff notes that any areas 
next to the common area require either an open fence such as wrought iron, or they must be a 
4 foot solid with a 2 foot lattice on top to provide some type of safety measure for the inside of 
the subdivision; the perimeter fence is required to be a 6 foot vinyl fence. Kuna’s 
Comprehensive Plan does encourage a variety of housing types for all income levels and it also 



         
                 
  

 
 

encourages open space and pathways; staff finds that this generally seems to follow the 
Comprehensive Plan, the goals and policies of the City, and the open space requirements. Staff 
acknowledges that Commissioner Gealy did point out that in Section F there were a few typos 
which staff has corrected and will be updated for the Findings of Fact. With that, I will sit for 
any questions. C/Gealy: Thank you. C/Hennis: I have no questions at this time. C/Laraway: 
Not at this time. C/Gealy: I just have a concern and that is, there’s really not a transition 
between the light industrial to the residential; I did read the comments of the applicant regarding 
how the land lays, but I’m just concerned that there seems to be a very abrupt change from 
industrial to residential. Although it is light industrial, I wonder if there is anything we can do 
to mitigate that? TB: Certainly, there is. I believe the Economic Development Director 
submitted a letter and the applicant submitted a letter of response to that; she and staff share 
the same concerns that perhaps there needs to be at least something back there to mitigate any 
future uses. Right now, it’s a largely unused Lot, however, they have been in to talk with us 
about other uses in the last three of four years; it ranges from expanding the pallet business to 
having an RV storage yard. It’s up to this body to come up with something that you feel 
comfortable with as a Condition of Approval stating that there needs to be something back 
there or something else; maybe deeper lots with heavy landscaping. C/Gealy: Thank you. 
C/Hennis: With that, do we have the applicant here tonight? Ah! Go ahead and come up and 
state your name and address for the record please. Penelope Constantikes: Thank you Mr. 
Chairman, for the record, Penelope Constantikes, PO Box 405, Boise, Idaho, 83701. The 
applicant and the project team have reviewed the comprehensive staff report provided by staff 
and agree with the conditions of approval. I would like to mention that Troy and the other 
planning staff are always very helpful and very professional. Jessica Reid: I apologize for 
interrupting, could you please hold the microphone closer? PC: Sure. As Sera Sole Subdivision 
received City approval in 2007 as mentioned by Troy, the proposed plat is almost identical to 
the proposed subdivision with the exception of a storm water facility that was originally 
proposed in the southeast corner; we’ve moved that to the interior of the site to allow for a 
future commercial lot, it’s the only part of the site that is adjacent to Swan Falls Road. This 
subdivision will include 78 new building lots for single-family, detached traditional residences. 
Given its proximity to downtown Kuna, no new regional infrastructure will be needed, and 
provides future residents the ability to easily support downtown Kuna businesses by bike or by 
walking. Additional right-of-way will be dedicated to ACHD for future improvements to Swan 
Falls Road and an 8-foot wide sidewalk will be added to the west side of Swan Falls to improve 
pedestrian facilities adjacent to the site. I also wanted to add that our open space as proposed 
with the subdivision, is almost double what is required by Code. The essential services are 
close, thus reducing vehicle miles traveled by future residents. This development provides a 
variety and location to choose from when moving to Kuna. As an in-fill development, this 
project supports good land use planning in a variety of ways. The commercial site at the 
southeast corner of the site has an opportunity to fulfill the designation for mixed use in this 
area. The applicant has water rights and would be happy to pool the amount of surface water 
needed to provide the site with pressurized irrigation. Sera Sole meets the Comprehensive Plan 
vision and complies with Kuna Code with the implementation of the conditions of approval. 
The slope of the site is essentially from north to south and the placement of the open space is a 
reflection of that site geometry. If a pathway is ever implemented along the Kuna Mora Ditch, 
this open space would be ideally located. To facilitate future access to the planned Zamzow’s 
Park, the applicant will include a connection to the northwest corner of the site from the interior 
of the subdivision to add connectivity to the future park. The staff report and ACHD staff report 
did not identify any deficiencies with the proposed subdivision. The additional right-of-way 
along the frontage will contribute to future road improvements to Swan Falls Road. The 
COMPASS review of the project identifies the positive attributes of the project including, 



         
                 
  

 
 

pedestrian usability; proximity to jobs, fire and police services all within 1 – 1.5 miles of the 
site; proximity to public school facilities; proximity to park facilities; and proximity to grocery 
services. Finally, the project will not contribute to the consumption of farmland. A 
neighborhood meeting was held on February 1st, and property owners and residents within more 
than ¼ of a mile were notified; 5 individuals attended the meeting, representing 4 households, 
only one attendee did not live along Swan Falls Road. The trash along the ditch is unfortunate, 
however, the ditch area is offsite and not part of the proposed subdivision; perimeter fencing 
will be constructed with the development. This development will contribute to the future 
improvements of Swan Falls Road; I think that’s an important item. The requested zoning 
designation is consistent with the surrounding area and this development will complement the 
surrounding residential density and architecture. The applicant and project team believe that 
the proposed Sera Sole Subdivision adheres to the applicable zoning codes, and the site is 
suitable for the proposed development. The project will not create an environmental hazard or 
cause any health problems. Sera Sole will not create a detriment to the present or future 
surrounding uses, and utilities are available to serve the site. The applicant will comply with 
all the conditions of approval, including required letters, installation of services, protection of 
other irrigation water users, installation of street improvements, street lights and fencing, and 
landscaping installation and maintenance. I would like to add that the site geometry plan that 
was submitted with the application, identifies streetlights and fire hydrants; I would be happy 
to hand this off if you all would like to look at it. Mr. Chairman, would you like this? C/Hennis: 
That has to be submitted to the City first. Thank you. PC: There is an existing Development 
Agreement, and the applicant will work with staff as needed to update the DA. The applicant 
and team will address the combination of open space and storm water retention, to maintain 
the proper open space provided in the subdivision; open vision fencing will be installed where 
needed. The applicant is also happy to work with staff in the district to implement any 
acceleration or deceleration lanes that appear to be required or needed. An updated landscape 
plan will be submitted to staff, and the team will work closely with the Kuna Fire Department 
to meet their standards for second access to the site. With regard to the transition to the north, 
the Comprehensive Plan identifies that area as future downtown Kuna so, I made an assumption 
that as the downtown area expands, the kinds of things like pallet factories might not be on 
deck anymore; perhaps I’m incorrect on that but, I know the Kuna Comprehensive Plan shows 
an expansion of the downtown area southward towards our site. We’d be happy to add a heavy 
landscape buffer along the north boundary if that is what you would like to see done for a 
transition. With that, I would be happy to answer any questions you have. C/Gealy: Just a point 
of clarification, the park to the northwest, is that what you said? PC: Yes ma’am. C/Gealy: 
Sorry, I’m not aware of it. PC: Mr. Chairman, Commissioner, it is the proposed Zamzow Park; 
there was some discussion mentioned in the letter from the Economic Development Director, 
and she referenced that future park; so, we’ll put a connection, a pathway connection in from 
the interior of the site up to the northwest corner so that when other development occurs, and 
that pathway gets extended, people can get to the Zamzow Park without going out onto the 
public street. C/Gealy: Thank you. C/Hennis: I have no questions. C/Laraway: No questions. 
C/Hennis: Thank you, your presentation actually answered several of my questions. TB: 
Commissioner Hennis, I did receive a number of emails that I would like to hand out when you 
are ready for the public hearing portion. C/Hennis: I was just about to open it up; I will go 
ahead and open the public hearing up at 8:18 PM. Troy, please go ahead and hand those out. 
TB: Would the Commission like for these to be read or would you like to take a moment and 
read them? C/Gealy: Does the applicant have copies as well? TB: The applicant has been given 
these copies, yes. C/Gealy: I’ll read them but I will need a minute to do so. C/Hennis: Yes, 
we’ll take a couple of minutes to read them. Ok, we have several people that are signed up to 
testify that are not marked to testify or not to testify so, bear with me. Mr. Tom Bevan, did you 



         
                 
  

 
 

with to testify or not? Tom Bevan: No. C/Hennis: Ok. And Penelope, you already have. So, 
Ramon Herrera, if you would come up; you will have three minutes to provide your testimony, 
please state your name and address for the record. Ramon Herrera: Ramon Herrera, 664 S 
Willow Springs Place. We are opposed to this new housing development because of an increase 
to traffic downtown and Swan Falls, it’s literally ridiculous to think we could do that at this 
current design. Our country roads have been turned into parking lots because of this increase 
in housing and developers haven’t been held accountable to help with financial burden. This 
housing addition also takes away the home of migrating ducks that have lived at (unintelligible) 
for years. Adding homes of this magnitude also brings the question, where will these kids go 
to school? The School District would be left for us to pay as taxpayers and not the burden of 
the developers. If the housing should increase down south of Kuna, I challenge Kuna to provide 
better access across the tracks and fix an already big problem; how do First Responders get 
back there in case of emergency when the train is stopped? I have set there 15, 20, 30 minutes 
at a time and waited for the train to leave; we don’t have access back there and it’s ridiculous 
to think that First Responders can actually get there, an increase to population only poses a 
bigger risk. The last thing I would like to add is, to only have one means of egress in and out 
of the new neighborhood is reckless and a bad design; the developer should be challenged to 
at least provide better access for emergency responders so that my house doesn’t burn down. 
C/Hennis: Thank you. C/Gealy: Thank you. C/Hennis: Homer Mason? Homer Mason: No. 
C/Hennis: Ok, you don’t wish to testify. Becky Higgs, come on up. Becky Higgs: For the 
record, my name is Becky Higgs and my letter to you was on behalf of me and my husband, 
we did write it together this morning. I want you to know that we just bought property on 704 
S Willow Springs Place at the end of May and we didn’t have time between our home in 
northern California and here; we came home last night to this notice which is the first I have 
ever heard about this at all. I’ve heard a great deal so far so; I have to edit a lot of what I already 
wrote because I had so many questions; I had to go from no information to getting really 
schooled today. Honorable Councilmen and Women, I will have to edit a little bit here. I see 
that the proposed subdivision is rural, there is to be 89 lots, I know 78 of them are to be housing. 
All fire and emergency medical support is north of the railroad tracks; these are all things I 
have had to find out really quick and with that development…. I’m a Critical Care Nurse, I 
worked in Critical Care my whole career, and one of the most important things we talk about 
when I worked in ICU, CCU, ER, when I worked with Paramedics and First Responders, is 
response time. That is absolutely what drives emergency medicine, and what I have learned is 
that the response times here are extremely dubious; that to me, I am blown away because I just 
found this out today. Now we’re talking about proposing and putting on to Swan Falls Road, 
all of these people; do they know what I just found out today? Are they going to be told about 
these response times? Are they going to be told about this? Are they going to be told that? I 
look at Swan Falls Road and it doesn’t have sidewalks, it doesn’t have shoulders, it doesn’t 
have anything, and people zoom back and forth; it’s already so highly traffic and so quickly 
trafficked, 78 houses just being shoved out onto Swan Falls Road is ridiculous. To say that it’s 
an R-6, and in my letter, I asked what’s R-6? I also schooled myself in that and looked up the 
Ada County zoning districts and got that so, I see that R-6, and I also read a prior letter from 
the developers that they were saying that they were liked sized lots they were putting in. (Timer 
sounds.) Oh no! That’s terrible because they aren’t even close to the size of our lots so, there’s 
high concentration. It’s untenable. C/Hennis: Thank you. Ron Piper, it looks like you changed 
to not testify? Ron Piper: Yes. C/Hennis: Ok, thank you. Josh Golden? Go ahead and state 
your name and address for the record. Josh Golden: My name is Josh Golden; I live at 612 S 
Willow Springs Place. Most of our court is going to be affected by the neighbors behind us. I 
know in the presentation we talked about being a buffer between light industrial and the 
housing, and it’s not even the north side of this property that is considered light industrial; 



         
                 
  

 
 

we’ve got J&M Sanitation right across the street. This field has always acted as that buffer 
between light industrial and now the housing areas, I understand that housing is just going to 
grow, but this field has been so critical in that separation between downtown Kuna, the railroad 
tracks and the light industrial, then starting to be homes. It was mentioned about a flock of 
ducks always using it, but we also see other birds of prey use this field as hunting; they nest in 
the towers right next to the development. We’ve seen crane, pheasants and all kinds of 
agricultural in this lot. We talked about the Zamzow Park, that’s way by School Road, nowhere 
close to this development; I don’t see where a pathway could be built on land that is already 
owned by somebody else. The common area that is already in our development where the water 
spillway is, is also used as a common area in our community and the other subdivisions right 
in there. We use that area for watching the fireworks for Kuna Days, this development will get 
a good show, but that was a huge gathering area for the community; there would be at least 100 
– 200 people in that common area to watch the fireworks. Swan Falls Road was mentioned, 
yes it does need a lot of work, and where they are proposing an entrance, there is a pretty good-
sized hill right there, you cannot see traffic coming over either side. If you’re having 78 homes 
with their traffic turning in, some are coming off roads that are 50 – 55 MPH and they are 
coming into town, that hill alone is going to cause a hazard. C/Hennis: Thank you. So that is 
all that I have listed to testify, does anybody…. (comment from audience). Sorry, you can sign 
up and ask the question if you would like to. Ok, you’re Mr. Mason, correct? Homer Mason: 
My name is Homer Mason; I live at 588 S Willow Springs Place, Josh lives right beside me, 
all of our backyards face this development. We have a crappy fence that is falling down half of 
the time, we have a daycare center on Swan Falls Road right in front of this development. Like 
they said, there’s no sidewalks, we do have kids that walk up and down that road. There is no 
speed limit, everyone goes down the road whatever they feel like. It’s an unsafe situation to put 
in more homes, our fire department access is terrible; why this hasn’t been addressed a long 
time ago is beyond me. I’m sure that the city could find it in their budget sometime in the future, 
and annex for a fire station over there. We’ve had one fire in our area, basically, it demolished 
the home. The access times we don’t know because it all depends on what the railroad is doing. 
I know in the future there will probably be something done about it, but you know, we’re 
speaking about today and adding more homes. It’s not logical right now, you already have a 
development going in there on Kuna Road and Ten Mile; and as you drive around our city, 
there’s signs all over the place that there’s more proposed. What are we going to become? 
Meridian? There’s got to be a stop somewhere; I understand people sell their properties so they 
can make money, but you have to understand too the developments that are already around 
there. Thank you. C/Hennis: Thank you. With that I will close the public testimony at 8…. 
C/Gealy: She gets to rebut. C/Hennis: That’s true, sorry, I was ahead of myself. PC: Thank 
you Mr. Chairman. Again, for the record, Penelope Constantikes, PO Box 405, Boise, Idaho, 
83701. I’ve been working in this industry for over 20 years, and my tenure includes COMPASS 
and ACHD; it’s just a fact of development that new subdivisions are what generates the money 
for new fire stations and new roadways, infrastructure improvement is not proactive, it’s 
reactive. There’s just no way around that so, I understand but I also understand that until you 
have a property base to fund these additional services, they can’t happen. We’re doing what we 
can, which is adding right-of-way and pedestrian facilities; I did want to note that both parcels 
that are on the north and south side of our entry way are being given stubs, that way the daycare 
won’t need to use Swan Falls Road anymore, they will be able to use our entryway for access 
to the facility. The property to the south of us is also getting a regular 50-foot-wide stub street 
so, we’ve accommodated that to the best of our ability. I live next to a large office complex and 
I walked through there the other night, obviously the owl that lives in our neighborhood got a 
nice, tasty treat because there were feathers and blood everywhere; wildlife can exist any 
number of places and they do it with ease. I don’t think the transition of this property from 



         
                 
  

 
 

open space to a subdivision is going to diminish the wildlife in the area. I got not 
correspondence from the School (District) indicating there’s a lack of capacity. We have two 
accesses to the site, there’s a second access that’s proposed along the south boundary, it’s 
identified as emergency services at this time; whether or not that becomes a full public street 
is still up for questions, we’ll work with the district fire department on that, but we have 
accommodated a second access point. The way we designed it was for it to be the commercial 
lot access, and then it would be bollard so that emergency services could get through into the 
subdivision without having cross traffic between residential and commercial; that’s never a 
good idea. Again, I had 4 household that came to the neighborhood meeting and I sent a lot of 
notices out, I spent $250 on postage stamps just to get those out; I understand that everyone is 
busy, but maybe some of these questions and some of this discussion could have taken place 
previously. I don’t think the concentration of houses is inappropriate for the location, you do 
want higher density next to classified roads so that higher density subdivisions are not traveling 
through lower density subdivisions to get to primary roadways; that’s just generally good 
planning practice. As far as having neighbors when you didn’t have them before, again, that’s 
something that just happens; if you move into a house next to a big open field in a town that 
growing, you probably should anticipate that there might someday might be something there 
besides an open field. I empathize, I’ve been on the receiving end of this, but again, it’s just 
what happens I guess. The common area to the south, we have paired it with the open space 
that is available in Ryan Meadows so they are back to back. We have that huge, long stretch of 
open space along our south perimeter that pairs up against the open space in Ryan Meadows, I 
don’t know that there will be a huge impact to the fireworks observation since we have that; 
it's a very wide area that we have designated as open space along our south boundary. ACHD 
did not indicate any issues with site distance, and access to Swan Falls Road; the traffic on 
Swan Falls is slightly under 600 vehicle trips in the peak hour, which is between 4:00 and 6:00. 
They did not indicate a problem with trip rates on Swan Falls Road, I know Swan Falls is on 
everyone’s radar and something will happen, but it will be driven by development because that 
is what adds to the tax base. Thank you. C/Hennis: With that, I will close the public testimony 
at 8:42, and that brings up Commissioner discussion. Where to start…. I am concerned with 
the services available to the southern end, we’ve talked about that many times. C/Laraway: 
The services with what? C/Hennis: The services, Law Enforcement, First Responders, etc. I 
know that corner at Swan Falls off of Avalon, you’ll sit and sit and sit going any direction. So, 
I do have concerns with the traffic there because I am not sure they addressed it beyond 
Shortline; it doesn’t even seem like even breeched the subject of what happens when…. Well, 
ACHD in the report with Swan Falls up to Avalon. I’m not sure if there’s anything planned for 
that in the future. C/Laraway: Yeah. Emergency services, that’s been a public concern for 
many years, even back when I was out here (previous Law Enforcement serviceman) it was a 
big concern. It’s one of those double-edged swords to where you need growth out in a certain 
area for fire and police to go, oh, we need to build something there, there has to be a reason to 
build it. If there’s no calls for services across the tracks, they’re not going to build a fire station 
or a police station on the other side of the track; economics prevent that just like Falcon Crest, 
all those thousands of homes, now they are talking about putting a fire station out on 
Cloverdale. Economics says that’s the smart thing to do, so in a way, adding more development 
out there does sort of enhance fire and police getting put out there. There’s what, 27 trains a 
day that go through this town; it’s going to stop everything until Union Pacific slows their trains 
down. The First Responder, it’s been a thorn in my side since 2004 but, Union Pacific, ACHD, 
ITD, they’re all involved in this to where we don’t know where to build an overpass to get over 
the tracks; Union Pacific doesn’t want to put up any money to build the overpass, ITD doesn’t 
want to pay for it, with ACHD it would wipe their budget out for a year. Something has to not 
stop, and that’s development, that’s growth, the more we get out there the more somebody is 



         
                 
  

 
 

going to say that we need to build a fire station out there; it’s all part of the growth. I’ve got a 
big lot right behind where I live, it’s going to kill me the day someone develops it, but I know 
it’s going to happen because it’s part of growth; I had to accept that when I bought that piece 
of property, it’ wasn’t going to be there forever. I could prevent it, I could buy it, but that’s not 
economical either; so, we can’t prevent the growth and we have to have the growth to have 
substantial first responder and other growth like overpasses, light industrial, it’s all part of that 
package. I don’t have an answer for it, I just don’t to say first responders’ routes as a reason 
we shouldn’t build something, I did it for too many years. (comment from audience) C/Hennis: 
No sir, I’m sorry, public testimony has been closed unfortunately. I recognize what John says 
with the growth, but I mean, is it appropriate to have this many houses crammed into that little 
place with very little frontage and access? Is it appropriate to have, this being a 70-something 
home subdivision, and adding that much traffic, people, exposure on that road? C/Gealy: It is 
an in-fill development, and it is zoned medium residential with the R-6 zone, which they are 
under, is in the middle of medium density; it’s more than R-4 but not as much as R-8, it would 
have been entirely permissible for them to have come with R-8. R-6, I think, is a good 
compromise and I think it fits with the surrounding use except, the industrial to the north, 
because there is medium density to the east and the south. It’s unfortunate the subdivision to 
the west and the south did not put in stub streets, so they are pretty much tied to two entrances 
onto Swan Falls; I think they have addressed it. C/Hennis: Talking about the heavy landscape 
buffer on the north, that takes care of what you were talking about earlier. C/Gealy: Well, it 
would at least provide some mitigation for those homes. C/Hennis: I’m still debating, I don’t 
necessarily think that…. I do agree that development drives some of these solutions, but I don’t 
know if I agree with this large of an in-fill development there, though it’s justifiable by rules. 
C/Gealy: And it’s not as big as it could be if it was R-8. C/Hennis: That’s true too, I mean, 
considering its even deemed mixed use, there are other alternatives, it could have been worse. 
C/Gealy: Mhm. The Gross is 4 DUA. C/Hennis: I do like they are allowing into the adjacent 
parcels up front for, more or less, usage and safety. I don’t know, I would have liked a little bit 
fewer in there but, I see your point. C/Gealy: And it is close to downtown. Someday there will 
be a bridge and an overpass and sidewalks so people can live there and walk. (Outburst from 
audience). C/Hennis: Quiet down please. C/Gealy: I don’t quite understand about the ditch. 
C/Hennis: The debris? C/Gealy: Yes. The ditch and the debris; do you have any information 
at all? Who owns that ditch? TB: Commissioner Gealy, to answer your question, the map that 
I have in front of me does not indicate who owns the ditch; I did hear Penelope testify that it is 
actually off of their property. I do not know, without looking into it, who the ownership is. 
C/Laraway: If it’s the Kuna-Mora Ditch, wouldn’t that belong to the irrigation company? TB: 
So, the final plat for the Ryan Meadows Subdivision, which is directly to the south, does have 
a 10-foot pressurized irrigation easement on the inside and there is also a 20-foot easement 
inside a common lot on their northern boundary; I surmise that is where the ditch is, it’s actually 
in the Ryan Meadows Subdivision. It’s a common lot within the subdivision of Ryan Meadows. 
C/Gealy: So, it would be the responsibility of the Ryan Meadows Home Owners Association 
to address any concerns with the ditch, to address concerns with the fences. TB: Yes. (Comment 
from audience: It only comes across Ryan Meadows just a little bit, it comes a little more south 
and then it cuts across behind the Mineral Springs complex; it cuts across part of the corner.) 
C/Gealy: Thank you. TB: To answer your question, if this gets approved, they will have to 
follow the state law for maintaining access, preserving water rights, delivery and waste, and if 
any portion of that is on their property, they are going to have to…. C/Gealy: They’ll be 
responsible for their part. TB: They’ll be responsible for their part. It’s just like if 80% of this 
is inside the Ryan Meadows Subdivision, which looking at this a sizeable portion is inside a 
common lot, then it’s up to the underlying landowner to clean and maintain. C/Gealy: Thank 



         
                 
  

 
 

you. TB: And that will be discovered at construction document prep, should this get approved. 
C/Hennis: Thank you. Given that, I would stand for a motion.  
 

Commissioner Cathy Gealy moved to recommend approval of 20-01-ZC (Rezone) and 
20-02-S (Preliminary Plat) for the Sera Sole Subdivision to City Council with the 
conditions as outlined in the staff report and the additional condition that the applicant 
work with staff to enhance the landscaping plan to include a heavy landscaping buffer 
between the subdivision and light industrial use to the north. Seconded by 
Commissioner John Laraway. Approved by the following roll call vote:  
Voting Aye: Commissioner Danna Hennis, Commissioner Cathy Gealy and 
Commissioner John Laraway. 
Voting No: None 
Absent: 2 
Motion carried: 3-0-2 
 
Commissioner Cathy Gealy moved to approve 20-05-DR (Design Review) for the Sera 
Sole Subdivision with the conditions as outlined in the staff report and the additional 
condition that the applicant work with staff to enhance the landscaping plan to include 
a heavy landscaping buffer between the subdivision and light industrial use to the 
north. Seconded by Commissioner John Laraway. Approved by the following roll call 
vote:  
Voting Aye: Commissioner Danna Hennis, Commissioner Cathy Gealy and 
Commissioner John Laraway. 
Voting No: None 
Absent: 2 
Motion carried: 3-0-2 

 
F. Case No. 19-13-AN (Annexation) Blackrock Market Place/Village – ACTION ITEM   

 
Troy Behunin: Good evening Commissioners, Troy Behunin, Planner III, 751 West Fourth 
Street. This Category “A” annexation request involves a County parcel and its location is 
shown on the vicinity Map. The applicant proposes to annex approximately 40.82 acres to 
create a development known as Blackrock Market Place. The site is adjacent to Kuna City 
limits on the west and south sides and is currently zoned RUT in the County. The applicant is 
proposing two different zones in order to develop the same lands into a mixed-use project. 
The applicant proposes using the R-20, High Density Residential (HDR) and the C-2 (Area 
Commercial) zones. The R-20 HDR was originally proposed to be approximately 13.22 acres 
in size, however, the applicant has prepared a reduced R-20 acreage (size) which they will 
present tonight. The applicant also proposes the C-2 zone which was originally proposed to 
be approximately 27.45 acres; this will naturally increase in size with the reduction to the R-
20 size. The applicant, in the future, will propose multi-family housing units within the R-20 
zone, and Commercial uses will be proposed within the C-2 zone, in the future as well. The 
site is located at the northwest corner of Meridian and Deer Flat Roads. The applicant has 
submitted multiple versions of a master site plan trying to follow staff’s recommendations, 
the City Council wishes, the Comprehensive Plan, Future Land Use Map (FLUM) and 
agencies. The FLUM and the Comprehensive Plan for Kuna identifies this parcel as mixed 
use (MU), which requires the applicant to propose a mixture of uses, including different types 
of commercial, along with other uses including different and compatible housing options. The 



         
                 
  

 
 

applicant does intend to subdivide the land for each of the multi-family units and for the 
commercial sites. The applicant will be required to submit a preliminary plat for approval by 
Council. Based on future Commercial uses, the applicant may need to apply for additional 
approvals which may include Special Use Permits and Design Review for all Commercial 
uses. Applicant is hereby notified that a percentage of useable open space for the residents 
and a certain number of parking stalls, will be required based entirely on the number of 
dwelling units. Staff notes the City Engineer states in his memo that Danskin Lift Station is 
nearing capacity, and staff recommends that the applicant be conditioned to/shall work with 
the City Engineer to ensure proper capacity. Kuna’s Comprehensive Plan encourages a 
variety of all commercial types, housing types for all income levels, open space and 
pathways. Staff has reviewed the proposed annexation request and finds the annexation and 
zoning requests are in compliance with Kuna City Code (KCC); Idaho Statute; the Kuna 
Comprehensive Plan and FLUM. The applicant shall be required to work with Kuna’s staff, 
Ada County Highway District (ACHD), the Kuna Rural Fire District (KRFD) and any other 
applicable agencies to ensure conformance to each agency’s requirements. Staff recommends 
approval to the Planning and Zoning Commission. I stand for questions. C/Hennis: I have no 
questions. C/Gealy: Thank you for that, it was very thorough, and thank you to the applicant 
for finding a way through all of this. I had a couple of clarifications, one was the trails map 
wasn’t here so, I was going to ask the applicant if he was aware of the trails map? And then, 
the note from the Fire Chief I found perplexing, and I wonder if staff may have an 
opportunity to talk with the fire department about mixed use and high density residential in 
conjunction with commercial. TB: That’s a very good question Commissioner Gealy, thank 
you for asking that. yes, I have had a direct conversation with the Fire Chief about this, and 
what the applicant is going to propose with the new site plan, is actually in direct response to 
what the Fire Chief has raised as a concern. His concern isn’t necessarily the mixture of high 
density and commercial, his concern is high density, commercial and a major ingress/egress 
all at the same location, especially at the convergence of Ardell Road to the north, and 
Meridian Road. His recommendation is to take the multi-family housing and push it as far 
away from that intersection as possible. C/Gealy: From the Ardell intersection? TB: From 
the Meridian Road and Ardell Road intersection. C/Gealy: And Deer Flat, I would assume. 
TB: Yes. He wasn’t concerned about it necessarily on Deer Flat because that wasn’t being 
proposed, but at the corner of Ardell Road and Meridian Road, he was concerned and that is 
what he told me, push that as far away from that intersection as possible. There’s no other 
way to make it mixed use really. C/Gealy: Right. Ok, thank you very much. C/Hennis: If the 
applicant would like to come forward? TJ Angstman: Commissioners, staff; my name is TJ 
Angstman, I reside at 9473 W Pandion Court in Garden City. Thank you for the time to come 
talk to you, I have had a really good opportunity to work with staff. I’ll take some time to talk 
about what I am not doing to give you a little bit of a concept on our progression on this, 
working with staff and the Comp Plan. One thing I think is important, is when we received 
the comments from the Fire Chief, we…. In order to do a project of the size we were 
proposing, it needed to have access on Meridian Road because you get so big, otherwise we 
would have to take the whole site and not have any commercial at all. Initially, the plan we 
had ended up going out to Meridian Road, and we were worried along with the Fire Chief, of 
people trying to take left turns across Meridian Road at a 55 or 65 MPH street. After 
reviewing the Fire Chiefs and staff comments, we did a much more reduced scale; this 
drawing here is 5.18 acres of multi-family and its 10 4-plexes. Now, our plan could change in 
the sense that we designed this as fast as we could so we could be ready today with an 



         
                 
  

 
 

example. There’s a few things we would like consideration on because we’ve changed the 
plan so much, and there’s really no access out to Meridian Road for these apartments; there’s 
really no need for these two stub streets here, that’s two more stub streets of people that can 
cut through this neighborhood to go to Deer Flat. My view is that just this stub would be 
required, because that is a pretty direct road that comes out right through to here. These both 
connect so, if someone wanted to go here, they could just go out here and around. There’s an 
extra road connection and there’s almost an acre of ground that’s just blacktop. I talked with 
staff about this today’s meeting because, initially, this was going to serve 260 dwellings, now 
we’re talking about 40 so, maybe we don’t need both connections. Staff and I have both 
agreed that today is not the day to talk about this, when we get a specific plan, but one of the 
comments in our packet is that both connections would be there; we’re willing to do, we think 
it’s excessive and I think the neighbors would appreciate only having one so then there’s only 
one route coming through there. My guess is the Toll Brothers residents are going to use this 
more than our residents because it’s a quick shot out to Ardell from their neighborhood, 
whereas before they had to wind through their whole subdivision to get there. I wish it had 
the whole map of their subdivision to show you but, as you know, it’s 230 homes or so. 
We’re changing that so we can have some parking, as you can see our site really uses up a lot 
of space in parking and that’s because three parking spaces are required per unit here in 
Kuna. So, having the extra road and parking cuts down on opportunities for green space and 
maybe a little more creative design. We like it though, and we really like how the commercial 
lays out here; there’s a nice flow, we plan a crossing over the canal so, when we develop the 
main corner, you’ll have access all the way through the development to Deer Flat. There’s a 
nice entrance and exit right here that lines up pretty well, we can’t build ours as close to the 
intersection as the neighbor. The traffic flow and the interest we’ve had from commercial 
tenants tells us that this layout is going to be quite popular and I think the view shed for the 
neighborhood as a main entrance into town is better not having the storage and multi-family 
on Meridian Road. We have done probably four site plans, there were extensive and well 
done and we landed on this one, the one that probably creates the best interest for the City; 
from the perspective of staff, certainly they liked it better, and I don’t know if multi-family is 
good against a busy road. So, that’s what we have; I just wanted to note that we do follow the 
goals of the Comprehensive Plan, we’ve made a lot of adjustments for safety because we are 
on a busy street and an important corner; those changes include removing another connection 
on Meridian Road. We just have two connections when we could have had three, we decided 
to eliminate one just so there wouldn’t be so many places for people to leave; it could be 
dangerous. We do believe in the idea of connected communities, but like I said, maybe we 
won’t need the second connection; certainly, the connected communities would also include 
the development of the trail system and the bike path. You can see along the Boise River the 
sense of community that creates, and doing that in Kuna will do the same. We want to be part 
of the community and we hope that people can come shopping along there and enjoy what we 
develop. Other than that, I would say that I could stand for any questions; we’ve reduced the 
multi-family from 13, to 11, to 5.18-acres and that includes the acreage of the road. It does 
look like the 4-plexes could get arranged a little more creatively so that people aren’t looking 
straight into each other’s windows, I’ll be working with an architect to get the site plan done; 
basically what you want your apartments to look like is a train wreck where they are all at 
different angles. Other than that, I’ll stand for questions. C/Hennis: Did you mention there 
was going to be a crossover over the canal between the two? TA: Commissioner Hennis, yes, 
there is a plan to put that but won’t be built until we develop the main corner. The corner 



         
                 
  

 
 

loses its value if we don’t have this access here and across the canal there, people have to be 
able to take the right-in to go shopping or that corner will not work. We put it where ITD says 
it will be a legal and safe connection, we believe they are going to allow a full access, we 
know that could change in the future depending on safety. C/Hennis: Ok, thank you. 
C/Laraway: I have a question for Troy. We’re going to have a chance to talk about Design 
Review and everything else later on, right? Because I don’t want to ask questions that don’t 
have anything to do with the annexation. TB: Staff hesitated a little bit putting any kind of 
access marker in the staff report, but because it’s our entry corridor, staff wanted to at least 
make that part of the record, not necessarily a large part of the discussion. At preliminary plat 
for the multi-family and the commercial, that will be one of the big discussion items; that will 
be the arena that it should be discussed. C/Laraway: This will come up again? TB: 
Absolutely. C/Gealy: With the annexation, we will indicate the acreage that would be multi-
family and the acreage that would be commercial? TB: Yes. C/Laraway: Yes, I’m more 
concerned with ITD items. TB: Just so the applicant is aware, what is being presented is 
5.18-acres multi-family so, that’s the acreage that they’ll be stuck with. TA: We have the 
legal description into staff now, so they know we can’t move around, the only thing we hope 
to do is get some roadway reduced, that will make my plan better. C/Gealy: And the 
remainder is C-2? TA: C-2, correct. C/Hennis: I have no other questions. C/Gealy: I have no 
questions. C/Laraway: Nothing, thank you. C/Hennis: With that I will open up the public 
hearing at 9:19 PM. I have listed here David Gronbeck, but you didn’t specify to testify or 
not. (Mr. Gronbeck indicates he did not want to testify). Ok, I’ll mark you as not testify. In 
opposition, Daniel McDonald, you didn’t specify. (Answer from audience). Ok, come on up 
and state your name and address for the record please. And again, we’ll give you three 
minutes. Daniel McDonald: My name is Daniel McDonald, I live at 1867 N Siltstone Way, 
Kuna, 83634. I have a couple of questions on this one; like most have commented, schools; I 
have elementary school kids that go to Reed and a daughter that goes to Freemont, and their 
schools are full. They have built a couple of portables at Reed and they are completely full 
and over populated; adding high density there I am just concerned on schools, as is 
everybody else. I know that’s a question but I think it needs to be addressed when you are 
putting high density into that area, that the schools need to be in the works. As far as the site 
for commercial, when we moved in there, we didn’t know that was going to happen, but 
looking at Kuna’s vision, it does show that there is a future park right there at Meridian and 
Deer Flat, it’s on page 138 I believe. That four corners, you have the northwest zoned 
commercial, you have the northeast, southeast and northeast all commercial; that means there 
is no other place for a park but right there at the northwest corner. I understand that is a great 
place for commercial, but I would look at maybe putting in a park north of that instead of 
high density. As far as what the gentleman said about how the subdivisions residents will be 
using the access more than the tenants, I disagree; we have access to Ardell in our 
neighborhood, we don’t need his access to get there, I think that is actually going to become a 
hazard to the subdivision since it is zoned for medium, not high density. Your adding more 
cars to that is going to be a problem, as it is, my kids stand at the bus stop at Deer Flat and 
Sailor, and we’ve had kids almost hit by cars; if we’re adding more cars into that, it’s just 
going to cause more problems. My other question for that is on the commercial; it does show 
that the commercial buildings are hugged tight to the neighborhood, and I know that the 
houses right there don’t have a lot of barrier. We’re going to have houses two-story’s, looking 
into the back of a parking lot, into the back of a commercial site, which is going to be trash 
dumpster, people out there smoking, kids; I think we need to address the fact it is right up 



         
                 
  

 
 

against the subdivision, it needs to have some kind of a barrier, trees, spacing. Again, we kind 
knew what we were getting when we moved out here, it is growing exponentially out here, 
but we do need to do smart growth and not just growth for growth. With that, I have listed all 
my questions and concerns. Thank you for your time. C/Hennis: Thank you. C/Gealy: 
Thank you. C/Hennis: The last two I have on here have marked not to testify, is that still the 
case? Do you wish to testify at all? No, ok, I just want to give you the chance. With that I’ll 
let the applicant come back and answer any questions that might have been brought up. TA: I 
appreciate the comments about the compatibility, I think its fair comment and is certainly a 
concern I would have if I lived there. What we understand the process to be is we’ll come 
back with a specific plan when we have a user, the problem is we can talk all we want about 
it, but until we have a user, it’s not much of a conversation. The users will know that they 
need to be mindful of the neighborhood they are moving into, and certainly, we’ll be mindful 
of that; David (Gronbeck) lives in this community, I am part of this community and we plan 
to be part of the community with this development so, we want to have a healthy relationship 
with our neighbors. I would just say that what our current 4-plex proposal looks like there is 
only 40 homes versus the Toll Brothers is over 230 so, I don’t know who will cut through 
more and I’m sure that they will say the other guys are cutting through way too much. The 
only thing we can do is follow the policies that are in place; ACHD and the City of Kuna both 
have connected community policies. What we need to do is to do it in a smart way, and I 
think having one, and maybe they could close down the other one and have a basketball hoop 
there or just close it down; whatever they want, but I think closing one of them would be a 
good idea. Other than that, what I have seen ACHD do is if there is a concern over traffic, 
they’ll install traffic calming, maybe even make the developer who’s responsible, pay for the 
traffic calming; if it’s warranted, they won’t go put speed bumps in if there’s no warrant, 
they’re going to put little things across the street. They’ll do a traffic study and if there’s a 
warrant, they’ll make us put in some traffic calming. My guess is with 40 units, the number 
of trips per day based on the information ACHD provided in their staff report, is a little more 
than 7 but less than 8 trips per home; that means the total number of trips our multi-family is 
going to generate with this present layout is 320 total trips. Once you think about that, most 
of them are not going to be to Deer Flat but, the ones who are going to Deer Flat might cut 
through this neighborhood, that’s the whole idea of connected neighborhoods; being part of 
the same neighborhood is the whole idea. We are only talking about 320 trips so, if they were 
all going there, how many minutes are there in a day? That’s 60 minutes in an hour so, in 5 
hours, there’s one person per minute, if that was the whole day it would be less; they’re not 
all going to be going that direction, my guess is most will go out Ardell to Meridian Road and 
off to work then back again on the same route. I’m not going to say it’s not a valid concern, I 
would be; I live in a gated community right now for the same reason that he’s saying, I 
wanted the safety for my family, so understand and I want to develop it that way, and we’ve 
already made some steps. Are there any other questions, I can answer them? C/Hennis: No. 
Thank you. So, with that I will close the public testimony at 9:27 PM, that will open up our 
discussion. Just to reiterate, it’s nice to have the site plan and everything for reference on 
what we are trying to do with this whole thing, but this is just the annexation. Any future 
plats will be presented to us with a public hearing, everybody will have another opportunity 
to bring this forward. And I think that’s the one thing I wanted to answer with the gentleman 
that came up too, the stub streets are going to be dependent upon ACHD, it’s not by design 
it’s by reference, so that is something that will be worked out when there’s an actual plat. It’s 
the same with the transition between the commercial and the residential down near the Deer 



         
                 
  

 
 

Flat side, there’s got to be that commercial buffer, that’s by Code for the city. Those will all 
be addressed and hopefully mitigate those problems, but again, we’ll see that more 
definitively in the future. Otherwise, I think it’s good use, I like the way they planned this 
with the multi-use in the back and the reduction to 5.18-acres, it’s great. Any concerns? 
C/Gealy: I have no concerns. C/Laraway: It’s well laid out, but that’s not why we’re here. I 
like it so far but we’re just here for the annexation part of it. C/Hennis: And the rest will 
follow in the future. So, with that I will stand for a motion.  

Commissioner Cathy Gealy moved to recommend approval of 19-13-AN (Annexation) 
for Black Rock Marketplace with the conditions as outlined in the staff. Seconded by 
Commissioner John Laraway. Approved by the following roll call vote:  
Voting Aye: Commissioner Danna Hennis, Commissioner Cathy Gealy and 
Commissioner John Laraway. 
Voting No: None 
Absent: 2 
Motion carried: 3-0-2 

 
4. BUSINESS ITEMS:  

 
A. Findings of Fact & Conclusions of Law  

 
1. 20-01-V Harry Knox Lot Split 
 

C/Hennis: You have business items listed next on the agenda but it’s the same lot split? 
Jessica Reid: This is the approval of the Findings of Fact after the approved case so that it 
can move forward to Council at the next meeting. C/Gealy: We don’t have to wait two 
weeks. C/Hennis: That works. With that I will stand for a motion.  

Commissioner Cathy Gealy moved to approve 20-01-V (Variance) Findings of Fact. 
Seconded by Commissioner John Laraway. Approved by the following roll call vote:  
Voting Aye: Commissioner Danna Hennis, Commissioner Cathy Gealy and 
Commissioner John Laraway. 
Voting No: None 
Absent: 2 
Motion carried: 3-0-2 

 

5. ADJOURNMENT: 9:32 PM 
 

C/Hennis: Any reports? Wendy Howell: I just wanted to thank everyone that responded so 
far regarding the Urban Renewal District and its public workshop. C/Gealy: I can go to either 
one. If you end up calling a meeting. WH: We only have three items on the next agenda, 
design reviews. C/Hennis: Any other staff reports? WH: No, that is all. 

 

 

Commissioner Cathy Gealy moved adjourn. Seconded by Commissioner John 
Laraway. Approved by the following roll call vote:  



         
                 
  

 
 

Voting Aye: Commissioner Danna Hennis, Commissioner Cathy Gealy and 
Commissioner John Laraway. 
Voting No: None 
Absent: 2 
Motion carried: 3-0-2 

 

 
 

 
________________________________ 

Lee Young, Chairman 
Kuna Planning and Zoning Commission 

ATTEST: 
 
 
__________________________________ 
Wendy I. Howell, Planning and Zoning Director  
Kuna Planning and Zoning Department 
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A. Process and Noticing: 

1. Kuna City Code (KCC), Title 1, Chapter 14, Section 3, states that design reviews are designated as public 
meetings, with the Planning and Zoning Commission (acting as the Design Review Board) as the decision-
making body; and that preliminary plats and annexations are designated as public hearings, with the Planning 
and Zoning Commission as a recommending body and City Council as the decision-making body. These land 
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use applications were given proper public notice and followed the requirements set forth in Idaho Code, 
Chapter 65, Local Planning Act. 
 

a. Notifications 
i. Neighborhood Meeting  November 14, 2019 (3 people attended) 

 & February 19, 2020 (1 person attended) 
ii. Agency Comment Request  May 20, 2020 
iii. 400’ Property Owners Notice July 8, 2020 
iv. Kuna Melba Newspaper  July 8, 2020 
v. Site Posted   July 17, 2020 

 

B. Applicant’s Request: 
Trilogy Development, Inc and Gem State Planning request to annex approximately 97 acres into Kuna City Limits 
with R-6 (Medium Density Residential) and R-8 (Medium Density Residential) zoning district classifications and to 
subdivide the 97 acres into 437 total lots (393 buildable lots and 44 common lots). The subject sites are located 
along North Locust Grove Road and future extensions of Ardell Road and Stroebel Road, within Section 18, 
Township 2 North, Range 1 East; (APNs: S1418123460, S1418123485, S1418427800 and S1418417200). 
 

C.  Site History:  
All included parcels are zoned Rural Residential (RR) within unincorporated Ada County. Historically these parcels 
have served as farmland. 
 

D. General Projects Facts:  
1. Comprehensive Plan Map: The Future Land Use Map (FLUM) is intended to serve as a guide for the decision-

making body for the City. The FLUM indicates land use designations generally speaking, it is not the actual 
zone. The Future Land Use Map identifies the approximately 97-acre site as Medium Density Residential. 

 

2. Recreation and Pathways Map: The Recreation and Pathways Master Plan Map does not indicate a future 
pathway/trail through the subject site; however, bike routes are proposed along future extensions of Stroebel 
Road and Ardell Road. 
 

3. Surrounding Land Uses:     
North R-8 Medium Density Residential – Kuna City 

South RR Rural Residential – Ada County 

East RR Rural Residential – Ada County 

West 
C-1 
R-4 

Neighborhood Commercial – Kuna City 
Medium Density Residential – Kuna City 

 
4. Parcel Sizes, Current Zoning, Parcel Numbers: 

Property Owner Parcel Size: Current Zone: APN: 

Heartland Townhomes Property Management  32.54 RR (Rural Residential) S1418123460 

TJ Johnson 40.40 RR (Rural Residential) S1418123485 

TJ Johnson 16.80 RR (Rural Residential) S1418427800 

TJ Johnson 7.88 RR (Rural Residential) S1418417200 

 
5. Services: 

 Sanitary Sewer– City of Kuna 
 Potable Water – City of Kuna 
 Pressurized Irrigation – City of Kuna (KMIS) 
 Fire Protection – City of Kuna (KRFD) 
 Police Protection – Kuna Police (Ada County Sheriff’s office) 
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 Sanitation Services – J & M Sanitation 
 

6. Existing Structures, Vegetation and Natural Features:  
The proposed project sites contain one single-family home, which will remain on the property, and five (5) 
outbuildings. vegetation on-site is consistent with that of crop fields. The sites have an estimated average 
slope of 1% to 2%. According to the USDA Soil Survey for Ada County, bedrock depth is estimated to be greater 
than 60 inches across a majority of proposed development area, however there are some areas where 
bedrock depth is between 20” and 40” along the southern boundaries of the development area. 
 

7.  Transportation / Connectivity:  
The applicant proposes connections to classified roadways in three locations, North Locust Grove, and two 
new sections of mid mile collectors, South Stroebel Road and East Ardell Road. Additionally, the project 
proposes to connect into two existing stub streets located within Ledgestone Subdivision (approved March 5, 
2019) and provide three new stub streets into adjacent properties. A pathway along the northern boundary 
of the project, as well as various internal pathways are being proposed. 
 

8. Environmental Issues:  
 Staff is not aware of any environmental issues, health or safety conflicts beyond the designation of being in 
 the nitrate priority area. Idaho Department of Environmental Quality (DEQ) has provided recommendations 
 for surface and groundwater protection practices and requirements for development of the site. 

 
9. Agency Responses: The following responding agency comments are included as exhibits with this case file: 

• Boise Project Board of Control ……..…..…………………………………………………………………………. Exhibit B-2 

• Department of Environmental Quality ….……………………………………………………………………… Exhibit B-3 

• Ada County Development Services …….………………………………………………………………………… Exhibit B-4 

• Central District Health Department …..…………………………………………………………………………. Exhibit B-5 

• Community Planning Association of Southwest Idaho (COMPASS)……………………………….. Exhibit B-6 

• Kuna School District …………………………………………………………………………………………………….. Exhibit B-7 

• Kuna City Engineer ………………………………………………………………………………………………………. Exhibit B-8 

• Ada County Highway District ……………………………………………………………………………………….. Exhibit B-9 
 

E. Staff Analysis: 
On February 14, 2020 Planning and Zoning staff held a pre-application meeting with the applicant, Public Works, 
the Parks Department, The Kuna School District, Kuna Rural Fire District and Kuna Police Department to discuss 
the project. The applicant held two neighborhood meetings with residents with 450 ft of the proposed project 
area on November 14, 2019 and February 19, 2020. There was a total of four resident who attended the meetings. 
Neighborhood meeting minutes as well as mailed materials have been provided as a part of this application. 
 
The applicant is proposing to annex the approximately 97-acres into Kuna City Limits. Of those 97-acres, the 
applicant has proposed to zone approximately 84% of the development site R-6 (Medium Density Residential) as 
defined via legal description. The proposed areas of R-6 will accommodate 291 standard single-family home lots. 
The remaining development area, as defined by legal description, is proposed to be zoned R-8 (Medium Density 
Residential). Similar to the original Ledgestone preliminary plat, Ledgestone South proposes to incorporate 102 
alley-load lots. These single-family homes will face the street; however, driveway and garage access will be 
available from the rear of the house via a 20 ft wide public alley way. With 393 lots over approximately 97 acres, 
the overall gross density of the project is 4.07 dwelling units per acre (DUA). The net density is 5.65 (DUA). 
 
14.68 acres, or 15.2% of the project is proposed to be open space. This includes all buffers, parks, and pathways. 
11.8 acres, or 11.6% of the project, are considered useable open space, as defined by KCC 5-1-6-2. Included in the 
useable open space is a five ft wide pathway that spans over ½ mile long along the northern boundary of the 
proposed project area and an approximately 3.9-acre park, which contains a pool, playground and picnic shelter.   
KCC 5-17 requires developments with a range of 351 to 400 homes/dwelling units to devote 10.50% of the 
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development area to useable open space. Staff views the open space to be in substantial compliance with Kuna 
City Code. 
 
With this proposed project, the applicant is constructing a new section of stroebel road along the east property 
line, which will serve as one of the main entrances into the subdivision. Stroebel Road is listed a north-south minor 
collector according to Kuna’s Street Circulation Map. The applicant also proposes to construct an entirely new 
section of Ardell Road which will span from Stroebel Road to Locust Grove Road. Ardell Road is classified as an 
east-west major collector. Along Ardell Road the applicant has proposed a five-foot attached sidewalk. The 
sidewalk width requirement for Collector Roads is an eight-foot detached sidewalk with vertical curb and gutter. 
Staff would note that the applicant will be required to install sidewalks in accordance with KCC 5-17-13 and 6-4-2. 
Additionally, the project proposes to connect into two existing stub streets located within Ledgestone Subdivision 
(approved March 5, 2019) and provide three new stub streets into adjacent properties. Within the development, 
the applicant proposes several alley ways to access the proposed alley-loaded home product. The applicant will 
be required to install “NO PARKING” signs within all alleys. Additionally, the applicant will be required to obtain 
written approval from the Kuna Rural Fire District regarding proposed alley widths. The applicant will be required 
to install a sign at the terminus of Ardell Road and Stroebel Road, as well as each proposed stub street stating that 
these roads will continue in the future. Staff will defer the applicant to comments provided by Ada County Highway 
District for preferred language. Several internal roadways within the proposed project exceed Ada County Highway 
Districts maximum roadway length of 750-feet with out traffic calming measures. The applicant will be required 
to submit a revised preliminary plat showing re-designed roadways to the City of Kuna and Ada County Highway 
District for review and approval prior to signature on the first final plat. 
 
The installation of streetlights are required public improvements are a required public improvement listed under 
Kuna City Code 6-4-2. The applicant has included proposed locations of streetlights on the preliminary plat. Staff 
will require the applicant to work with staff in order to comply with KCC and install street lights a maximum spacing 
of 250 ft. The final location of street lights will be approved at the time of construction document review. Staff 
would note that these streetlights must be designed and installed according to “Dark Sky” standards. 
 
Ledgestone South sewage is anticipated to flow to the Patagonia Lift Station. The Sewage is subsequently lifted to 
the Danskin Lift Station. At this time, neither lift station can support this project as they are currently configured. 
Staff would note that if the Commission recommends approval of this project, that the applicant be required to 
work with the Kuna City Engineer to provide a solution regarding the creation of additional capacity. This condition 
has been provided as condition number 6 in section “I” of this report. 
 
Additionally, as a part of this application there is an existing single-family home located on parcel no. S1418123485 
that is being included with the annexation proposal, however, this house and approximately 1.04 acres that 
surround it will not be included in the preliminary plat, and will be listed as an out parcel on the plat. Ada County 
Highway District recommends the frontage along this site be improved consistent with the proposed 
improvements along Locust Grove Road and Ardell Road so there is not a gap in improvements. Staff agrees with 
this recommendation and will require the applicant to install curb, gutter and sidewalk in accordance with Kuna 
City Code 5-17 and 6-4. 
 
A design review application for common area landscaping and open space was included as a part of the overall 
application. The proposed application includes several internal pathways. Staff will require the applicant to comply 
with KCC 5-5-5-F and install “see-through” fence.  Staff finds the proposed landscaping, buffers and common space 
to be in compliance with Kuna City Code. However, staff will require the applicant be conditioned to place sod 
wherever the landscape plan (dated March 23, 2020) identifies “Lawn” and provide staff an updated landscaping 
plan accommodating the requested change. Additionally, staff notes that if this project is approved, at the time of 
civil plan development, landscaping cannot be placed within ten (10) feet of any and all meter pits, pressurized 
irrigation valves, and ACHD underground facilities. In the event that locations of landscaping are within the 
locations listed above, the landscaping in that area must be moved to an alternate location, and an updated 
landscape plan must be provided to staff prior to scheduling a final landscape inspection. No design review 
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application has been submitted for the pool and pool house area; however, design review approval will be 
required prior to submitting for a building permit. 
 
The developer, owner and/or applicant is hereby notified that this project is subject to design review inspection 
fees. Required inspections (post construction), are to verify landscaping compliance prior to signature on the final 
plat.  
 
Kuna’s Comprehensive Plan (Comp Plan) encourages a variety of housing types for all income levels, open space 
and pathways numerous times throughout the document. Pertinent sections of the Comp Plan that address the 
above listed items are included below in Section G of this staff report. Staff has reviewed the proposed preliminary 
plat for technical compliance with KCC, and finds the pre-plat and landscape plan are in compliance Kuna City, 
Title 5 and Title 6 of the Kuna City Code; Idaho Statute § 67-6511; and the Kuna Comprehensive Plan. The applicant 
will be required to work with Kuna’s staff, Ada County Highway District (ACHD), the Kuna Rural Fire District (KRFD) 
and any other applicable agencies to ensure conformance to each agency’s requirements.   
 
The Planning and Zoning Commission voted 3-0 to recommend to City Council approval of case nos. 20-01-AN 
(annexation) and 20-03-S (preliminary plat) subject to the conditions of approval as outlined in section “I” of this 
report. Additionally, the Planning and Zoning Commission voted 3-0 to approve case no. 20-07-DR (Design Review) 
subject to the conditions of approval as outlined in section “I” of this report. 
 

F. Applicable Standards: 
1. City of Kuna Zoning Ordinance Title 5. 

2. City of Kuna Subdivision Ordinance Title 6. 

3. City of Kuna Comprehensive Plan. 

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

G. Comprehensive Plan Analysis: 
Kuna Planning and Zoning Commission has accepted the Comprehensive Plan components, and has determined 
the proposed annexation and preliminary plat requests for the site are consistent with the following 
Comprehensive Plan components as described below: 
 
Goal Area 2: Kuna will be a healthy, safe community. 

▪ Goal 2.A: Maintain and expand an interconnected greenbelt, pathways and trail system. 
o Objective 2.A.2: Maintain and expand the pathway and trail network with a focus on building 

connectivity to key activity and population centers that serve all areas of Kuna. 
▪ Policy 2.A.2.d: Work with private developers and landowners to direct expansion of 

the trails and pathways system throughout Kuna, including: 

• Ensure appropriate polices and ordinances are in place to incentivize and 
require construction of new pathways and trails infrastructure as 
development and redevelopment occurs. 

• Require all new neighborhood and subdivision developments to incorporate 
pathway connectivity within the neighborhood and tie into existing or 
anticipated pathways and trails. 

• Clearly identify locations where trails and pathways infrastructure should be 
publicly accessible, and who will be responsible to provide regular 
maintenance for these areas. 

▪ Goal 2.B: Maintain and expand parks and public gathering spaces. 
o Objective 2.B.1 Maintain and expand the parks system 

▪ Policy 2.B.1.b: Continue to require neighborhood park development through the 
subdivision development process. 

Goal Area 3: Kuna’s land uses will support a desirable, distinctive and well-designed community. 
▪ Goal 3.D: Encourage development of housing options and strong neighborhoods. 
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o Objective 3.D.1: Encourage development of housing options for all citizens. 
▪ Policy 3.D.1.a: Encourage preservation and development of housing that meets demand 

for household sizes, lifestyles and settings. 
o Objective 3.D.2: Create strong neighborhoods through preservation, new development, 

connectivity and programming. 
▪ Policy 3D.2.d: Work to ensure that all neighborhoods in Kuna benefit from good 

connectivity through sidewalk, pathway and trail, on-street and transit infrastructure. 
▪ Goal 3.G: Respect and protect private property rights. 

o Objective 3.G.1: Ensure land use policies, restrictions, and fees do not violate private property rights. 
▪ Policy 3.G.1.b: Ensure City land use actions, decisions and regulations will not cause an 

unconstitutional regulatory taking of private property; and do not effectively eliminate all 
economic value of the subject property.  

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

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

▪ Goal 4.B: Increase sidewalk coverage and connectivity and invest in pedestrian facilities to increase 
walkability. 
o Objective 4.B.2: Maintain and expand sidewalks and pedestrian facilities within the community. 

▪ Policy 4.B.2b: Install detached sidewalks and/or protected pedestrian routes/facilities 
along high trafficked roads as development occurs. 

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

▪ Policy 4.B.2.g: Coordinate with developers to connect and/or enhance pedestrian facilities, 
including on and off-system pathways, footbridges (across canals, etc.), road bridges, 
sidewalks, pedestrian crossings and wayfinding signage. 

▪ Goal 4.C: Increase pathway, trail and on-street bicycle facilities to create an expanded and connected 
bicycle network. 
o Objective 4.C.1: Maintain and enhance existing pathways, trails and on-street bicycle facilities. 

▪ Policy 4.C.1.a: Expand the bicycle network as identified in the Kuna Pathways Master Plan 
and ACHD Roadways to Bikeways Plans through land use developments and capital 
improvement projects. 

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

o Objective 4.C.2: Ensure expansion of pathways, trails and on-street bicycle routes. 
▪ Policy 4.C.2.b: Promote the installation of off-system bicycle pathways to create 

neighborhood connections and reduce non-motorized transportation route lengths. 
▪ Goal 4.D: Promote a connected street network that incorporates mid-mile collectors and crossing for 

improved neighborhood connectivity. 
o Objective 4.D.2: Ensure the continued expansion/development of mid-mile collector system 

throughout the community. 
▪ Policy 4.D.2.a: Extend and expand mid-mile roads as growth occurs. 
▪ Policy 4.D.1.b: Preserve adequate right-of-way along all mid-mile roads or other approved 

alternative locations to align roads. 
 

H. Kuna City Code Analysis:  
1. This request appears to be consistent and in compliance with all Kuna City Code (KCC). 

 
Comment: The proposed applications adhere to the applicable requirements of Title 5 and Title 6 of KCC. 
 

2. The Planning and Zoning Commission feels the site is physically suitable for the proposed development. 
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Comment: The 97-acre (approximate) site does appear to be suitable for the proposed development. 
 

3.  The preliminary plat request is not likely to cause substantial environmental damage or avoidable injury to 
wildlife or their habitat. 

 
Comment: The land to be developed is not used as wildlife habitat.  Roads, driveways, family units and open 
spaces are planned for construction according the City and ACHD requirements and best practices and will 
therefore not cause environmental damage or loss of habitat. 

 

4. These applications are not likely to cause adverse public health problems. 
 

Comment: The project would connect to public sewer and potable water systems, therefore eliminating the 
occurrence of adverse public health problems.  

 

5. The application appears to avoid detriment to the present and potential surrounding uses; to the health, 
 safety, and general welfare of the public taking into account the physical features of the site, public 
 facilities and existing adjacent uses. 
 
Comment: The preliminary plat request considers the location of the property and adjacent uses. The 
adjacent uses are medium density residential and neighborhood commercial (Kuna City) and rural residential 
(Ada County). 

 

6. The existing and proposed street and utility services in proximity to the site are suitable or adequate for a 
commercial development. 

 
 Comment: Correspondence from ACHD confirms that the streets are suitable and adequate for this project. 

However, per Kuna City Engineer comments (Exhibit B8), a commensurate impact the City’s water, sewer 
and irrigation will result with this development. Neither the Patagonia Lift Station, nor the Danskin Lift 
Station can support this project at this time. 

 
I. Commission’s Recommendation: 

Based on the facts outlined in staff’s report and public testimony as presented, the Planning and Zoning 
Commission of Kuna, Idaho, hereby recommends approval of Case Nos. 20-01-AN (Annexation) and 20-03-S 
(Preliminary Plat), a request from Trilogy Development, Inc and Gem State Planning to annex approximately 97 
acres into Kuna City Limits with R-6 (Medium Density Residential) and R-8 (Medium Density Residential) zoning 
district classifications and to subdivide the 97 acres into 437 total lots (393 buildable lots and 44 common lots); 
AND approves Case No. 20-07-DR (Design Review), subject to the following conditions of approval: 

 

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

a. The City Engineer shall approve the sewer hook-ups. 
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 approval of the 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 Fire District shall approve fire flow requirements and/or building plans. Installation of 
fire protection facilities as required by Kuna Fire District are required. 
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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. Installation of service facilities shall comply with the requirements of the public utility or irrigation district 
providing the services. All utilities shall be installed underground, see KCC 6-4-2-W. 

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

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

5. Connection to City Services (Sewer, Water, Pressurized Irrigation) is required.  The applicant shall conform 
all corresponding Master Plans. 

6. The Developer/owner/applicant shall be required to participate, as determined by the City Engineer, in the 
development of additional lift station capacity. 

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

8. To ensure there is not a gap in improvements along Locust Grove Road and Ardell Road, the applicant shall 
install curb, gutter and sidewalk along 1.04-acre site in accordance with Kuna City Code Title 5 Chapter 17 
and Title 6 Chapter 4. 

9. Applicant shall install “NO PARKING” signs within all alley-ways. 

10. Applicant shall obtain written approval from the Kuna Rural Fire District regarding proposed alley widths. 

11. Regarding the excessive street section lengths, the applicant shall submit a revised preliminary plat showing 
re-designed roadways to the City of Kuna and Ada County Highway District for review and approval prior to 
signature on the first final plat. 

12. All local roads intersecting Ardell Road shall either align or offset a minimum of 330-feet. 

13. Applicant/Developer shall install a sign at the terminus of Ardell Road and Stroebel Road, as well as every 
proposed stub street stating these roads will continue in the future. Applicant/Developer shall obtain proper 
language from Ada County Highway District. 

14. Applicant shall work with staff in order to provide final locations of street lights as required by Kuna City 
Code.  

15. Street lights for the site shall be LED lighting and must comply with Kuna City Code and established Dark Sky 
practices. 

16. Fencing within and around the site shall comply with Kuna City Code (Unless specifically approved otherwise 
and permitted). 

17. All required landscaping shall be permanently maintained in a healthy growing condition. The property 
owner shall remove and replace unhealthy or dead plant material within 3 days or as the planting season 
permits as required to meet the standards of these requirements. Maintenance and planting within public 
rights-of-way shall be with approval from the public entities owning the property. 

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

19. The applicant shall install sod wherever the landscape plan (dated March 23, 2020) identifies “Lawn” and 
provide staff an updated landscaping plan accommodating the requested change. 

20. Subdivision amenities such as the proposed pool and pool house are subject to Design Review approval. 

21. All signage within/for the project shall comply with Kuna City Code, and shall be approved through the 
applicable sign approval process listed in KCC 5-10. 
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22. If any revisions are made, the applicant shall provide the Planning and Zoning Staff with a revised copy of 
the preliminary plat. 

23. Any revisions of the plat are subject to administrative determination to rule if the revision is substantial.  

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

25. Developer/owner/applicant shall follow staff, City engineers and other agency recommended requirements 
as applicable. 

26. Developer/owner/applicant shall comply with all local, state and federal laws. 
 
 
DATED this 25th day of August, 2020. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Page 10 of 11 Case Nos. 20-03-S, 20-01-AN & 20-07-DR  
8/25/2020    P: P&Z\SHARED\CASES\SUBDIVISIONS\Ledgestone South Subdivision – Findings of Fact and Conclusion of Law 

City of Kuna 
Planning and Zoning Commission 

Findings of Fact and Conclusions of Law 
 

 
 

Based upon the record contained in Case Nos. 20-01-AN, 20-03-S and 20-07-DR including the Comprehensive Plan, 
Kuna City Code, Staff’s Memorandums, including the exhibits, and the testimony during the public hearing, the 
Kuna Commission hereby approves Case No. 20-07-DR and recommends approval of the Findings of Fact and 
Conclusions of Law, and conditions of approval for Case Nos. 20-01-AN and 20-03-S, a request from Trilogy 
Development, Inc and Gem State Planning to annex approximately 97 acres into Kuna City Limits with R-6 (Medium 
Density Residential) and R-8 (Medium Density Residential) zoning district classifications and to subdivide the 97 
acres into 437 total lots (393 buildable lots and 44 common lots). 

 

1. Based on the evidence contained in Case Nos. 20-01-AN, 20-03-S and 20-07-DR, this proposal does generally 
comply with the City Code. 
 
Finding: The applicant has submitted a complete application, and following staff review for technical 
compliance the application appears to be in general compliance with the design requirements, public 
improvement requirements, objectives and considerations listed in Kuna City Code Title 5 and Title 6. 

 

2. The public notice requirements have been met and the neighborhood meeting was conducted within the 
guidelines of applicable Idaho Code and City Ordinances. 
 
Finding: The applicant held neighborhood meetings on November 14, 2019 and February 19, 2020. A total of 
four residents attended the meetings. Neighborhood Notices were mailed out to residents within 450-FT of 
the proposed project site on July 8, 2020 and a legal notice was published in the Kuna Melba Newspaper on 
July 8, 2020. The applicant posted sign on the property on July 17, 2020. 

 

3. Based on the evidence contained in Case Nos. 20-01-AN, 20-03-S and 20-07-DR, this proposal does generally 
comply with the Comprehensive Plan. 

 
Finding: The Comp Plan has listed numerous goals for providing a variety of housing densities and types to 
accommodate various lifestyles, ages and economic group in Kuna, as well as the installation of pathways and 
open space. The proposed zoning districts are R-6 and R-8 (Medium Density Residential). The Comp Plan Map 
designates the properties as Medium Density. 

 

4. The contents of the proposed preliminary plat application does contain all of the necessary requirements as 
listed in Kuna City Code 6-2-3: - Preliminary Plat. 
 
Finding: Review by Staff of the proposed preliminary plat confirms all technical requirements listed in KCC 6-
2-3 were provided. 
 

5. The availability of existing and proposed public services and streets can accommodate the proposed 
development. 
 
Finding:  Correspondence from ACHD confirms that the streets are suitable and adequate for this project. 
However, per Kuna City Engineer comments (Exhibit B8), a commensurate impact the City’s water, sewer and 
irrigation will result with this development. Neither the Patagonia Lift Station, nor the Danskin Lift Station 
can support this project at this time. 

 

6. The proposed development is continuous with Master Utility Plans (Sewer/Water/Pressurized Irrigation). 
 
Finding: Correspondence from Kuna Public Works recommends the applicant be required to conform to the 
Master Sewer Plan, Master Water Plan and Master Pressurized Irrigation Plan, therefore satisfying this 
requirement. 

P.O. Box 13 

Phone: (208) 922-5274 

Fax:     (208) 922-5989 

www.Kunacity.id.gov 
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7. The public does have the financial capability to provide supporting services to the proposed development. 
 
Finding: Throughout the development of the project and beyond, connection fees, impact fees (Fire, police, 
Park and Ada County Highway District), and property taxes will be collected, therefore satisfying the financial 
capability to provide supporting services. 
 

8. The proposed project does consider health and safety of the public and the surrounding area’s environment. 
 
Finding: Connection to City services, as well as other public improvements such as streetlights, fire hydrants, 
sidewalks, bike lanes, etc. are required to be implemented as a part of this project. No major wildlife habitats 
will be impacted by the proposed development. 
 

9. All private landowners have consented to annexation. 
 
Finding: An affidavit of legal interest was signed by Heartland Townhomes Property Management, LLC and 
TJ and Elaine Johnson allowing Gem State Planning and Trilogy Development to act on their behalf of this 
project, therefore consenting to the annexation of the proposed project site. 
 

10. The proposed project lands are contiguous or adjacent to property within Kuna City Limits. 
 
Finding: The parcel is contiguous with City limits to the north and west. 
 

11. The site landscaping does minimize the impact on adjacent properties through the use of screening. 
 

Finding: Per the submitted landscape Plan, the applicant is proposing a 25-foot landscape buffer along all 
classified roadways. A six-foot vinyl fence is proposed around the entire project. 
 

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

 
DATED this 25th day of August, 2020. 
 
 

Lee Young, Chairman 
Kuna Planning and Zoning Commission 

 
 

ATTEST: 
 
 
Jace Hellman, Planner II 
Kuna Planning and Zoning Department 
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City of Kuna 
Planning & Zoning Commission 

Findings of Fact & Conclusions of Law 
 
        
 
 

 To:      Planning and Zoning  
      Commission  
 
Case Numbers:  19‐14‐AN (Annex), 19‐11‐S 

(Subdivision), & 19‐32‐DR 
(Design Review) for the 

  Patagonia East, Lakes, Ridge 
Subdivisions. 

 
Location:  Northwest, Northeast, 

Southeast Corners of Hubbard 
and Locust Grove Roads 

      Kuna, Idaho 83634 
 
Planner:     Troy Behunin, Planner III 
 
Hearing Date:    July 28, 2020 
Tabled until:    August 11, 2020 
Findings of Fact:    August 25, 2020 
 
Applicant(s):    Westpark Companies  

Greg Johnson 
2463 E. Gala St., Ste. 120 
Meridian, ID 83642 
208.888.9946 
greg@wwstparkco.com  

 
Engineer:    WHPacific ‐ NV5 

Bonnie Layton 
2141 W. Airport Way Ste. 104 
Boise, ID 83705 
208.342.5400 
blayton@whpacific.com 
  

Table of Contents: 
A. Process and Noticing       
B. Applicants Request 
C. Site History 
D. General Project Facts 
E. Staff Analysis 

F. Applicable Standards 
G. Comprehensive Plan Analysis 
H. Kuna City Code Analysis 
I. Commission’s Recommendation 

 

A. Process and Noticing: 

1. Kuna  City  Code  (KCC),  Title  1,  Chapter  14,  Section  3,  states  that  design  reviews  are  designated  as public 
meetings, with  the Planning and Zoning Commission  (acting as  the Design Review Board) as  the decision‐
making body; and that annexations, and subdivision applications are designated as public hearings, with the 
Planning and Zoning Commission as the recommending body, and the City Council as the decision‐making 
body. These land use applications were given proper public notice and have followed the requirements set 
forth in Idaho Code, Chapter 65, Local Land Use Planning Act (LLUPA). 

 

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

Kunacity.id.gov 
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a. Notifications 
i. Neighborhood Meeting    September 17, 2019 (13 persons attended) 

June , 2020 
ii. Agencies        February 24, 2020 
iii. 450’ Property Owners       July 2, 2019 
iv. Kuna, Melba Newspaper    June 17, 2020 
v. Site Posted        July 2, 2020 

 

B. Applicant Request: 
1. The  applicant,  WHPacific–NV5  requests  approval  for  Annexation,  Preliminary  Plat  and  Design  Review. 

Applicant requests to annex approximately 173.80 ac into Kuna City limits, with three (3) zones throughout 
the project; the R‐8 (Medium Density Residential [MDR]), R‐6 and R‐4 (MDR), zones. Applicant proposes a 
multi‐phased master‐planned development  to  be  known  as  Patagonia  East,  Lakes  and Ridge  Subdivisions 
(Patagonia East). Applicant requests Preliminary Plat approval in order to subdivide approx 173.80 ac into 561 
Single family buildable lots, 54 common lots and one 10‐acre school lot for Kuna School District. Applicant 
also seeks Design Review approval for the common space landscaping. The project site is in Sections 7, 8 & 
17, all in Township 2 North, Range 1 East (T2N,R1E), all three projects are at the intersection of Locust Grove 
and Hubbard Roads. 
 

C. Site History: The subject site is comprised of multiple parcels; totaling approximately 173.80 acres. All parcels are 
currently in Ada County and zoned Rural Residential (RR), however, they are contiguous to Kuna City limits on the 
west side of parcel S1407449560. These lands have historically been used for Agricultural purposes. There is a 
single family residence one of the parcels and several outbuildings/shops. 

 

D. General Projects Facts: 
1. Comprehensive Plan Designation: The Future Land Use Map (Comp Plan Map) is intended to serve as a guide 

for  the  decision‐making  body  of  the  City.  The  Comp  Plan map  indicates  land  use  designations  generally 
speaking,  it  is  not  the  actual  zone.  The  Future  Land  Use  Map  identifies  the  site  with  three  different 
designations;  Low  Density  Residential  (LDR)  and  Medium  Density  Residential  (MDR)  which  is  4‐8  DUA 
(Dwelling Units an Acre) and Mixed‐Use. 

 

2. Kuna Recreation and Pathways Master Plan Map: 
The Kuna Recreation and Master Pathways Plan map identifies a pathway/trail along the Mason Creek Feeder 
in the southwest part of the project and on the south side of the project. See the Exhibit behind this report. 

 

3. Surrounding Existing Land Uses and Zoning Designations: 

 

4. Parcel Sizes, Current Zoning, Parcel Numbers: 
 

Property Owner  Parcel Size – Approx. Current Zone Parcel Number 

Wood Properties, LLC  .98 acres RR - Rural Residential S1407449560 
Roeder Holdings, LLC  17.00 acres RR - Rural Residential S1408336300 
Roeder Holdings, LLC  31.86 acres RR - Rural Residential R9237170650 

North  RR  Rural Residential – Ada County

South  RR  Rural Residential – Ada County

East  RR  Rural Preservation – Ada County

West  R‐6 & RR  Medium Density Residential  – Kuna City, & Rural Residential – Ada County
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Roeder Holdings, LLC  .98 acre RR - Rural Residential R9237170100 
Roeder Holdings, LLC  .99 acre RR - Rural Residential R9237170300 

Roeder Holdings, LLC  .95 acre RR - Rural Residential R9237170400 

Roeder Holdings, LLC  .95 acre RR - Rural Residential R9237170500 

Jill S. Ray  5.69 acres RR - Rural Residential R9237170610 

Jill S. Ray   .92 acre RR - Rural Residential R9237170700 

Roeder Holdings, LLC  20.82 acres RR - Rural Residential R9321840100 

Wood Properties, LLC  55.89 acres RR - Rural Residential S1417212700 

EE‐DA‐HOW,  Farms, 
LLC 

10 acres RR - Rural Residential S1417212650 

 

5. Services: 
  Sanitary Sewer– City of Kuna                 Fire Protection – Kuna Rural Fire District 
  Potable Water – Suez Water Company               Police Protection – Kuna City Police (A.C.S.O.) 
  Pressurized Irrigation– On Site Wells ‐ HOA             Sanitation Services – J & M Sanitation 
     

6. Existing  Structures,  Vegetation  and  Natural  Features:  Currently  there  is  one  residence  on  one  of  the 
properties. All parcels have been used for agricultural uses and accompanying out‐building. There is some 
topographical variation that appears to run east‐west. The vast majority of the site appears to be relatively 
flat and suitable for development. 
 
Transportation / Connectivity: The site has significant frontage along Hubbard and Locust Grove Road. The 
overall  project  is  split  into  three  separate  sections  as  this  project  sits  at  the  northwest,  northeast  and 
southeast  corners  of  Hubbard  and  Locust  Grove.  Applicant  shall  connect  to  existing  stub  streets  within 
Patagonia Sub No. 2 as required in Kuna City Code (KCC) and provide stubs for future connections to serve the 
connection/traffic needs of the site and future adjacent developments. Applicant shall satisfy Kuna City and 
ACHD’s  requirements  for  roadway  improvements,  including  but  not  limited  to,  road  widening  and 
vertical/rolled curb, gutter and sidewalks appropriately.. 

 
 

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

8. Agency Responses: The following responding agency comments are included as exhibits with this case file: 

 City Engineer ……………………………………………………………..Exhibit B 1 

 Ada County Highway District (ACHD) ………………………… Exhibit B 2 

 COMPASS (Community Planning Association) …………… Exhibit B 3 

 Department of Environmental Quality (DEQ) ……………. Exhibit B 4 

 Idaho Transportation Department (ITD) ……………………. Exhibit B 5 

 Kuna Rural Fire District (KRFD) ………………………………….. Exhibit B 6 
 

E. Staff Analysis: 
  The subject site straddles the intersection of Hubbard and Locust Grove Roads and involves 12 parcels, seven 

(7) of these parcels are lots within the Wasatch Subdivision. This application proposes a multi‐phased master 
planned community and generally speaking the project as a whole  is  in  line with the Comprehensive Plan 
(Comp Plan) and the Comprehensive Plan Map (CPM) designation of LDR, MDR and Mixed‐Use by proposing 
three residential zones throughout the subject site with an accompanying public school site. This request will 
complement the two developments to the west and will provide project wide continuity as a multi‐phased 
master planned community, consisting of approximately (Approx.) 163.56 ac. 
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  The applicant requests annexation  into Kuna City  limits applying the Category “A” process for the approx. 

163.56 ac. The  lands  in this application touch City  limits on the west side of the site with contiguous  land 
touches moving east and are therefore eligible for annexation. Applicant has submitted an application for 
annexation for 163.56 ac approx and is seeking three (3) different zoning designations for these proposed 
annexing parcels as follows: 

 
‐ Approx 59.75 ac are proposed to be annexed with a zone change from Rural Residential (RR) TO R‐4 MDR, 
‐ Approx 86.92 ac are proposed to be annexed with a zone change from RR TO R‐6 MDR, 
‐ Approx 7.54 ac from RR, TO R‐8, MDR, 
‐ Approx 10.2 ac will become a elementary school site. 

 
Kuna’s Comp Plan, encourages a variety of housing types for all income levels numerous times throughout 
the document. Additionally, the City attempts to balance all housing types within the City. Pertinent sections 
of the Comp Plan that address housing types are included in Section G (Comp Plan Analysis) of this report. 

 
  The applicant seeks approval for a mix of various uses throughout the project to include; multiple zones for 

residential  uses,  (MDR  all  single  family),  a  public  school  site,  open  spaces  including  a  possible  City  park, 
multiple private parks, with a considerable pathway network  (21.93 acres of open space, or 16.59%). The 
applicant proposes a master‐planned community for all ages. The applicant is proposing all public streets that 
will be built to Kuna and ACHD standards (curb, gutters & sidewalks) and must meet Kuna Fire Department 
requirements. Proposing a large network of biking and walking pathways, will help reduce vehicle trips for the 
residents. Since the applicant has proposed multiple residential zones, a school site, and a possible City public 
park, staff views the overall project to conform to the FLUM designations and Comp Plan document. 

 
  Staff has reviewed the preliminary plat application and it appears to follow KCC standards and requirements. 

All  roads will  be  public  and will  be  built  to  Kuna City  and ACHD  standards.  Staff  highlights  that  along  all 
classified roads, KCC calls for full roadway improvements, including curb/gutter, road widening, and sidewalks 
at appropriate widths. The City does not allow for borrow ditches for any roads, unless a classified road does 
not meet the ACHD standards/policies for vertical curb.  If  the need arises for borrow ditches on classified 
roads and  if ACHD does not specifically allow vertical curb,  the applicant shall be conditioned to obtain a 
license agreement from ACHD to provide grass and watering source in the borrow ditches as allowed. Gravel 
and bare ground is not an allowed Kuna City ground cover. Staff notes that the subject property will need to 
be connected to the City’s public sewer facilities, potable water and the Kuna Municipal  Irrigation System 
(KMIS). According to the City Engineer, “sewer flows from this development will add a considerable burden 
to  Patagonia  Lift  Station.  The  developer  will  be  requested  to  participate  in  an  engineered  evaluation  of 
Patagonia Lift Station and proposed improvements to expand the lift station & force main capacity” – See City 
Engineer Memo:” 4. Sanitary Sewer. Staff has confirmed with the City Engineer that the applicant has agreed 
to work with the City Engineer for a solution with the Danskin Lift Station upgrade needs. 

 
  A design review application for common area landscaping and open space was included as a part of the overall 

application. Staff finds the proposed landscaping, buffers and open space generally to be in compliance with 
Kuna City Code. Staff notes that if this project is approved, at the time of civil plan development, landscaping 
cannot  be  placed  within  ten  (10)  feet  of  any  meter  pits,  pressurized  irrigation  valves,  and/or  ACHD 
underground  facilities  and  must  honor  all  vision  triangles.  Applicant  shall  be  conditioned  to  follow  all 
landscape codes and planting requirements to insure field conditions do not change after approval is given. 
Staff notes that a monument sign for the subdivision was not  included with the design review application 
noting that all monument signs are required to go through design review. This process can be accomplished 
at a later date without any delay to the project. Staff also notes that the planting details should be changed 
to reflect KCC; which are requested in the proposed conditions of approval (Condition #13). 
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  Staff has determined the preliminary plat and design review generally complies with the goals and policies for 
Kuna City, Title 5 and Title 6 of the Kuna City Code; Idaho Statute § 67‐6511; and the Comprehensive Plan. 
Staff recommends that if the Planning and Zoning Commission recommends approval of Case No’s 19‐14‐AN 
(Annexation) and 19‐11‐S (Preliminary Plat) and approves Case No. 19‐32‐DR (Design Review), the applicant 
be subject to the conditions of approval listed in section I of this report, as well as any additional conditions 
by the Planning and Zoning Commission. 

 

F. Applicable Standards: 
1. City of Kuna Zoning Ordinance Title 5. 

2. City of Kuna Subdivision Ordinance Title 6. 

3. City of Kuna Comprehensive Plan. 

4. Idaho Code, Title 67, Chapter 65‐ the Local Land Use Planning Act. 
 

G. Proposed Comprehensive Plan Analysis: 
Kuna  Planning  and  Zoning  Commission may  accept  or  reject  the  Comprehensive  Plan  components,  and  shall 
determine if the proposed annexation, and preliminary plat requests for the site are consistent with the following 
Comprehensive Plan components as described below:  
 
Goal Area 3: Kuna’s land uses will support a desirable, distinctive and well‐designed community. 
 Goal 3.D: Encourage development of housing options and strong neighborhoods. 

o Objective 3.D.1: Encourage development of housing options for all citizens. 
 Policy 3.D.1.a: Encourage preservation and development of housing that meets demand 

for household sizes, lifestyles and settings. 
 Goal 3.G: Respect and protect private property rights. 

o Objective 3.G.1: Ensure land use policies, restrictions, and fees do not violate private property rights. 
 Policy 3.G.1.b: Ensure City  land use actions, decisions and regulations will not cause an 

unconstitutional regulatory taking of private property; and do not effectively eliminate all 
economic value of the subject property.  

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

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

 Goal 4.D: Promote a connected street network  that  incorporates mid‐mile collectors and crossing  for 
improved neighborhood connectivity. 
o Objective  4.D.2:  Ensure  the  continued  expansion/development  of  mid‐mile  collector  system 

throughout the community. 
 Policy 4.D.2.a: Extend and expand mid‐mile roads as growth occurs. 
 Policy 4.D.1.b: Preserve adequate right‐of‐way along all mid‐mile roads or other approved 

alternative locations to align roads. 
 

H. Proposed Kuna City Code Analysis:  
1. This request appears to be consistent and in compliance with Kuna City Code (KCC). 
  Comment: The proposed project meets  the  land use and area  standards  in Chapter 3,  Title 5 of 
  KCC.  Staff  also  finds  that  the  proposed  project  meets  all  applicable  requirements  of  Title  6  of 
  KCC.   

 
2. The site is physically suitable for a subdivision. 
  Comment: The approx. 173.80 acre subdivision has sufficient size to include a mix of lot sizes, 
  community landscape buffer(s). 
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3. The  annexation  and  subdivision  uses  are  not  likely  to  cause  substantial  environmental  damage  or 
avoidable injury to wildlife or their habitat. 

  Comment: The land to be annexed is not used as wildlife habitat.  Roads, homes and open spaces 
  are planned for construction according the City requirements and best practices. Staff is not aware 
  of any environmental damage or loss of habitat associated with the proposed development.  

 
4. The annexation and subdivision application is not likely to cause adverse public health problems. 

    Comment: The annexation of the property requires a zoning designation per Kuna Code 5‐13‐9.  
    The Medium Density zone requires connection to public sewer and water, therefore eliminating the 
    occurrence of adverse public health problems. Through correspondence with public service  
    providers and application evaluation, this project appears to avoid detriment to surrounding uses.   
 

5. The application appears to avoid detriment to the present and potential surrounding uses; to the health, 
safety,  and  general welfare of  the public  taking  into  account  the physical  features of  the  site,  public 
facilities and existing adjacent uses. 

Comment: The  annexation  and  subdivision  design  did  consider  the  location  of  the  property, 
classified roadways and the system. The subject property can be connected to the City’s public sewer 
facilities, and will connect to Suez Water Systems for potable water and use existing on‐site wells 
for  a  private  pressure  irrigation  system.  The  adjacent  uses  are  complimentary  uses  (Kuna)  as 
proposed in the Kuna Comprehensive Plan Future Land Use Map.  

 
6. The existing and proposed streets and utility services in proximity to the site are suitable and adequate 

for residential purposes predicated on approved designs to extend and/or improve each accordingly. 
 

I. Recommendation of the Commission to Council: 
Based upon the record contained in Case No’s 19‐14‐AN, 19‐11‐S and 19‐32‐DR including the Comprehensive Plan, 
Kuna City Code, Staff’s Memorandums, including the exhibits, and the testimony during the public hearing, the 
Kuna Commission hereby recommends approval of the Findings of Fact and Conclusions of Law, and conditions of 
approval for Case No’s 19‐14‐AN and 19‐11‐S a request for annexation and preliminary plat approval by WHPacific 
NV5 with the following conditions of approval: 

‐ Applicant shall follow all conditions outlined the staff report. 
‐ Applicant shall work with the neighbor regarding the well and driveway and keep staff apprised of those 

conversations, 
‐ Applicant shall work with the School District to resolve the 10‐acres that may or may not become a school 

site, prior to the next City Council meeting. 
 
Based upon the record contained in Case No. 19‐32‐DR including the Comprehensive Plan, Kuna City Code, Staff’s 
Memorandum, including the exhibits, and the testimony during the public hearing, the Kuna Commission hereby 
approves the conditions of approval for Case No. 19‐32‐DR a request for Design Review approval by WHPacific 
NV5 with the following conditions of approval: 

‐ Applicant shall follow all conditions outlined the staff report, 
‐ Applicant shall work with the neighbor regarding the well and driveway and keep staff apprised of those 

conversations, 
‐ Applicant shall work with the School District to resolve the 10‐acres that may or may not become a school 

site, prior to the next City Council meeting. 
 
And; 

1. The applicant and/or owner shall obtain written approval on letterhead or may be written/stamped on the 
  approved plans of  the  construction plans  from  the agencies noted below. All  submittals  are  required  to 
  include the  lighting,  landscaping, drainage, and development plans. All  site  improvements are prohibited 
  prior to approval of the following agencies: 
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a. The City Engineer shall approve the sewer hook‐ups. 
b. The City Engineer shall approve drainage and grading plans. 
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. No construction, grading,  filling, clearing or excavation of any kind shall be  initiated until  the 
applicant has received approval of the drainage plan.  

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

f. The Boise Project and Board of Control shall approval any modifications to the existing irrigation 
system. 

g. Approval from Ada County Highway District shall be obtained and Impact Fees must be paid prior 
to issuance of any building permit. 

h. Idaho Transportation Department. No public street construction may be commenced without 
the  approval  and  permit  from  Ada  County  Highway  District  and  Idaho  Transportation 
Department. 

i. All public  rights‐of‐way  shall be dedicated and constructed  to  standards of  the City and Ada 
County Highway District, 

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

3. Compliance  with  Idaho  Code,  Section  §31‐3805  pertaining  to  irrigation  waters  is  required. 
Irrigation/drainage waters shall not be impeded by any construction on site. 

4. Street lighting shall use LED lights, with spacing and wattages meeting KCC 5‐4‐6; applicant shall coordinate 
a street light plan for P & Z approval in concert with the prepared construction drawings for the project. 

5. Parking within the site shall comply with KCC 5‐9‐3. 

6. Fencing within and around the site shall comply with Kuna City standards – KCC 5‐5‐5‐ A‐J and KCC 6‐4‐2‐E. 

7. A sign permit is required prior to subdivision entrance sign construction and shall comply with KCC 5‐10‐4. 
Monument signs will require a separate design review. 

8. All  required  landscaping  shall  be  permanently maintained  in  a  healthy  growing  condition.  The  property 
owner shall remove and replace unhealthy or dead plant material within three days or as the planting season 
permits as required to meet KCC 5‐17‐7 standards. Maintenance and planting within public rights‐of‐way 
shall be approved from the public entities owning the property. 

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

10. The applicant’s proposed preliminary plat (dated May 2019) shall be considered a binding site plan, or as 
modified and approved through the public hearing process. 

11. The applicant’s proposed Landscape Plan (dated 07.01.2019) shall be considered a binding site plan, or as 
modified and approved through the public hearing process. 

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

13. Applicant shall add the following notes to the landscape plans and resubmit a PDF for Planning and Zoning 
approved plans, bearing the changes. 
13.1 – Landscape contractor shall remove all twine/ropes and burlap from root balls. 
13.2 – Landscape contractor shall remove the wire basket from the top 1/2 of the root ball. 
13.3 – Grass and a water source shall be placed in any ACHD required borrow ditches and a license agreement 
obtained from ACHD. 
13.4  ‐ Landscaping cannot be placed within ten (10)  feet of any and all meter pits, pressurized  irrigation 
valves, and/or ACHD underground facilities and must honor all vision triangles 

14. Applicant shall work with the City Engineer to find a solution for the Sewer lift station concerns. 

15. Compliance with all local, state and federal laws is required. 
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City of Kuna 
Planning and Zoning Commission 

Findings of Fact and Conclusions of Law 
 

 
 
 

 
Based upon the record contained  in Case No’s 19‐14‐AN, 19‐11‐S and 19‐32‐DR,  including  the Comprehensive 
Plan, Kuna City Code, Staff’s Memorandums, including the exhibits, and the testimony during the public hearing, 
the Kuna Commission hereby recommends approval of the Findings of Fact and Conclusions of Law, and conditions 
of approval for Case No’s 19‐14‐AN, 19‐11‐S and 19‐32‐DR, a request for annexation, preliminary plat and Design 
Review from WHPacific NV5: 

 

1. The  Kuna  Commission  approves  the  facts  as  outlined  in  the  staff  report,  the  public  testimony  and  the 
supporting evidence list presented. 
 
Comment: The Kuna Commission held a public hearing on the subject applications on August 11, 2020, to hear 
from City staff, the applicant and to accept public testimony.  The decision by the Commission is based on the 
application, staff report and public testimony, both oral and written. 

 

2. Based  on  the  evidence  contained  in  Case  No’s  19‐14‐AN,  19‐11‐S  and  19‐32‐DR  this  proposal  generally 
complies with the Comprehensive Plan and City Code. 
 
Comment: The Comp Plan has listed numerous goals for promoting and supporting a diverse and sustainable 
economy that will allow more Kuna residents to work in their community and encouraging a balance of land 
uses to ensure that Kuna remains desirable, stable and a self‐sufficient community. 

 

3. Based  on  the  evidence  contained  in  Case  No’s  19‐14‐AN,  19‐11‐S  and  19‐32‐DR,  this  proposal  generally 
complies with the Kuna City Code. 
 
Comment: The applicant has submitted a complete application, and  following staff  review the application 
appears  to  be  in  general  compliance  with  the  design  requirements,  public  improvement  requirements, 
objectives and considerations listed in Kuna City Code Title 5 and Title 6. 
 

4. The  Commission has  the  authority  to  recommend  approval  for Case No’s  19‐14‐AN and 19‐11‐S,  and  the 
authority to approve Case No. 19‐32‐DR. 
 
Comment: On Aug. 11, 2020, the Kuna Commission voted to recommend approval for Case No’s 19‐14‐AN, 
19‐11‐S, and voted to approve 19‐32‐DR. 

 

5. The public notice requirements have been met and the neighborhood meeting was conducted within the 
guidelines of applicable Idaho Code and City Ordinances. 
 
Comment: Neighborhood Notices were mailed out to residents within 450‐FT of the proposed project site on 
July 2,2019, and a legal notice was published in the Kuna Melba Newspaper on June 17, 2020. The applicant 
placed a sign on the property on July 2, 2020. 
 

25th day of August, 2020. 
                            __________________________ 

Lee Young, Chairman 
Kuna Planning and Zoning Commission 

ATTEST: 
__________________________________ 
Troy Behunin, Planner III 

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

www.Kunacity.id.gov 
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City of Kuna 
Planning & Zoning Commission  

Findings of Fact and Conclusions of Law 
 
 
 
 

To: Kuna Planning and Zoning Commission. 
 
File Numbers: 20-03-SUP (Special Use Permit) & 

20-13-DR (Design Review);  
Eagle Christian Church 

  
Location: W. Ardell Road,  

Kuna, Idaho 83634 
 
Planner:   Doug Hanson, Planner I 
 
Hearing date:  August 11, 2020 
Findings:  August 25, 2020 
 
Owner: Eagle Christian Church, Inc.  
 100 Short Lane 
 Eagle, ID 83616 
 208.447.9454 
 steve.crane@eaglechristianchurch.com 
 
Applicant: Rennison Design 
 410 E. State Street, Suite 120 
 Eagle, ID 83616 
 208.447.9454 
 brianl@rennisoncompanies.com 
 

   
 
Table of Contents: 

A. Course Proceedings 
B. Applicants Request 
C. History 
D. General Project Facts 

 

 
E. Staff Analysis 
F. Applicable Standards 
G. Comprehensive Plan Analysis 
H. Kuna City Code Analysis 
I. Decision by the Commission

 
A. Course of Proceedings: 

1. Kuna City Code (KCC); Title 5, Chapter 6, a Special Use Permit (SUP) is only obtained by an application 
going through the public hearing process.  KCC Title 5 Chapter 3, Section, 2 requires obtaining a SUP to 
operate a church in an A (Agriculture) zoning district.   
 

2.  KCC, Title 1, Chapter 14, Section 3, states that design reviews and signs are designated as public meetings, 
with the Planning and Zoning Commission (acting as the Design Review Committee) as the decision-
making body.  As a public meeting item, this action requires no formal public noticing actions.   
 

a. Notifications 
i. Neighborhood Meeting  April 22, 2020 (six attendees) 

Neighborhood Meeting (Virtual) April 30, 2020 (no attendees) 
ii. Agency Notification   June 8, 2020 
iii. 400’ Notice to Property Owners  July 22, 2020 

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

Fax: (208) 922-5989 
www.Kunacity.id.gov 
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iv. Kuna Melba Newspaper  July 22, 2020 
v. Site Posted   July 24, 2020 

 
B. Applicants Request: 

Rennison Design seeks a Special Use Permit (SUP) to construct and operate a new church.  The property is located 
at the northwest corner of W. Ardell Road and N. Ten Mile Road (APN: S1315142250).  The applicant also seeks 
design review approval for an approximately 16,983 square foot church building, parking lot and landscaping.     
 

 

C. History: The property has historically been used for agricultural purposes. 
 

D. General Projects Facts: 
1. Surrounding Land Uses:  
     

North RR Rural Residential – Ada County 
South RUT Rural Urban Transition – Ada County  
East R-4 Medium Density Residential – Kuna City  

West RR 
A 

Rural Residential – Ada County  
Agriculture – Kuna City 

 
2. Parcel Sizes, Current Zoning, Parcel Numbers: 

• Parcel Size: Approximately 9.53 acres  
• Zoning:  A (Agriculture) 
• Parcel #: S1315142250 

 
3. Services: 

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

 
4. Existing Structures, Vegetation and Natural Features:  

There is currently one small building near the northern border of the property, approximately 12 ft. x20 ft., 
owned by Sparklight, fiber optic.  Agricultural fields account for the site’s vegetation.  The site is relatively flat 
with an estimated average slope of 1% to 1.4%.  Bedrock depth is estimated to be between 20 to 40 inches.       
 

5.  Transportation / Connectivity:  
Current access to the site exists along the subject site’s east frontage on N. Ten Mile Road via an existing 
driveway, and the subject site’s south frontage W. Ardell Road via an existing driveway.   
 

6. Environmental Issues:  
Apart from being in the nitrate priority area, staff is not aware of any environmental issues, health or safety 
conflicts at this time. This site’s topography is generally flat.  
 

7. Comprehensive Future Land Use Map:  
The Future Land Use Map (FLUM) identifies this site as Commercial.  With SUP approval, a church within a 
Agriculture zoning district is viewed as a commercial use.  Staff views this proposed SUP request to be 
consistent with the surrounding zoning designations as designated in the FLUM.   
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8. Agency Responses:  

The following agencies returned comments which are included as exhibits with this case file: 
• Boise Project Board of Control (June 10, 2020) …………………………………………………………. Exhibit B-1  
• Central District Health Department (June 17, 2020) ……………………………………………….…. Exhibit B-2 
• Nampa Meridian Irrigation District (June 22, 2020…………………….………………………………..Exhibit B-3 
• Ada County Highway District (June 26, 2020) ……………………………….………………………….…Exhibit B-4 
• City Engineer (July 13, 2020) ………………………...……………………………………….……….………….Exhibit B-5 

 
 

E. Staff Analysis: 
Rennison Design seeks a Special Use Permit (SUP) to construct and operate a new church.  The operation of a 
church is permitted within an A (Agriculture) zoning district after obtaining a SUP. 
 
The property’s eastern border aligns with the principal arterial Ten Mile Road.  Staff recommends that Ten Mile 
Road be improved as half of a 48 ft. street section with vertical curb, gutter and 8 ft. wide detached sidewalk 
following KCC.   The property’s southern border aligns with the proposed mid-mile collector, Ardell Road.  Staff 
recommends that Ardell Road be improved as half of a 36 ft. street section with vertical curb, gutter and 8 ft. wide 
detached sidewalk following KCC. The applicant proposes two drive way access points to the subject site on Ten 
Mile and Ardell Road.  ACHD policy dictates that if a property has frontage on more than one street, access shall 
be taken from the street having the lesser functional classification.  ACHD recommends that if the applicant would 
like to further pursue an additional driveway onto Ten Mile Road, a traffic analysis to demonstrate that an 
additional driveway is necessary to service the site should be provided.  Staff agrees with this recommendation.     
 
A design review application for building façade, parking lot and landscaping was included as a part of the overall 
application.  Staff finds that the proposed building height and masonry generally appears to conform to KCC 5-4, 
and KCC 5-3-3.  The applicant proposes 396 parking stalls, the number of stalls and stall dimensions are in 
conformance with KCC 5-9-2 and 5-9-3.  Staff finds the proposed landscaping and buffers to be in compliance with 
KCC.  Staff notes that that if this project is approved, at the time of civil plan development, landscaping cannot be 
placed within ten (10) ft. of any and all meter pits, pressurized irrigation valves or ACHD underground facilities.      
 
Trash collection will be served through the use of a trash enclosure, the enclosure will house two dumpsters.  The 
trash enclosure dimensions conform with KCC 5-5-6.  The design review application proposes metal paneling for 
the walls of the waste enclosure.  KCC 5-5-6 states that enclosure walls shall be constructed with concrete masonry 
unit block according to applicable building codes.  Staff recommends that if the Commission approves this project, 
the applicant be conditioned to change the trash enclosure wall material to meet KCC.  This condition has been 
provided as condition 15 in section “I” of this report.     
 
The installation of streetlights is a required public improvement. The applicant has not identified streetlight 
locations on the site plan.  The applicant will be required to work with staff in order to comply with KCC and install 
street lights with a maximum spacing of 250 feet along the site’s frontage.  The locations of street lights will be 
approved at the time of construction document review. Staff would note that these street lights must be designed 
and installed according to “Dark skies” standards and KCC. 
 
The applicant has not proposed a sign, which will require a separate sign permit application.  The proposed sign(s) 
shall be submitted in conformance with KCC 5-10. 
 
Staff has determined that this application complies with Title 5 of KCC; Idaho Code; the Comprehensive Plan; and 
the FLUM; Staff recommends that if the Planning and Zoning Commission approves Case No. 20-03-SUP and 20-
13-DR that the applicant be subject to the recommended conditions of approval listed in section “I” of this report.   
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F. Applicable Standards: 
1. Kuna City Code, Title 5, Zoning Regulations.  
2. City of Kuna Comprehensive Plan. 
3. Idaho Code, Title 67, Chapter 65, Local Land Use Planning Act. 

 
G. Comprehensive Plan Analysis:    

The Kuna Planning and Zoning Commission accepts the Comprehensive Plan components, and has determined the 
requested Special Use Permit for the site is consistent with the following Comprehensive Plan components as 
described below: 

 
1. The proposed Special Use Permit application for the site are consistent with the following comprehensive 

plan components: 
 

Goal Area 1: Kuna will be Economically Diverse and Vibrant. 
 Goal 1.C: Attract and encourage new and existing businesses. 

o Objective 1.C.2: Create an environment that is friendly to business creation, expansion and 
relocation. 

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

o Objective 3.G.1: Ensure land use policies, restrictions, and fees do not violate private property rights. 
• Policy 3.G.1.c: Ensure City land use actions, decisions and regulations do not prevent a 

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

 
H. Kuna City Code Analysis: 

1. This request appears to be consistent and in compliance with all Kuna City Code (KCC). 
 
Comment: The proposed application adheres to the applicable requirements of Title 5 of the KCC. 
 

2. The site is physically suitable for the proposed project. 
 
Comment: The 9.53-acre project site is suitable for a church. 
 

3. The special use permit is not likely to cause substantial environmental damage or avoidable injury to wildlife 
or their habitat. 
 
Comment: The land to be developed is not used as wildlife habitat. Roads, driveways, family units and open 
spaces are planned for construction according the City and ACHD requirements and best practices and will 
therefore, not cause environmental damage or loss of habitat. 
 

4. The special use permit application is not likely to cause adverse public health problems. 
 
Comment: The project would connect to public sewer and potable water systems, therefore eliminating the 
occurrence of adverse public health problems. 
 

5. The application appears to avoid detriment to the present and potential surrounding uses; to the health, 
safety, and general welfare of the public taking into account the physical features of the site, public facilities 
and existing adjacent uses. 
 
Comment: The special use permit request considers the location of the property and adjacent uses. The 
adjacent uses are residential and commercial– as referenced in the Kuna FLUM. 
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6. The existing and proposed street and utility services in proximity to the site are suitable or adequate for a 

commercial development. 
 
Comment:  Correspondence from ACHD and the City Engineer confirms that the streets and utility services are 
suitable and adequate for this project.  
 

 
I. Decision by the Commission: 

Based on the facts outlined in staff’s report and public testimony as presented, the Planning and Zoning 
Commission of Kuna, Idaho, hereby approves Case No. 20-03-SUP & 20-13-DR, a Special Use Permit request by 
Rennison Design with the following conditions of approval:  
 

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

a. The City Engineer shall approve the sewer hook-ups. 
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 approval of the 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 Fire District shall approve fire flow requirements and/or building plans. Installation of 
fire protection facilities shall be as required by Kuna Fire District. 

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 shall be 
paid prior to issuance of any building permit. 

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. 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. 

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

4. When required, submit a petition to the City (as necessary, confirmed with the City engineer) consenting to 
the pooling of irrigation surface water rights for delivery purposes and annex the irrigation surface water 
rights appurtenant to the property to the Kuna Municipal Pressure Irrigation system.  

5. Connection to City Services (Sewer, Water, Pressurized Irrigation) is required.  The applicant shall conform 
all corresponding Master Plans. 

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

7. Applicant shall work with staff in order to provide locations of street lights as required by Kuna City Code.  
8. Street lights for the site shall be LED lighting, must comply with Kuna City Code and established Dark Skies 

practices. 
9. All required landscaping shall be permanently maintained in a healthy growing condition. The property 

owner shall remove and replace unhealthy or dead plant material within 3 days or as the planting season 
permits as required to meet the standards of these requirements. Maintenance and planting within public 
rights-of-way shall be approved from the public entities owning the property. 
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10. Signs, banners, flags or other means to attract attention onsite are allowed, with a permit, in accordance 
with KCC 5-10-4. A sign permit must be obtained prior to installing any new, or modifying any existing, 
signage. 

11. In the event the uses or the building on this parcel are enlarged, expanded upon or altered in anyway (even 
for temporary purposes), the landowner/applicant/developer, 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.  

12. This Special Use Permit is valid 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. 

13. The special use permit is not transferable from one parcel to another. 
14. The land owner/applicant/developer, and any future assigns having an interest in the subject property, 

shall fully comply with all conditions of development as approved by the Planning and Zoning Commission, 
or seek amending them through public the hearing processes. 

15. The owner/developer/applicant shall change the trash enclosure wall material to meet KCC 5-5-6. 
16. The owner/developer/applicant shall follow all staff and agency recommendations. 
17. The owner/developer/applicant shall comply with all local, state and federal laws.  

 
 
 
 
DATED: this 25th day of August, 2020. 
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City of Kuna 
Kuna Planning and Zoning Commission 
Findings of Fact and Conclusions of Law 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

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

www.Kunacity.id.gov 
 

 
 
 
Based upon the record contained in Case No. 20-03-SUP & 20-13-DR including the Comprehensive Plan, Kuna City 
Code, Staff’s Memorandums, the exhibits, and the testimony during the public hearing, the Kuna Planning and Zoning 
Commission hereby approves Case No. 20-03-SUP & 20-13-DR, a request from Rennison Design to operate and 
construct a church. The site is located at the NWC of Ten Mile Road and Ardell Road, Kuna, ID 83634. 
 
 

1. Based on the evidence contained in Case Nos. 20-03-SUP & 20-13-DR, this proposal does generally comply 
with the City Code. 
 
Finding: The applicants have submitted a complete application, and following staff review for technical 
compliance the application appears to be in general compliance with the special use standards, supplementary 
conditions and safeguards in Kuna City Code Title 5. 

 
2. Based on the evidence contained in Case Nos. 20-03-SUP & 20-13-DR, this proposal does generally comply 

with the Comprehensive Plan. 
 

Finding: The current zoning district is A (Agriculture). The Comp Plan Map designates this property as 
Commercial. 

 
3. The church does constitute a special use as established on the official schedule of district regulations for the 

zoning district involved. 
 

Finding: According to the official schedule of district regulations, church does constitute a special use for an 
A zoning district.  
 

 
4. The public notice requirements were met and the public hearing was conducted within the guidelines of 

applicable Idaho Code and City Ordinances. 
 

Finding: As noted in the process and noticing sections, notice requirements were met to hold a public hearing 
on August 11th, 2020.  

 
 
 
DATED this 25th day of August, 2020. 
 
 
 

_____________________________________________ 
Lee Young, Chairman 

Planning and Zoning Commission 

 
ATTEST: 

 
_____________________________________________ 
Doug Hanson, Planner I 
Kuna Planning and Zoning Department 
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City of Kuna 
Planning and Zoning Commission 

Findings of Fact & Conclusions of Law 
 

 
     
 
 

To:      Planning and Zoning Commission 
 
Case Numbers:  20‐01‐ZC 11 20‐02‐S (Preliminary 

Plat) and 20‐05‐DR (Design Review) – 

Sera Sole Subdivision. 
 
Site Location:  Near the Northwest Corner (NWC) of 

Swan Falls & Sunbeam Ave., in Kuna, 
ID 83634 

 

Planner:     Troy Behunin, Planner III 
 

Hearing Date:    August 11, 2020 
Findings of Fact:   August 25, 2020 
 

Owners:  CCI Group LLC 
4202 N. Marcliff Ave. 
Boise, ID 83704 
And, 
Fred & Sharon Wheeler 
846 S. Ash Ave. 
Kuna, ID, 83634 

     
Representative:    Riley Planning LLC 

Penelope Riley 
P.O. Box 405 
Boise, ID 83701 
208.908.1609 
penelope@rileyplanning.com  

 
Table of Contents: 

A. Process and Noticing       
B. Applicants Request 
C. Site History 
D. General Project Facts 
E. Staff Analysis 

F. Applicable Standards 
G. Comprehensive Plan Analysis 
H. Kuna City Code Analysis 
I. Commission’s Recommendation

 

A. Process and Noticing: 

1. Kuna  City  Code  (KCC),  Title  1,  Chapter  14,  Section  3,  states  that  design  reviews  are  designated  as public 
meetings, with  the Planning and Zoning Commission  (acting as  the Design Review Board) as  the decision‐
making body; and that rezones and preliminary plats are designated as public hearings, with the Planning and 
Zoning Commission as a recommending body and City Council as the decision‐making body. These land use 
applications were given proper public notice and followed the requirements set forth in Idaho Code, Chapter 
65, Local Planning Act. 
 

a. Notifications 
i. Neighborhood Meeting    February 1, 2020 (4 people attended) 
ii. Agency Comment Request    March 30, and Updated April 17, 2020 

          P.O. Box 13 
Phone: (208) 922-5274 
Fax:     (208) 922-5989 
www.Kunacity.id.gov 
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iii. 400’ Property Owners Notice  July 31, 2020 
iv. Kuna Melba Newspaper    July 8, 2020 
v. Site Posted      July 31, 2020 

 

B. Applicant’s Request: 
Riley  Planning,  LLC  requests  to  rezone  two  parcels  consisting  of  approximately  19.22‐ac  in  Kuna  City,  from 
Agriculture (Ag.) TO the R‐6 MDR (Medium Density Residential) zone and to subdivide the same lands into 89 total 
lots  (78 buildable  lots and 11 common  lots). The subject site  is  located near the NWC of Swan Falls Road and  
Sunbeam Street within Section 26, Township 2 North, Range 1 West; (APNs: S1326141870 & S1326142025.). 
 

C.  Site History:  
Both parcels are currently zoned Agriculture (AG), however, they are both in Kuna City. Historically these parcels 
have served as farmland. 
   

D. General Projects Facts:  
1. Comprehensive Plan Map: The Future Land Use Map (FLUM) is intended to serve as a guide for the decision‐

making body for the City. The FLUM indicates land use designations generally speaking, it is not the actual 
zone. The Future Land Use Map identifies the approximately 19.22‐acre site as Mixed‐Use. 

 

2. Recreation and Pathways Map: The Recreation and Pathways Master Plan Map does not indicate a future 
pathway/trail through the subject site; however, bike routes and a Scenic Byway are proposed along Swan 
Falls Road. The applicant has proposed internal HOA owned trails and open spaces. 
 

3. Surrounding Land Uses:         
North  M‐1  Light Industrial – Kuna City

South  R‐6  Medium Density Residential – Kuna City

East 
Ag. 
M‐1 

R1, RUT 

Agriculture – City of Kuna
Light Industrial – City of Kuna 
Low Residential & Rural Residential – Ada County 

West  R‐6  Medium Density Residential – Kuna City

 
4. Parcel Sizes, Current Zoning, Parcel Numbers: 

Property Owner  Parcel Size: Current Zone:  APN:

CCI Group, LLC   12.24 Agriculture (Ag)  S1326141870

Fred & Sharon Wheeler  7.00 Agriculture (Ag)  S1326142025

 
5. Services: 

  Sanitary Sewer– City of Kuna         Fire Protection – City of Kuna (KRFD) 
  Potable Water – City of Kuna         Police Services – Kuna Police (Ada County Sheriff’s office) 
  Pressurized Irrigation – City of Kuna (KMIS)    Sanitation Services – J & M Sanitation 
   

6. Existing Structures, Vegetation and Natural Features:  
The proposed project site contains no residences or outbuildings. The vegetation on‐site is consistent with 
that  of  farmed  fields  and  pasture  for  livestock.  The  site  has  an  estimated  average  slope  of  3%  to  5.9%. 
According to the USDA Soil Survey for Ada County, bedrock depth is estimated to be greater than 60 inches 
across a majority of proposed development area, however  there are  some areas where bedrock depth  is 
between 20” and 40” along the southern boundaries of the development area. 
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7.   Transportation / Connectivity:  
The applicant proposes two connections to Swan Falls Road, a classified roadway. There are no existing stubs 
from  existing  Subdivisions  for  this  developer  to  connect  to  other  subdivisions.  This  application  does  not 
propose a stub for the M‐1 property to the north as those two uses and their traffic do not mix. 
 

8. Environmental Issues:  
  Staff is not aware of any environmental issues, health or safety conflicts beyond the designation of being in 
  the nitrate priority area. Idaho Department of Environmental Quality (DEQ) has provided recommendations 
  for surface and groundwater protection practices and requirements for development of the site. 

 
9. Agency Responses: The following responding agency comments are included as exhibits with this case file: 

 City Engineer ………………………..……..…..…………………………………………………………………………. Exhibit B‐1 

 Ada County Highway District ………..…..…………………………………………………………………………. Exhibit B‐2 

 Boise Project Board of Control .…………….……………………………………………………………………… Exhibit B‐3 

 Central District Health Department …...………………………………………………………………………… Exhibit B‐4 

 Department of Environmental Quality …..…………………………………………………………………….. Exhibit B‐5 

 Community Planning Association of Southwest Idaho (COMPASS)……………………………….. Exhibit B‐6 

 Econ Development Department …………………………………………………………………………………… Exhibit B‐7 

 ID Transportation Dept. ……………………………………………………………………………………………….. Exhibit B‐8 
 

E. Staff Analysis: 
On September 12, 2019 Planning and Zoning staff held a pre‐application meeting with the applicant, Public Works, 
the Parks Department, The Kuna School District, Kuna Rural Fire District and Kuna Police Department to discuss 
the project. The applicant held a neighborhood meeting with land owners within 350 ft of the proposed project 
area on February 1, 2020 and four (4) residents attended the meeting. Neighborhood meeting minutes as well as 
mailed materials have been added to this packet. 
 
Staff views this project to be in concert with the FLUM as this project has limited frontage adjacent to Swan Falls  
and the fronting parcels will be reserved for the Mixed‐Use component should they develop in the future. 
 
The  applicant  is  proposing  to  rezone  the  approximately  (approx)  19.22‐acres  already  Kuna  City  Limits  from 
Agriculture (Ag) to an R‐6 zone Medium Density Residential (MDR). The applicant is proposing 78 lots over the 
approx 19.22 ac, with a gross density  for  the project at 4.05 dwelling units per acre  (DUA). The net density  is 
proposed to be 5.61 (DUA). The applicant has proposed 11 common lots totaling 2.83 ac, which equals approx 
14.7% total open space. KCC 5‐17 requires developments with a range of 51 to 100 dwelling units to devote 7.50% 
of the development area to useable open space. Staff notes the applicant has chosen to place the useable open 
space in Lot 35, Block 1 (L 35, B 1) and is approx. 1.83 acres in size, or approx 9.5% of the site. While staff and the 
Parks Department prefer to see useable open space located centrally, with walking paths through long blocks of 
lots, staff views the open space to be in compliance with Kuna City Code. Staff notes that part of L 35, B 1 is also 
designated as a storm water retention area. Therefore, staff recommends that the applicant be conditioned to 
work with the City engineer to ensure that the area designated for “open space” and as water retention, is able 
to serve both purposes and maintain the proper open space requirements; see condition # 17. The original Sera 
Sole project from 2006 was part of the LID, however, according to the Public Works Department, this project has 
no reserved sewer connections. 
 
With this Preliminary Plat, the applicant is proposing to widen Swan Falls Road along the east property line. Swan 
Falls Road is listed a north‐south Minor Arterial Road according to Kuna’s Street Circulation Map. The  sidewalk 
width requirement for Arterial Roads is an eight‐foot sidewalk with vertical curb and gutter. Staff would note that 
the applicant will be required to install curb/gutter and sidewalks in accordance with KCC 5‐17‐13 and 6‐4‐2. The 
existing subdivisions to the south and west, did not provide future stub streets and this subdivision will not be 
required to provide a stub to the south or the west. Applicant shall be conditioned to satisfy the Kuna Rural Fire 
Districts requirements at time of final design for the EMS ingress/egress. 
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The installation of streetlights are required public improvements are a required public improvement listed under 
Kuna City Code 6‐4‐2. Staff was unable to locate any proposed locations of streetlights on the preliminary plat or 
the landscape plan. Staff will require the applicant to work with staff in order to comply with KCC and install street 
lights a maximum spacing of 250 ft. The final location of street lights will be approved at the time of construction 
documPent review. Staff would note that these streetlights must be designed and installed according to “Dark 
Sky” standards and shall use LED lighting throughout the site. 
 
A design review application for common area landscaping and open space was included as a part of the application. 
Applicant is required to comply with KCC 5‐5‐5‐F and install “see‐through” fence for areas next to common areas 
and  a  solid  vinyl  perimeter  fence.  Staff  finds  the  proposed  landscaping,  buffers  and  common  space  to  be  in 
compliance with Kuna City Code. However, staff recommends the applicant be conditioned to place “Sod” where 
the  landscape  plan  (dated  Feb.  24,  2020)  identifies  “Grass”  and  provide  staff  an  updated  landscaping  plan 
reflecting the change. This landscape plan will be considered a binding site plan. Additionally, staff notes that if 
this project is approved, at the time of civil plan development, landscaping cannot be placed within ten (10) feet 
of any and all meter pits, pressurized irrigation valves, and ACHD underground facilities. In the event that locations 
of landscaping are within the locations listed above, the landscaping in that area must be moved to an alternate 
location, and an updated landscape plan must be provided to staff prior to scheduling a final landscape inspection. 
No design review application has been submitted for a monument sign however, design review approval will be 
required prior to submitting for a building permit. The developer, owner and/or applicant is hereby notified that 
this project  is  subject  to design  review  inspection  fees. Required  inspections  (post  construction), are  to verify 
landscaping compliance prior to signature on the final plat.  
 
Kuna’s Comprehensive Plan (Comp Plan) encourages a variety of housing types for all income levels, open space 
and pathways numerous times throughout the document. Pertinent sections of the Comp Plan that address the 
above listed items are included below in Section G of this staff report. Staff has reviewed the proposed preliminary 
plat for technical compliance with KCC, and finds the pre‐plat and landscape plan are in compliance Kuna City, 
Title  5  and  Title  6  of  the  Kuna  City  Code;  Idaho  Statute  §  67‐6511;  and  the  Kuna  Comprehensive  Plan.  Staff 
recommends the applicant be conditioned to work with Kuna’s staff, Ada County Highway District (ACHD), the 
Kuna  Rural  Fire  District  (KRFD)  and  any  other  applicable  agencies  to  ensure  conformance  to  each  agency’s 
requirements.  Staff recommends that if the Planning and Zoning Commission recommends approval of Case No’s 
20‐01‐ZC (Rezone) and 20‐02‐S (Preliminary Plat) and approves Case No. 20‐05‐DR (Design Review), the applicant 
be subject to the conditions of approval  listed in section “I” of this report, as well as any additional conditions 
requested by the Planning and Zoning Commission. 
 

F. Applicable Standards: 
1. City of Kuna Zoning Ordinance Title 5. 

2. City of Kuna Subdivision Ordinance Title 6. 

3. City of Kuna Comprehensive Plan. 

4. Idaho Code, Title 67, Chapter 65 ‐ Local Land Use Planning Act. 
 

G. Proposed Comprehensive Plan Analysis: 
Kuna  Planning  and  Zoning  Commission may  accept  or  reject  the  Comprehensive  Plan  components,  and  shall 
determine if the proposed annexation and preliminary plat requests for the site are/are not consistent with the 
following Comprehensive Plan components as described below: 
 
Goal Area 2: Kuna will be a healthy, safe community. 
 Goal 2.A: Maintain and expand an interconnected greenbelt, pathways and trail system. 

o Objective 2.A.2: Maintain and expand the pathway and trail network with a focus on building 
connectivity to key activity and population centers that serve all areas of Kuna. 

 Policy 2.A.2.d: Work with private developers and  landowners to direct expansion of 
the trails and pathways system throughout Kuna, including: 
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 Ensure  appropriate  polices  and  ordinances  are  in  place  to  incentivize  and 
require  construction  of  new  pathways  and  trails  infrastructure  as 
development and redevelopment occurs. 

 Require all new neighborhood and subdivision developments to incorporate 
pathway  connectivity  within  the  neighborhood  and  tie  into  existing  or 
anticipated pathways and trails. 

 Clearly identify locations where trails and pathways infrastructure should be 
publicly  accessible,  and  who  will  be  responsible  to  provide  regular 
maintenance for these areas. 

 Goal 2.B: Maintain and expand parks and public gathering spaces. 
o Objective 2.B.1 Maintain and expand the parks system 

 Policy  2.B.1.b:  Continue  to  require  neighborhood  park  development  through  the 
subdivision development process. 
 

Goal Area 3: Kuna’s land uses will support a desirable, distinctive and well‐designed community. 
 Goal 3.D: Encourage development of housing options and strong neighborhoods. 

o Objective 3.D.1: Encourage development of housing options for all citizens. 
 Policy 3.D.1.a: Encourage preservation and development of housing that meets demand 

for household sizes, lifestyles and settings. 
o Objective  3.D.2:  Create  strong  neighborhoods  through  preservation,  new  development, 

connectivity and programming. 
 Policy  3D.2.d:  Work  to  ensure  that  all  neighborhoods  in  Kuna  benefit  from  good 

connectivity through sidewalk, pathway and trail, on‐street and transit infrastructure. 
 Goal 3.G: Respect and protect private property rights. 

o Objective 3.G.1: Ensure land use policies, restrictions, and fees do not violate private property rights. 
 Policy 3.G.1.b: Ensure City  land use actions, decisions and regulations will not cause an 

unconstitutional regulatory taking of private property; and do not effectively eliminate all 
economic value of the subject property.  

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

Goal Area 4: Kuna will be a connected community through strong transportation and infrastructure systems. 
 Goal  4.B:  Increase  sidewalk  coverage  and  connectivity  and  invest  in  pedestrian  facilities  to  increase 

walkability. 
o Objective 4.B.2: Maintain and expand sidewalks and pedestrian facilities within the community. 

 Policy  4.B.2b:  Install  detached  sidewalks  and/or  protected  pedestrian  routes/facilities 
along high trafficked roads as development occurs. 

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

 Policy 4.B.2.g: Coordinate with developers to connect and/or enhance pedestrian facilities, 
including  on  and  off‐system  pathways,  footbridges  (across  canals,  etc.),  road  bridges, 
sidewalks, pedestrian crossings and wayfinding signage. 

 Goal 4.C:  Increase pathway,  trail  and on‐street bicycle  facilities  to  create an expanded and connected 
bicycle network. 
o Objective 4.C.1: Maintain and enhance existing pathways, trails and on‐street bicycle facilities. 

 Policy 4.C.1.a: Expand the bicycle network as identified in the Kuna Pathways Master Plan 
and  ACHD  Roadways  to  Bikeways  Plans  through  land  use  developments  and  capital 
improvement projects. 

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

o Objective 4.C.2: Ensure expansion of pathways, trails and on‐street bicycle routes. 
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 Policy  4.C.2.b:  Promote  the  installation  of  off‐system  bicycle  pathways  to  create 
neighborhood connections and reduce non‐motorized transportation route lengths. 

 Goal  4.D:  Promote  a  connected  street  network  that  incorporates mid‐mile  collectors  and  crossing  for 
improved neighborhood connectivity. 
o Objective  4.D.2:  Ensure  the  continued  expansion/development  of  mid‐mile  collector  system 

throughout the community. 
 Policy 4.D.2.a: Extend and expand mid‐mile roads as growth occurs. 
 Policy 4.D.1.b: Preserve adequate right‐of‐way along all mid‐mile roads or other approved 

alternative locations to align roads. 
 

H. Proposed Kuna City Code Analysis:  
1. This request appears to be consistent and in compliance with all Kuna City Code (KCC). 

 
Comment: The proposed applications adhere to the applicable requirements of Title 5 and Title 6 of KCC. 
 

2. The Planning and Zoning Commission feels the site is physically suitable for the proposed development. 
 
Comment: The approx 19.22‐ac site appears to be suitable for the proposed development. 
 

3.  The preliminary plat request is not likely to cause substantial environmental damage or avoidable injury to 
wildlife or their habitat. 

 
Comment: The land to be developed is not used as wildlife habitat. Roads, driveways, family units and open 
spaces are planned for construction according the City and ACHD requirements and best practices and will 
therefore not cause environmental damage or loss of habitat. 

 

4. These applications are not likely to cause adverse public health problems. 
 

Comment: The project would connect to public sewer and potable water systems, therefore eliminating the 
occurrence of adverse public health problems.  

 

5. The application appears  to avoid detriment  to  the present and potential  surrounding uses;  to  the health, 
  safety,  and  general  welfare  of  the  public  taking  into  account  the  physical  features  of  the  site,  public 
  facilities and existing adjacent uses. 
 
Comment: The rezone and preliminary plat requests did consider the location of the property and adjacent 
uses. The adjacent uses range from Medium Density Residential and Industrial (Kuna City) to Rural Urban 
Transition & Low Density (Ada County). 

 

6. The existing and proposed street and utility services in proximity to the site are suitable or adequate for a 
commercial development. 

 
  Comment: Correspondence from ACHD and Kuna Public Works confirms that the streets and utility services 

are suitable and adequate for this project. 

 
I. Commission’s Recommendation: 

Based  on  the  facts  outlined  in  staff’s  report  and  public  testimony  as  presented,  the  Planning  and  Zoning 
Commission  of  Kuna,  Idaho,  hereby  recommends  approval  of  Case  No’s  20‐01‐ZC  (Rezone)  and  20‐02‐S 
(Preliminary Plat), a request from Riley Planning, LLC to rezone two parcels consisting of approx 19.2‐ ac in Kuna 
City Limits from Ag. TO R‐6 MDR zoning district and to subdivide the same lands into 89 total lots (78 buildable 
lots and 11 common lots); AND approves Case No. 20‐05‐DR (Design Review), subject to the following conditions 
of approval: 
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20‐01‐S (Rezone) and 20‐02‐S (Pre Plat) During the public hearing by the Planning and Zoning Commission of Kuna, 
Idaho, the Commission hereby recommended approval to City Council for Case No. 20‐01‐ZC, a rezone request by 
Riley Planning, LLC with the following conditions of approval: 
 
‐  Applicant shall follow all conditions outlined the staff report, 
‐  Applicant work with staff to enhance the landscaping plan to include a heavy landscaping buffer between 

the subdivision and light industrial uses to the north, 
 
 
20‐05‐DR (Design Review) During the public hearing by the Planning and Zoning Commission of Kuna, Idaho, the 
Commission  hereby  recommended  approval  to  City  Council  for  Case No.  20‐01‐ZC,  a  rezone  request  by  Riley 
Planning, LLC with the following conditions of approval: 
 
‐   Applicant shall follow all conditions outlined the staff report, 
‐  Applicant work with staff to enhance the landscaping plan to include a heavy landscaping buffer between 

the subdivision and light industrial uses to the north, 
And; 

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

a. The City Engineer shall approve the sewer hook‐ups. 
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 approval of the 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 Fire District shall approve fire flow requirements and/or building plans. Installation of 
fire protection facilities as required by Kuna 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. Installation of service facilities shall comply with the requirements of the public utility or irrigation district 
providing the services. All utilities shall be installed underground, see KCC 6‐4‐2‐W. 

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

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

5. Connection to City Services (Sewer, Water, Pressurized Irrigation) is required.  The applicant shall conform 
all corresponding Master Plans. 

6. Curb, gutter and sidewalk shall be  installed  in accordance with Kuna City Code Titles 5 Chapter 17 and 6 
Chapter 4. 

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

9. Fencing within and around the site shall comply with Kuna City Code (Unless specifically approved otherwise 
and permitted). 

10. All  required  landscaping  shall  be  permanently maintained  in  a  healthy  growing  condition.  The  property 
owner shall remove and replace unhealthy or dead plant material within 3 days or as the planting season 
permits as required to meet the standards of these requirements. Maintenance and planting within public 
rights‐of‐way shall be with approval from the public entities owning the property. 

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

12. The applicant shall  install sod wherever the landscape plan (dated March 23, 2020) identifies “Lawn” and 
provide staff an updated landscaping plan accommodating the requested change. 

13. Subdivision amenities such as the proposed pool and pool house are subject to Design Review approval. 

14. All  signage within/for  the  project  shall  comply with  Kuna City  Code,  and  shall  be  approved  through  the 
applicable sign approval process listed in KCC 5‐10. 

15. If any revisions are made, the applicant shall provide the Planning and Zoning Staff with a revised copy of 
the preliminary plat. 

16. Any revisions of the plat are subject to administrative determination to rule if the revision is substantial. 

17. Applicant shall work with the City engineer to ensure that the area designated for “open space” and as water 
retention, is able to serve both purposes and maintain the proper open space requirements. 

18. Applicant  shall  satisfy  the  Kuna  Rural  Fire  Districts  requirements  at  time  of  final  design  for  the  EMS 
ingree/egress. 

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

20. Developer/owner/applicant shall follow staff, City engineers and other agency recommended requirements 
as applicable. 

21. Developer/owner/applicant shall comply with all local, state and federal laws. 
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City of Kuna 
Planning and Zoning Commission 

Findings of Fact and Conclusions of Law 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Based upon the record contained in Case Nos. 20‐01‐ZC, 20‐02‐S and 20‐05‐DR including the Comprehensive Plan, 
Kuna City Code, Staff’s Memorandums, including the exhibits, and the testimony during the public hearing, the 
Kuna Commission hereby approves Case No. 20‐07‐DR and  recommends approval of  the Findings of  Fact and 
Conclusions of Law, and conditions of approval for Case Nos. 20‐01‐ZC and 20‐02‐S, a request from Riley Planning, 
LLC, to Rezone two parcels consisting of approximately 19.22‐ac in Kuna City Limits from Ag. to the R‐6 MDR zone 
and to subdivide the 19.22‐ac into 89 total lots (78 buildable lots and 11 common lots). 
 
If the planning and Zoning Commission wishes to approve, deny or modify specific parts of the Findings of Facts 
and Conclusions of Law as detailed below, those changes must be specified. 

 

1. Based on the evidence contained in Case Nos. 20‐01‐ZC, 20‐02‐S and 20‐05‐DR, this proposal does generally 
comply with the City Code. 
 
Staff Finding: The applicant has submitted a complete application, and following staff review for technical 
compliance  the  application  appears  to  be  in  general  compliance  with  the  design  requirements,  public 
improvement requirements, objectives and considerations listed in Kuna City Code Title 5 and Title 6. 

 

2. The public notice requirements have been met and the neighborhood meeting was conducted within the 
guidelines of applicable Idaho Code and City Ordinances. 
 
Staff Finding: The applicant held neighborhood meetings on February 1, 2020. A total of four residents 
attended the meetings. Neighborhood Notices were mailed out to residents within 450‐FT of the proposed 
project site on July 8, 2020 and a legal notice was published in the Kuna Melba Newspaper on July 8, 2020. 
The applicant posted sign on the property on July 31, 2020. 

 

3. Based  on  the  evidence  contained  in  Case  Nos.  20‐01‐ZC,  20‐02‐S  and  20‐05‐DR,  this  proposal  generally 
complies with the Comprehensive Plan. 

 
Staff Finding: The Comp Plan has listed numerous goals for providing a variety of housing densities and types 
to accommodate various lifestyles, ages and economic group in Kuna, as well as the installation of pathways 
and open space. The proposed zoning district is R‐6 MDR. The Comp Plan Map designates the properties as 
Medium Density. 

 

4. The contents of the proposed preliminary plat application does contain all of the necessary requirements as 
listed in Kuna City Code 6‐2‐3: ‐ Preliminary Plat. 

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

www.Kunacity.id.gov 
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Staff Finding: Review by Staff of the proposed preliminary plat confirms all technical requirements listed in 
KCC 6‐2‐3 were provided. 
 

5. The availability of existing and proposed public services and streets can accommodate the proposed 
development. 
 
Staff Finding:  Correspondence from ACHD and Kuna Public Works confirms that the streets and utility 
services and suitable and adequate to accommodate the proposed project. It should be noted that 
installation of this project will place a commensurate impact on City services. 
 
 
 
 
 

6. The proposed development is continuous with Master Utility Plans (Sewer/Water/Pressurized Irrigation). 
 
Staff Finding: Correspondence from Kuna Public Works recommends the applicant be required to conform to 
the Master Sewer Plan, Master Water Plan and Master Pressurized Irrigation Plan, therefore satisfying this 
requirement. 
 

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

8. The proposed project considered health and safety of the public and the surrounding area’s environment. 
 
Staff Finding: Connection to City services, as well as other public improvements such as streetlights, fire 
hydrants, sidewalks, bike lanes, etc. are required to be implemented as a part of this project. No major 
wildlife habitats will be impacted by the proposed development. 
 

9. All private landowners have consented to Rezone & the Preliminary Plat. 
 
Staff Finding: An affidavit of legal interest was signed by the CCI Group, LLC and Fred and Sharon Wheeler 
allowing Riley Planning, LLC to act on their behalf of this project, therefore consenting to the Rezone of the 
proposed project site. 
 

10. The proposed project lands are within Kuna City Limits. 
 
Staff Finding: The parcel is within City limits and eligible for a Rezone. 
 

11. The site landscaping minimizes the impact on adjacent properties through the use of screening. 
 

Staff Finding: Per the submitted landscape Plan, the applicant is proposing an open space on the south side 
of the project and houses back house to the west. A six‐foot vinyl fence is required around the entire project. 
 

12. The applicant and/or owner of the property have the right to request a written regulatory taking analysis. 
 
Staff Finding: Pursuant to Idaho Code 67‐8003, the owner of private property that is subject of such action 
may submit a written request for a regulatory taking analysis with the City Clerk. Not more that twenty‐eight 
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(28) days after the final decision concerning the matter at issue, the City shall prepare a written taking 
analysis concerning the action if requested. 

 
DATED this 25th day of August 2020. 
                                 __________________________ 

Lee Young, Chairman 
Kuna Planning and Zoning Commission 

ATTEST: 
__________________________________ 
Troy Behunin, Planner III 
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City of Kuna 
Planning and Zoning Commission 

Findings of Fact & Conclusions of Law 
 

 
     
 
 

To:      Planning and Zoning Commission 
 

Case Numbers:  19‐08‐AN (Annexation),  
Black Rock Market Place 

 

Site Location:  3001 West Ardell Road 
Kuna, ID 83634 

 

Planner:     Troy Behunin, Planner III 
 

Hearing Date:    June 23, 2020 
Tabled until:    August 11, 2020 
Findings of Fact:   August 25, 2020 
 
Owner:  Margaret M. Hill Ltd. Partnership 
      556 E. locust View Ln. 
      Meridian, ID 83642 
      208.631.1521 
     
Applicant/Engineer :  SH69 Holdings, LLC 
      David Gronbeck 

1400 E, Kokanee LN.   
Kuna, ID 83634 
208.3861.6664 
gronbeck@kggdev.com  

 
Table of Contents: 

A. Process and Noticing       
B. Applicants Request 
C. Site History 
D. General Project Facts 
E. Staff Analysis 

F. Applicable Standards 
G. Comprehensive Plan Analysis 
H. Kuna City Code Analysis 
I. Commission’s Recommendation

 

A. Process and Noticing: 

1. Kuna City Code (KCC), Title 1, Chapter 14, Section 3, states that annexations are designated as public hearings, 
with the Planning and Zoning Commission as the recommending body and City Council as the decision‐making 
body. These land use applications were given proper public notice and followed the requirements set forth in 
Idaho Code, Chapter 65, Local Planning Act. 
 

a. Notifications 
i. Neighborhood Meeting    October 16, 2019 (2 people attended) 
ii. Agency Comment Request    April 10, 2020 
iii. 400 Ft. Property Owners Notice  June 11, 2020 & July 31, 2020 (Courtesy) 
iv. Kuna Melba Newspaper    June 3, 2020 (Tabled at the Hearing) 
v. Site Posted      July 30, 2020 

 
 
 

          P.O. Box 13 
Phone: (208) 922-5274 
Fax:     (208) 922-5989 
www.Kunacity.id.gov 
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B. Applicant’s Request: 
SH69 Holdings, LLC requests approval to annex approximately (approx) 40.82 acres (ac)  into Kuna City limits in 
order to develop the same lands utilizing two separate zones; the R‐20, High Density Residential (HDR) & C‐2 (Area 
Commercial) zones. The R‐20 HDR is proposed to be approx 13.22 ac in size, and the C‐2 (Commercial) is proposed 
to be approx 27.45 ac. The applicant will propose multi‐family housing units within the R‐20 zone in the future, 
and Commercial uses will be proposed within the C‐2 zone, in the future. The site is located at the hard northwest 
corner of Meridian and Deer Flat Roads in Kuna, ID 83634, Section 13, Township 2 North, Range 1 West; (APN: 
S1313449900). 
 

C.  Site History:  
Currently the parcel  is zoned Rural Urban Transition  (RUT) within unincorporated Ada County. Historically  this 
parcel has served as two residences with the majority of the land used for Agriculture (Ag) purposes. 
 

D. General Projects Facts:  
1. Comprehensive Plan Map: The Future Land Use Map (FLUM) is intended to serve as a guide for the decision‐

making body for the City. The FLUM indicates land use designations generally speaking, it is not the actual 
zone. The Future Land Use Map designates the approximately 40.82‐ac site for Mixed‐Uses. 

 

2. Recreation  and  Pathways  Map:  The  Recreation  and  Pathways  Master  Plan  Map  indicates  a  future 
pathway/trail  through  the  subject  site. Staff  recommends  the applicant be  conditioned  to  connect  to  the 
pathway/trail within Winfield Springs/Sterling Heights  to  the west on  the same side of  the Kuna Canal  to 
conform to the Recreation and Pathways Master Plan Map. 
 

3. Surrounding Land Uses:         
North  RR  Rural Residential – Ada County

South  C‐1  Neighborhood Commercial – Kuna City

East 
C‐1 
RUT 

Neighborhood Commercial – Kuna City
Rural Residential – Ada County 

West  R‐6  Medium Density Residential – Kuna City

 
4. Parcel Sizes, Current Zoning, Parcel Numbers: 

Property Owner  Parcel Size: Current Zone:  APN:

HILL, MARGARET M FAMILY LP  40.82 RUT (Rural Urban 
Transition) 

S1313449902

 
5. Services: 

  Sanitary Sewer– City of Kuna 
  Potable Water – City of Kuna 
  Pressurized Irrigation – City of Kuna (KMIS) 
  Fire Protection – Kuna Rural Fire Dist. (KRFD) 
  Police Protection – Kuna Police (Ada County Sheriff’s office) 
  Sanitation Services – J & M Sanitation 
 

6. Existing Structures, Vegetation and Natural Features:  
The proposed project sites contain two residences and a number of outbuildings to be removed at time of 
development on‐site vegetation is consistent with that of Ag. fields. The sites have an estimated average slope 
of 1% to 1.4%. According to the USDA Soil Survey for Ada County, bedrock depth for the site is estimated to 
be greater than 60 inches across a majority of the proposed development area, however there are some areas 
where bedrock depth is between 20” and 40” along the northern boundaries. 
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7.   Transportation / Connectivity:  
The applicant proposes connections to a number of classified roadways in multiple locations; Deer Flat Rd., 
Ardell Road and Meridian Road, Kuna’s Entry Corridor. Additionally, the project proposes two connections to 
Winfield Springs Subdivision, the first is with existing E. Imlay St and the second will be to the approved stub 
street phase 7. 
 

8. Environmental Issues:  
  Staff is not aware of any environmental issues, health or safety conflicts beyond the designation of being in 
  the nitrate priority area. Idaho Department of Environmental Quality (DEQ) has provided recommendations 
  for surface and groundwater protection practices and requirements for development of the site. 

 
9. Agency Responses: The following responding agency comments are included as exhibits with this case file: 

 Kuna City Engineer .……..…..…………………………………………………………………………………………...Exhibit B‐1 

 ACHD ……………………………………………………………………………………………………………………………. Exhibit B‐2 

 Boise Project Board of Control ……..…..…………………………………………………………………………. Exhibit B‐3 

 Community Planning Association of Southwest Idaho (COMPASS)……………………………….. Exhibit B‐4 

 Kuna Rural Fire District ………………………………………………………………………………………………… Exhibit B‐5 
 

E. Staff Analysis: 
On September 26, 2019 Planning and Zoning staff held a pre‐application meeting with the applicant, Public Works, 
the Parks Department, the Kuna School District, Kuna Rural Fire District and Kuna Police Department to discuss 
the  project.  The  applicant  held  a  neighborhood meeting  with  neighboring  land  owners  within  400  ft  of  the 
proposed project area on October 16, 2019 where two persons attended. The meeting minutes as well as mailed 
materials have been included as a part of this application. 
 
The applicant is proposing to annex the approximately 40.82‐ac into Kuna City Limits. The parcel touches Kuna 
City Limits on the west, and south sides of the site; with the land owner consenting to the annexation, the land is 
eligible for a category “A” annexation. In accordance with the Mixed‐Uses on the FLUM, the applicant proposes to 
incorporate  a  mixture  of  Multi‐family  housing  and  Commercial  uses  throughout  the  project.  The  applicant 
proposes to zone approx. 13.22 acres of the development to R‐20 HDR. The remaining development area, approx. 
27.45 ac is proposed to be zoned C‐2 (Area Commercial). 
 
This request is limited to the annexation of the land into Kuna City Limits, and assigning a zone to the property 
upon annexation. The applicant intends to follow Kuna City Code (KCC) and is requesting the R‐20 zone to place a 
multi‐family project onsite. If approved by Council, the R‐20 zone will only require a Design Review application for 
the buildings, parking,  landscaping and street  lights  for a Multi‐family (MF) project.  If  the applicant  intends to 
subdivide the land for each of the MF units, then the applicant will be required to submit a preliminary plat for 
approval by Council. Based on future Commercial uses, the applicant may need to apply for additional approvals 
which may  include Special Use Permits and Design Review  for all Commercial uses.  The applicant will  also be 
required to submit a preliminary plat in order to subdivide for Commercial uses which will be subject to Councils 
approval.  Applicant  is  hereby  notified  that  KCC  5‐17  requires  developments  provide  a  certain  percentage  of 
useable open space for the residents along with a certain number of parking stalls, based entirely on the number 
of dwelling units. A dwelling unit is defined in KCC. 
 
Staff notes the City Engineer states in his memo that Danskin Lift Station is nearing capacity, and staff recommends 
that the applicant be conditioned to/shall work with the City Engineer to ensure proper capacity. 

 
With this proposed project, the applicant is proposing five (5) connections to classified roads. Two points on Ardell 
Road,  an  east‐west  major  collector;  one  access  on  Deer  Flat  Road  an  east‐west  minor  arterial;  and  three 
connections to Meridian Road a principal arterial also known as Kuna’s Entry Corridor, and it is within the Overlay 
District.  Additionally,  the  project  proposes  two  connections  to  Winfield  Springs  Subdivision  (See  above  for 
locations). The applicant is proposing two full ingress/egress and a RiRo (Right‐in/Right‐out) along their one‐half 
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mile of  frontage. Staff notes  that with  future development  the applicant  shall be  required  to  install  sidewalks 
street lights, roadway‐improvements and other items in accordance with KCC 5‐17‐13 and 6‐4‐2.  

 
If  approved,  a  Design  Review  application  for  all  commercial  buildings,  parking  lots,  signage,  common  area 
landscaping and open space will be required with future applications. The developer, owner and/or applicant is 
hereby  notified  that  this  project  is  subject  to  Design  Review  inspection  fees.  Required  inspections  (post 
construction), are to verify landscaping compliance prior to signature on the final plat.  
 
Kuna’s Comprehensive Plan (Comp Plan) encourages a variety of all commercial types, housing types for all income 
levels, open space and pathways numerous times throughout the document. Pertinent sections of the Comp Plan 
that address the above listed items are included below in Section G of this staff report. Staff has reviewed the 
proposed annexation request and finds the annexation and zoning requests are in compliance with KCC Title 5 and 
Title 6 of the Kuna City Code; Idaho Statute § 67‐6511; the Kuna Comprehensive Plan and FLUM. The applicant 
shall be required to work with Kuna’s staff, Ada County Highway District (ACHD), the Kuna Rural Fire District (KRFD) 
and any other applicable agencies to ensure conformance to each agency’s requirements.  Staff recommends that 
if the Planning and Zoning Commission recommends approval of Case No. 19‐08‐AN (Annexation), the applicant 
shall be subject  to the conditions of approval  listed  in section “I” of this  report, and any additional conditions 
requested by the Planning and Zoning Commission. 
 

F. Applicable Standards: 
1. City of Kuna Zoning Ordinance Title 5. 

2. City of Kuna Comprehensive Plan. 

3. Kuna Future Land Use Map 

4. Idaho Code, Title 67, Chapter 65‐ Local Land Use Planning Act. 
 

G. Comprehensive Plan Analysis: 
Kuna Planning and Zoning Commission may  (accept or  reject)  the Comprehensive Plan components, and shall 
determine if the proposed annexation and preliminary plat requests for the site are/are not consistent with the 
following Comprehensive Plan components as described below: 
 
Goal Area 1: Kuna will be economically diverse and vibrant.  
Goal 1 A: Ensure Land use in Kuna will support Economic Development. 

1 B: Support development of a skilled, talented and trained workforce. 
1 C: Attract and encourage new and existing businesses. 
1 D: Address and plan for economic expansion of the City and region. 
 
Objectives: 
1.A.2. Create commercial nodes and corridors that support development of economic opportunities that do 
not compete with downtown revitalization efforts. 
 
Policies: 
1A.2.d: Designate a sufficient quantity of land on the Future Land Use Map for commercial use. 

 
Plan Implementation: (Pg. 18) 
2. Develop true mixed‐use areas and new commercial areas and employment centers. 
 
Goal Area 2: Kuna will be a healthy, safe community. 
 Goal 2.A: Maintain and expand an interconnected greenbelt, pathways and trail system. 

o Objective 2.A.2: Maintain and expand the pathway and trail network with a focus on building 
connectivity to key activity and population centers that serve all areas of Kuna. 

 Policy 2.A.2.d: Work with private developers and  landowners to direct expansion of 
the trails and pathways system throughout Kuna, including: 
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 Ensure  appropriate  polices  and  ordinances  are  in  place  to  incentivize  and 
require  construction  of  new  pathways  and  trails  infrastructure  as 
development and redevelopment occurs. 

 Require all new neighborhood and subdivision developments to incorporate 
pathway  connectivity  within  the  neighborhood  and  tie  into  existing  or 
anticipated pathways and trails. 

 Clearly identify locations where trails and pathways infrastructure should be 
publicly  accessible,  and  who  will  be  responsible  to  provide  regular 
maintenance for these areas. 

 Goal 2.B: Maintain and expand parks and public gathering spaces. 
o Objective 2.B.1 Maintain and expand the parks system 

 Policy  2.B.1.b:  Continue  to  require  neighborhood  park  development  through  the 
subdivision development process. 
 

Goal Area 3: Kuna’s land uses will support a desirable, distinctive and well‐designed community. 
 Goal 3.D: Encourage development of housing options and strong neighborhoods. 

o Objective 3.D.1: Encourage development of housing options for all citizens. 
 Policy 3.D.1.a: Encourage preservation and development of housing that meets demand 

for household sizes, lifestyles and settings. 
o Objective  3.D.2:  Create  strong  neighborhoods  through  preservation,  new  development, 

connectivity and programming. 
 Policy  3D.2.d:  Work  to  ensure  that  all  neighborhoods  in  Kuna  benefit  from  good 

connectivity through sidewalk, pathway and trail, on‐street and transit infrastructure. 
 Goal 3.G: Respect and protect private property rights. 

o Objective 3.G.1: Ensure land use policies, restrictions, and fees do not violate private property rights. 
 Policy 3.G.1.b: Ensure City  land use actions, decisions and regulations will not cause an 

unconstitutional regulatory taking of private property; and do not effectively eliminate all 
economic value of the subject property.  

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

 
Goal Area 4: Kuna will be a connected community through strong transportation and infrastructure systems. 
 Goal  4.B:  Increase  sidewalk  coverage  and  connectivity  and  invest  in  pedestrian  facilities  to  increase 

walkability. 
o Objective 4.B.2: Maintain and expand sidewalks and pedestrian facilities within the community. 

 Policy  4.B.2b:  Install  detached  sidewalks  and/or  protected  pedestrian  routes/facilities 
along high trafficked roads as development occurs. 

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

 Policy 4.B.2.g: Coordinate with developers to connect and/or enhance pedestrian facilities, 
including  on  and  off‐system  pathways,  footbridges  (across  canals,  etc.),  road  bridges, 
sidewalks, pedestrian crossings and wayfinding signage. 

 Goal 4.C:  Increase pathway,  trail  and on‐street bicycle  facilities  to  create an expanded and connected 
bicycle network. 
o Objective 4.C.1: Maintain and enhance existing pathways, trails and on‐street bicycle facilities. 

 Policy 4.C.1.a: Expand the bicycle network as identified in the Kuna Pathways Master Plan 
and  ACHD  Roadways  to  Bikeways  Plans  through  land  use  developments  and  capital 
improvement projects. 

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

o Objective 4.C.2: Ensure expansion of pathways, trails and on‐street bicycle routes. 
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 Policy  4.C.2.b:  Promote  the  installation  of  off‐system  bicycle  pathways  to  create 
neighborhood connections and reduce non‐motorized transportation route lengths. 

 Goal  4.D:  Promote  a  connected  street  network  that  incorporates mid‐mile  collectors  and  crossing  for 
improved neighborhood connectivity. 
o Objective  4.D.2:  Ensure  the  continued  expansion/development  of  mid‐mile  collector  system 

throughout the community. 
 Policy 4.D.2.a: Extend and expand mid‐mile roads as growth occurs. 
 Policy 4.D.1.b: Preserve adequate right‐of‐way along all mid‐mile roads or other approved 

alternative locations to align roads. 
 

H. Kuna City Code Analysis:  
1. This request appears to be consistent and in compliance with all Kuna City Code (KCC). 

 
Comment: The proposed applications adhere to the applicable requirements of Title 5 and Title 6 of KCC. 
 

2. The Planning and Zoning Commission feels the site is physically suitable for the proposed development. 
 
Comment: The approx 40.82‐ac site appears to be suitable for the proposed development. 
 

3. The annexation and zoning request is not likely to cause substantial environmental damage or avoidable injury 
to wildlife or their habitat. 

 
Comment: The land to be developed is not used as wildlife habitat.  Roads, driveways, family units and open 
spaces are planned for construction according the City and ACHD requirements and best practices and will 
therefore not cause environmental damage or loss of habitat. 

 

4. These applications are not likely to cause adverse public health problems. 
 

Comment: The project would connect to public sewer and potable water systems, therefore eliminating the 
occurrence of adverse public health problems.  

 

5. The application appears  to avoid detriment  to  the present and potential  surrounding uses;  to  the health, 
safety, and general welfare of the public taking into account the physical features of the site, public facilities 
and existing adjacent uses. 
 
Comment: The annexation and zoning request considers the location of the property and adjacent uses. The 
adjacent uses range from C‐1, Medium Density Residential (Kuna City) to Rural Residential (Ada County). 

 

6. The existing and proposed street and utility services in proximity to the site are suitable or adequate for a 
High Density and a commercial development. 

 
Comment: Correspondence from ACHD confirms that the streets are suitable and adequate for this project. 
Applicant shall work with the City Engineer to ensure lift station capacity in the Danskin lift station and shall 
work with the City Engineer for solutions if needed. 

 
I. Commission’s Recommendation: 

Based  on  the  facts  outlined  in  staff’s  report  and  public  testimony  as  presented,  the  Planning  and  Zoning 
Commission of Kuna, Idaho, hereby recommends approval of Case No. 19‐08‐AN (Annex), a request from SH69 
Holdings, LLC to annex approx 40.82‐ acres into Kuna City Limits with R‐20 HDR and C‐2 Area Commercial zoning 
districts subject to the following conditions of approval: 
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19‐08‐A  (Annexation) During  the  public  hearing  by  the  Planning  and  Zoning  Commission  of  Kuna,  Idaho,  the 
Commission hereby  recommended approval  to City Council  for Case No. 19‐08‐AN, a  rezone  request by SH69 
Holdings, LLC with the following conditions of approval: 
‐  Applicant shall follow all conditions outlined the staff report. 
 

And; 

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

a. The City Engineer shall approve the 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 approval of the 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 Fire District shall approve fire flow requirements and/or building plans. Installation of 
fire protection facilities as required by Kuna 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. Installation of service facilities shall comply with the requirements of the public utility or irrigation district 
providing the services. All utilities shall be installed underground, see KCC 6‐4‐2‐W. 

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

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

5. Connection to City Services (Sewer, Water, Pressurized Irrigation) is required.  The applicant shall conform 
all corresponding Master Plans. 

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

7. Street lights for the site shall be LED lighting and must comply with Kuna City Code and established Dark Sky 
practices. 

8. Fencing within and around the site shall comply with Kuna City Code (Unless specifically approved otherwise 
and permitted). 

9. All required landscaping shall be permanently maintained in healthy growing conditions. The property owner 
shall remove and replace unhealthy or dead plant material within 3 days or as the planting season permits 
and is 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. 

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

11. Applicant shall work with the City Engineer to ensure capacity in the Danskin lift station and work with the 
City Engineer for solutions if needed. 
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12. All  signage within/for  the  project  shall  comply with  Kuna City  Code,  and  shall  be  approved  through  the 
applicable sign approval process listed in KCC 5‐10. 

13. Applicant shall follow KCC 5‐17 and provide the require percentage of useable open space for the residents 
which is based on the number of dwelling units. 

14. Applicant shall follow KCC 5‐17 and provide the require number of parking stalls, based on the number of 
dwelling units. 

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

16. Developer/owner/applicant shall follow staff, City Engineers and other agency requirements as applicable. 

17. Developer/owner/applicant shall comply with all local, state and federal laws. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
                         
                         
                     
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
Page 9 of 13  Case No. 19‐08‐AN ‐ FofF, CofL   
8/18/2020     P: P&Z\SHARED\CASES\SUBDIVISIONS\BlackRock Market Place 

City of Kuna 
Planning and Zoning Commission 

Findings of Fact and Conclusions of Law 
 

 
 
 
 
 
 
 

Based upon the record contained in Case No. 19‐08‐AN, including the Comprehensive Plan, Kuna City Code, Staff’s 
Memorandums, including the exhibits, and the testimony during the public hearing, the Kuna Commission hereby 
recommends approval of the Findings of Fact and Conclusions of Law, and conditions of approval for Case No. 19‐
08‐AN, a request from SH69 Holdings, LLC to annex approximately 40.82 acres into Kuna City Limits with R‐20 HDR 
zoning district. 
 
If the Planning and Zoning Commission wishes to approve, deny or modify specific parts of the Findings of Facts 
and Conclusions of Law as detailed below, those changes must be specified. 

 

1. Based on the evidence contained in Case No. 19‐08‐AN, this proposal does generally comply with the City Code. 
 
Staff Finding: The applicant has submitted a complete application, and following staff review for technical 
compliance the application appears to be in general compliance with the objectives and considerations listed 
in Kuna City Code Title 5 and Title 6. 

 

2. The public notice requirements have been met and the neighborhood meeting was conducted within the 
guidelines of applicable Idaho Code and City Ordinances. 
 
Staff Finding: The applicant held a neighborhood meeting on October 16, 2019 and two residents attended. 
Neighborhood Notices were mailed out to residents within 400 Ft of the proposed project site on June 11, 
2020 with courtesy notices sent July 31, 2020, and a legal notice was published in the Kuna Melba 
Newspaper on June 3, 2020. The applicant posted sign a on the property on July 30, 2020. 

 

3. Based  on  the  evidence  contained  in  Case  No.  19‐08‐AN,  this  proposal  does  generally  comply  with  the 
Comprehensive Plan. 

 
Staff Finding: The Comp Plan has listed numerous goals for providing a variety of housing densities and types 
to accommodate various lifestyles, ages and economic group in Kuna, as well as the installation of pathways 
and open space. The proposed zoning districts are R‐20 (High Density Residential) and C‐2 (Area Commercial). 
The Comp Plan Map designates the property as Mixed‐Uses. 

 

4. The proposed annexation application contains all of the necessary requirements as listed in Kuna City Code. 
 
Staff Finding: Review by staff of the proposed annexation confirms all technical requirements listed in KCC 
were provided. 
 

5. The availability of existing and proposed public services and streets can accommodate the proposed 
development. 
 
Staff Finding:  Correspondence from ACHD confirms that the streets are suitable and adequate for this 
project. Applicant shall work with the City Engineer to ensure Lift Station capacity in the Danskin lift station 
and possibly work with the City Engineer  for solutions if needed. 

 

6. The proposed development is continuous with Master Utility Plans (Sewer/Water/Pressurized Irrigation). 
 

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

www.Kunacity.id.gov 
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Staff Finding: Correspondence from Kuna Public Works notes the Danskin Lift Station is nearing capacity, 
applicant shall work with the City Engineer to ensure Lift Station capacity. 
 

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

8. The proposed project considers health and safety of the public and the surrounding area’s environment. 
 
Staff Finding: Connection to City services, as well as other public improvements such as streetlights, fire 
hydrants, sidewalks, bike lanes, etc. are required to be implemented as a part of this project. No major 
wildlife habitats will be impacted by the proposed development. 
 

9. All private landowners have consented to annexation. 
 

Staff Finding: An affidavit of legal interest was signed by Margaret M. Hill Ltd. Partnership allowing SH69 
Holdings, LLC to act on their behalf of this project, therefore consenting to the annexation of the proposed 
project site. 
 

10. The proposed project lands are contiguous or adjacent to property within Kuna City Limits. 
 
Staff Finding: The parcel is contiguous with City limits to the south and west. 
 

11. The future site landscaping shall minimize the impact on adjacent properties through the use of 
screening. 
 

Staff Finding: The applicant shall submit a landscape plan with future applications for staff and the Design 
Review Committee’s review. 
 

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

 
DATED this 25th day of August, 2020. 
                            __________________________ 

Lee Young, Chairman 
Kuna Planning and Zoning Commission 

ATTEST: 
__________________________________ 
Troy Behunin, Planner III 
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B. Applicants Request: 
Ce lest Valle of Breckon Land Design, requests Design Review (DR) approval to construct a pool 
house, one pool, and accompanying parking lot with 15 parking spaces, two of which are ADA 
Accessible. 

C. General Projects Facts: 
1. Surrounding Land Uses: 

North R-6 Medium Density Residential - Kuna City 
South R-6 Medium Density Residential - Kuna City 
East R-6 Medium Density Residential - Kuna City 
West R-6 Medium Density Residential - Kuna City 

2. Parcel Sizes, Current Zoning, Parcel Numbers: 
• Approximately 52.15 Acres 
• Zoning: R-6 (Medium Density Residential) 
• Parcel# Sl407427955 (until Final Plat is recorded) 

3. Services: 
Sanitary Sewer - City of Kuna 
Potable Water- City of Kuna 
Pressurized I1Tigation Kuna Municipal I1Tigation System (KMIS) 
Fire Protection - Kuna Rural Fire District 
Police Protection-Kuna Police (Ada County Sheriffs office) 
Sanitation Services J&M Sanitation 

4. Existing Structures, Vegetation and Natural Features: 
There are no structures or vegetation on the subject site. This site has been graded and 
prepped for development and is generally flat. 

5. Transportation / Connectivity: 
Vehicle ingress/egress will become available via a public road with the future construction 
of Patagonia Subdivision No. 7 and the extension of E Rio Chico Drive. 

6. Comprehensive Future Land Use Map: The Future Land Use Map (FLUM) identifies this 
site as Medium Density Residential. 

D. Staff Analysis: 
The pool, pool house and associated parking lot is planned for future Lot 1, Block 18 of Patagonia 
Subdivision No. 7. Trash collection via bins has been provided on the north side of the pool 
house with appropriate screening walls as well as the additional amenities of a seating area and 
bike rack. Staff finds that the proposed 13 regular parking spaces and 2 ADA accessible parking 
spaces appear to meet the requirements specified in Kuna City Code (KCC) 5-9-3. 

Staff has reviewed the application and finds that the proposed pool house, pool, and parking lot 
generally appears to conform to Kuna City Code Title 5, Chapter 4, Design Review Overlay 
District, as well as conforms to the Kuna architectural guidelines and parking standards. 
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Staff notes the applicant will be required to have all drainage and storm water retention plans 
reviewed and approved by the City Engineer. The applicant is hereby notified that this project is 
subject to a Design Review inspection and fees for the building and parking lot. Required post 
construction inspections are to verify Design Review compliance for the buildings, parking lot 
and lighting. 

Staff has dete1mined that this application complies with Kuna City Code; Kuna Comprehensive 
Plan; Future Land Use Map; and Idaho Code. Staff recommends that if the Planning and Zoning 
Commission approves Case No. 20-15-DR (Design Review) the applicant shall be subject to the 
conditions of approval listed in section "F" of this repo1i, as well as any additional conditions 
requested by the Planning and Zoning Commission. 

E. Applicable Standards: 
1. Kuna City Code, Title 5, Zoning Regulations 
2. City of Kuna Comprehensive Plan 
3. Idabo Code, Title 67, Chapter 65, Local Land Use Planning Act 

F. Proposed Decision by the Commission: 
Note: This proposed motion is for approval, conditional approval or denial of this request. 
However, if the Planning and Zoning Comm;ssion wishes to change specific parts of the request 
as detailed in the report, those changes must be specified. 

The decision is based on the facts outlined in the staff report, the case file and the discussion at 
the public meeting. The Planning and Zoning Commission (acting as Design Review Committee) 
of Kuna, Idaho, hereby approves/denies Case No. 20-15-DR, a Design Review request from 
Celeste Valle to construct a pool house, pool, accompanying lighting and a parking lot, with the 
followin~ conditions of approval: 

1. The applicant shall follow all requirements for sanitary sewer, potable water, inigation 
system connections, and all other requirements of the Kuna Public Works Depaiiment 

2. The applicant shall obtain written approval of the construction plans from the applicable 
agencies noted below. The approval may be either on agency letterhead refening to the 
approved use or may be written or stamped upon a copy of the approved plans. Ali site 
improvements are probi bited prior to approval of these agencies and the issuance of a 
building pe1mit: 

a. No construction, grading, filling cleai'ing or excavation of any kind shall be initiated 
until the applicant has received approval of the civil plan. 

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

c. The KMID Irrigation District shall approve any modifications to the existing 
ill"igation system. 

d. Approval from Ada Cow1ty Highway District / Impact Fees, if any shall be paid 
prior to building permit approval. 

3. The City Engineer shall review and approve all civil plans and sewer book-ups. 
4. The applicant shall follow all specifications and requirements listed in KCC 8-4: - Solid 

Waste Management. 
5. The applicant shall obtain sepai·ate electrical and plumbing permits prior to construction. 
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6. This development is subject to building design review inspections prior to receiving a 
certificate of occupancy. Design review inspection fees shall be paid prior to requesting 
staff inspection. 

7. The land owner/applicant/developer, and any future assigns having an interest in the subject 
property, shall fully comply with all conditions of development as approved by the Planning 
and Zoning Commission, or seek amending them through the Design Review process. 

8. Applicant shall follow staff, City engineer and other agency recommended requirements, as 
applicable. 

9. Applicant shall comply with all local, state and federal laws. 

DATED this 25th day of August, 2020. 
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Fax: (208) 922-5989 

www.Kunacity.id.gov 

Based upon the record contained in Case No. 20-15-DR including the Comprehensive Plan, 
Kuna City Code, Staff's Memorandums and including the exhibits, the Kuna Conunission 
hereby (approves/conditionally approves/denies) Case No . 20-15-DR, a request from Breckon 
Land Design for the Patagonia pool and pool house .. 

If the planning and Zoning Commission wishes to approve, denv or modify specific parts of the 
Findings of Facts and Conclusions o[Law as detailed below, those changes must be specified. 

1. Based on the evidence contained in Case No. 20-15-DR, the building design, including 
building mass, proportion of building, and relationship of exterior materials (does/does not) 
generally comply with the City Code. 

Staff Finding: The applicant has submitted a complete application, and following staff's 
review for technical compliance, the application appears to be in general compliance with 
the design requirements listed in Kuna City Code Title 5. 

2. The contents of the proposed Design Review application ( does/does not) contain all of the 
necessary requirements as listed in K.CC 5-4-9: - Design Review Application Required. 

Staff Finding: Review by Staff and the Commission of the proposed Design Review confirms 
all applicable requirements listed in KCC 5-4-9 were provided. 

3. The overall building design, including building mass, prop01iion of building, relationship of 
openings in the buildings, and relationship of exterior materials, (is/is not) appropriate for 
the proposed site selection. 

Staff Finding: The pool house is surrounded by a proposed pool and patio area. The pool 
house ·will have two separate restroomfacilitiesfor community members that are recreating 
in the pool area. The proposed pool house will be 17-feet and 5-inches tall. The pool house 
features a covered and gated entty with changes in the buildingfar;ade and roojline. Building 
far;ade colors are earth toned and offer va,ying textures. The area will be well lit ·with 
building mounted LED lighting. 

4. The parking lot site plan design (does/does not) minimizes the impact of traffic on adjacent 
stTeets, (provides/does not provide) appropriate, safe vehicle pru·k.ing. 

Staff Finding: The parking lot is a private parking lot that serves the residents of the 
Patagonia Subdivision - all phases. The parking lot will be accessed via a public street 
connection with phase 7 construction. The applicant has proposed thirteen off-street spaces 
which are 9 fee t wide and 20 feet long, and one handicapped space which ;s 16 fee t ·wide by 
20 feet Long. Parking area is well lit via building mounted lighting and street lights along E 
Rio Chico Drive. Applicant shall follow stall and aisle design standards listed in KCC. 
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5. The site plan design (does/does not) provide for safe pedestrian access. 

Staff Finding: A 5:foot sidevvalk, approved with the Patagonia No. 7 Final Plat on May 19, 
2020, will be installed and provides pedestrians safe access to and from the pool. 
Appropriate lighting provided along E Rio Chico Drive. 

6. The site landscaping (does/does not) minimize the impact on adjacent properties through 
proper use of screening with sound and sight buffers. Unsightly areas (are/are not) concealed 
and/or screened. 

Staff Finding: The sound and sight biiffers includes a 6:foot tall open vision metal fence 
around the pool area as well as a landscape biiffer. All deciduous trees have a 2-inch caliper, 
all evergreen trees are at least 6-feet tall; additional plantings include ornamental flowering 
trees with a 2-inch caliper, shrubs, perennials and ornamental grasses. The proposed 
landscaping is in conformance with Kuna City Code, and minimizes impact on adjacent uses. 
The proposed pool area includes amenities such as a covered seating area, handicap access 
to pool via ramp, patio seats and a bike rack. 

7. On-site grading and drainage (are/are not) designed to maximize land use benefits and 
minimize off-site impact. 

Staff Finding: The applicant proposes a storm drain in the parking lot. The applicant is 
required to have all civil plans reviewed and approved by the Kuna City Engineer prior to 
construction in order to ensure that the drainage benefits the land use and minimizes off-site 
impact. 

DATED this 25th day of August, 2020. 
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Jessica Reid 

From: 
Sent: 
To: 
Subject: 

noreply@civicplus.com 
Friday, June 19, 2020 11 :11 AM 
Jessica Reid; Doug Hanson 
Online Form Submittal : Design Review 

Follow Up Flag: Follow up 
Flag Status: Flagged 

Design Review 

Step 1 

Design Review Application Submittal Requirements 

Date of Pre-Application N/A 
Meeting: 

Letter of Explanation: 20074 Design Narrative 20200611 .pdf 

Vicinity Map Vicinity Map.pdf 

Aerial Photo Aerial Photo.pdf 

Deed Patagonia deed and affidavit.pdf 

Detailed Site Plan Patagonia Pool Site Plan.pdf 

Detailed Landscape Plan Patagonia Pool Landscape Plan.pdf 

Detailed Drainage Plan Patagonia Civil plans.pdf 

Detailed Elevation Plan A-211 EXTERIOR ELEVATIONS.pdf 

Material Sample Rendering A-212 COLORED RENDERING MATERIAL SAMPLE 

BOARD.pdf 

Site Plan 
A Site Plan that graphically portrays the site and includes the following features: 1) 
North arrow. 2) To scale drawings. 3) Property lines. 4) Name of "Plan Preparer" 
with contact info. 5) Name of project & date. 6) Existing structures; identify those 
which are to be relocated or removed. 7) On-site adjoining streets, alleys, private 
drives and rights-of-way. 8) Drainage location and method of on-site 
retention/detention. 9) Location of public restrooms. 10) Existing/proposed utility 
service and any above-ground utility structures and their location. 11) Location and 
width of easements, canals and drainage ditches. 12) Location and dimensions of 
off-street parking. 13) Locations and sizes of any loading area, docks, ramps and 
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Exhibit 
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vehicle storage or service areas. 14) Trash storage areas and exterior mechanical 
equipment with proposed method of screening. 15) Sign locations (a separate sign 
application must be submitted along with this application; a link and upload area are 
provided at the end of this application). 16) On-site transportation circulation plan 
for motor vehicles, pedestrians, and bicycles. 17) Locations and uses of ALL Open 
Spaces. 18) Locations, types and sizes of sound and visual buffers (Note: All 
buffers must be located outside the public right-of-way). 19) Parking layout 
including spaces, driveways, curb cuts, circulation patterns, pedestrian walks and 
vision triangles. 20) Location of subdivision lines (if applicable) . 21) Illustration that 
demonstrates adequate sight distance is provided for motor vehicles, pedestrians 
and bicycles. 22) Location of walls and fences and indication of their height and 
material of construction. 23) Roofline and foundation plan of building location on the 
site. 24) Location and designations of all sidewalks. 25) Location and designation of 
all rights-of-way and property lines. 

Site Plan Patagonia Pool Site Plan.pdf 

Landscape & Streetscape Plan 
The landscape and streetscape plans need to be drawn by the project architect 
professional landscape architect, landscape designer, or qualified nurseryman for 
development's possessing more than twelve thousand (12,000) square feet of 
private land. The landscape and streetscape plans must be colored. The Planning 
& Zoning Director or City Forester may require the preparation of a landscape plan 
for smaller developments by one of the noted individuals if the lot(s) have unique 
attributes. 

Landscape & Streetscape Plan Requirements 
1) North arrow. 2) To scale drawings. 3) Boundaries, property lines and 
dimensions. 4) Name of "Plan Preparer" with contact info. 5) Type and location of 
all plant materials and other ground covers (Please review the city's plant list and 
rely upon it to identify the site's planting strategy. Include botanical and common 
name, quantity, spacing and sizes of proposed landscape materials at the time of 
planting and at maturity. A list of acceptable trees is available upon request from 
staff). 6) Existing vegetation identified by specific size. Identify those which are 
proposed to be relocated or removed. 7) Method of irrigation (Note: All plant 
materials, except existing native plants not damaged during construction or 
xeriscape species shown not to require regular watering, shall be irrigated by 
underground sprinkler systems set on a timer in order to obtain proper watering 
duration and ease of maintenance). 8) Locations, description, materials, and cross
sections of special features, including berming, retaining walls, hedges, fencing, 
fountains, street/pathway furniture, etc.). 9) Sign locations (a separate sign 
application must be submitted with this application, a link and upload area are 
provided at the end of this application). 10) Locations and uses for Open Spaces. 
11) Parking layout including spaces, driveways, curb cuts, circulation patterns, 
pedestrian walks and vision triangles. 12) Illustration that demonstrates adequate 
sight distance is provided for motor vehicles, pedestrians and bicycles. 13) Location 
and designations of all sidewalks. 14) Clearly Identify pressurized irrigation lines 
and underground water storage. 15) Engineered grading and drainage plans: A 
generalized drainage plan showing direction drainage with proposed on-site 
retention. Upon submission of building/construction plans for an approved Design 
Review application, a detailed site grading and drainage plan, prepared by a 
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registered Professional Engineer (PE) shall be submitted to the City for review and 
approval by the City Engineer. 

Landscape & Streetscape 

Plan 

Building Elevations 

Patagonia Pool Landscape Plan.pdf 

1) Detailed elevation plans of each side of any proposed building(s) or addition(s) 
(Note: Four (4) elevations to include all sides of development and must be in color). 
2) Identify the elevations as to North, South, East and West orientation. 3) Color 
copies of all proposed building materials and indication where each material and 
color application is located (Note: Submit as 11" x 17" reductions). 4) 
Screening/treatment of mechanical equipment. 5) Provide a cross-section of the 
building showing any rooftop mechanical units and their roof placement. 6) Detailed 
elevation plans showing the materials to be used in construction of trash 
enclosures. 

Building Elevations A-211 EXTERIOR ELEVATIONS.pdf 

.,, t1,J 1 Breal 1 

Lighting Plan 
1) Exterior lighting including detailed cut sheets and photometric plan (pedestrian, 
vehicle, security, decoration). 2) Types and wattage of all light fixtures (Note: The 
City encourages use of "Dark Sky'' lighting fixtures) . 3) Placement of all light f;xtures 
shown on elevations and landscaping plans. 

Lighting Plan Patagonia lighting plan.pdf 

rSe1,!1 ,, 1 re· ) 

Roof Plans 
1) Size and location of all rooftop mechanical units. 

Roof Plans 

Step 2 

Applicant 

First Name 

Last Name 

Title 

Phone Number 

Email 

Address1 

A-131 ROOF PLAN.pdf 

Celeste 

Valle 

Representative 

208-376-5153 ext. 107 

cvalle@breckonld.com 

6661 N Glenwood Street 
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Address2 

City 

State 

Zip 

Owner 

First Name 

Last Name 

Phone Number 

Email 

Addressl 

Address2 

City 

State 

Zip 

Represented By 
If different from above 

First Name 

Last Name 

Phone Number 

Email 

Addressl 

Address2 

City 

State 

Zip 

Field not completed. 

Garden City 

ID 

83714 

j(}: 

Patagonia Development 

Field not completed. 

208-870-3432 

Field not completed. 

P.O. Box 344 

Field not completed. 

Meridian 

ID 

83660 

Taylor 

Merrill 

208-870-3432 

taylor@westparkco.com 

2463 E Gala Street 

Suite 120 

Meridian 

ID 

83642 
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Property Information 

Addressl 

Address2 

City 

State 

Zip 

Distance from Major Cross 
Street 

Cross Street Name(s) 

Step 3 

Intent 

Explanation 

E Rio Chico Drive 

Field not completed. 

Kuna 

ID 

83634 

1, 178 ft. 

E Hubbard Road 

Building Design Review 

To construct a community swimming pool, parking lot, and pool 

house consisting of restrooms and storage. 

Dimension of Property 3.59 Acres 

Current Land Use(s) Vacant Land 

What are the land uses of North and East are zoned R-6 and South and West is E Rio 
the adjoining properties? Chico Drive 

Is the project intended to No 
be phased, if so, what is the 
phasing time period? 

Please explain Field not completed. 

Number of and use(s) of all Pool Restrooms and Storage 
structures 

Minimum building height for each zoning district 
0: 35', C-1: 35', C-2: 60', C-3: 60', CBD: 80', M-1: 60', M-2: 60', M-3: 60', P: 60' 

Building heights 

Number of stories 

What is the percentage of 
building space on the lot 

17'-2" / 

1 / 

853/156, 101 =1 % 
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when compared to the total 
lot area? 

Materials 
Note: This section must be completed in compliance with the City of Kuna 
Ordinance No. 2007-21A. 

Roof Material and Color Asphalt shingle- Black 

Walls 
State percentage of wall coverage for each type of building material below for each 
frontage wall. Please attach photos to support application types. 

Supporting Phots Field not completed. 

% of Wood 70 

% EIFS (Exterior Insulation o 
Finish System) 

% Masonry 30 

% Face Block Field not completed. 

% Stucco Field not completed. 

% Stucco Field not completed. 

List all other Wall materials Field not completed. 

Windows/Doors Vinyl/wood 

Soffits & Fascia hardieboard 

Trim, etc. hardieboard 

Identify Mechanical Units N/A 

Type/Height Field not completed. 

Proposed Screening Field not completed. 
Method 

Identify Trash Enclosures 2 bins at North end of building 

Proposed Screening Field not completed. 
Method 

Materials & Color Hardiboard wall to match building 
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Are there any irrigation 
ditches/canals on or 
adjacent to the property? 

If Yes, what is the name of 
the irrigation or drainage 
provider? 

Fencing 

No 

Field not completed. 

Note: The City of Kuna has height limitations of fencing material (Kuna City Code 4-
2A-20) and requires a fence permit to be obtained prior to installation. 

Existing Fencing Material, 
Color & Height 

Existing 6' Vinyl fence at perimeter adjacent to residential lots 

Will the existing fencing 
remain? 

Yes 

New Fencing Material, 
Color & Height 

6' Black wrought iron fence 

Location of New Fencing at pool deck perimeter 

Drainage 

Proposed method of on-site parking lot drainage by seepage bed and roof and pool deck 
drainage runoff by swale 
retention/detention? 

Percentage of site devoted 0.4% 
to building coverage? 

% of site devoted to 96% 
Landscaping? 

% of site that is hard 9.8% 
surface? 

% of site devoted to other 
uses? 

Field not completed. 

Describe other uses Field not completed. 

Dimensions of landscaped 8' tree lawns 
areas within public rights-
of-way 

% of Landscaping within the 2.2% perimeter buffer 
parking lot? 
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Are there any existing trees No 
of 4" or greater on the 
property? 

If Yes, what type, size and Field not completed. 
general location? 

Dock Loading Facilities 

Number of docking facilities N/A 
and their location? 

Method of screening? Field not completed. 

Parking Requirements 

Total number of parking 15 
spaces? 

9'x20' Width & length of spaces? 

Total number of compact 
spaces (8' x 17'}? 

Field not completed. 

Miscellaneous 

Pedestrian amenities? Bike Racks, Trash receptacles, and benches 

Is any portion of the No 
property subject to flooding 
conditions? 

If the Planning & Zoning Director or designee, the Planning & Zoning Commission, 
and/or the City Council determine that additional and/or revised information is 
needed; and/or if other unforseen circumstances arise, and dates outlined for 
processing may be rescheduled by the City. Applicant/Representative MUST attend 
the Planning & Zoning Commission meetings. 
The Ada County Highway District (ACHD) may also conduct public meetings 
regarding this application. If you have questions about the meeting dare or the 
traffic that this development may generate, or the impact of that traffic on streets in 
the area, please contact ACHD at (208) 387-6100. In order to expedite your 
request, please have ready the file number indicated in this notice. 

By checking the "I agree" box below, you agree and acknowledge that 1) Your 
application will not be signed in the sense of a traditional paper document, 2) By 
signing in this alternate manner, you authorize your electronic signature to be valid 
and binding upon you to the same force and effect as a handwritten signature, and 
3) You may still be required to provide a traditional signature at a later date. 

First Name Celeste 
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Last Name 

Electronic Signature 
Agreement 

Date & Time 

Reference Items 

Affidavit of Legal Interest 

Sign Permit Application 

Sign Permit Upload 

Val le 

I Agree 

6/19/2020 11 :00 AM 

tS t1 n Breai 

Click here 

Click here 

SIGN PERMIT.pdf 

Email not displaying correctly? View it in your browser. 
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06/11 /20 

Planning and Zoning 
City of Kuna 
751 W 4th St. 
Kuna, ID 83634 

Re: Kuna Poolhouse - Patagonia Subdivision - Design Review 

This project includes the construction of a new pool, pool deck, and poolhouse for the 
new Patagonia Subdivision in Kuna. The poolhouse will include changing restroom 
facilities for the deck, as well as storage for the pool equipment and pool toys. 
With the use of varying colors and textures across the frn;:ade, as well as alternating 
materials, the building meets the standards set forth in the guidelines of the Kuna Design 
Manual. We will address each item below as it might relate to this building: 

• Architectural Character: 

• Primary Public Entrances - The main entrance to the building is defined by 
columns flanking the entry gate, as well as a large gable roof and curved 
soffit that cover the entrance to the pool area. 

• Pattern Variations - the differences in wall materials and colors create a 
nice variety of patterns and combinations. 

• Fenestration - Natural light is allowed into the building through the tall 
clerestory windows into each room. 

• Color and Materials - The building colors and materials are a match to the 
surrounding structures, while being different enough to set this building apart as its 
own element. 

• Site Plan and Building Layout: 

Sincerely, 

• Building Location - within the new Patagonia neighborhood at the 
northeast corner of E Hubbard Rd. and S Meridian Rd. 

• Parking areas - a new parking lot is proposed on the southeast side of the 
building. 

• Pedestrian Walkways and Facilities- There is pedestrian access around 
the poolhouse, as well as bike parking near the entrance to the 
poolhouse. 

1rtdl~ 
Marla Carson, Architect 
neUdesign Architecture, LLC 
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02/13/201911:21 AM 
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Grant Deed 

Arbor Ridge, LLC, an Idaho limited liability company, Grantor, for good and valuable 
consideration, the receipt of which is hereby acknowledged, does hereby grant, bargain and convey 
to Patagonia Development LLC, an Idaho limited liability company, whose current address is P.O. 
Box 344, Meridian, Idaho 83680, Grantee, effective September 5, 2018, the following described 
real property located in Ada County, Idaho, more particularly described as follows: 

See EXHIBIT "A" attached. 

Together with all improvements, easements, hereditaments and appurtenances 
thereto, and subject to such rights, easements, covenants, restrictions and zoning 
regulations as appear of record or based upon the premises. 

SUBJECT TO taxes and assessments for the year 2018 and all subsequent years, 
and to such rights, easements, liens, encumbrances, covenants, rights-of-way, reservations, 
restrictions, and zoning regulations as appear of record or based upon the premises, and to 
any state of facts an accurate survey or inspection of the premises would show. 

The property described in this conveyance shall be the separate property of the Grantee, 
and in accordance with the provisions ofldaho Code § 32-906(1 ), all income, rents, issues, profits, 
gains and appreciation of said property shall be the separate property of the Grantee. 

IN WITNESS WHEREOF, the Grantor has executed this instrument this C:-, m day of 
December, 2018. 

STATE OF IDAHO 

COUNTY OF ADA 

) 
: ss. 
) 

Arbor Ridge, LLC 

"Grantor" 

On this t,1il day of December, 2018, before me, a Notary Public in and for said State, 
personally appeared Gregory B. Johnson, General Partner of J-Line, LP an Idaho limited 
partnership, known or identified to me to be the person whose name is subscribed to the within 
instrument, and acknowledged to me that he executed the same on behalf of said entity. 

\\\''""''''' ... ,,'..._,E. A i,4 .:,,,. 



Legal Description 
Patagonia Subdivision Remainder Parcel 

A parcel located in the S Yz of Section 7, Township 2 North, Range 1 East, Boise Meridian, City of Kuna, 
Ada County, Idaho, and more particularly described as follows: 

Commencing at an Aluminum Cap monument marking the northwest corner of the SE 1/.i of said Section 7, 
from which an Aluminum Cap monument marking the northeast corner of the SE 1/.i of said Section 7 bears 
S 89° 19' 11" E a distance of 2652.85 feet; 

Thence S 89°19'11" E along the north boundary of said SE 1/.i a distance of 57.00 feet to the POINT OF 
BEGINNING; 

Thence continuing along said north boundary S 89° 19'11" Ea distance of 1269.30 feet to a 5/8 inch 
diameter rebar marking the northeast corner of the NW 1/.i of the SE 1/.i (CE 1/16 corner) of said Section 7; 

Thence S 0°28'57" W along the east boundary of the W Yz of said SE X a distance of 1963. 72 feet to a 
point; 

Thence leaving said boundary N 89°25'45" W a distance of 334.81 feet to a point; 

Thence N 55°36'52" W a distance of 1298.62 feet to a point; 

Thence N 34 °23'08" E a distance of 119. 7 4 feet to a point; 

Thence S 55°36'52" Ea distance of 44.31 feet to a point; 

Thence N 34°23'08" Ea distance of 134.77 feet to a point; 

Thence N 55°36'52" W a distance of 133.07 feet to a point; 

Thence N 34°23'08" Ea distance of 12.41 feet to a point; 

Thence N 55°36'52" W a distance of 180.94 feet to a point on the future easterly boundary of Patagonia 
Subdivision No. 4; 

Thence along said future easterly boundary the following courses and distances: 

Thence N 38°27'29" E a distance of 94.44 feet to a 5/8 inch diameter rebar marking a point of 
curvature; 

Thence a distance of 501.90 feet along the arc of a 757.00 foot radius curve left, said curve having 
a central angle of 37°59'16" and a long chord bearing N 19°27'51" Ea distance of 492.76 feet to a 
5/8 inch diameter rebar; 

Thence N 0°28'13" Ea distance of 283.84 feet to the northeasterly corner of said subdivision; 

Thence leaving said boundary and continuing N 0°28' 13" E a distance of 
47.00 feet to the POINT OF BEGINNING. 

This parcel contains 52.17 acres. 



PATAGONIA SUBDIVISION - REMAINDER PARCEL 
LOCATED IN THE S 1/2 OF SECTION 7, T.2N., R.1 E., B.M., KUNA, ADA COUNTY, IDAHO 

c 1/4 .·· ...... "" ............ · ~.~~J~.'!r~ ... 7ey~f;~(i'... .... · ... · · · ·; · --~~~!~. 9.1': .~~A~l~Q ................................ . 
. - . - . ..· $891911 E 1269.30 CEl/16 1326.55'__j::-Ja1/4 

POINT OF BEGINNING ss919'f1·r-V7i8 

0 150 

L.-_. -
CURVE LENGlli 

C1 501.90' 

N0'28'13"E o 
~~ ~ 

N34'23'08"E 
12.41' 

300 600 

I 
CURVE TABLE 

RADIUS DELTA 

757.00' 37'59'16" 

N89'25' 45"W .I-" 
334.81 1 fi> ~ ... co ra ... 

0 CO :z 

0:: 

~ 
0 
0:: 
(!) 

ti; 
~ 
(..) 

g 
U) 

7 SE CORNER 
1/4 1325.72' __!Jf2 SE 1 4 132~'. __ J_? J,_ll 

18 ( HUBBARD ROAD - NB9'2S'45"W 2651.45' -~ 

BEARING CHORD 

N19'27'51"E 492.76' 

Lands>o1utions 
~Land Surveying and Consulting 

231 E 5THST .. STE.A 
MERIDIAN. 10 83MZ 

12001 288-2040 (208) 288-2557 rax 
www.landsolutlons.biz .l'.l9 llO. 18-40 



ADA COUNTY RECORDER Phil McGrane 
BOISE IOAHO Pgs=3 LISA BATI 

ARBOR RIDGE 

2019-064122 
07/19/2019 08:48 AM 

AMOUNT.$15.00 

1111111111111111111111111111111111111111111111111 
00649367201900641220030039 

(Space Above For Recorder's Use) 

QUITCLAIM DEED 

For value received, the receipt and sufficiency of which is hereby acknowledged, Arbor 
Ridge, LLC ("Granter"), does hereby release and forever quitclaim unto Patagonia Development, 
LLC, an Idaho limited liability company ("Grantee"), whose address is PO Box 344, Meridian, 
ID 83680, and his heirs and assigns forever, all right, title and interest which Granter now has or 
may hereafter acquire in the following described real property situated in Ada County, State of 
Idaho, to-wit: 

See EXHIBIT "A" attached 

TO HA VE AND TO HOLD, all and singular the said real property, together with all 
appurtenances, tenements, hereditaments, reversions, remainders, rents, issues, profits, 
rights-of-way, and water rights in anywise appertaining to the real property herein 
described, as well in law as in equity, unto Grantee, and to his heirs and assigns forever. 

WITNESS the hand of said Granter this 12.-rll day of 'J" ~ , 2019. 

STATE OF IDAHO ) 
/I n ) ss. 

Countyof~ ) 

On this l:l.~ day of ,,_}t...Lk.i in the year of 2019, before me, the undersigned, a 
Notary Public in and for said State, phsonally appeared Gregory B. Johnson, known or ,4... /...a-- rl.Jn. 
identified to me to be the person who executed the instrument. 1~ ~ ' ~-Q'i 

(I [..t_G., 

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the 
day and year in this certificate first above written. 

NOTARY PUBLIC FOR IDAHO 
Residing at N~ ( ,::J 
My Commission Expires II t3 o f-2.02.3 



Legal Description 
Patagonia Subdivision Exchange Parcel 

Arbor Ridge LLC to Patagonia Development LLC 

A parcel located in the SY, of Section 7, Township 2 North, Range 1 East, Boise Meridian. City 
of Kuna, Ada County, Idaho, and more particularly described as follows: 

BEGINNING at an Aluminum Cap monument marking the northeast corner of the SW Y. of said 
Section 7, from which an Aluminum Cap monument marking the northwest corner of the SW Y. 
of said Section 7 bears N 89°19'20" W a distance of 2561.82 feet; 

Thence S 89°19'11" E along the northerly boundary of said SY, of Section 7 a distance of 57.00 
feet to a point; 

Thence leaving said northerly boundary S 0°28'13" W a distance of 47.00 feet to a point 
marking the northeast corner of that parcel as shown in Grant Deed Instrument No. 2019-
010038, records of Ada County, Idaho; 

Thence along the northerly boundary of said parcel N 89°19'11" W a distance of 702.00 feet to a 
point marking the northwest corner of said parcel; 

Thence N 0°28'13" Ea distance of 46.97 feet to a point on the northerly boundary of said SY, of 
Section 7; 

Thence along said northerly boundary S 89°19'20" Ea distance of 645.00 feet to the POINT OF 
BEGINNING. 

This parcel contains 32,984 square feet (0.757 acres) and is subject to any easements existing 
or in use. 

Clinton W. Hansen, PLS 
Land Solutions, PC 
June 24, 2019 

Palagonla Subdivision 
Job No.19..\2 

Page 1 of 1 



PATAGONIA SUBDIVISION EXCHANGE PARCEL 
ARBOR RIDGE LLC TO PATAGONIA DEVELOPMENT LLC 

0 100 200 400 

L..--- I 

! p_:1 p 
PAI/JXlMA SlJOOIIISOll HO. 4 I I 

I 
LINE TABLE 

LINE # LENGTH DIRECTION 

LI 57.00' S8919'11"E 

l2 47.00' S0'28'13"W 

l3 46.97' N0'28'13'E 

~!JJ!!!~!1,~ 
231 £. 5TH ST .. S'TE.li 
MERIDIAN. ID 83612 

1208) 288·2040 (208) 288-ZSSHax 
wwwJandsofurions.~ .;m ro. 19-42 



State of Idaho ) 
) ss 

County of Ada ) 

11 Patagonia Development 
Name 

Meridian 
City 

City of l(una 
AFFIDAVIT OF 

LEGAL INTEREST 

PO Box 344 

, Idaho, 83660 

being first duly sworn upon oath, depose and say: 

(If Applicant is also Owner of Record, skip to B) 

Address 

State 

City of Kuna 
P.O. Box 13 

Kuna, Idaho 83634 
Phone: (208) 922-5274 
Fax: (208) 922-5989 

Kunacity .id.gov 

Zip Code 

A. That I am the record owner of the property described on the attached, and I grant my 

Permission to Celest Valle , Breckon Land Design 6661 N Glenwood Street Garden City, Idaho 83714 ~---------------- --Name Address 

to submit the accompanying application pertaining to that property. 

8. I agree to indemnify, defend and hold City of Kuna and its employees harmless from any 
claim or liability resulting from any dispute as to the statements contained herein or as to the 
ownership of the property which is the subject of the application. 

C. I hereby grant permission to the City of Kuna staff to enter the subject property for the 
purpose of site inspections related to processing said application(s). 

5- n 
Dated this --------,.~=-..t;;:-----,-day of --=-....:...v<.X:1=--7-.v.'----------' 20 2-0 

Signature 

Subscribed and s 

RESIDING AT: NAMPA. ro 
Residing at: ------------------ii---- --,...,... ....... 7't!"~rT"TI..-----

Alfidavil of legal Interest Form lOOC Moy2010 



State of Idaho ) 
) ss 

County of Ada ) 

I, Patagonia Development 
Name 

Meridian 
City 

City of Kuna 
AFFIDAVIT OF 

LEGAL INTEREST 

PO Box 344 

, Idaho, 83660 

being first duly sworn upon oath, depose and say: 

(If Applicant is also Owner of Record, skip to 8) 

Address 

State 

City of Kuna 
P.O. Box 13 

Kuna, Idaho 83634 
Phone: (208) 922-5274 
Fax: (208) 922-5989 

Kunaclty .Id.gov 

Zip Code 

A. That I am the record owner of the property described on the attached, and I grant my 

Permission to Celest Valle, Breckon Land Design 6661 N Glenwood Street Garden City, Idaho 83714 
Name ~---- A..,...dd:--re-ss-----------~ 

to submit the accompanying application pertaining to that property. 

B. I agree to indemnify, defend and hold City of Kuna and its employees harmless from any 
claim or liability resulting from any dispute as to the statements contained herein or as to the 
ownership of the property which is the subject of the application. 

C. I hereby grant permission to the City of Kuna staff to enter the subject property for the 
purpose of site inspections related to processing said application(s). 

"I~ Dated this ______ ~ +=----day of _ v __ 1~-'!---------,, 20 W 

Signature 

Subscribed and s 

RESIDING AT: NAMPA. ID 
Residing at: -----------------'lr-----,......,--~l'TT::ioc----

My commission expires: -----------~Wrf~l!!!COll!!M!ll!M~ll!!!SSll!IO!ll!N!!!ll!!!EXPlll!!!!IIIRES!!le:11!!0W'l8/2022!111!!11-...-I 

Alfidovi! of legol lnleresl Form lOOC Moy2010 
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Description 

The Malo ML56 LEO Downl ightfng System is a series of modular LEO Light Modules for use with 
designated 5" or 6" ML56 LEO lrims in new construction, remodel and retrofit installation. 
Compatible with Halo 5" H550 and 6" H750. H7.750 Series LED housings. And in retrofit of 
existing housings the ML5fi Series fits s· or 5• Halo. All-Pro. and others. ML56 system offers 
shallow trims for installation in Halo. All-Pro and others shallow housings. ML56 Light Modules 
are offered in 600 Serfes, 900 Series. and 1200 Series, BOCRI or 90CRI, and four color tempera
tures 2700K. 3000K. 3500K. 4000K. Ml56 Light Modules are universal voltage 120¥ - 277V and 
dimmable at 120¥. The ML56 lens provides uniform diffuse illumination standard. ML56 - 1200 
Series offers narrow flood (NFL) beam forming reflector as an optional accessory. Wet location 
listed with reflector and baffle trims {directional eyeball trims are damp listed). Halo ML56 
Series ofiers high performance LEO downligt, ting in a fle~ible modular selection. 

Specification Features 

Mechanical 
Light Modulo 

Module includes LED package, LED driver, 
heat sink, and lens 
Durable die-cast aluminum 
construcrion. 

• Heat sink designed to conduct heat 
away from the LED keeping the junction 
temperatures below specified maximums, 
Including insulated ceil ing environments 

Opllos 
Diffuse lens is standaid on all 1200 Series 
LED light modules 
, Impact-resistant polycarbonate 
• Convex form for lamp-like appearance 
, High lumen transmission 
Optional beam forming opric replaces 
diffuse lens and provide narrow flood INFll 
25° nominal dlsrributlon. Beam forming 
optic is field insralled. Order separately 
laccessorlesl. 

Mounlino 
Light Modules attach to reflector and 
haffle uirns via lnckinu tarn;, and attach 
to eyeba lls via keyed twist-ln-lnr.k mating 
bosses 
The complete light module and trim 
assembly instal ls into housings with 
precision formed torsion springs located 
on the trim 
Use retrofit adapter band (ML7RABI 
accessory when housing does not have 
receivers for torsion springs. 

Housing Compalib ilitv 
A complete ML56 ~ystem includes a LED 
Light Modulo, LED trim, and a compati ble 
housing (new construction, remodel, or 
existing retrofit!. Housing compatibility in 
the ML56 System is determined by the ML58 
trim dimensions. ML56 trims are available in 
5" and 6" apertu re {5" = 59xx series arid 6" 
= 69xx series trims). Refer to Housing - Trim 
Section in this document. 

LED 
1200 Series= 1200 design lumens typical. 
Delivered lumens vary upon 5' or 6' trim, 
color temperature, and trim finish. 

• Color Temperarure options: 2700K, 3000K, 
3500K, 4000K 

• CRl: 80 
• L70 at 50.000 hours. projected in 

accordance with IES TM-21 
I.ED is a chip on board design consisting 
of a multiple LED package with proximity 
phosphor coating to create one virtual 
white light source fm a pmductive ··cone 
tlf light" 

Color Speclticotlon & Qua lity Standard s 
A tight ch ro maticity specification ensures 
LED color uniformity, sustainable Color 
Rendering Index (CAIi and Co rr elated Color 
Temperature ICCT) ovar the useful life of 
the LED 
LED color uniformity ol 3 SOCM 
exceeds ENERGY STAii"' color 
standards per ANSI C7U.377- 2008. 
Every Halo LED Light Module is quality 
tested and performance measured, and 
then serialized in a permanent record to 
register lumons, wattage, CAI and CCT. 
llalo LEO serialized testing and 
measurement process ensures color aod 
lumen consistency on e per-unit basis, and 
validates long-term product consistency 
over rime 
Ha lo ML56 LED Light Modules include 
lumen, CAI. and CCT designations in the 
model number 
Example: ML5612830 
56 = 5" / 6"' aperture series 
12 = 1200 lumen series 
8 =>80 CAI 
30 = 3000K nominal CCT 

Eloctrical Power Connections 
LED connector is a non-screw base 
luminaire disconnect offering easy 
installation in Halo 5" H550 Series and 6" 
H750 and H2750 Series housings lper LED 
trim 5" or6"). 
LED Connector meets high-efficacy 
luminaire requirements as a non-screw 
base, and where required. 
The included E26 medium screw-base 
Edison adapter provides easy retrofit 
of im:andescent housings !see Housing 
Section). 

Ground Connec tion 
Separate grounding cable included un 
the module for attachmenl to the housing 
during installation. 

ML5612827 ML5612830 ML5612835 
5" or 6" LED 1200 Series 5" or 6" LED 1200 Series 5" or 6" LED 1200 Series 

Cooper Lighting 
by lr:T"•N 

LED Driver 
Driver is universal voltage 120V-277V, and 
may be controlled from a switch in Halo 
LED housings at 120¥, 220¥, 230¥, 240V, 
and 277¥. 
Driver is dlmmable at 120V operation when 
connected to a compatible dimmer. 
Driver Is a high efficiency, electron1c power 
supply providing DC power to the LED. 
Driver meets FCC EMI/RFI Consumer 
Level limits on 120V main inputs, and 
is compliant for use in residential and 
comrnertial installations. 

• Driver feawres high pnwer laotor, low 
HID, and has integral thermal protection in 
the event of over temperature or internal 
failure. 
Driver is replaceable. if replacement should 
be required. 

Dimming 
Designed tor dimming capability to no'llinal 
5% in normal operation with standard 120¥ 
Leading Edge ILE) and Trailing Edge (TEI 
phase control dimmers. (Consult dimmer 
manufacturer for dimmer compatibility antJ 
details. Note, some dimmers require a neutral 
in the wallbox.) 

Warranty 
Eaton's Cooper Lighting provides a IS) five 
year limited warranty on the Halo MLS6 LED 
Light Module. 

LEO Modul e in Now or Retrofit EJcisting 
Co nstruction - Housings othor than Halo 
or Alt-Pro 

If used in recessed housings other than 
Halo or All-Pro the Cooper Lighting 5-yoar 
limired warranty appl ies to the LED Light 
Module and Trim only. 
As w1th any electrical installation, 
a qualified electrician must ensure 
compatibil ity of use with a particular 
housing: this includes ell applicable 
national and local electrical and build ing 
codes. Installer is responsible to properly 
and securely retain the LEO Module 
and LED Trim in the housl ng at lime ol 
Installation. 

ML5612840 
5' or 6" LED 1200 Series 

HALO® 

ML56 LED 
System 

1200 Series with 
Beam Forming 

Reflector Option 

80 CRI 

ML5612827 
ML5612830 
ML5612835 
ML5612840 

5-lnch and 6-lnch 
1200 Lumen LED 
Light Module for 

New Construction, 
Remodel and Retrofit 

For use with 59x and 69x 
Series 5" and 6" Trims 

FOR USE IN INSULATED 
CEILING AND NON-INSULATED 

CEILING RATED HOUSINGS 

HIGH EFFICACY LED WITH 
INTEGRAL DRIVER - DIMMABLE 

Enorgy 0010 

ML56 t 20D/80 Sorlos 
!Values ar non-dim,ning line vollag,) 
Minimum Slartin~ Te,np: -30'C 1·22' F) 

EMVTIFl: FCC Ti llo 41 CFR, Par! 15, IConwmo,J 

Sound ~e1ing: Closs A 

lnpu1 Vollage: UNV 120V-217V 

Power fa<lor. , 0.9S@ 120V end ,0.9 0277V 

lnpul Frequency: 50/SOlfr 

nlO. <20% 

lnpul Power. 17.SW 

l11pul Currenl al 120V, O.MA 

lnpul Cu118111 al 277V: U.0/A 

Oriwr CO(l)plionce: Ul8150. Cla,s II ro1cd 
Ma~mum IC llnsulaled Colling! Amblool 
Conllnuous Oporollng T1troJlllrature. 25'C t17' fl 
MaNimum Non-IC Ambient Conllnuous 
Operaling Tompern1u1e: 40' C ( 104' fl 

ADV141688 
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ML56 L ED Sy stem 

1:.!00 S etias I 80 CRI 

Compliance 

• cULus liste1598 Luminaire (Halo and All- Pro housings) 
• UL Classified when used in retrofit I refer to housing 

sectionl 
• cULus listed fo r damp loca1ions 
• cUlus Wet location ffsteil with batfle and reflector trims 

only 
• Airtight certif ied per ASTM E283 (001 exceeding 2.0 CFM 

under 57 Pascals pressure difference) 
• IP66 ingress proiection rated with baffle and reflector trims 

only 

Refer to ENERGY STAR• Ce~lned Products Us!. 

• RoHS compliant 
• May be used in IC linsulated ceiling) housings in direct 

contact with insulation' and combustible material 
Can be used as a California Title 24 compliant Non
Residential LED Luminaire (Non-IC) 
Can be used for International Energy Conservation Code 
(IECCI high efficiency luminaire compliance. 
Can be used for Washington State Energy Code compliance 

• ENERGY STAR"' ce rtified luminaire - consult ENERGY 
STAR® certified producl list 

c.anbotwi•dfor 

air~ 

Con be usad to comply with Callfornlo TIiie 24 Non-Rasldentlof Lighting Controls requi rements as a LEO Lumlnalro 

Dimensions 

ML56 LED Module 

I ' rr 
....___ 
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t 
n 

___..,,, 

3.•· 
1aemm1 

~ 

2 AD'J1416BB - Specifications and compliances su ' •o change without notice 

EMI/RFI per FCC 47CFA Part 15 Class B Consumer limits 
!commercial and residential compliant! 

• Photometric testing in accordance with IES LM-79 
Lumen maintenance projections in accordance with IES 
LM-80 and TM-21 

• CE Mark - "Conformite Europ!lene" conformity with the 
Council of European Communities Directi~es, meeting 
internationally recognized compliance when used with Halo 
H550, H750, and H2750 Series LEO housings only 

• Not for use with housings in direct 
contact with spray foam insulat ion. 

c@us 
LISTED 

Cooper Lighting 
by l'~T·N 



Ordering Information 
Sample Number. Ml561283D 593WB 
Order LED Module and lrim saparalely, 

ML56 LEO Sy•tem 

1200 Series/ 80 CRI 

A complete system also inc ludes a compatible housing (new cons1tuction, remodel, or existino reliolill, Housing ape11um size in the ML5B Sys1em is de1ennined by Iha ML56 trim dimensions. ML56 llims ere 
available ins· and 6" aperture is· ~ 59xx series and B" = 69xx series lrims). Refer to Housing Section in !his documenl 

ML56 LED lighe Modules 
1200 Series/ 80 CRI 
ML5612827= 5'/6' LED light module, 
1200 lumen. SOCAI. 2700K 
ML5612830= 5'/6' LED light module, 
1200 lumen. SOCAI. 3000K 
ML5612835= 5'/6' LEO light module, 
1200 lumen. SOCAI. 3500K 
ML661281D= 5'/6' LEO light module, 
1200 lumen. 80CAI. 4000K 

Lighting Facts 

ML5612827 

PRODUCT 
SPECIFICATIONS 

ML56 LED 5" and 6" Trims 

59D Serjes - 5'' LED Trjms 
592SC---5' LED trim, specular reflector & white flange 
592H=5' LED trim, haze rellector & white llange 
592W=5' LEO IJim, while reflector & flange 
593WB=5' LED trim, white micro-slap baffle & flange 
593BB-5' LED trim. black micro-step baffle & while llange 
594WB•S LEO directional llim. while eyeball. baffle 
& flange - shallow and standard housings 
595WW=5' LED trim. wall wash - specular rellec1or. 
repositionable specular kick rellec lor. while llange 
596WB=5' LEO trim, white shallow baffle & flange
shallow and slandard housings 

690 Serjos • ti" LEP Trims 
692SC=6' LED trim. specular reflector & white Jla ngo 
692H•6' LEO trim. hazo reflector & while flange 
692W=6' LEO trim. while rol lector & flange 
693WB-6' LEO trim, white micro-step baffle & flange 
693BB=6' LED trim, black micro,stap bafflo & white flange 
693TBZB=6' LED trim, tuscan bronze micro-stop 
baffle & flange 
693SNB=6' LEO llim, satin nic el rnicro,slop balfle & 
satin nickel flange 
694WB =6' LED directiona l llirn. white eyeball. 
balflo & flange - shallow and standard housings 
694TBZB=6' LEO directional llirn. ttJscan bronze oyoball. 
baffle & flange - shallow and standard housings 
694SNB-6' LED directional trim. sa tin nickel eyeball, 
baffle & flange - shallow and standard housings 
695WW-6' LED trim, wall wash - specular ref lector, 
mposilionable specular kick reflector, whlle flange 
696WB=6' LEO trim, while shallow baffle & flange -
for use wiU1 shallow and standard housings 

ML561283D 

PRODUCT 
SPECIFICATIONS 

Lumens (Light Output) 1376 Lumens (Llghl Output) 1549 

Watts 17.5 Walls 17.5 

Lu mens Per Watt (Elfloacy) 78,6 Lumens Per Watt (EttlcacvJ 88.5 

Color Accuracy (CRI) 81 Color Accuracy (CRI) 82 

Light Color (Ccn 2700K Light Color (ccn 3000K 
CGll¥aLIU~'lt~IIJl'tf!X'JI t«rfllll(t ~ ~n"u1n1WT1 

t son Wlffn el:.!/: s,n t 11/,m, ~J~ U..llte M~II """'" While 

WJOK JOOOK 4SOOK 65D<IK 21D<IK :JOOOK 4SOOK GSOOK 

"'*Llfillllir•n lfllCIIUIIUll•lO 

Cooper Lighting 
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Ml56 Beam Forming Optic/ Media 
1200 Series Accessories ML56 System Accessories 

BFR56NFL=Beam forming rellector kit. ML7RAB=Reuorit adapter band for housings without 
narrow flood, 25° nomina l tor.ion spring receivers.The ML7AAB kit suppl ies 
BFR56MH-Media holder. accept£ one 3.45' lens. parts to re trofit four housings: the ki t Includes: 
Requires BFRSSNFL & L345SF. order separately, 4 - Aelro!il adapler bands with screws and locking 
l.345Sf=3.45' diameter soft focus lens. Requires wire nut£ 
BFR56Nfl and BFR56MH. order separata ly. WW595SC=5' Well wash Insert - kick rellector for 

595WW (! •included with trim) double or corner wall 
wash .. 

ML5612835 

PRODUCT 
SPECIFICATIONS 

Lu mens (Light Output) 

Watts 

Lu mens Per Walt (El1ioaov) 

Color Accuracy (CRI) 

1570 

17.5 

B9.7 

83 

Light Color (ccn 3500K 
r«f 1LMa&:i•AlYNl•b.ll•lttl1' 

1,n t wrnn = \lltJl1o \1.i'hlll 

ZID<IK :JOOOK •500K GSCIOK 

wioa.,lll.Mlillll'ol 

WW695SC=6' Wall wash Insert - kick reflector for 
695WW (1-includod with trim) Double or Corner Wall 
Wash'' 
TRM590WH=5' LED oversize trim ring for use wllh 
59• m ies trims. whi te 6.3' 1.0 .. 7.5' O.D. Ring sl ips 
over LEO trim. Inset dosign allows s· llim to fit Into 
oversize ring for an oven lrirn surface 
TRM690WH=6' LED oversize trim ring for use witl1 
69 ' series trims. Whi te 6.9' I.D .. 9.s· 0.0. Ring slips 
uver LED trim. Inset design allows s· trim lo fit into 
oversize ring for an even lrirn surface 

• 'Wall Wash Trims 595WW and 695WW feature 
an exclusivu Aeposi lionable Kick Re flector for line
tuning adjus1rnon1 of the wall wash elfecl. The 
WW595SC and WW695SC are Aeposi~onable Kick 
Reflec tors sold separately for addi tion lo d10 Wall 
Wash Trim when a double or corner wall Wdsh is 
needed, or for replacement ol orlginal kick reflector 
included wllh lhe llfm. 

Ml5612840 

PRODUCT 
SPECIFICATIONS 

Lumens (Light Output) 

Walls 

Lumens Per Watt (Efficacy) 

Color Accuracy (CRt) 

1695 

17.5 

96,9 

83 

Llghl Color (Ccn 4000K 
Cmtill"4C'Wflfl'fl,1lfOn!(Cl) 

son w,m,t :::~ Wl!lllo Whk, 

21D<IK :JOOOK 4500K 6500K 
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M L66 LED Sy s tern 
1200 Sorlo s I 80 CRI 

Housing - Trim Compatibility 
Housing aperture size in the ML56 System is determined by the ML56 trim dimensions. Ml56 trims are available in 5" and 6" aperture 15" = 59xx series and 6" = 690 series trims). 
Refer to ML56 TRIMS in this document. lNote "X" in the trim model number denoles finish code.) 

Housing - Compatibility 
The ML56 LEO light module - trim combination is cULus Listed or UL Classified for use with any 5" or 6" diameter recessed housing cons1ructed of steel or aluminum with an internal volume that 
exceeds 115 in' in addition to those noted be low. 

Halo and All-Pro UL Listed Compatibility 
6" Trims: 692X. 693X, 694X, 695X, 696X 
I Note shallow housings for use with 694X trims only) 

HALO - LED Housings with LED luminaire connector - high-efficacy compliant 
Brand Housing Type Catalog Number Oescription 

Halo Standard Housings H7501CAT 6" LED, Insulated Ceiling, Air-lite, New Construction Housing 

H750RICAT 6' LEO, Insulated Cell in!l, Air-Tite, Remodel Housing 

H750T 6' LED, Non-IC, Air-Tite, New Construction Housing 

H750TCP 6' LEO, Non-IC, New Construction/Remodel Chicago Plenum Housing 

H750RINTD010 6' LED, Non-IC, Air-lite, Remodel I lousing !International CE Mark and UUcUL Listed) 

Halo Shallow Housings H27501CAT s· LEO, Shallow, Insulated Ceiling, Air-Tite, New Coostr. luse With 694X trims only) 

HALO and All-Pro - Incandescent E26 Screwbase Housings 
Brand Housing Typo Catalog Number Ooscriplion 

Halo Standard Housings H71CAT 6" Insulated Ceiling, Air-Tite New Construction Housing 

H7RICAT 6" Insulated Ceiling, Air-Tite Remodel Housing 

H71CT 6" Insulated Ceiling, New Construction Housing 

H7AICT 6" Insulated Ceiling. Remodel Housing 

H71CATNB 6" Insulated Ceiling, Air-Tite New Construction Housing, No SocKet Bracket 

H71CTNB 6" Insulated Ceiling, New Construction Housing. No Socket Bracket 

H7T 6" Non-IC, New Construction Housing 

H7RT 6" Non-IC, Remodel Housing 

H7TNB 6" Non-IC, New Construction Housing. No Socket Bracket 

H7TCP 6" Non-IC, Chicago Plenum. New Coostruc1ion/Remodel Housinn 

H7UICT 6" Insulated Ceiling, Universal New Construction Housing luse with 694X and 696X trims on ly) 

H7UICAT 6" Insulated Ceiling, Universal, Air-lite, New Conslructior, Housing (use witl1 694)( and 696X trims only) 

All-Pro Stondord Housings E1700AT 6" Insulated Ceiling, Air-Tite New Construction Housing 

E1700RAT 6" Insulated Ceiling, Air-Tite Remodel Housing 

El700 B" Insulated Ceil ing, New Construction Housing 

E1700R 6" lnsu laled Ceiling, Remodel Housing 

El700ATNB 6" Insulated Ceiling, Air-lite New Conslruotion Housing, No Socket Bracket 

E1700NB 6" Insulated Ceiling, New Construction Housing, No Socket Brack.el 

El700U 6'' Insulated Ceiling. Universal New Construction Housing 

El700UAT 6" Insulated Ceiling, Universal, Air-Tite. New Construction Housing 

moo 6" Non-IC, New Construction Housing 

mooR 6" Non-IC, Remodel Housing 

Holo Shallow Housings H271CAT 6" Shallow, Insulated Ceiling, Air-Tite New Construction (use with 694X uims only) 

H27AICAT 6" Shal low, Insulated Ceiling, Air-Tito Remodel !lousing luse with B94X trims only) 

H271CT 6" Sha llow, Insulated Ceiling, New Construction Housing luse wilh 694X trim~ only) 

H27AICT 6" Shallow, Insulated Ceiling, Remodel Housing (use with 694X trims onlyl 
fl27T 6" Shallow, Non-IC, New Construction Housing !use with 694X trims only) 

fl27AT 6" Shallow. Non-IC. Remodel Housing luse with 694X trims only) 

AU-Pro Shallow Housings E12700AT 6" Shallow, Insulated Ceiling, Air-lite New Construction I use with 694X trims only) 

E12700 6" Shallow, Insulated Ceiling, New Construction Housing luse with 694X trims only) 

E12700R 6" Shallow. Insulated Ceilfng, Air-lite Remodel Housing (use with G94X trims only) 

ET2700 6" Shallow. Non-IC, New Construcrion Housing luse with 694X trims only) 

ET2700A 6' Shallow, Non-IC, Remode l Housing luse with 694X lrims only) 

Halo LED Retrofit Enclosures 
Brand Typo Catalog Number Oescription 

Halo Rotroflt ML78XRfK 6" Retrofit Enclosure, Non-IC, BX Whip 
ML7E26RFK 6" Retrofit Enclosure, Non-IC, E26 Screw base Interface 

Cooper Lighting 
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Housing - Compatibilit y Continued 
5" Trims: 592X. 593X. 594X, 595X, 59 6X IML56 1200 Series not for use with 593TBZB. 693 SNB. 59HBZB. 594SNB models.) 
!Nole shallow housfngs fo r use with 594X lrims on lv) 

HALO • LED Housings with LED luminaire connector - high-efficacy compliant 
Brand Housing Typo Catalog Number Ooscriprion 

Ml56 LED Syst e m 

1200 Ser les/ 80 CRI 

Halo Standard Housinos _H5_5_0I_CA_:r ______ s_· L_ED_._ln_su_la_ta_d_C_ei_lin~g~, A_ir_-li_1te_._N_ew_Co_n_str1.1_cti_on_H_o_os_in_g _________________ _ 
HSSOAICAT s· LED, Insulated Ceiling, Air-li te, Remodel Houslng 

HALO and All-Pro - Incandescent E26 Screwbase Housings 
Brand Housing Type Coto log Number Description 

Halo Standard Housings _HS_IC_A_J _______ S'_' l_ns_u_la_led_C_e_il_iny~,_A_ir-_li_te_N_ew_Co_n_st_ru_ct_io_n _Ho_u_sin-g~----- -------------
HSRICAT 5'' Insulated Ceiling, Air-lite Remodel Housing 
HST S" Non-IC, New Construction Housing 
H51lT 5" Non-IC, Remodel Housing 
HSTM 5" Nori-IC, New Conslruction Housing (Canada! 

All-Pro Standard Housings El500AT 5" Insulated Ceiling, Air-TIie New Construction Housing 
..,.El-50-0l1_A __ T ______ 5·-1-ns_u_lat-ed_C,...a.,..ili-ng-.-A,...ir-li..,.1l-e--A-em-o-de-l-Ho-u'""si-ng--~-------------------

ET!iOO 5" Non-IC, New Construction Housing 
ET!iOOR 5" Nun-IC. Remodel Housiny 

Halo Shullow Housinus H251CAT 5" Shallow, lnsulalad Cei ling, Air-Tite New Construclion lose with 594X trims only! 

HOUSINGS • UL Classified for Retrofit Compatibility 
6" Trim s: 692X, 693X, 694X. 695X, 696X 
Juno IC22. ICZ2R. IC22W. IC22S. IC23. IC23W. TC2. TCZR. IC2 
Ca ri CAI. PRl. OLI 
Elco HL71CA {El71CAI 
li lhonia LC6. L7X 
Thomas PS1 
Commercinl Eler.tric C71CA, HJ 
Pro ress P87-AT t 
liyhtolior 11041Cx t, 11041C t 
r n,qm10, ML711l\6 uwofltadap lar band [ouJM•l 1epam1alv! lor "" in ho,111ng1 w1thou1 IOrsion ""'"Ill-

Ju""®. Capri, Ugh1ollo1®, Lllhonlo llghllflg(!I), Thoma,® Li!lhl lng, Elco Llghilnu®, Progmn® IJjJhllnu end Cruninar,ial El,cit~I\> ,od 11,eo prod11tt braod names, whore fdenllfiod ,bo,~, are lra11enamos or ll8dema1h ol oacJ, 1aspt!tlM1 co,npany 
ond Cool!llr mmtes !IQ "'""'"llntlon, on lllese lrodema1u. 

ML56 1200 Ser ies Compliance Tab le 
80 CRI LEO Modules with ML65 Trin1s 

Ml5612827 

59388 es. T24NR, WSEC, IECC 
69388 ES, T24NA, WSEC, IECC 
593TBZ8 ES, T24 NA. WSEC. IECC 
693TBZ8 ES, T24NA, WSEC, IECC 
593SN8 ES. T24NR. WSEC. IECC 
693SN8 ES, T24NR, WSEC, IECC 
592H ES, T24Nll. WSEC. IECC 
593W8 ES, T24NA, WSEC. IECC 
592SC ES, T24NR. WSEC, IECC 
592W ES, T24 NA, WSEC. IECC 
595WW ES, T24Nfl. WSEC. IECC 
695WW ES. T24NR, WSEC, IECC 
692H ES, T24NR, WSEC, IECC 
692W ES, T24NR, WSEC, IECC 
692SC ES. T24NA. WSEC. IECC 
693WB ES. T24NR. WSEC. IECC 
596W8 ES. T24NA. WSEC. IECC 
694T8Z8 ES, T24NR, WSEC, IECC 
696W8 ES, T24NA, WSEC. IECC 
594T828 ES, T24NA. WSEC, IECC 
694SNB ES. T24NR, WSEC. IECC 
594SN8 ES, T24NA, WSEC. IECC 
694W8 ES, T24NR, WSEC. IECC 
594WB ES, T24NR. WSEC. IECC 
594WB-30 ES. T24NR. WSEC. IECC 
694W8-30 ES, T24NA. WSEC, IECC 

Cooper Lighting 
by 1:;T•N 

ML5612830 ML5612835 

ES, TZ4NA, WSEC, IECC ES, TZ4NR, WSEC. IECC 
ES, T24NR. WSEC, IECC ES, T24NR, WSEC, IECC 
ES, T24Nll. WSEC, IECC ES. T24Nl1. WSEC, IECC 
ES, T24Nll, WSEC, IECC ES, T24NR, WSEC. IE CC 
ES. T24NR, WSEC, IECC ES, T24NA. WS C, IECC 
ES. T24NA, WSEC, IECC ES. T24NA, WSEC, IECC 
ES. T24Nll, WSEC, IECC ES. T24NA, WSEC. IECC 
ES, T24NR, WSEC, IECC ES, T24NA, WSEC, IECC 
ES. T24NR, WSEC, IECC ES, T24NA, WSEC, IECC 
ES. T24NA, WSEC, IECC ES, T24NA, WSEC. IECC 
ES. T24NR. WSEC. IECC ES. T24Nft WSEC, IECC 
ES, 124NA, WSEC, IECC ES. T24Nfl. WSEC, IECC 
ES, T24NR, WSEC, IECC ES, T24NR, WSEC, IECC 
ES, T24NA, WSEC, IECC ES. T24NR, WSEC, IECC 
ES. T24NR, WSEC, IECC ES. T24NR, WSEC, IECC 
ES. l24NA. WSEC. IECC ES. T24 NR. WSEC, IECC 
ES, T24NR, WSEC, IECC ES, T24Nfl, WSEC, IECC 
ES, T24NA. WSEC, IECC ES, T24NR, WSEC, IECC 
ES, T24NA. WSEC, IECC ES. T24NA, WSEC. IECC 
ES. T24 NR. WSEC. IECC ES, T24 NR. WSEC, IECC 
ES, T24 NR. WSEC, IECC ES. T24Nfl. WSEC. IECC 
ES, T24NR, WSEC, IECC ES, TZ4Nfl, WSEC. IECC 
ES, T24NA, WSEC, IECC ES. T24 NR. WSEC, IECC 
ES, T24 NR, WSEC, IECC ES, T24NR. WSEC, IECC 
ES. T24NR. WSEC, IECC ES, T24NR. WSEC. IECC 
ES, T24 NA. WSEC, IECC ES, T24NR. WSEC, IECC 

Code Descriptions: 
ES = ENERGY STAR"' Certified Luminaire 
T24NA =Maybe used for California Title 24 Non-Residential lED luminaire 
IECC = lnlernational Energy Conservation Coda "High Efficacy' 
WSEC = Washington State Energy Code · "High Efficacy· Luminaire 

ML5612840 

ES, T24NA, WSEC. IECC 
ES, T24NA, WSEC, IECC 
ES. f24NA. WSEC. IECC 
ES, T24NA, WSEC, IECC 
es. T24NA, WSEC, IECC 
ES, T24NA, WSEC, IECC 
ES. T24 NR. WSEC, IECC 
ES, T24NR, WSEC, IECC 
ES, T24NR, WSEC, IECC 
ES, T24 NR, WSEC. IECC 
ES, T24 NR. wsec. IECC 
ES, mNA, WSEC, IECC 
ES, T24 NA, WSEC, IECC 
ES, T24NA, WSEC. IECC 
ES, T24 NR. WSEC. IECC 
ES. T24NA. WSEC. IECC 
ES, T24NR, WSEC, IECC 
ES, T24NA, WSEC, IECC 
ES, T24NA, WSEC. IECC 
ES, T24NR. WSEC. IECC 
ES, T24NA, WSEC, IECC 
ES. T24Nll, WSEC. IECC 
ES, T24NR. WSEC, IECC 
ES, T24NA, WSEC. IECC 
ES. T24NR. WSEC. IECC 
ES, T24NR, WSEC. IECC 

SpecificEtions and aompl subjecl to change wilhout notice- ADV1416BB 5 



ML 56 LED Sy ste m 

1200 S e ri es I 80 CRI 

ML56 1200 Seri es Lumen Table 
80 CA tL ED M d I . I Ml56 . o u es w111 trims 

ML5612827 ML5612830 ML5612835 

Trim Catalog # Lumcns LPW 
O" lilt Angle 59388 900.9 51 .5 

69388 10082 57.6 

593TBZB 1017.B 5B.2 
693TB2B 1048,0 59.9 
593SN8 1115.5 63.7 
693SNB 1162.5 66.4 

592H 1285.6 73.5 
593WB 1310.9 74.9 
592SC 1327.8 75.9 
592W 1331.4 76.1 

595WW 1336.2 76.4 
695WW 1337.4 76.4 
692H 1342.2 76.7 
692W 1363.9 77.9 
692SC 1368.8 782 
69JWB 1376.0 78.6 
596WO 1380.B 78.9 
694TB2B 1385.6 79.2 
696WB 1411.0 80.6 
594TBZB 1412.2 80.7 
694SNU 1425.4 81 .5 
594 SNB 1447.2 82.7 
694WB 1468.9 83.9 
594WB 1477.3 84.4 

30° TIit Angle 594Wll-30 1396.5 79.8 
694WB-30 1374.8 78.6 

Photometry 5" Trims• 1200 Series• 80 CRI 

Multiplie, Table 
CCT Opl[on 2700 K 3000 K 3500 K WOO K 
CCT Mull.lpli ,r 0.888 1.000 1.014 1.094 

Tabla based upon testing with JOOO"K color tompcraturo, 80CRI , 
Muhipllors may bo used lo doto,mine rE!lative lomen vel uas with Dlher cotor tem11 1t,eture&. 

Ml~612830-592SC 
Test Numbor Pl29764 
Lfghl Modula 1200 Series, BOCA ! 
Trim s· Aporture, Speoulor Cloer Tnm 
UlmeDl!II 1495 Lm 
Elficecv 86.4 Lm/W 
SC 0.118 

Candle ower Dist1ibul ion 

Downlighl 

Cone of Light 

ti'/ O' 0 

1 
0 FC w 

5,5' 40 5.2 5.2 
7' 24.7 6.B 6.B 
a· 18.9 J.B 7.B 
9' 15 8.8 8.8 
10' 12.1 9.B 9.B 
12' 8.4 11 ,6 11 ,6 

Zonal Lumen Summary 
Zane lunu:nr 'Y,F1'turo 
O·JO 805 53.9 
0·40 1176 78.6 
0·50 1477 98,B 
0-SO 149S 100 

ll(J.180 0 0 
0·160 1495 100 

l umens 
1014.1 

1134.9 
1145.B 
1179.7 
1255.8 
1308.7 

1447.2 
1475.7 
1494.7 
1498.8 

1504.2 
1505.6 
151 1.0 
\535.4 

1540.9 
1549.0 
1554.4 
1559.9 
1588.4 

1589.7 
1604.7 
1629.1 
1653.5 
1663.U 
1572.1 
1547.6 

Photomeuic tests ••• per IES measurement standards. Tests 1oprosunt typical n,turu po~arm,nco. Reid re sults rn,v very 

6 ADV141 688 - Specilicatlons and compliances su~' •o change wiU1ou1 notice 

LPW Lnmens LPW 

57.9 1027.9 58.7 
64.9 1150.3 65.7 
65.5 1161.3 66.4 
67.4 1195.7 68.3 
71.8 1272.8 72.7 
74.8 1326.5 75.8 
82.7 1466.B 83.8 

84.3 1495.7 85.5 
85.4 1515.0 86.6 
85.6 1519.1 86.8 

86.0 1524.6 87.1 
86.0 1526.0 87.2 
86.3 1531.5 87.5 
87.7 1556.2 88,9 

88.0 1561 .7 892 
88.5 1570.0 89.7 
88.8 1575.5 90.0 
89.1 158 1.0 90.3 
90.8 Hi09.9 92.0 
90.8 1611.3 92.1 
91.7 1626.4 92.9 
93.1 1651 .2 94.4 
94.5 1676.U 95.8 
95.0 1685.8 96.3 
89.8 1593.4 91.1 
88.4 1568.6 89.6 

Ml5612830·594WB 
Tosi Number P129820 
Ligh1 Modulo noo Series, 80CRI 
Trim 
Lum cms-

5" Aperture, Oiro ctlonol Eyebal l 
1663 

Ellicacv 96.1 Lm/W 
SC 1.18 

Ca ndle owe, Distribution 

Eyeball at O·degrees 

Zonal lumen Summary 
Zana Lumen~ ,.FIXIUID 

O·JO 521 31.J 

Q-40 829 49.9 
0·60 137l 81.4 
0·90 1663 100 

ll(J.180 0 0 
0·180 1663 100 

ML5612840 

Lumens lPW 
1109.7 63.4 

1241.9 71.0 
1253,8 71.6 

1290.9 73.8 
1374.1 78.5 

1432.1 81.8 
1583.6 90.5 
1614.8 92.3 
1635.6 93.5 
1640.0 93.7 
1646.0 94.1 
1647.5 94. 1 
1653.4 94.5 
1680.1 96.0 

1686.J 96.3 
1696.0 86.9 
1700.9 !17.2 
1706.9 97.5 

1738.1 99.3 
1739.6 99.4 
1755.9 100.3 
1782.6 101 .9 

1809.4 103.4 
1819.8 104.0 
1720.3 98.3 
1693.5 96.8 

30" ~T Horizontal 0 

Plane 30' 1 
0 FC w CB 

5.5' 19.8 6.3 6.4 3.2 
7' 12.2 8.1 8.2 i 
8' 9.4 9.3 9.4 4.6 
9' 7A ID.5 10.6 5.2 
10• 6 11 .6 11.8 &.a 
12' 4,2 H lU 6.9 

30' 
Vertical 
Plane 

D FC CB 

1' 368.1 1.1 1.2 t.7 
2' 92 1.2 2.6 3.5 
3' 40,9 3.5 3.8 5.2 
4' 23 4.6 5,2 6.9 
5' 14.7 5.7 6.4 8.7 
6' 10.2 6.9 7.8 10,4 

Cooper Lighting 
by 1:t•N 



Photom etry 5" Trims• 1200 Series• 80 CRI 

Candle owe r Distribution ML5612B30 -595WW 
To,1 Numb er P129844 

Wall Wa sh Downllg hl Light Modulo 1200 Sones, BOCRI 

90" Trim 5• Aperture, Wall Wash wllh Specular Clear Trim 
and Specular Clear Kick ~,necior 

L1.1 1nens 1504 
75' E(llcacv 80,!J Lm/W 

SC U.!18 
400 

oli" 

Single Unit Fo otc andlcs 
eao 2.5' from Wall lDistancc From fil<ture Along Walll 

45' DD • 1' 2' :I' 4' 5' 6' 

1' 5.1 H 1.4 0.4 0.1 0 0 
2' 19.6 IJ.9 5.9 1.8 0.5 0.2 0.1 

1200 3' 23.9 19.2 10.2 4.1 1.5 0.5 0.2 
4' 17.8 16.6 10.7 5,6 2.5 I.I 0.4 

Log and 5' 12.1 II .I 8.6 5.6 3.2 1.5 0.7 

0-dog: - Wa ll 
6' 8.3 7.7 6.!i 4.J 3.2 1.9 I 
7' 5,B 5.5 4.B 3.B 2.B 1.9 1,1 

90 ,dog: Sida 8' 4.2 3.6 3 2.4 1.7 1.2 
180,dug: - Room 9' J,I 3 2.J 2.3 2 1.5 I.I 

10' 2.J 2.3 2.1 1.8 1.6 1.J I 

Phot ometry 5" Trims• 1200 Series• 80 CRI • NFL Lens 

Mult ipli e r Table 
ccr oeiioo 2700 K JDOOK J500 K 4000 K 
CCT Mulllpller 0.888 1.000 1.014 1.094 

Tobie based upon 10,ling wilh JOOIJ•K color lampcrnturn, BOCRI. 
Mullipliers may be u~ed to d'elennine relative lumen "".uluos with a!her color lempara1ures. 

ML561283D· BFR56NFL-592H Con e of Lighl 
Tut Number P130J78 

if/ Li ght Modulo 1200 Sarlo,, EOCRI, Nfloelfc 
Trim s• Apenore, Hate Trim O" 0 
L11 man.s 1478 1 EJlicecy 85.4 lm/W 
SC 0.41 0 FC w 

5,5' 193.1 2.2 2.2 

Candle ower Distribution 7' 119.2 2.8 2.8 
H' 91.J 3.2 J,2 

Down light 9' 12.1 3.6 J.6 

90' ID' 58.4 
12' 40.6 4.8 4.B 

75' 

ijlj' Zon a l l um en Summary 
Zone Lt.1mens "f,Fh:h.1re 

O·JO 1289 8).2 
0-40 1428 96.6 

45' 0·60 1475 99.8 
0-90 M7B 1DD 

00·180 0 0 
0-leO 147B 100 

Zon a l Lum e n Summary 
Zona Lumen& 

0-30 774 

0·4 0 1139 
0-60 1469 
0-9D 1504 

S0-180 0 
0-180 1504 

Multip le Un it Footc a ndl es 
2.5' From Wall (Dlmnce From Fixture Along Walll 

DD •. J'- -
1' 5,6 4.5 5.6 5.J 2.7 5,3 
2' 21.4 18.9 21.4 20.1 11.8 20.1 
J' 28 211.4 28 25.4 20.5 25 .4 
4' 23.4 26A 23.4 20.3 21.5 20.3 
6' 17.7 19.8 17.7 15.3 17.2 15.3 
6' 13 14.2 13 11.4 IJ 11.4 
7' 9.5 10.2 9.5 8.6 9.6 8.6 
8' 7.1 7.5 7.1 G.5 ) ,2 6.5 
9' 5.4 5.7 5.4 5 5.5 
10' 4.2 4A 4.2 J.9 4.2 ] ,9 

M L5612830-B FR56N FL· 594WB 
To,1 Number P130442 
Light Modulo 1200 Series, 80CR I, NFL opllo 
Trim s· Aperture, Dirctlfonal Eyabell 
LUtn E! MS 1698 
Ell1cncl 98.2 Lm/W 
SC 0.4 

Candle owe r Distribution 

Eyeball at 0-deorees 

911' 

75' 

50• 

4S' 

O' 15' JO' 

Zonal Lumen Summary 
Zone Luman• "Y,,fj)l hUD 

0,JO 1291 76.1 
0·40 1428 B4. I 
0-60 l63B il6.5 

0-90 1698 100 
90·180 0 0 
0· 100 1698 100 

ML 5 6 LED Syst e m 

1200 S e rl es/ 80 CRI 

%Fixture 
51.!i 
75.7 
97,7 
100 
0 

100 

f-CB-1 

30' T 
Horizont al 

D 

1 Plane 

n FC w CB 
5.5' 135.8 2.8 2.4 3,2 

7' 83.9 3.6 3 
B' 64.2 4.1 3.6 4,6 

9' 50.7 4.6 5.2 
10' 41.1 5.1 4.4 5.8 
12' 28.5 6.1 5.4 6.9 

30' T 
CB 

Vertica l 1 
Pla ne 

D FC 
1' 1098 0.6 1.7 
2' 274.li 2.1 1.2 3.5 
3' 122 J.2 1.0 5.1 
4' 6B.6 4,J 2.6 6.9 
5' 43.9 5.4 3.2 8.7 
6' 30.5 6.5 3.8 10.4 

Pholomeltic tosls nra por IES mcasuromonl slnndn,d,. To,1, roprasonl lypicel fixture performanco. Acid rasu lll mav very. 

Cooper Lighting 
by f .T•N Specifications and compl' iubjeot to change without nolico - ADV141 6BB 7 



ML56 LED Systom 

1200 Series I 80 CRI 

Photometry 6" Trims• 1200 Series• 80 CRI 

Multiplier Table 
CCT Option 2.100K j0D0K 35DOK 4000 K 

CCT Mullipllar O.SBBJ 1.0000 1.0136 1.0943 

Table based upon testing with 3000'K color lemperaturo, BOCAI. 
Multipliers mov be used to determine relative lumen vnlues wilh other color 1empora1uros. 

ML5612830-692SC Cone of Li9ht 
Test Numbar Pt29860 
Light Modulo t200 Sories, BOCRI 
Trim 6"' Aperture, Specula r CteBr Trim 
lurnans t541 
Efficacy 89.1 l,i,/W ti/ r, 0 

1 
SC 0.74 D FC w 

5.6' 54.ij 4 

Candle ower Dishibulion 
1' 3.1.7 5 
8' 25,8 6,8 5,8 

Down light 9' 20.4 6,6 G,6 
10· 16.5 7.2 7.2 
12' U.5 a.a 8.8 

Zonal Luman Summa ry 
Z.an.c Lumons '!',Flx1uro 
0·30 860 55.ll 
0·40 11!!4 77.5 
0·60 1621 98.7 
0-90 1541 100 

90-lBO 0 
0·180 1541 100 

Candle 1owor Distribution 
ML5612830-695WW 

Wall Wash Down Ilg ht TUI Numbor P12SS40 
Light Modulo 1200 Soria•, 80CRI 

Ttim 6" Apenure, Wall Wash with Speculnr Clonr Trim 
and Spaoular Clear Kick ReReclor 

Legend 

O·dog: -

00-deo: -------

180-deq; -

Wall 

Side 

Roam 

Lumons 1506 
Eflicncy 87Lm/W 
SC 0.16 

Single Unil Footcandles 
2.5' From Wall lOlstanco From Fix1ure Along Wall! 

DD • 1' 2' 3' 4' 
r 4.2 2.5 0.9 0.3 0.1 
2' 18.3 13.1 5.6 1.7 0.5 
J' 21 .6 17 9,5 4.1 1.5 
f 16.6 14.2 9.6 5.3 2.5 
s· 11.9 10.6 1.8 5.1 3 
6' 8.5 1.1 6 u 2.9 
1' 6.4 5.8 4.1 3.5 2.5 
B' 4.8 4.4 3.1 2.9 2.1 
g• J.1 3.5 2.9 2.3 1.8 
10' 2.9 2.1 2,4 1.9 1.5 

5' 6' 
0 0 

0.1 0 
0,5 0.2 
1.1 0.5 
1.5 0.8 
1.1 1 
1.7 I .I 
1.5 I.I 
1.3 1 
1.2 O.D 

Phommetrlc test, ore par IES moasuremonl standards. Tests repre, ont ll'l'lcal ffx lura perlo1mance. field results may vary, 

8 ADV14t68B - Spacifical ions and compliances sur~ •o change without notice 

ML5612830-694WB 
Tflsl Number Pl29916 
Light Modula 1200 Serles, BOCRI 
Trim 6" Apo~ure, Oireclional Evobafl 
lumens 1664 
Eflicacv S5,6Lm/W 
SC 1.17 

Candle ower Distribution I-CB- I 

Eyeball al a-degrees 30' T 
Horizontal 

0 
90' 1 Plane 

75' D FC w CB 
5S 19.ll 6.J 6.4 J .2 

250 7' 121 8.1 B.2 4 

60' a• 9.4 9.1 SA 4.6 
9' 7.1 10,5 10.6 5.2 
10' 6 11 .6 11.8 5.8 

500 12' 4.2 13.9 14.2 6.9 

45' 

~ 150 30° T 
JD' CB 

Vertical 1 
Plane I 

Zonal lumen Summary 
D FC w CB 

Zone Lumen.s %Fh,1ure 
0-30 52 1 3\.5 

1' 361.1 I.I 11 t1 

0·40 828 50.1 
2' 91 ,6 2.2 2.6 3.5 

O·BO 1368 B2.8 
3' 40.B 3.5 3,8 5.2 

O·SO 1654 100 
4' 22.9 4.7 5.2 6.9 

90- IBO 0 
5' 14.1 5.7 6,4 8.7 

0·180 IBM 100 
6' 10.2 6.9 7.8 10.4 

Zonal Lumen Summary 
Zono Lumons- %Fl• turo 
o-ao 821 64.5 
0-10 1141 78.2 
0·80 1413 91 .8 
0-90 1508 100 

90 ·180 0 0 
0·16D 1606 100 

Multiple Unir Footcandles 
2.,5' from Woll iO!,tonoo From flxturo Along Woll! 

OD ·•l'·· · -1'·· 
.5 3.1 .6 4,3 1.8 4,J 

2· 20 11.1 20 18.8 11.2 18.8 
3' 25.1 28.2 25.1 23.2 19 23.2 
4' 21.9 23.8 21.9 19.1 19.1 19.1 
S' 16.9 18.3 16.9 14.8 15$ 14 .8 
6' 12.8 13.8 12.8 11 .4 12.1 11.4 
1' 9.9 10.5 9.9 8.9 9.4 8,9 
6' 7.7 8.1 7.7 7 1.3 7 
9' B 0.4 6 5,S 5.8 5,5 
10' 4.B 5.1 4.8 4.4 4.1 M 

Cooper Lighting 
by F~T•N 



Photometry 6" Trims • 1200 Series• 80 CRI • NFL Lens 

Multiplier Table 
CCT Opllon 2700 K 3000 K 3500 K 4000K 
CCT Mul1iplior O.llll8 1.000 1.014 1.094 

Tobie based upon 1es1ing wilh 3000'K color 1emporo1ure. BOCRI. 
Muttiplrars m11y be ussd to dBte,rnine rel&li'-'a h.nnen values·wilh Dlhat cnror temperatures. 

ML561283D-BFR56NFL-692H Cone of Light 
To,1 tlumbor P130474 
light Module 1200 Sones, BOCRI, Nfl optlc 
Trim 6" Apenuro, ll01e Trim 
Lumen, 1543 
Ellicocy Sll.2 un/W 

~ l O' D 

1 
SC 0.41 0 FC w 

5,5' 204.4 u 2..2 

Condie owe, Distribution 7' 12B.2 2.8 2..8 
9' 96,6 3.2 3.2 

Downlight 9' 76.3 3.6 3.6 
10' 81.B 4 

12' 42.9 4.8 u 

Zonal Lumen Summary 
Zone Lu1m1n!\ ,.FJ,i:tu,u. 

0·30 1319 85.5 
0·40 1457 9-t.4 
0·60 15-41 99.9 
0·90 1543 100 

80·180 0 0 
0· 180 1543 100 

Pho1omo1ric to sis arc por JES rnauuromonl mndards. Tasts raprosonl 1ypica l ~ld uro porlorrn,noe. Flald resull, may •af'I. 

Cooper Lighting 
by ~:T•N 

Eaton 
1000 Ea100 8oulav.ud 
Clovalat\d', OH ,111122 um,,... •o, 
Ea" 

Eaton's Coopor llghtlng Bualno.s.s 
11 21 Hlghw>'! J.1 Sou1h 
Poachuoo City, GA 30269 
P: 710..106.\BOO 
www.coo,:ior~gh1inQ.com 

ML56 LED System 

1200 Serle s I 80 CRI 

ML5612830-BFR56NFL-694W8 
Ta>I Number Pl30538 
Lighl Modulo 1200 Series, 80CRI, NFL oplic 
Trim 6" Aporture, Dfreotion,1 Eyeball 
Lumens 1688 
Efficacy 97.6 lm/W 
SC 0.41 

Candle ower Distribution 

Eyeball al a-degrees 30• 

Horizontal 
Plane 

0 FC 

5.S' 138.1 
1' 8,.2 
n• 85,J 
9' 51.6 
10' 41 ,8 
12' 29 

O' 15' 30' 30' 
Vertical 

Zonal Lumen Summary Plane 

Zonn Lumens %Fl,1ure 0 FC 

0·30 131 6 
0·40 1456 
0-60 1661 
0·90 1688 

90·180 0 
Q,180 1669 

C2016 Eaton 
All RlghlO ~osorved 
Prln1od I" USA 
Publlc11lon No. AC" • ,;ea 
Morch 2015 

77 .9 

86.2 
98.4 
100 
0 

10n 

1' 
2' 
3' 

4' 

S' 

6' 

Specl l lc,111lons and 
dimensioM subjoc1 to 
d\8n,gft wi1hou1 notice. 

1120.1 
260 
m ,5 
70 

44,8 
31.1 

I-CB-I 

T 
D 

1 
L w CB 

2.8 2.4 3.2 
3.6 3.2 4 
4.1 3.6 u 
4,J 4 5,2 
6,2 4.6 5.8 
6.2 5.4 8.9 

~ T 
JO' CB 

1 
I 

w CB 
0.6 1.7 
1.2 3.5 

3.1 5.2 
4.2 Z.6 6.9 
5.3 3.2 8.1 
6.3 10.4 



WAC LIGHTING 

Nest 
Outdoor Wall Sconce 3000K 
Model&Size 
0 WS-W26712 12" 

Color Temp & CR/ 
3000K 90 

Example: WS-W26712-BZ 

DESCRIPTION 

Watt 
8.5W 

LED Lumens 
180 

A harmonious blend of arts and crafts. Nest is constructed with extruded 
aluminum louvers to create a dramatic pattern of illumination. The frame is 
solid die-cast aluminum with weather resistance and 

FEATURES 

• Extruded aluminum louvers create a dramatic pattern of light to generate 
interest 
• Weather resistant powder coated finishes 
• ACLED driverless technology 
• 5 year warranty 

SPECIFICATIONS 

Color Temp: 

Input: 

CRI: 

Dimming: 

Rated Life: 

Standards: 

Construction: 

3000K 

120 VAC, 50/60Hz 

90 

ELV: 100-10% 

54000 Hours 

ETL, cETL, JP65, Dark Sky Friendly 

Wet Location Listed 

Aluminum hardware with glass diffuser 

Delivered Lumens 
145 

FINISHES 

Bronze 

LINE DRAWING 

Fixture Type: 

Catalog Number: 

Location: 

Finish 
O BZ Bronze 

5" 
I-a -+ 

i 
1211 

1 

wacllghtlng.com I Phone (800) 526.2588 I Fax (800) 526.2585 I Headquarters/Eastern Distribution Center 44 Harbor Park Drive Port Washington, NY 11050 

WAC Lighting retains the right to modifj the design of our products at any time as part of the company's continuous improvement program. June 2020 



WAC LIGHTING 

Nest 
Outdoor Wall Sconce 3000K 
Model &Size 

0 WS-W26716 16" 
Color Temp & CR! 

3000K 90 

Example: WS-W26716-BZ 

DESCRIPTION 

Watt 
13W 

LED Lumens 

280 

A harmonious blend of arts and crafts. Nest is constructed with extruded 

aluminum louvers to create a dramatic pattern of illumination. The frame is 

solid die-cast aluminum with weather resistance and 

FEATURES 

• Extruded aluminum louvers create a dramatic pattern of light to generate 

interest 

• Weather resistant powder coated finishes 

• ACLED driverless technology 

• 5 year warranty 

SPECIFICATIONS 

Color Temp: 

Input: 

CRI: 

Dimming: 

Rated Life: 

Standards: 

3000K 

120 VAC, 50/60Hz 

90 

ELV: 100-10% 

54000 Hours 

ETL, cETL, IP65, Dark Sky Friendly 

Wet Location Listed 

Construction: Aluminum hardware with glass diffuser 

Delivered Lumens 

210 

FINISHES 

• Bronze 

LINE DRAWING 

Fixture Type: 

Catalog Number: 

Project: 

Location: 

Finish 

0 BZ Bronze 

71/i" 61/i" 
I- -, I- •I 

r 
16" 

l 

wacllghtlng.com I Phone (800) 526.2588 I Fax (800) 526.2585 I Headquarters/Eastern Distribution Center 44 Harbor Park Drive Port Washington, NY 11050 

WAC lighting recalns the right to mo'' \e design of our products at any time os port of the company's continuous ir "ement program. June 2020 
2 



Date: 

From: 

To: 

RE: 

CITY CF' KUNA 
P.O. BOX 1 3 

KUNA, ID B3634 
www.kunacity.id.gov 

Faul A. Stevens, F.E. 
Kuna Cit.Y Engineer 
208-28J-1 J2J 

I?6Sf<;N R.6Vf 6W M6MORANJ:>)<lM 

13 July 2020 

Paul A. Stevens, P.E. 

Wendy Howell, Planning and Zoning Director 

20-15-DR PATAGONIA POOL HOUSE 

The Patagonia Pool House design review application dated 8 July 2020 has been reviewed. The following narrative is 

limited to the design review request. Items such as number of parking spaces, sufficiency of Handicapped facilities 

and landscaping are not a function of Public Works. Comments regarding landscaping, parking and associated 

facilities will be generated from the respective disciplines. The lot area as shown on the site plan is approximately 

14,114 square feet (0.32) Acres. Approximately 3,015 square feet (21%) of the lot will contain the building, the 

balance of 11,099 {79%) square feet will contain parking and landscaping. 

1. General 

a. Provide street lighting in accordance with City of Kuna code. 

b. All connections to City utilities (pressurized irrigation, sewer, water) shall adhere to the City of Kuna 

standards in effect at the time of construction . 

c. Coordinate connection to City utilities with the City of Kuna Public Works department. 

2. On Site Stormwater Retention 

a. Provide stormwater retention system calculations to the City Engineer for approval if storm water is 

retained on site. 

3. Irrigation 

4. 

s. 

a. 

b. 

c. 

Sewer 

a. 

b. 

Water 

a. 

Pressurized irrigation is included in the civil design package. 

Connection to potable water for irrigation is not allowed. 

Do not cross connect irrigation zones. 

A sewer mainline of sufficient capacity is available to service this property. 

Commercial units require separate sewer services. 

A water mainline of sufficient capacity has been extended to service this property. 

20· 1 S•OR PAa E: 1 O F 2 
Exh!bit 

e,1 



b. Commercial un its require separate water services. 

c. The Kuna Fire Department shall review fire suppression capabilities of the facility and shall provide their 

requirements concerning fire hydrant location. All decisions by the KFD representative are final. 

20·1 S·OR PAISE 2 CF 2 



July 15, 2020 

Celeste Valle 
Breckon Land Design 
6661 N Glenwood Street 
Garden City, ID 83714 
cva l le@breckon Id .com 

Completeness Letter 

20-15-DR (Design Review)- Patagonia Pool House, E. Rio Chico Drive (APN : S 1407427955) 

Dear Celeste Valle: 

The City of Kuna Planning and Zoning Department staff is in receipt of your application for a Design Review for 
lhe above referenced parcel located at E. Rio Chico Drive, future Lot 1 Block 18. The application as submitted is 
now deemed complete as of July 8, 2020. 

The following application fees are now due for the requested land use actions: 

Planning and Zoning Department: 
Architectural Building Review: $400 (base)+ ($10/1 ,000 Sq. Ft.)@ 853 Sq. Ft. = $410.00 

Total Fees Now Due: $410.00 

The following fees will be required when construction is completed and prior to issuance of the Certificate of 
Occupancy: 

• Design Review Compliance Building Inspection Fee: $150.00 
• Design Review Compliance Landscaping Inspection Fee: $150.00 

A Design Review is designated in Kuna City Code 1-14-3 (KCC), as a public meeting with the Planning and 
Zoning Commission as 1he decision-making body. As a public meeting, this application does not require public 
notice as set forth in Idaho Code, Chapter 65, Idaho Local Land Use Planning Act. 

Your application is lenlatively scheduled for a public meeting with the Planning and Zoning Commission on 
August 11, 2020 at 6:00 pm in Council Chambers, or as soon after as it may be heard. Please plan on attending to 
answer any questions the Council may have regarding your application. 

If you have any questions, feel free contact our office. Please reference case #20-15-DR in any ft.1ture 
correspondence. 

Kuna Platmi.ng & Zoning Department 

Cc: Wendy Howell, City of Kuna, Director of Planning Services 
Exhibit 

751 W. 4~ St., Kuna, ID 836341 Phone: 208-922-5274 
PO Box 13, Kuna, ID 83634 Fax: 208-922-5989 132 

www.kunaoity.id.gov 



CityofKuna 
Planning &ZrningDepartment 

July 28, 2020 
Agency Transmittal 

City of Kuna 
P.O. Box 13 

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

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

Notice is hereby given by the City of Kuna the following actions are under consideration: 

Fll,E NUMBER: 
20-15-DR (Design Review) - Patagonia Pool House 

PROJECT Celeste Valle requests Design Review Approval for a pool house in the 
DESCRIPTION Patagonia Subdivision, future Lot 1, Block 18. (APN: S 1407427955) 

SITE LOCATION Future Lot I, Block 18, E Rio Chico Drive, Kuna, ID 83634. 

Celeste Valle 
Breckon Land Design 

REPRESENTATIVE 
499 Main Street 
Boise, ID 83660 
208.639.6407 
cval le@breckon ld.coom 

SCHEDULED 
Tuesday, August 25, 2020. 

HEARING DATE 
6:00P.M. 

Jessica Reid 

STAFF CONTACT 
jreid@kunaid .gov 
Phone: 922.5274 
Fax: 922.5989 

We have enclosed information to assist you with yow· consideration and response. No response within 
15 business days will indicate you have no objection or comments for this project. We would 
appreciate any information as to how this action would affect the service(s) your agency provides. The 
hearing is scheduled to begin at 6:00 p.m. or as soon as it may be heard. Kuna City Hall is located at 751 
W. 41h Street, Kuna, ID 83634. Please contact staff with questions. If your agency needs dijfere11t 
plans or paper copies to review, notify our office know and we will send them. Please notify 
our office who future packets should be sent to, included their email as well. If your agency 
needs additional time for review, please let our office know ASAP. 

Eichibit 

B3 



From: 
To: 
Subject: 
Date: 
Attachments: 

Chad Gordon 
Jessica Reid 
Re: 20-15-DR (Design Review) Request for Comments 
Tuesday, July 28, 2020 10:38:20 AM 

imaaeoo2.ona 

Yes, this is fine for a pool house to use carts. 

Thanks, 

On Tue, Jul 28, 2020 at l 0:21 AM Jessica Reid <jreid@kunaid.gov> wrote: 

Good Morning Chad, 

I am still pretty new to this part of Planning & Zoning so I apologize that I did not have 
this to you sooner. Please review the attached site plan; the developer would like to use 
regular trash bins (carts) as their trash collection, is that acceptable? 

Thanks so much! 

Customer Service Specialist Ill 

751 W 4th Street 

Kuna. ID 83634 

jreid@kunaid.gov 

Ph: (208) 922-5274 

KUNA 
Planning & Zoning 

Chad J. Gordon 

Exhibit 



J&M Sanitation Inc. 
Office # (208) 922-3313 
Fax # (208) 922-4033 
Cell # (208) 941-6371 
E-mail : chad.gordon@jmsanitatjon.com 
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Page 1 of 3 Case No’s 20-17-DR (Design Review) & 20-08-SN (Sign)  
8/25/2020    P: P&Z\SHARED\CASES\DESIGN REVIEW\Kuna Dental Automated Monument Sign 
 

City of Kuna 
Planning and Zoning Commission 

Staff Report 
 

 
     
 
 

To:   Planning and Zoning Commission 
 
Case Numbers: 20-17-DR (Design Review); 

20-08-SN (Sign) -  
Kuna Dental Automated  
Monument Sign 

 
Site Location: 935 N Linder Road 
 Kuna, Idaho 83634 
 
Planner:   Doug Hanson, Planner I 
 
Meeting Date:  August 25, 2020 
  
Applicant: Apex Signs 
 Craig Lunsford 

    PO Box 2002 
    Eagle, Idaho 83616 
    208.871.6103 
    apexsignsboise@gmail.com  

 
Table of Contents: 

A. Process and Noticing    
B. Applicants Request 
C. Site History 
D. General Project Facts 
E. Staff Analysis 

F. Applicable Standards 
G. Proposed Decision by the Commission 

 
A. Process and Noticing: 

Kuna City Code (KCC), Title 1, Chapter 14, Section 3, states that design reviews are designated as public meetings, 
with the Planning and Zoning Commission (acting as the Design Review Board) as the decision-making body. As a 
public meeting item, this action requires no formal noticing actions. 

 
B. Applicant’s Request: 

Apex Signs, request sign and design review approval for an approximately 100 square foot, freestanding, 
automated monument sign with illumination. The subject site is located at 935 N Linder Road, Kuna, ID 83634 
(APN# S1323142310).  
 

C. Site History:  
This parcel is currently zoned C-3 (Service Commercial) within Kuna City Limits, it has been commercially zoned 
for over 25 years.     

 
D. General Projects Facts:  

1. Surrounding Land Uses:     

North C-3 
CBD 

Service Commercial – Kuna City 
Commercial Business District – Kuna City  

South R-20 High Density Residential – Kuna City 

 

           P.O. Box 13 
Phone: (208) 922-5274 
Fax:     (208) 922-5989 
www.Kunacity.id.gov 
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East R-6 Medium Density Residential – Kuna City 
West CBD Commercial Business District – Kuna City  

 
2. Parcel Sizes, Current Zoning, Parcel Numbers: 

Property Owner Parcel Size Current Zone: Parcel Number 
Croft Real Estate Investments LLC 1.363 acres C-3 (Service Commercial)  S1323142310 

 
3. Existing Structures, Vegetation and Natural Features:  

The site has three existing structures.  Vegetation is typical with that of a commercial office park.  The site’s 
topography is generally flat. 

 
4. Environmental Issues:  

Apart from being in the nitrate priority area, staff is not aware of any environmental issues, health or safety 
conflicts at this time.  

 
E. Staff Analysis: 

The applicant is proposing to construct a new onsite freestanding, automated monument sign with 
illumination for Kuna Dental. The monument sign stands approximately 15 feet high and 10 feet across at its 
widest point. The sign cabinet area is approximately 100 square feet. 

 
Staff has determined the design review application complies with Kuna City Code, Title 5.  Staff recommends 
if the proposed project is approved, the applicant be subject to the conditions of approval listed in section 
“G” of this report and any additional conditions requested by the Planning and Zoning Commission.  

 
F. Applicable Standards: 

1. City of Kuna Zoning Ordinance Title 5. 
2. City of Kuna Comprehensive Plan. 
3. Idaho Code, Title 67, Chapter 65- the Local Land Use Planning Act. 

 
G. Proposed Order of Decision by the Commission: 

Note: This motion is for the approval, conditional approval or denial of the design review application. However, if 
the Planning and Zoning Commission wishes to approve or deny specific parts of this request as detailed in the 
report, those changes must be specified. 

 
Based on the facts outlined in staff’s report and public testimony as presented, the Planning and Zoning 
Commission of Kuna, Idaho, hereby approves/conditionally approves/denies Case No’s 20-17-DR (Design Review) 
and 20-08-SN (Sign), a request from Apex Signs for design review approval for a freestanding, automated 
monument sign with illumination, subject to the following conditions: 
 
1. All signage on site shall comply with KCC 5-10. 
2. Applicant shall obtain all appropriate building permits prior to construction (electrical permits are considered 

under this condition).  All work shall be inspected by Kuna City Inspectors   
3. The land owner/applicant/developer, and any future assigns having an interest in the subject property, shall 

fully comply with all conditions of approval by the Design Review Committee/Planning and Zoning 
Commission, or seek an amendment through the Design Review process. 

4. Applicant must ensure that sign is no closer than 10’ to Rights-of-Way 
5. Applicant shall follow staff, City Engineer and other agency recommended requirements, as applicable. 
6. Applicant shall comply with all local, state and federal laws. 

 
DATED this 25th day of August, 2020. 
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City of Kuna 
Planning and Zoning Commission 

Proposed Findings of Fact and Conclusions of Law 
 

 
 
 
 
 

Based upon the record contained in Case No’s 20-17-DR & 20-08-SN including the Comprehensive Plan, Kuna City 
Code, Staff’s Memorandums, including the exhibits, the Kuna Commission hereby approves/conditionally 
approves/denies the Findings of Fact and Conclusions of Law, and conditions of approval for Case No’s 20-17-DR 
& 20-08-SN, a design review request from Apex Signs for a freestanding, automated monument sign with 
illumination for Kuna Dental. 
 
1. Based on the evidence contained in Case No’s 20-17-DR & 20-08-SN, this proposal does/does not generally 

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

 
2. The contents of the proposed design Review application does/does not contain all of the necessary 

requirements as listed in Kuna City Code 5-4-9: - Design Review Application Required. 
 
Staff Finding: Review by Staff and the Commission of the proposed Design Review confirms all applicable 
requirements listed in KCC 5-4-9 were provided. 
 

3. The proposed project does/does not generally conform to the Kuna Architecture Guidelines. 
 
Staff Finding: The applicant proposes to construct a monument sign that stands approximately fifteen (15) 
feet high and ten (10) feet across at its widest point. The sign cabinet area is approximately 100 square feet. 
The applicant has proposed to construct the sign out of materials and colors that are consistent with Kuna 
Architecture Design Guidelines. 

 
 
DATED this 25th day of August, 2020. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

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

www.Kunacity.id.gov 
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City of Kuna City of Kuna 
P.O. Box 13 

Kuna, Idaho 83634 

Phone: {208) 922-5274 
Fax: (208) 922-5989 

SIGN PERMIT 
APPLICATION 

SUBMIT 
I SUBMj~AL:;;;·~:;'°' 

./ Completed & signed Sign Permit application . 

../ Detailed letter by applicant describing the request/project 

../ Copy of the dimension and location of existing sign (s). Include picture of both wall signs md free standing signs. 

../ Copy of the dimension and location of proposed signs including: 

../ Complete text to appear on sign (business name, log, sub-titles, etc) including size & letter ng style 

../ Overall sign dimensions (including base, wall area, background area 

../ Construction materials 

../ Sign and lettering color (s) - include color samples or paint chips 

../ Copy of building elevations, including wall dimensions & exact, scaled location of sign on building (for wall signs) 

../ Copy of site plan showing property lines & any adjacent sidewalks, rights of way from cen er of streets, 
landscaping, screening and exact, scaled location of sign on property. (for free standing sig 1) 

p arcel #: Zone 

s ite Address: q 15" tJ. l.1tJl>%il. K.b . 

Applicant 's Name: _t~~'---'-'---'""'--lvAJ."--'-=s'-'--f<cW~------ --- -- :ho+~ tOS·l?/-1,/()$ 

Applicant's Address: --'--~-(>--'-~--'-'---1._i)()----"--z.. _______ _____ City:~~ Zip: @3t,/(, 

Contact's Email: _ __.,4-'--P---"U.~ ~;_.:.l_~_~_ &-"-oL-"/$£=--"-~-/,::_b4«,::._c__,_,_fl-=·-=~""""'W'=---------· CE# 23 '{ (,Jlj 

Note: The following information must be comple ted in entirety. For additional signs, p lease a ttach informath n to application 

SIGN #1 PROPOSED EXISTING___K_ 
Type of Sign: Freestanding~ Wall _____ _ 
Sign Dimensions: Length Width _ ____ _ 
Building Lineal Foot (space of which is occupied by enterprise) _____________ __, 

SIGN #2 PROPOSED EXIS.JING OFF PREMISES ON PREMISE. __ _ 
Type of Sign: Freestanding V Wall _ 1 ~' Ground MonumBe:211',-' - - - - ---
Sign Dimensions: Length JD Width ~ - 6 - /_{> _SCJ.uare Feet ,,f __ _____ _ 

Building Lineal Foot (space of which is occupied by enterprise) ~ 1 
,/;tY{ C J ',,ct,' 

1 
__ 

Note: Once plans have been checked and approved for issuance the applicant MUST pick up the building permit 
within 30 days or the plans will be d estroyed. Per /BC 20 J 5/IRC 20 J 2 reg ulations. work must com nence or resume 
within 180 days or permit is invalid. Bu~ding Of'9ia/ may grant time extensions prior to expiration 

Applicant's Signature: J: C\ 4 U Dalte: t .3(). 20 

I BP # 

I FILE# 

Sign Permit Application 

I 
I 

SITE ADDRESS 

Form 400S 

Planning & Zoning Approva l and Date I 
I I 

May2010 
Page 1 o f 1 



July 7, 2020 

The City of Kuna Planning and Zoning 

751 W 4th St. 

Kuna,· ID 83634 

RE: Kuna Dental 

To Whom it May Concern: 

APEX Sign Company on behalf of Kuna Dental, is seeking sign permits for the manufai:turing of a double

sided pylon with an EMC (Electronic Message Center) at 935 Linder Rd, Kuna, ID 8363,4. 

Craig Lunsford <>< 

APEX Sign Company 

President 



10'-0" CABINET 

6'-3" EMC 

Douglas W. Croft, D.D.S. 

Dan Haws, D.D.S . 

KUNA 

• ORTHODONTICS 

TOTAL SIGN SqFt = 100 

20% EMC ALLOW = 20 
ACTUAL EMC = 20 

JON MILER DDS. MS 

INTERNALLY ILLUMINATED DOUBLE FACE CABINET WITH ELECTRONIC MESSAGE CENTER 

FABRICATION - SHEET METAL, CABINET PAINTED TO MATCH BUILDING 
FACES - 3/16" WHITE LEXAN, REMOVABLE PANELS WITH DIVIDER BARS 
GRAPHICS - 3M TRANSLUCENT VINYL AND FULL COLOR DIGITAL PRINT 
ILLUMINATION - WHITE LED's 
MESSAGE CENTER - FULL COLOR 10mm 96x192-1R1G18 
BASE - PAINTED TO MATCH BUILDING 
SUPPORT - E::XCAVATE:: FOUNDATION ADJACE:=NT T O E:=X IS T I N G 

,. 
T 
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I w 
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411 SUL LI\ W /\ Y 
a.• ENGINEERING 

PROJECT: 
PROJECT#: 

CLIENT: 

KUNA DENTAL - 935 LINDER RD., KUNA, ID 
26617 
AIM SIGN 

~~----- 10'-0" ----~IF-~ 1 ~711'-k --- 6'-3" ---71~<- 1 

,••••••·•••••••··••••••··•· •·• ·• •••• •• ••··••••••···•• •• •• ··•·•·•· ~T 

5<-··· :·:··:·· 
6 STD PIPE _______.. . . . . . . . . . . . 

OD: 6.625" 
WALL: 0.280" 

TYP. 

Y/.})' ,,. • - ,.. . •. , ... 

#4 BARS@ 12" • · .. '. • . •· ;.-: '.'..l ' 
~ · .·~~ ·: i ·:. -. 

b ...... 
' co 

~ 
N . 
C") 

J 
i' 

10815 RANCHO BERNARDO ROAD 
SUITE 260, SAN DIEGO, CA 92127 

PROJECTMANAGER@SULLAWAYENG.COM 
PHONE: 1-858-312-5150 FAX: 1-858-777-3534 

b 
I 

i:o ...... 

' ,, 

b . 

DATE: 
ENGINEER: 

LAST REVISED: 

7/6/2020 
DL 

~- -<·~ -~.: ,'. ':.~:·, 
EACH WAY . ,' ".. ~· • ., •· ·. I 

TOP&BOTTOMMAT "'.·;:: ,....~:· ;:·-~ · ~ j 
\ i' i' +-- 4'-0" ---+ 4'-0"X6'-0"X3'-0" DEEP 

GENERAL NOTES 
1. DESIGN CODE: IBC 2015 
2. DESIGN LOADS: ASCE 7-10 

ED FRONT ELEVATION CONCRETE FOOTING 

3. WIND VELOCITY: 115 MPH EXPOSURE C 
4. CONCRETE 2500 PSI MIN. 
5. PIPE STEEL ASTM A53, Fy= 35 KSI MIN. 
6. REINFORCING BAR (REBAR) STEEL ASTM A615 GR. 60 KSI 
7. PROVIDE 3" CONCRETE COVER MIN. FOR REBAR 
8. PROVIDE PROTECTION AGAINST DISSIMILAR METALS 

9. 
10. 
11 . 

USING ANTI-CORROSIVE PAINT OR NEOPRENE GASKETS 
VERTICAL SOIL BEARING PER IBC CLASS 4 (2000 PSF) 
ALL EXISTING ELEMENTS AND DIMENSIONS TO BE VERIFIED IN FIELD. 
ALL DIMENSIONS TO BE VERIFIED PRIOR TO FABRICATION. 

Riley
ID

Riley
SIGN

Riley
Typewritten Text
7/8/2020



PROJECT: KUNA DENTAL DATE:

PROJ. NO.: 26617 ENGINEER:

CLIENT: AIM SIGN
V5.3 units; pounds, feet unless noted otherwise

Applied Wind Loads; from ASCE 7-10
F=qz*G*Cf*Af with   qz = 0.00256KzKztKdV

2 (29.3.2 & 29.4)

Cf= 1.743 (Fig. 29.4-1) max. height= 15

1.0 Kzt= 1.0 (26.8.2) (=1.0 unless unusual landscape)

Kz= from table 28.3-1 Exposure= c 2

Kd= 0.85 for signs (table 26.6-1) Lz=

V= 115 mph

G= 0.85 (26.9) weight= 0.822 kips

s/h= 0.456 MDL= 0.00 k-ft

B/s= 1.46

Pole structure height at Wind

Loads component section c.g. Kz qz Af shear Moment MW

1 2.0 0.85 24.5 10.9 395 773

2 4.125133333 0.85 24.5 1.7 60 249

3 5.9 0.85 24.5 19.8 717 4245

4 10.9 0.85 24.5 42.7 1548 16897

5 14.7 0.85 24.5 7.2 260 3809

6 15.0 0.85 24.5 0.0 0 3

sums: 82.2 2980 25.98 (Mw) k‐ft arm= 8.7

Pu= 0.99 kip M= 25.98 k-ft M=sqrt(MDL
2+Mw

2)

Mu=sqrt(1.2MDL
2+1.0MW

2) = 25.98 k-ft

Pole Design section; pipe

Mu < Mn  with   Mn = fyZ fy= 35 ksi ϕ= 0.9

H Mu(k-ft) t (in) Z USE:

at grade 25.98 0.28 11 6 STD PIPE, Mn=27.8 k-ft

7/6/20

DL

pressure

qz*G*Cf

36.2

36.2

36.2

36.2

36.2

36.2

Z  req'd. (in) Size(in)

10 6

10815 Rancho Bernardo RD., SD, CA 92127
projectmanager@sullawayeng.com

Phone: 858-312-5150  Fax: 858-777-3534
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PROJECT: KUNA DENTAL DATE:

PROJ. NO.: 26617 ENGINEER:

CLIENT: AIM SIGN
Version 3.0

building code; IBC 2015 Longitude Direction units; pounds, feet unless noted otherwise

applied shear at grade v= 1.86 kip    =  unfactored load 2.98 k   (LRFD)

applied moment at grade m= 16.2 kip-ft = unfactored load 25.98 k-ft (LRFD)

depth of soil above footing hs= 0 ft

allowable soil bearing p= 2.7 ksf (i.e., 2000 x 1.33 = 2667 psf)

(use a factor of 1.33 for wind or seismic)

Spread Footing Design

moment m= 21.8 k-ft
Footing size (ft) b= 4.00 L= 6.0 h= 3.00 S= 24.0

Footing Weight= 10.8 k signage weight= 0.8 k soil 0.00 total= 11.62

Overturning; Mc= 34.87 Mc>1.5M 1.5975 ok

soil pressure; max= 1.726 ksf min= -0.4 ksf ok
forces on concrete pad; V= 11.3 k Vr= 18.03 k (=1.6V)

M= 16.90 k-ft Mr= 27.04 k-ft

Check Slab;
ϕ= 0.9 fy= 60 ksi fc= 2.5 ksi 150 lbs/ft3

Flexure As= 0.25 d= 32.0 in

Mn=Asfy(d-a/2)= 431 k-in    = 35.92 k-ft MrMn ok
a=Asfy/0.85fcb= 0.147 in

Check minimum Asmin=2sqrt(fc)bd/fy = 3.84 200bd/fy= 5.12 or 1.333As= 0.33 in2

Use As= 0.33 in2

short direction s=2/(+1)  = 0.8 with = 1.5 short direction; As= 0.27 in2

USE #4@12" EACH WAY

Shear; Vn=2sqrt(fc)bd Vc= ϕ= 0.75 VrVn ok

Top Slab
Assume half of footing is in uplift

weight= 5.40 kip arm= 1.5 ft
M= 8.10 k-ft Mr= 9.7 k-ft

Flexure As= 0.25

Mn=Asfy(d-a/2)= 431 k-in    = 35.9 k-ft MrMn ok
a=Asfy/0.85fcb= 0.098 in

Check minimum Asmin=2sqrt(fc)bd/fy = 5.76 200bd/fy= 7.68 or 1.333As= 0.333 in2

Use As= 0.33 in2

short direction s=2/(+1)  = 0.8 with = 1.5 short direction; As= 0.27 in2

USE #4@12" EACH WAY

7/7/20

DL

115.2

10815 Rancho Bernardo RD., SD, CA 92127
projectmanager@sullawayeng.com

Phone: 858-312-5150  Fax: 858-777-3534
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4,l~ 
Your sign, our business 

APEX Sign Company 

PO Box 2002 

Eagle, ID 83616 

Kuna Dental 

LOCATION 

935 N. Linder Rd. 

Kuna, Dental 

Monument 
display 



State of Idaho ) 
) ss 

City of Kuna 
AFFIDAVIT OF 

LEGAL INTEREST 

CountyofAda ) C/J) A/. l rr1de/ 12d . 
t, _....;;;f1___,..u~1 /i ___ t1tj..,_____,;{::;._;,,,o_ f__,_f ___ _ 
Name v Address 

City State Zip Code 

being first duly sworn upon oath, depose and say: 

(If Applicant is also Owner of Record, skip to B) 

City of Kuna 
P.O. Box13 

l(u_na, Idaho 83634 

Phone: {208) 922-5274 
Fax: (208) 922-5989 

Web: www.kunacity.id.gov 

-:n 
I 

03031 

A. That I am the record owner of the property described on the attached, and I grant m1· 

Permission to .4t>ex SI 7 ;;, { O, P c>, t3o 7' 
to submit the accompanying application pertainin to that property. 

re <o3ro 1 <;, 
2a0z_ f'a ~ Name Address 

B. I agree to indemnify, defend and hold City of Kuna and its employees harmless fromlany claim or liability 
resulting from any dispute as.to the statements contained herein or as to the ownershipjof the property which is 
the subject of the application. 

C. I hereby grant permission to the City of Kuna staff to enter the subject property for tihe purpose of site 
inspections related to processing said application(s). 

Dated this :J 'SA 

s ;gnatura +td 
dayof _ ___.,,_,j __ u_~-------.-' 20 Z.u 

Residing at:---<~ '--"-"= - ---------- - --------

My commission expires: 0 5 ~ J-7 -- (}o"""----'~:c..,;;_-------------

... 

I ANDREA MURAKAMI 
fotary Public • State of Idaho 

Commission Number 20201965 
Mr Commission Expires 05-27-2026 



Teed Lateral

W Boise St

W Case St

N 
Lin

de
r R

d

E Porter St
W

A rt Ct

N 
Lin

de
r A

ve

N 
Fr

an
kli

n A
ve

N 
Elm

 Av
e

I

DSH

Vicinity Map

Legend
SUBJECT SITE

PARCEL LINES

ROADS

WATER FEATURES


	Consent Agenda
	8.11.2020 Meeting Mintues
	20-01-AN, 20-03-S, 20-07-DR Ledgestone South FoF & CoL
	19-14-AN, 19-11-S, 19-32-DR Patagonia East, Ridge & Lakes FoF CoL
	20-03-SUP & 20-13-DR Eagle Christian Church FoF & CoL
	20-01-ZC, 20-02-S & 20-05-DR Sera Sole FoF & CoL
	19-13-AN Blackrock Marketplace/Village FoF & CoL
	Business Items
	20-15-DR Patagonia Pool House
	20-08-SN & 20-17-DR Kuna Dental Automated Sign



