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A. Process and Noticing:
1. Kuna City Code 1‐14‐3 (KCC), states that Rezones, Comprehensive Plan Map Amendment, and
Subdivisions are designated as a public hearing, with the Commission as a recommending body and the
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.
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a. Notifications
i. Neighborhood Meeting
ii. Agency Comment Request
iii. 300’ Property Owners
iv. Kuna, Melba Newspaper
v. Site Posted

October 14, 2015 (seven persons attended)
January 28, 2016
April 14, 2016
April 13, 2016
April 16, 2016

B. Applicants Request:
1. Request:
Steve Arnold, with A‐Team Consultants requests to amend the Comprehensive Plan Map (Comp Plan
Map) designation from Medium Density to High Density Residential for approximately (6.18 +/‐ acre), and
to rezone the same property from R‐6 (Medium Density Residential) to R‐12 (High Density). The applicant
also proposes to subdivide the parcel into 21 lots, in preparations to develop the site as a multi‐family
project. The site is located near the southeast corner (SEC) of School Avenue and the alignment for
Sunbeam Street.

C. Aerial Map:

©Copyrighted
D. Site History:
This site is in the City and has been vacant for many years. It is adjacent to the School House Park Subdivision.

E. General Projects Facts:
1. Comprehensive Plan Map: The Future Land Use Map (Comp Plan Map) is intended to serve as a guide for
the decision making body for the City. This map indicates a land use designation, it is not the actual zone. The
Comp Plan Map identifies this site as Medium Density Residential.

2. Surrounding Land Uses:
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North
South
East
West

3.

Low Residential – Ada County
Medium Density Residential – Kuna City
Medium Density Residential – Kuna City
Medium Density Residential – Kuna City
Rural Urban Transition – Ada County

Parcel Sizes, Current Zoning, Parcel Number(s):




4.

R1
R‐6
R‐6
R‐6 &
RUT

Parcel Size: 6.18 acres (approximately)
Zoning: R‐6; Medium Density Residential ‐ Kuna
Parcel #: S1326428020

Services:
Sanitary Sewer– City of Kuna
Potable Water – City of Kuna
Irrigation District – Boise‐Kuna Irrigation District
Pressurized Irrigation – City of Kuna (KMID)
Fire Protection – Kuna Rural Fire District
Police Protection – Kuna Police (Ada County Sheriff’s office)
Sanitation Services – J&M Sanitation

5. Existing Structures, Vegetation and Natural Features:
There is a structure on site that appears to be a shed. The remaining site has vegetation that is generally
associated with an open field.

6. Transportation / Connectivity:
The site is near the SEC of School Avenue and Sunbeam Street (alignment). Ingress / Egress is proposed to and
from future Sunbeam Street.

7. Environmental Issues:
Staff is not aware of any environmental issues, health or safety conflicts. The site’s topography is generally
flat.

8. Agency Responses:
The following agencies returned comments: City Engineer (Gordon Law, P.E.) page 31, Ada County Highway
District (Mindy Wallace) Page 35, Boise Project Board of Control (Bob Carter) page 45, Idaho Transportation
Department (ITD) page 46. The responding agency comments are included with this case file and are included
with this report.

F. Staff Analysis:
The Comprehensive Plan Map amendment (Comp Plan), rezone, and subdivision applications involve a parcel
that is essentially surrounded by Kuna City limits and is neighboring several platted subdivisions. The parcel
is adjacent to a major collector (School Avenue) and all public utilities are near this site. These applications
have been submitted to prepare the site for a multi‐family housing development.
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The applicant has submitted a written commitment to mitigate any perceived adjacent property impacts
associated with this request. Applicant will apply extensive landscaping adjacent to both collectors and a
year‐round screening buffer on the south between this site and the adjacent single family uses. The applicant
will enhance landscaping, and place dwelling units at a maximum distance from neighboring subdivisions,
following the setback and other site design requirements.
Staff is aware this request differs from the Comp Plan Map designation. If approved, this map amendment
request (from Medium Density (8 units/acre) to High density (12 units/acre), would result in an overall
difference in the number of units allowed per acre, by four (4) units. However, if the Comp Plan Map
amendment is approved, it would in fact, comply with the guidelines identified within the Comp Plan.
In accordance with the requirements of the Fair Housing Act, staff has reviewed the Comp Plan. Kuna’s Comp
Plan encourages a variety of housing types and income levels numerous times throughout the Plan. The
sections of the Comp Plan that address multi‐family housing are included below, in Section K (Comp Plan
analysis) of this report. The City attempts to balance all housing types within the City. The Comp Plan invites
dense development in order to bring life and strength to specific areas which benefit the community as a
whole as vacant areas of the City begin to fill in with development (Neighborhood development plans – pg.
79, Land Use 6.2 objectives Pg. 63 goal 1, Obj. 1.1, policy 1).
The dominant housing type for Kuna and the Treasure Valley, is single‐family housing. In Kuna, single‐family
homes comprise more than 97% of all housing types. From 2008 until April 15, 2016, there have been zero
new multi‐family building permits issued, while the city has grown from roughly 13,748 residents to a recent
estimate at 18,430 (from COMPASS). This demonstrates that while single family home sales have increased
dramatically, the multi‐family market has fallen considerably behind and the goals of the Comp Plan have
not been met or realized.
Typical multi‐family projects are more dense than single‐family projects and do not require the same acreage
in terms of overall lands used. Often times, multi‐family units are placed in remnant land, or left‐over lands,
which is typical for in‐fill style development. This helps explain why there are typically pockets of multi‐family
units scattered throughout a City rather than placing all of them in one or two locations with a land mass
equal to most single‐family projects. Given the fact this site is nearly surrounded by City limits and several
subdivisions or otherwise developed land, this application should be considered similar to infill development.
Staff has also determined this application complies with Title 5 of the Kuna City Code; Idaho Statute §50‐
222; and the Kuna Comprehensive Plan; and forwards a recommendation of approval for Case No’s 16‐01‐
ZC, 16‐02‐CPM and 16‐01‐S subject to the recommended conditions of approval listed in Section ‘N’ of this
report.
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G. Applicable Standards:
1. City of Kuna Zoning Ordinance No. 230
2. City of Kuna Comprehensive Plan
3. Idaho Code, Title 67, Chapter 65, Local Land Use Planning Act
H. Proposed Procedural Background:
On July 12, 2016, the Commission considered the project, including the application, agency comments, staff’s
report, application exhibits and public testimony presented or given.

I.

Proposed Findings of Fact for Commissions Consideration:
16‐01‐ZC, 16‐01‐CPM and 16‐01‐S: Based on the record contained in Case No’s 16‐01‐ZC, 16‐02‐CPM and 16‐01‐
S, including the exhibits, staff report and the public testimony at the public hearing, the P&Z Commission hereby
recommends approval/denial of the proposed Findings of Fact and Conclusions of Law, and conditions of
approval/denial for Case No’s 16‐01‐ZC, 16‐02‐CPM and 16‐01‐S, Rezone, Comp Plan Map amendment and
subdivision, to the City Council of Kuna.

1.

The Kuna Commission accepts 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 July 12, 2016, to hear
from the City staff and 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 16‐01‐ZC, 16‐02‐CPM and 16‐01‐S, this proposal appears to
generally comply with the Comp Plan and accompanying Comp Plan Map.

Comment: The Comp Plan has listed numerous goals for providing multi‐family housing in Kuna. The Comp Plan
Map designates this property as Medium Density. As this is a proposed residential use the project generally
follows the goals of the Comp Plan and the Comp Plan Map.

3.

The Kuna Commission has the authority to recommend approval or denial for these applications.

Comment: On July 12, 2016, Kuna Commission will vote to recommend approval or denial of Case No.s 16‐
01‐ZC, 16‐02‐CPM and 16‐01‐S.

4.

The public notice requirements were met and the public hearing was conducted within the guidelines of
applicable Idaho Code and City Ordinances.

Comment: As noted in the process and noticing section, notice requirements were met to hold a public hearing
on July 12, 2016.

J.

Factual Summary:
This site is located near the SEC of School Avenue and Sunbeam Street (Alignment). Applicant proposes a rezone
for approximately 6.2 acres in the City from R‐6 to R‐12. Applicant proposes a Comprehensive Plan Map
amendment for the site, from Medium Density to High Density Residential and a preliminary plat to subdivide the
parcel into 21 lots (six buildable, seven common).
The site will take access from the future Sunbeam Street in two places.

K. Proposed Comprehensive Plan Analysis:
The Kuna Commission accepts the Comp Plan components as described below:
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The proposed zone change for the site is consistent with the following Comp Plan components:
Community Vision Statement:
Residents hoped for the creation of business and light commercial use centers within neighborhoods. These
centers would include restaurants, gas stations, churches, multi‐family use facilities, and other mixed‐use
developments. Citizens anticipated the manufacturing area moving south and eastward between the Union Pacific
Railroad Line and Kuna Mora Road (Page 21).
Housing:
Residents envisioned higher densities in the
City’s core to include opportunities for mixed
residential and light commercial activity. They
expressed interest in a mix of residential type
dwellings applications; including single‐ family,
multi‐family, apartments and condominiums.
They were receptive to a greater mix of lot sizes
and house prices to appeal to a variety of
people. A goal expressed by many was the
preservation of large lots and rural cluster
development in appropriate balance with a
complement of other types of residential
development (Page 21).
Comment: The proposal follows the community
vision and housing goals as stated and adopted.
Private Property Rights Goals and Objectives ‐
Section 2 ‐ Summary:
Ensure the City land use policies, restrictions,
conditions and fees do not violate private
property rights and ensure that land use actions,
decisions, and regulations do not effectively
eliminate all economic value of the subject
property. Ensure that City land use actions,
decisions, and regulations do not prevent a
private property owner from taking advantage of
a fundamental property right and staff shall
evaluate with guidance from the City’s attorney;
the Idaho Attorney General’s six criterion
established to determine the potential for
property taking.
Comment: Utilizing the Idaho Attorney Generals
criteria, and a review by the City Attorney, the
proposed project does not constitute a “takings”
and the economic value is intact.
Legend
Economic Development Goals and Objectives ‐ Section 5 ‐ Summary:
Ensure an adequate supply of housing for all income levels and facilitate pedestrian connections, both visually and
physically, to enhance pedestrian movement (Pg. 42 – 1.5 and Pg. 43 – 3.1).
Comment: The proposed application complies with these elements of the comp plan by providing a non‐standard
housing type meeting this goal.
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Land Use Goals and Objectives ‐ Section 6 ‐ Summary:
Adopt a future land use plan and map that includes natural and developed open spaces, while providing a variety
of housing densities and types to accommodate various lifestyles, ages and economic groups. Protect existing
neighborhoods and ensure new development is sustainable and keeps Kuna desirable. Develop cohesive
neighborhoods with character and quality while incorporating a variety of densities and styles (Pg. 64 – 3.1 & Goal
3 and Pg. 65 – 4.3).
Neighborhood Core Concept:
The character of residential housing surrounding and within the core of a Neighbor Center is that of a close‐knit,
mixed‐density community. The Neighborhood District provides close access to community services located within
the core. The highest density housing should be located near the core service areas (schools, churches, parks,
neighborhood commercial). Housing types may include multi‐family dwellings, duplexes, town houses, row
homes, and single‐family residences (Page 81).
Neighborhood District:
The Neighborhood District can be characterized as residential housing within the core of a close‐knit, mixed‐
density community. The Neighborhood District provides close access to the community services located within the
core. The highest density housing should be located near the core service areas (schools, churches, parks,
neighborhood commercial). Housing types may include multi‐family dwellings, duplexes, town houses, row
homes, and single‐family residences (Page 93).
Comment: The proposal complies with the land use plan as adopted by Kuna, by incorporating the following; non‐
typical housing densities and types in or near a neighborhood core while promoting in‐fill methodologies and a
quality housing project.
Housing Goals and Objectives ‐ Section 12 ‐ Summary:
Encourage developers to provide high‐quality development with a variety of lot sizes, dwelling types, densities
and price points to meet the needs of current and future population while creating safe and aesthetically‐pleasing
neighborhoods. Ensure housing is available throughout the community for all income levels and those with special
needs. Encourage logical and orderly residential development while discouraging developers from developing land
divisions greater than one half acre because large lot subdivisions increase municipal costs, require public subsidy
and create sprawl (Pg. 155 – Obj. 1.1, Pg. 163 12.4 and Pg. 165 – 2.1).
Encourage mixed‐use development that includes town centers, single‐family, multi‐family, accessory units, and
other types of residential development. – Policy 1.1.2, Section 12, Housing (Page 155).
Comment: Applicant proposes high density residential which will contribute to availability of varied types and home
sizes in a logical and orderly manner with an infill‐style of development.
Community Design Goals and Objectives ‐ Section 13 ‐ Summary:
Strengthen Kuna’s Image through good community and urban design principles that create self‐sufficient
neighborhoods. Foster good community design concepts that incorporate landscape features to serve as buffers
between incompatible uses while reducing scale and creates a sense of place (Pg.167 – Goal 1 and Pg. 168 – 1.2).
Existing Residential Subdivisions:
Residential placement is intended to increase social interactions at various times of the day. Multi‐family
residential uses should be located closer to the neighborhood cores and be interspersed with mixed‐uses (Page
178).
Neighborhoods:
Kuna’s updated Plan is an advocate for the development of self‐sufficient neighborhoods. These neighborhoods
are intended to be connected by transit and other non‐motorized methods of transportation. Each neighborhood
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will have a center, a core and an edge. The Neighborhood Center will be the core of the neighborhoods churches,
schools, and public facilities. The neighborhood centers will feature denser developments and multi‐family
residential development (Page 179).
Comment: This application promotes sound community and urban design principles.

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

2. The site is physically suitable for a subdivision.
Comment: The 6.2 acre (approximate) project includes a request for a change to an R‐12 zone. The site
appears to be compatible with the proposal.

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

4. The rezone, Comp Plan Map amendment and subdivision applications are not likely to cause adverse public
health problems.
Comment: The rezone and Comp Plan Map amendment for the property requires a zoning
designation per Kuna Code 5‐13‐9. The high density land use designation requires connection 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: Staff did consider the rezone, Comp Plan Map amendment and subdivision and the location of
the property with adjacent uses. The subject property is surrounded by existing City and Ada County
subdivisions and will be connected to the Kuna City central sewer and potable and pressure irrigation water
systems. The current adjacent uses are small vacant lands, residential uses and two major collector roads.

6. The existing and proposed street and utility services in proximity to the site are suitable and adequate for
residential purposes.
Comment: Correspondence from ACHD and Kuna Public Works confirms that the streets and utility services
are suitable and adequate for the residential project.

M. Proposed Conclusions of Law:
1.
2.

Based on the evidence contained in Case No’s 16‐01‐ZC, 16‐02‐CPM and 16‐01‐S, Commission finds Case
No’s 16‐01‐ZC, 16‐02‐CPM and 16‐01‐S generally comply with Kuna City Code.
Based on the evidence contained in Case No’s 16‐01‐ZC, 16‐02‐CPM and 16‐01‐S, Commission finds Case
No’s 16‐01‐ZC, 16‐02‐CPM and 16‐01‐S are generally consistent with Kuna’s Comp Plan.
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3.

The public notice requirements have been met and the neighborhood meeting was conducted within the
guidelines of applicable Idaho Code and City Ordinances.

N. Recommended Conditions of Approval:
Note: This proposed motion is to approve, conditionally approve, or deny these requests. If the Commission wishes
to approve or deny specific parts of the requests as detailed in this report, those changes must be specified.
Based on the facts outlined in staff’s report and public testimony during the public hearing, the Planning and
Zoning Commission of Kuna, Idaho, hereby recommends (approval/denial) for Case No’s 16‐01‐ZC, 16‐02‐CPM and
16‐01‐S, a rezone, Comprehensive Plan Map amendment and subdivision request from Steve Arnold (A‐Team
Consultants), (with/without) the following conditions of approval to Council:

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 agencies noted below. All submittals are required
to include lighting, landscaping, drainage, and development plans. All site improvements are
prohibited prior to approval of the following agencies:
a. The City Engineer shall approve the sewer hook‐ups.
b. The City Engineer shall approve the drainage and grading plans. 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”. No
construction, grading, filling, clearing or excavation of any kind shall be initiated until the
applicant has received approval of the drainage plan.
c. 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.
d. Boise‐Kuna Irrigation District shall approval any modifications to the existing irrigation system.
e. Approval from Ada County Highway District (ACHD) shall be obtained and Impact Fees must be
paid prior to issuance of any building permit(s).
2. All public rights‐of‐way shall be dedicated and constructed to standards of the City, Ada County Highway
District and Idaho Transportation Department. No public street construction may commence without the
approval and permit from Ada County Highway District and/or Idaho Transportation Department.
2.1– At time of development and as necessary, dedicate right‐of‐way in sufficient amounts to
follow City and ACHD standards and widths.
3. 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.
4. 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.
5. 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 requesting to annex the irrigation
surface water rights appurtenant to the property over to the Kuna Municipal Pressure Irrigation system of
the City (KMID).
6. All street lighting within and for the site shall be LED lighting and must comply with KCC and established Dark
Skies practices.
7. Parking within the site shall comply with KCC. (Unless specifically approved otherwise).
8. Fencing within and around the site shall comply with KCC (Unless specifically approved otherwise and
permitted). Perimeter fencing (and permit) is required prior to requesting final plat signatures from Kuna
City Clerk and Engineer.
9. All signage within/for the project shall comply with KCC.
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.
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11. 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.
12. Applicant shall follow staff, City engineers and other agency recommended requirements as applicable.
13. Developer/owner/applicant shall comply with all local, state and federal laws.

DATED this __, day of _______, 2016.
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April4,2016
Troy Behunin, Senior Planner
CityofKuna
763 W. Avalon
Kuna, Idaho 83634
Dear Troy:
Subject: RE: School House Apartments Subdivision Comprehensive Plan Amendment
On behalf of Oasis LLC, A Team Land Consultants presents to the City of Kuna a
Comprehensive Map Amendment for the proposed School House Apartments
Subdivision. The 6.37-acre site is located at the southeast comer of Sunbeam Road
extended and School Avenue. The applicant is proposing 56 units on 14 lots. The
property is currently zoned R-6, and the density proposed would require the R-12 zonin
which is considered to be a High Density zoning. As required for a comprehensive map
change the applicant is required to provide the following:
1. Definition of the requested change: the property is currently zoned R-6, and is
listed on the Comprehensive Map as Medium Density. The R-6 allows for a
density of 6 units/acre. The applicant is proposing approximately 56 units; the
current zoning will allow for 38 units. The 56-unit density that is being proposed
is significantly lower than that allowed by the requested R-12 rezone.
2. Specific information on the property involved; the subject property was a part
of the original School House Subdivision Preliminary Plat, and originally
proposed as single family units, approximately 25 homes. In the last housing
crunch starting in 2006, the owners met with the City to discuss modifying the
preliminary plat to allow for a mix of housing type to try to diversify the product
type in the subdivision. At that time, it was agreed to do a higher density product
due to the location of the two major collector adjacent to the site and there was a
need for a mix of housing units. Based on that decision, the City allowed the
applicant to remove a stub street into this site and plat phase two of School House
Subdivision not connecting to this site, and access into this phase would be off
Sunbeam Street.
3. The Condition or Situation which warrants the change: as stated above we
will have two major collectors abutting the site. It is typical planning practices to
transition higher density housing adjacent to major streets into lower density as
you move into a development. This is one of the requested conditions that
warrant modifying the comprehensive plan map. Another is the lack of housing
type in this area of Kuna; there is virtually no quality multifamily housing south
of the town in this area. With the existing demand and anticipated future demand
Land Use Planning & Design/ Project Management/ Real Estate Services
1785 Whisper Cove Avenue, Boise Idaho 83709. Ph. (208) 871 -7020 Fax. (208) 401-0977
E-mail: steve@ateamboise.com

Land Development & Real Estate
Services

with the growth of the City, the developer believes that this is a great location for
a high quality multifamily housing unit. Potential renters will be able to travel
directly to the meat processing plant without even crossing the tracks.
4. Public need and benefit of such a plan with the map: there is currently a high
demand for multifamily housing units in Kuna, especially where this site is
located. This site is located south of town where there is very little multifamily
units. There is a significant amount of industrial growth and commercial growth
currently going on in or around Kuna that will only exasperate the need for a
multifamily housing product. Nationally, and locally in the state ofldaho, there is
a huge demand for multifamily housing, the current vacancy in Ada County is
hovering around 3-percent. That is significantly below the normal vacancy rate.
And the trend for first time home buyers is starting to lean toward renting longer
before a purchase is made. The trend of moving towards a rental multifamily unit
along with the fact that the City of Kuna has a very low supply of rental units has
created a high demand for this product type within the City.

5. There is no other solution to modifying the comprehensive plan to achieve
this product type: the current zoning and comprehensive planning map does not
permit for multifamily housing on this site. In speaking with City Staff there is no
other option other than a comprehensive plan map change to get the density of
this multifamily unit.

6. Development intentions for the land involved: our intention is to develop a
multifamily project that is of high quality. There is a significant amount or
architectural design going into the buildings. Each of the buildings are being
platted so that the building can be individually owned, however, all the building
and the site will be subject to one Home Owners Association with a strict set of
guidelines and rules governed by our Covenants Conditions and Restrictions
(CC&R's). There will be extensive screening adjacent to the collectors to buffer
this site from the future traffic noise. Also, we will be providing year round
screening to the south to buffer this development from the single family uses to
the south to mitigate any perceived issues with our development. The buffer to
the south is between 20-30 feet in width.
As part of the application we are submitting color photographs of the proposed
buildings. The color combination for the buildings will be a mixture of earth
tones as shown on the submitted pictures. The fascia and trim will be designed in
such a way as to better accent the earth tones. Variations in wall panels and
rooflines are provided to also add architectural amenities to the buildings
appearance. All of the buildings will be constructed to a minimum of a Silver
LEED standard, thus providing energy efficiency. This in tum allows the
mechanical units to be constructed smaller. Two foot fencing will be provided to
screen the mechanical units.

Land Use Planning & Design/ Project ManagemenV Real Estate Services
1785 Whisper Cove Avenue, Boise Idaho 83709. Ph. (208) 871 -7020 Fax. (208) 401-0977
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The buildings and the facades are architecturally attractive and help function to
promote owner occupied building or a higher end rental unit. Each of the units is
two stories with its own individual entrance on each side of the building.
Pathways to the entrances are provided from the parking area to each unit, thus
giving the owner or renter the feel of a private entrance. The builder has put a
significant amount to time designing these units to be very attractive as he did in
the single family units in the previous phases of School House Subdivision.

7. The proposed amendment will provide an example of an improved
development type in the future growth of the City: providing a mix of housing
type promotes a quality of living among all within a subdivision, a community
and a City by providing housing diversity. Diversity in housing types has been
proven to increase value within a subdivision and a community. What the
applicant is trying to provide in this subdivision is a product type that is in high
demand within the City and that demand is anticipated to increase with the future
growth. Multifamily housing compared to single family housing offers many
benefits, such as:
a. Less Demand on City Services and Infrastructure: multifamily
housing places less demand on City services. An example is a comparison
of 100 single family units compared to 100 multifamily units and the
School Impact. The same number of single family units will have
approximately 51-school aged children, where the same number of
multifamily units will place approximately 31-school aged children.
Multifamily units tend to be more empty nesters and young couples
without children compared to the counter parts of single family.
Transportation is also impacted less, with an average of 6.8 trips per day
for multifamily compared to 10 trips per day for single family. Other
infrastructure costs include sewer and water burdens. It take less
extensions of service to provide more multifamily units than it does their
counter part of single family units, just by the very nature that multifamily
units are compact compared to single family units.
b. Apartments generally pay higher taxes: because apartments are
generally considered a commercial use in most jurisdictions they tend to
pay a higher tax rate than their counter part of single family dwellings.
Thus the multifamily units contribute more to the economic growth of a
community.
c. Multifamily Units add Value to nearby single family units: a study
done by the National Association of Home Builders has concluded that a
well maintained multifamily housing complex will actually add value to
nearby single family uses.
d. Multifamily Units do not increase Crime: the assumption that
multifamily renters are less engaged in a community and more apt to
commit crimes is only supported by false antidotes. There have been
numerous studies comparing single family crime rates to the similar
multifamily crime rates. And one study actually found fewer police calls
Land Use Planning & Design/ Project ManagemenU Real Estate Services
1785 Whisper Cove Avenue, Boise Idaho 83709. Ph. (208) 871 -7020 Fax. (208) 401 -0977
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per 100-units of multifamily compared to its counter of 100-single family
units. There is no correlation between crime vs ownership and renting.
The applicant is providing a housing product of high quality that will suit this
neighborhood very well. Each of the building will be platted separate on its own lot so
that they can be owned. A Home Owners Association will be created for the up keep and
maintenance of the entire site to keep uniformity throughout the project. There will also
be a property management company that will manage the day to day activities and see
that all the rules and regulations of the Home Owners Association are followed. The
builder of this site is also the builder of the School House subdivision and that is evidence
of the high quality housing unit that will be built. A high quality product type will
demand higher rents, thus ensuring that a quality project is brought forward to the City.
This narrative for the Comprehensive Map Amendment is provided to help clarify our
request. Please notify us as early as possible if you should need additional clarification or
information regarding this application. The proposed development will be a great
addition to the City and will be a high quality multifamily development along two major
Collectors. I look forward to working with the City as this development moves forward
in the process.
Sincerely,
A Team Land Consultants

Steve Arnold
Project & Real Estate Manager

Land Use Planning & Design/ Project Management/ Real Estate Services
1785 Whisper Cove Avenue, Boise Idaho 83709. Ph. (208) 871-7020 Fax. (208) 401-0977
E-mail: steve@ateamboise.com

March 12, 2016

Troy Behunin, Senior Planner
City of Kuna
763 W. Avalon
Kuna, Idaho 83634
Dear Troy:
Subject: School House Apartments Subdivision
On behalf of Oasis Properties LLC, A Team Land Consultants presents to the City of
Kuna a Design Review, Preliminary Plat, Rezone, Special Use application, and a
Comprehensive Plan Amendment applications for the proposed School House
Apartments Subdivision. The subject property is located at the southeast corner of
School Avenue and Sunbeam Street. The property contains 6.37 total acres. The
subject property was originally a part of the School House Subdivision Preliminary Plat.
That plat was allowed to expired by the Applicant and the City in anticipation of this
submittal for multifamily housing.
Project Summary
The applicant is proposing 14 four plex units, 1 basketball and gazebo lot, and
three other common landscape lots. The site is currently zone R-6, which allows
up to 38 units on this site. The gross density of the residential area is calculated
at 8.79 dwelling units to the acre. All of the residential lots will have access via a
common drive isle running parallel to Sunbeam Street. No direct access is
proposed to Sunbeam Street or School Avenue. There are several common
areas planned in the center of the development, a gazebo and picnic area, a
pathway lot, and extensive landscaping will be provided adjacent to the
collectors. There will be a pathway connection made to the south, within the
School House Park Subdivision. There is an existing 6-foot vinyl fence adjacent
to our south boundary, we will continue that adjacent to our other boundaries.
Fencing will be constructed in accordance with City Code.
Drive Isles and Adjacent Roads
Primary accesses to the proposed development are two driveways off Sunbeam
Street extended, connecting to the proposed east/west drive isle. The internal
private streets will be constructed as a 25-foot drive isles, 19-foot parking stalls
on both sides and sidewalks adjacent to the parking. A traffic study was not
included with this application due to the minimal amount of trips this site
generates per day; approximately 390 trips per day.

Land Use Planning & Design/ Project Management/ Real Estate
1785 Whisper Cove Avenue, Boise Idaho 83709. Ph. (208) 871-7020 Fx. (208) 321-0525
E-mail: steve@ateamboise.com
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Utilities, Irrigation and Storm Drainage
There are existing wet and dry utilities adjacent to this site’s property line. The
developer is proposing to extend both sewer and water from the east into this
development. We are currently showing a looped water system within the
development. Dry utilities will also be extended into this site to all building lots.
The common areas will also be utilized for storm drain, with seepage beds
handling the nuisance water. Pressurized irrigation is existing and will be
extended to all new common areas.
Neighborhood Meetings
There were two neighborhood meetings conducted prior to submitting this
application one on November 9, 2015, and another on March 7, 2016. There
were three main points of concern. The first was the use that was being
proposed, multifamily. There were property owners in the vicinity of the
development that did not want to have renters near to their location. The belief
was that a renter exhibits more crime, and other undesirable behaviors not
compatible with home ownership. The second was the traffic that would be
generated from the development on the nearby street. The neighbors did not
believe that the local roads could handle the additional traffic generated from this
development. The final concern was the extension of Sunbeam Street; it was
believed to have a negative impact on adjacent land owners. At our original
meeting we had 15 four plex buildings, at the second meeting we dropped to 14
buildings but that did not seem to have much impact on the concern about
multifamily units.
Proposed Buildings
As part of the application we are submitting color photographs of the proposed
buildings. The color combination for the buildings will be a mixture of earth tones
as shown on the submitted pictures. The fascia and trim will be designed in such
a way as to better accent the earth tones. Variations in wall panels and rooflines
are provided to also add architectural amenities to the buildings appearance. All
of the buildings will be constructed to a minimum of a Silver LEED standard, thus
providing energy efficiency. This in turn allows the mechanical units to be
constructed smaller. Two-foot fencing will be provided to screen the mechanical
units.
The buildings and the facades are architecturally attractive and help function to
promote owner occupied building or a higher end rental unit. Each of the units is
two stories with its own individual entrance on each side of the building. There
are no separate units above one another. Pathways to the entrances are
provided from the parking area to each unit, thus giving the owner or renter the
feel of a private entrance. These are very attractive units, built by a reputable
builder.
C/Projects/School House Apartments - Narrative.doc
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Amenities and Open Space
The proposed development includes 4.61 acres of open space and common lots
to be used for a street buffering, a basketball and picnic/gazebo area, and a
pedestrian pathway. Landscape buffering is being provided along School
Avenue and Sunbeam Street. This will produce a very nice entrance when you
enter the development off School Avenue. Central to the site will be a gazebo
with picnic benches and a plaza/sitting area. Additional landscaping will be
provided adjacent to the existing storm drain facility to enhance the look of it and
add to this development. All landscape areas will be landscaped in accordance
with City landscaping requirements.
Comprehensive Plan Policies
This proposal reflects many of goals, guidelines and policies within the City’s
Comprehensive Plan Policies. Some of those objectives include the following:






9.3 Goal 3: Balance land use planning with transportation needs.
Develop strategies to reduce travel demand. Encourage developers to
create mixed use developments that will reduce travel demand through
trip capture. Encourage higher densities near collectors and arterials.
12.1 Goal 1: Provide a wide range of housing types to meet the needs of
the current and future population. Ensure that house is available
throughout the community for people of all income levels and for those
with special needs. Encourage a mixed-use development that includes
town centers, single-family, multi-family, accessory units, and other types
of residential development.
12.3 Goal 3: Encourage high-quality residential development.

Vision Statement
This site is a great location for multifamily development, walking distance to
downtown and shopping centers. The multifamily use will make a good
transitional use between the existing single family uses and the collector
roadways adjacent to the north and west boundary, and meets all City Planning
policies. The developer will also be the builder and has a very unique floor plan
and elevations which greatly enhance the quality of the project. Our vision is to
work with the City and create a neighborhood that will add value to the
community as this developer did within the School House Residential
Subdivision. We encourage members of Staff, the Planning and Zoning
Commission and City Council to participate in this Vision. This will only enhance
the community and the project, which will be a benefit to all.
It is anticipated that the applications are in compliance with all applicable plans and
codes adopted by the City. Please notify us as early as possible if you should need
additional clarification or information regarding this application. The proposed
development will be a great addition to the City and will be a high quality multifamily
C/Projects/School House Apartments - Narrative.doc
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development along two major collectors. I look forward to working with the City as this
development moves forward in the process.
Sincerely,
A Team Land Consultants

Steve Arnold
Project & Real Estate Manager
Cc:

Marty Pieroni

C/Projects/School House Apartments - Narrative.doc

City of Kuna
Planning & Zoning
Department

Commission & Council Review Application

P.O. Box 13
Kuna, Idaho 83634
208.922.5274
Fax: 208.922.5989
Website: www.kunacity.id.gov

Note: Engineering fees shall be paid by the applicant
if required.
*Please submit the appropriate checklist (s) with application

Type of Review (check all that apply):
Annexation
Appeal
Comprehensive Plan Amendment
Design Review
Development Agreement
Final Planned Unit Development
Final Plat
Lot Line Adjustment
Lot Split
Planned Unit Development
Preliminary Plat
Rezone
Special Use
Temporary Business
Vacation
Variance

For Office Use Only
File Number (s)

Project name

Date Received

Date Accepted/
Complete
Cross Reference
Files
Commission Hearing
Date
City Council Hearing
Date

Contact/Applicant Information
Owners of Record: Oasis Properties LLC
Address: 475 S Thornwood Way
City, State, Zip: Meridian ID 83642

Phone Number: 994-9691
martypieroni@gmail.com
E-Mail:
401-0977
Fax #:

Applicant (Developer): A Team Land Consultants
Address: 1785 Whisper Cove Ave.
City, State, Zip: Boise ID 83709

Phone Number: 321-0525
steve@ateamboise.com
E-Mail:
401-0977
Fax #:

Engineer/Representative:A Team Land Consultants Phone Number: 321-0525
steve@ateamboise.com
Address: 1785 Whisper Cove Avenue
E-Mail:
City, State, Zip: Boise ID 83709
Fax #: 401-0977

Subject Property Information
Site Address: S. School Avenue, Kuna Idaho
Site Location (Cross Streets): School Avenue and Sunbeam Road
Parcel Number (s): S1326428020
Section, Township, Range: 2N, 1W, SEC 26
6.37-acres
Property size :
Current land use: Vacant
Proposed land use: Multifamily
Current zoning district : R-6
Proposed zoning district: R-12
Commission & Council Review App.

Form 100B

May 2010
Page 1

Project Description
Project / subdivision name: Schoolhouse Apartments Subdivision
General description of proposed project / request: The applicant is proposing

14 four plex buildings

with a gazebo/pic nic area and basket ball court.
Type of use proposed (check all that apply):
Residential
Commercial
Office
Industrial
Other
Amenities provided with this development (if applicable):

Half Basketball Court and Gazebo/Pic Nic
area.

Residential Project Summary (if applicable)
Are there existing buildings?
Yes
No
Please describe the existing buildings:
Any existing buildings to remain?
Yes
No
Number of residential units: 56
Number of building lots: 14
Number of common and/or other lots: 6
Type of dwellings proposed:
Single-Family
Townhouses
Duplexes
Multi-Family
Other
Minimum Square footage of structure (s): 4,200 s.f
Gross density (DU/acre-total property): 8.79
Net density (DU/acre-excluding roads): 11.07
72-percent
Percentage of open space provided:
Acreage of open space: 4.61-acres
Type of open space provided (i.e. landscaping, public, common, etc.): Basket ball and gazebo

Non-Residential Project Summary (if applicable)
Number of building lots:
Other lots:
Gross floor area square footage:
Existing (if applicable):
Hours of operation (days & hours):
Building height:
Total number of employees:
Max. number of employees at one time:
Number and ages of students/children:
Seating capacity:
Fencing type, size & location (proposed or existing to remain):
Proposed Parking:

a. Handicapped spaces:
b. Total Parking spaces:
c. Width of driveway aisle:

6
114
25-feet

Dimensions:
Dimensions:

9x19

Proposed Lighting:
Proposed Landscaping (berms, buffers, entrances, parking areas, common areas, etc.):

There will
be landscape buffers/berms adjacent to School and Sunbeam roads, common pathway lots
and gazebo and pic nic areas.
Applicant’s Signature:
Date: 4/6/16
Commission & Council Review App.

Form 100B

May 2010
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City of Kuna
AFFIDAVIT OF
LEGAL INTEREST

City of Kuna
P.O. Box 13
Kuna, Idaho 83634
Phone: (208) 922-5274
Fax: (208) 922-5989
Web: www.cityofkuna.com

State of Idaho )
) ss.
County of Ada )
I,______________________________________
Name Oasis Properties, Marty Peroni

475 S. Thornwood Way
,_____________________________________
Address

Meridian
_______________________________________
City

83642
ID
,____________________________________
State
Zip Code

being first duly sworn upon oath, depose and say:
(If Applicant is also Owner of Record, skip to B)
A.

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

A Team Land Csltnts.
permission to ____________________
Name

1785 Whisper Cove Ave. Boise ID 83709
________________________________________
Address

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),

January
16
Dated this ___________________________day of ______________________________,
20_____
____________________________________________________________________
Signature
Subscribed and sworn to before me the day and year first above written.
______________________________________________________________
Notary Public for Idaho
Residing at: ____________________________________________________
Boise
My commission expires: __________________________________________
February 17, 2021

Comprehensive Plan Amendment Checklist

Form 300CPA

May 2010
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CITY OF KUNA
P.O. BOX 13
KUNA, ID 83634

GORDON N. LAW
CITY ENGINEER

www.cityofkuna.com
Telephone (208) 287-1727; Fax (208) 287-1731
Email: glaw@cityofkuna.com

MEMORANDUM
TO:

Director of Kuna Planning and Zoning

FROM:

Gordon N. Law
Kuna City Engineer

RE:

Schoolhouse Park Subdivision No. 3
Rezone, Comprehensive Plan Map Modification, Preliminary Plat
15-04-ZC, 15-02-CPM, 15-06-S

DATE:

May 3, 2016

The City Engineer has reviewed the Preliminary Plat, Rezone and Comprehensive Plan Map
Modification request of the above applicant dated May 2, 2016. It is noted that the request and
application do provide a detailed narrative description or plan for development of the site and
comments will be structured accordingly. The City Engineer provides the following comments:
1. Sanitary Sewer System
a) The City has sufficient sewer treatment capacity to serve this site. The Sewer Master
Plan for disposal of wastewater from this area proposes discharge to the Ten Mile
Lift Station and treatment at the South Wastewater Treatment facility. This site is not
presently connected to the city system and would be subject to connection fees for the
demand of the ultimate connected load as provided in the City’s Standard Table.
b) This property was not included in Local Improvement District 2006-1 and
consequently does not have reserved treatment capacity. Treatment capacity may be
secured for this site from those who have reserved capacity or from capacity not
reserved and upon payment of appropriate fees.
c) The nearest gravity main (8-inch) is located on the east end of the project site.
d) Specific recommendations of note are as follows:
1) City Code (6-4-2O) requires connection to the City sewer system for all sanitary
sewer needs.
2) For any connected load, it is recommended this application be conditioned to
conform to the sewer master plan.
3) At all reasonable locations where sewer service could be extended to adjoining
properties, sewer mains shall be stubbed at usable depths to the property line or
extended into and along right-of-way adjacent to the project. This requirement
may apply, depending on slopes, to School and Sunbeam Streets.
e) For assistance in locating existing facilities and understanding issues associated with the
Master Plan and connection, please contact the City Engineer.
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2. Potable Water System
a) The City has sufficient potable water supply to serve this site. This site is not
connected to the city system and would be subject to connection fees for the demand
of the ultimate connected load as provided in the City’s Standard Table.
b) The nearest available water mains (8-inch, 10-inch and 12-inch) are located in School
and Sunbeam adjacent to the project.
c) Water supply capacity is available for this site upon payment of appropriate fees.
Specific recommendations of note are as follows:
1) City Code (6-4-2X) requires connection to the City water system for all potable
water needs.
2) For any connected load, it is recommended this application be conditioned to
conform to the water master plan. This requirement applies to the extension of a
12-inch water main in Sunbeam.
3) 8-inch water mains should be installed by developer in internal subdivision
streets.
4) At all reasonable locations where water service could be extended to adjoining
properties, water mains should be stubbed to the property line or extended in or
along right-of-way adjacent to the project.
d) Improvements necessary to provide adequate fire protection as required by Kuna Fire
District will be required of the development.
e) For assistance in locating existing facilities and understanding issues associated with
connection, please contact the City Engineer.

f) Please verify there is adequate separation between potable water service lines and all nonpotable water lines (storm drains, sewer services, etc.).

3. Pressure Irrigation
a) The applicant’s property is not connected to the City pressure irrigation system. The
nearest pressure main (12-inch) is located in S. School Street adjacent to the project.
b) The development is subject to connection fees based on number of dwellings and lot
size for the residential area and based on ultimate landscaped area for the common
lots, as provided in City Resolutions.
c) Irrigation supply capacity is available for this site upon payment of appropriate fees.
Specific recommendations of note are as follows:
1. Relying on drinking water for irrigation purposes is contrary to City Code (6-4-2I)
and the public interest and is not accounted for in the approved Water Master
Plan. It is recommended this project be conditioned to require connection to the
City Pressure Irrigation system and annexation into the municipal irrigation
district and pooling of water rights is a requirement at the time of final
platting/development.
2. For any connected load, it is recommended this application be conditioned to
conform to the Pressure Irrigation Master Plan. The Master Plan designates the
providing of a trunk line in Sunbeam.
3. It is recommended that conformity with approved City PI standards is required,
including the providing of adequately sized internal loop lines.
4. Grading, Gravity Irrigation, Drainage
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a) Runoff from public right-of-way is regulated by ACHD or ITD, depending on the
agency responsible for the right-of-way. Plans are required to conform to the
appropriate agency standards.
b) Exclusive of public right-of-way, any increase in quantity or rate of runoff or
decrease in quality of runoff compared to historical conditions must be detained,
treated and released at rates no greater than historical amounts. In the alternative,
offsite disposal of storm water in excess of historical rates or conditions of disposal at
locations different than provided historically, approval of the operating entity is
required. The City of Kuna relies on the ACHD Stormwater Policy Manual to
establish the requirements for design of any private disposal system.
c) The city is now requiring with every new development, a documentation map that
illustrates the surface and sub-surface water irrigation supply as well as drainage
ways that exist in the applicant’s property and in the right-of-way adjacent to the
proposed development to be submitted with construction plans. The map must
include 2-foot contours, a layout and essential features of existing irrigation ditches,
drainage ditches and pipelines within and adjacent to the proposed development.
Open and piped facilities should be noted. The map should include any proposed
changes to the systems.
d) All upstream drainage rights and downstream water delivery rights are to be
preserved as a condition of development.
5. General
At the time of, or prior to redevelopment:
a) Plan approvals and license agreements from any affected irrigation District will be
required.
b) The City reserves the right of prior approval to all agreements involving the applicant
(or its successors) and the irrigation or drainage district related to the property of this
application and any attempt to abandon surface water rights.
c) Verify that existing and proposed elevations match sufficiently at property boundaries
to not impose a slope burden on adjacent properties.
d) State the vertical datum used for elevations on all plans.
e) Provide engineering certification on all final engineering drawings.
6. Inspection Fees
An inspection fee will be required for any public water, sewer and irrigation construction
work associated with this development. The developer will still require a qualified
responsible engineer to do sufficient inspection to justly certify to DEQ the project was
completed in accordance with approved plans and specifications and to provide accurate
as-built drawings to the City. The developer’s engineer and the City’s inspector are
permitted to coordinate inspections as much as possible. The current City inspection fee
is $1.00 per lineal foot of sewer, water and pressure irrigation pipe and payment is due
and payable prior to City’s scheduling of a pre-construction conference.
7. Right-of-Way
Sufficient full and half right-of-way on section and quarter lines for arterial and collector
streets shall be provided and developed pursuant to City, ITD and ACHD standards. In
this instance, the site fronts on S. School Street and W. Sunbeam Street - which are MidPage 3 of 4

mile Collectors. The recommendations or conclusions of the City Engineer are as
follows:
a) The right-of-way for S. School Street fronting on the project is to be platted and
widened in accordance with City and ACHD standards.
b) The right-of-way for W. Sunbeam Street fronting on the project is to be platted and
widened in accordance with City and ACHD standards.
c) Residential Easements – City Code (6-3-8) requires the providing of 10-foot front
and back lot line easements and side-lot easements, as necessary. The City Engineer
recommends the following:
1. 10-foot minimum subdivision boundary easement;
2. 10-foot minimum street frontage easement;
3. 10-foot minimum back lot line easement;
4. 5-foot side lot line easements and 10-foot for any easement containing a PI
Main;
5. Parking/cross access easements.
d) It is recommended approaches onto local, section line and quarter line streets comply
with ACHD approach policies and generally are as far as practical from adjacent
intersections.
e) Curb and Gutter – City Code (6-4-2C) requires the installation of curb and gutter:
vertical curb on classified streets (School, Sunbeam) and either rolled or vertical
elsewhere. The documents submitted with the application show an intent to
construct curb and gutter. The City Engineer recommends compliance with City
Code.
f) Street Drainage – The application includes some facilities for handling storm
drainage from local streets. The documents submitted with the application show an
intent to construct storm drainage facilities as required. The City Engineer
recommends compliance with ACHD policies.
g) Sidewalk - City Code (6-4-2Q) requires the installation of sidewalk on all local and
classified streets. The documents submitted with the application show an intent to
construct sidewalk. The City Engineer recommends compliance with City Code.
h) Entrances/Approaches – The application proposes two entrances to Alizarin Avenue.
The City Engineer concurs with the entrances proposed.
8. As-Built Drawings
As-built drawings are required at the conclusion of any public facility construction
project and are the responsibility of the developer’s engineer. The city may help track
changes, but will not be responsible for the finished product. As-built drawings will be
required as a condition of final platting.
9. Property Description
a) A metes and bounds description prepared by a licensed surveyor has been provided
by the applicant.
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Development Services Department

Project/File:

School House Subdivision/ KPP16-0002/ 15-04-ZC/15-02-CPM/15-06-S
This is a rezone, comprehensive plan amendment, and preliminary plat application to
allow for the development of 56 mutli family housing units on 6.37 acres. The site is
located at southeast corner of School Avenue and the future Sunbeam Road in
Kuna, Idaho.

Lead Agency:

City of Kuna

Site address:

SEC of School Avenue and Sunbeam Road

Staff Approval:

June 9, 2016

Applicant:

Marty Pieroni
Oasis Properties, LLC
475 S. Thornwood Way
Meridian, ID 83642

Representative: Steve Arnold
A-Team Land Consultants
1785 Whisper Cove Avenue
Boise, ID 83709
Staff Contact:

Mindy Wallace
Phone: 387-6178
E-mail: mwallace@achdidaho.org

A. Findings of Fact
1.

2.

Description of Application: The applicant is requesting approval of a rezone, comprehensive
plan amendment, and preliminary plat application to allow for the development of 56 mutli-family
housing units on 6.37 acres. The site is located at southeast corner of School Avenue and the
future Sunbeam Road in Kuna, Idaho.
Description of Adjacent Surrounding Area:
Direction Land Use
North
Single-family residential
South
Single-family residential
East
Single-family residential
West
Single-family residential

Zoning
R-1
R-6
R-6
R-6

3.

Site History: ACHD has not previously reviewed this site for a development application. .

4.

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

1
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5.

New Center Lane Miles: The proposed development includes 0.17 centerline miles of new
public road.

6.

Impact Fees: There will be an impact fee that is assessed and due prior to issuance of any
building permits. The assessed impact fee will be based on the impact fee ordinance that is in
effect at that time.

7.

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

B.

Traffic Findings for Consideration

1.

Trip Generation: This development is estimated to generate 372 vehicle trips per day; 30 vehicle
trips per hour in the PM peak hour, based on the Institute of Transportation Engineers Trip
Generation Manual, 9th edition.

2.

Area Roadways
Frontage

Functional
Classification

School Street

320-feet

Collector

Sunbeam Street

905-feet

Collector

Roadway

C.
1.

Findings for Consideration
Sunbeam Street
a. Existing Conditions: Sunbeam Street is not constructed abutting the site. Sunbeam Street
stubs to the site’s east property line with 24-feet of pavement within 40-feet of right-of-way.
b. Policy:
Collector Street Policy: District policy 7206.2.1 states that the developer is responsible for
improving all collector frontages adjacent to the site or internal to the development as required
below, regardless of whether access is taken to all of the adjacent streets.
Master Street Map and Typologies Policy: District policy 7206.5 states that if the collector
street is designated with a typology on the Master Street Map, that typology shall be
considered for the required street improvements. If there is no typology listed in the Master
Street Map, then standard street sections shall serve as the default.
Street Section and Right-of-Way Policy: District policy 7206.5.2 states that the standard
right-of-way width for collector streets shall typically be 50 to 70-feet, depending on the
location and width of the sidewalk and the location and use of the roadway. The right-of-way
width may be reduced, with District approval, if the sidewalk is located within an easement; in
which case the District will require a minimum right-of-way width that extends 2-feet behind
the back-of-curb on each side.
The standard street section shall be 46-feet (back-of-curb to back-of-curb). This width typically
accommodates a single travel lane in each direction, a continuous center left-turn lane, and
bike lanes.
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Residential Collector Policy: District policy 7206.5.2 states that the standard street section
for a collector in a residential area shall be 36-feet (back-of-curb to back-of-curb). The District
will consider a 33-foot or 29-foot street section with written fire department approval and
taking into consideration the needs of the adjacent land use, the projected volumes, the need
for bicycle lanes, and on-street parking.
Half Street Policy: District policy 7206.2.2 states that required improvements to an adjacent
collector street shall consist of pavement widening to one-half the required width, including
vertical curb, gutter and concrete sidewalk (minimum 7-foot attached or 5-foot detached), plus
12-feet of additional pavement widening beyond the centerline established for the street to
provide an adequate roadway surface, with the pavement crowned at the ultimate centerline.
A 3-foot wide gravel shoulder and a borrow ditch sized to accommodate the roadway storm
runoff shall be constructed on the unimproved side.
Sidewalk Policy: District policy 7206.5.6 requires a concrete sidewalks at least 5-feet wide to
be constructed on both sides of all collector streets. A parkway strip at least 6-feet wide
between the back-of-curb and street edge of the sidewalk is required to provide increased
safety and protection of pedestrians. Consult the District’s planter width policy if trees are to
be placed within the parkway strip. Sidewalks constructed next to the back-of-curb shall be a
minimum of 7-feet wide.
Detached sidewalks are encouraged and should be parallel to the adjacent roadway.
Meandering sidewalks are discouraged.
A permanent right-of-way easement shall be provided if public sidewalks are placed outside of
the dedicated right-of-way. The easement shall encompass the entire area between the rightof-way line and 2-feet behind the back edge of the sidewalk. Sidewalks shall either be located
wholly within the public right-of-way or wholly within an easement.
ACHD Master Street Map: ACHD Policy Section 3111.1 requires the Master Street Map
(MSM) guide the right-of-way acquisition, collector street requirements, and specific roadway
features required through development. This segment of Sunbeam Street is designated in the
MSM as a Residential Collector with 2-lanes and on-street bike lanes, a 36-foot street section
within 54-feet of right-of-way.
c. Applicant Proposal: The applicant has proposed to improvement Sunbeam Street abutting
the site with 30-feet of pavement, vertical curb, gutter and a detached sidewalk on the south
side of the roadway and a 3-foot wide gravel shoulder on the north side of the roadway within
43-feet of right-of-way. The sidewalk on the south side of Sunbeam is proposed to be
detached and 5-feet in width and located outside of the right-of-way in an easement.
d. Staff Comments/Recommendations: The applicant’s proposal is consistent with the MSM
and should be approved, as proposed. The right-of-way may be reduced to extend 2-feet
behind the curb. The applicant should be required to provide a permanent right-of-way
easement for the detached sidewalk proposed to be located outside of the dedicated right-ofway.

2.

School Avenue
a. Existing Conditions: School Avenue is improved with 2-travel lanes and no curb, gutter or
sidewalk abutting the site. There is 50-feet of right-of-way for School Avenue (25-feet from
centerline).
b. Policy:
Collector Street Policy: District policy 7206.2.1 states that the developer is responsible for
improving all collector frontages adjacent to the site or internal to the development as required
below, regardless of whether access is taken to all of the adjacent streets.
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Master Street Map and Typologies Policy: District policy 7206.5 states that if the collector
street is designated with a typology on the Master Street Map, that typology shall be
considered for the required street improvements. If there is no typology listed in the Master
Street Map, then standard street sections shall serve as the default.
Street Section and Right-of-Way Policy: District policy 7206.5.2 states that the standard
right-of-way width for collector streets shall typically be 50 to 70-feet, depending on the
location and width of the sidewalk and the location and use of the roadway. The right-of-way
width may be reduced, with District approval, if the sidewalk is located within an easement; in
which case the District will require a minimum right-of-way width that extends 2-feet behind
the back-of-curb on each side.
The standard street section shall be 46-feet (back-of-curb to back-of-curb). This width typically
accommodates a single travel lane in each direction, a continuous center left-turn lane, and
bike lanes.
Residential Collector Policy: District policy 7206.5.2 states that the standard street section
for a collector in a residential area shall be 36-feet (back-of-curb to back-of-curb). The District
will consider a 33-foot or 29-foot street section with written fire department approval and
taking into consideration the needs of the adjacent land use, the projected volumes, the need
for bicycle lanes, and on-street parking.
Half Street Policy: District policy 7206.2.2 states that required improvements to an adjacent
collector street shall consist of pavement widening to one-half the required width, including
vertical curb, gutter and concrete sidewalk (minimum 7-foot attached or 5-foot detached), plus
12-feet of additional pavement widening beyond the centerline established for the street to
provide an adequate roadway surface, with the pavement crowned at the ultimate centerline.
A 3-foot wide gravel shoulder and a borrow ditch sized to accommodate the roadway storm
runoff shall be constructed on the unimproved side.
Sidewalk Policy: District policy 7206.5.6 requires a concrete sidewalks at least 5-feet wide to
be constructed on both sides of all collector streets. A parkway strip at least 6-feet wide
between the back-of-curb and street edge of the sidewalk is required to provide increased
safety and protection of pedestrians. Consult the District’s planter width policy if trees are to
be placed within the parkway strip. Sidewalks constructed next to the back-of-curb shall be a
minimum of 7-feet wide.
Detached sidewalks are encouraged and should be parallel to the adjacent roadway.
Meandering sidewalks are discouraged.
A permanent right-of-way easement shall be provided if public sidewalks are placed outside of
the dedicated right-of-way. The easement shall encompass the entire area between the rightof-way line and 2-feet behind the back edge of the sidewalk. Sidewalks shall either be located
wholly within the public right-of-way or wholly within an easement.
Minor Improvements Policy: District Policy 7203.3 states that minor improvements to
existing streets adjacent to a proposed development may be required. These improvements
are to correct deficiencies or replace deteriorated facilities. Included are sidewalk construction
or replacement; curb and gutter construction or replacement; replacement of unused
driveways with curb, gutter and sidewalk; installation or reconstruction of pedestrian ramps;
ACHD Master Street Map: ACHD Policy Section 3111.1 requires the Master Street Map
(MSM) guide the right-of-way acquisition, collector street requirements, and specific roadway
features required through development. This segment of School Avenue is designated in the
MSM as a Residential Collector with 2-lanes and on-street bike lanes, a 36-foot street section
within 45-feet of right-of-way.
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c. Applicant Proposal: The applicant has proposed to construct a 5-foot wide detached
concrete sidewalk outside of the right-of-way on School Avenue abutting the site.
d. Staff Comments/Recommendations: The applicant should be required to widen School
Avenue to one half of a 36-foot street section with vertical curb, gutter, and a 5-foot wide
detached (or 7-foot attached) concrete sidewalk abutting the site. The required street
improvement will fit within the existing right-of-way. The applicant should provide a permanent
right-of-way easement for the detached sidewalks located outside of the right-of-way on
School Avenue abutting the site.

3.

Backpack Street
a. Existing Conditions: Backpack Street is improved with 2-travel lanes, curb, gutter, and
sidewalk abutting the site. There is 50-feet of right-of-way for Backpack Street (25-feet from
centerline).
b. Policy:
Local Roadway Policy: District Policy 7207.2.1 states that the developer is responsible for
improving all local street frontages adjacent to the site regardless of whether or not access is
taken to all of the adjacent streets.
Street Section and Right-of-Way Policy: District Policy 7207.5 states that right-of-way
widths for all local streets shall generally not be less than 50-feet wide and that the standard
street section shall be 36-feet (back-of-curb to back-of-curb). The District will consider the
utilization of a street width less than 36-feet with written fire department approval.
Standard Urban Local Street—36-foot to 33-foot Street Section and Right-of-way Policy:
District Policy 7207.5.2 states that the standard street section shall be 36-feet (back-of-curb to
back-of-curb) for developments with any buildable lot that is less than 1 acre in size. This
street section shall include curb, gutter, and minimum 5-foot concrete sidewalks on both sides
and shall typically be within 50-feet of right-of-way.
The District will also consider the utilization of a street width less than 36-feet with written fire
department approval. Most often this width is a 33-foot street section (back-of-curb to backof-curb) for developments with any buildable lot that is less than 1 acre in size.
Minor Improvements Policy: District Policy 7203.3 states that minor improvements to
existing streets adjacent to a proposed development may be required. These improvements
are to correct deficiencies or replace deteriorated facilities. Included are sidewalk construction
or replacement; curb and gutter construction or replacement; replacement of unused
driveways with curb, gutter and sidewalk; installation or reconstruction of pedestrian ramps;
pavement repairs; signs; traffic control devices; and other similar items.
c. Applicant’s Proposal: The applicant hasn’t proposed any improvements to Backpack Street
abutting the site.
d. Staff Comments/Recommendations: Backpack Street is already improved with curb, gutter,
and sidewalk abutting the site. Therefore no additional street improvements should be
required as part of this application. Consistent with ACHD’s Minor Improvement policy, the
applicant should be required to replace any segments of broken or deteriorated curb, gutter or
sidewalk on Backpack Street abutting the site.

4.

Driveways

4.1 Sunbeam Street
a. Existing Conditions: Sunbeam Street does not exist abutting the site.
b. Policy:
Access Policy: District Policy 7205.4.1 states that all access points associated with
development applications shall be determined in accordance with the policies in this section
5
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and Section 7202. Access points shall be reviewed only for a development application that is
being considered by the lead land use agency. Approved access points may be relocated
and/or restricted in the future if the land use intensifies, changes, or the property redevelops.
District Policy 7206.1 states that the primary function of a collector is to intercept traffic from
the local street system and carry that traffic to the nearest arterial. A secondary function is to
service adjacent property. Access will be limited or controlled. Collectors may also be
designated at bicycle and bus routes.
Driveway Location Policy: District policy 7206.4.4 requires driveways located on collector
roadways near a STOP controlled intersection to be located outside of the area of influence;
OR a minimum of 150-feet from the intersection, whichever is greater. Dimensions shall be
measured from the centerline of the intersection to the centerline of the driveway.
Successive Driveways: District policy 7206.4.5 Table 1, requires driveways located on
collector roadways with a speed limit of 20 MPH and daily traffic volumes greater than 200
VTD to align or offset a minimum of 245-feet from any existing or proposed driveway.
Driveway Width Policy: District policy 7206.4.6 restricts high-volume driveways (100 VTD or
more) to a maximum width of 36-feet and low-volume driveways (less than 100 VTD) to a
maximum width of 30-feet. Curb return type driveways with 30-foot radii will be required for
high-volume driveways with 100 VTD or more. Curb return type driveways with 15-foot radii
will be required for low-volume driveways with less than 100 VTD.
Driveway Paving Policy: Graveled driveways abutting public streets create maintenance
problems due to gravel being tracked onto the roadway. In accordance with District policy,
7206.4.6, the applicant should be required to pave the driveway its full width and at least 30feet into the site beyond the edge of pavement of the roadway and install pavement tapers in
accordance with Table 2 under District Policy 7206.4.6.
c. Applicant’s Proposal: The applicant has proposed to construct two 25-foot wide driveways
on to Sunbeam Street to provide access to the site. The driveways are proposed to be
located as follows; 226-feet and 542-feet east of School Avenue (measured centerline to
centerline).
d. Staff Comments/Recommendations: The applicant's proposal meets District policy and
should be approved, as proposed. The driveways should be constructed as curb return type
driveways with 30-foot radii and be paved their full width at least 30-feet into the site beyond
the edge of pavement of Sunbeam Street.

5.

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

6.

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

Other Access
School Avenue and Sunbeam Street are classified as Collector roadways. Other than the access
specifically approved with this application, direct lot access is prohibited to these roadways and
should be noted on the final plat.

D. Site Specific Conditions of Approval
1.

Construct Sunbeam Street abutting the site as one half of a 36-foot residential collector roadway
plus 12 additional feet of pavement (to total 30-feet) with vertical curb, gutter, and a 5-foot wide
detached concrete sidewalk on the south side of the road and a 3-foot gravel shoulder and barrow
ditch on the north side of the roadway, as proposed. The right-of-way may be reduced to extend
2-feet behind the curb.

2.

Provide a permanent right-of-way easement for the detached sidewalk proposed to be located
outside of the dedicated right-of-way on Sunbeam Street abutting the site.

3.

Widen School Avenue to one half of a 36-foot street section with vertical curb, gutter, and a 5-foot
wide detached (or 7-foot attached) concrete sidewalk abutting the site.

4.

Provide a permanent right-of-way easement for the detached sidewalks located outside of the
right-of-way on School Avenue abutting the site.

5.

Replace any segments of broken or deteriorated curb, gutter or sidewalk on Backpack Street
abutting the site.

6.

Construct two 25-foot wide driveways on to Sunbeam Street located 226-feet and 542-feet east of
School Avenue, as proposed.

7.

Construct both driveways onto Sunbeam as a curb return type driveways with 30-foot radii and
pave both driveways their full width at least 30-feet into the site beyond the edge of pavement of
Sunbeam Street.

8.

Direct lot access to School Avenue and Sunbeam Street is prohibited and shall be noted on the
final plat.

9.

Payment of impacts fees are due prior to issuance of a building permit.

10.

Comply with all Standard Conditions of Approval.

E. Standard Conditions of Approval
1.

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

2.

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

3.

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

4.

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

5.

A license agreement and compliance with the District’s Tree Planter policy is required for all
landscaping proposed within ACHD right-of-way or easement areas.
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6.

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

7.

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

8.

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

9.

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

10.

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

11.

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

12.

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

F. Conclusions of Law
1.

The proposed site plan is approved, if all of the Site Specific and Standard Conditions of Approval
are satisfied.

2.

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

G. Attachments
1.
2.
3.
4.
5.

Vicinity Map
Site Plan
Utility Coordinating Council
Development Process Checklist
Request for Reconsideration Guidelines
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VICINITY MAP
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SITE PLAN
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May 11, 2016

Troy Behunin
City of Kuna, Planning and Zoning Department
P.O. Box 13
Kuna, ID 83634
VIA EMAIL
RE:

15-04-ZC, 15-02-CPM AND 15-06-S SCHOOLHOUSE PARK 4 PLEX

The Idaho Transportation Department has reviewed the referenced rezone, comprehensive plan map
modification and subdivision application for the Schoolhouse Park 4 Plex on the southeast corner of School
Ave. and Sunbeam Road alignment southwest of SH-69. ITD has the following comments:
1. ITD has no objection to the changes requested.
2. This project does not abut the State highway system.
If you have any questions, you may contact Ken Couch at 332-7190 or me at 332-7191.
Sincerely,

James K. Morrison
Property Manager
jim.morrison@itd.idaho.gov

Neighborhood Meeting Certification
CITY OF KUNA PLANNING & ZONING * 763 W. Avalon, Kuna, Idaho, 83634 * www.kunacity.id.gov * (208) 922-5274 * Fax: (208) 922-5989

GENERAL INFORMATION:
You must conduct a neighborhood meeting prior to application for variance, conditional use, zoning
ordinance map amendment, expansion or extension of a nonconforming use, and/or a subdivision. Please
see Section 8-7A-3 of the Kuna City Code or ask one of our planners for more information on neighborhood
meetings.
The meeting must be held either on a weekend between 10 a.m. and 7 p.m., or a weekday between 6 p.m.
and 8 p.m. Meetings cannot be conducted on holidays, holiday weekends, or the day before or after a
holiday or holiday weekend. The meeting must be held at one of the following locations:
 The Subject Property;
 The nearest available public meeting place (Examples include fire stations, libraries and
community centers);
 An office space within a 1-mile radius of the subject property.
The meeting cannot take place more than 2 months prior to acceptance of the application and the
application will not be accepted before the neighborhood meeting is conducted. You are required to send
written notification of your meeting, allowing a reasonable amount of time before your meeting for property
owners to plan to attend. Contacting and/or meeting individually with residents will not fulfill Neighborhood
Meeting requirements.
You may request a list of the people you need to invite to the neighborhood meeting from our department.
This list includes property owners within 300 feet of the subject property. Once you have held your
neighborhood meeting, please complete this certification form and include it with your application.
Please Note: The neighborhood meeting must be conducted in one location for attendance by all
neighboring residents. Contacting and/or meeting individually with residents does not comply with the
neighborhood meeting requirements.
Please include a copy of the sign-in sheet for your neighborhood meeting, so we have written record of who
attended your meeting and the letter of intent sent to each recipient. In addition, provide any concerns that
may have been addressed by individuals that attended the meeting.

Description of proposed project:

14 four plex lots, 56 units on 6.37-acres

Date and time of neighborhood meeting:
Location of neighborhood meeting:

November 9, 2015, and March 7, 2016

City Hall and the Fire Department

SITE INFORMATION:

Location:

Quarter:

Subdivision Name:
Site Address:

NW Section: 26

Township:

2N

Range:

1W Total Acres:

Lot:

School House Apartments

Block:

Tax Parcel Number(s):

School Avenue and Sunbeam Road

6.37

S1326428020

Please make sure to include all parcels & addresses included in your proposed use.
CURRENT PROPERTY OWNER:
Name:
Address:

Oasis Properties LLC, Marty Pieroni
City:
475 Thornwood Way
Meridian State: ID

Zip:

83642

CONTACT PERSON (Mail recipient and person to call with questions):
Name:

Steve Arnold

Address:

1785 Whisper Cove Avenue

Neighborhood Meeting Certificate

Business (if applicable):
City:

Boise
Form 100E

State:

A Team Land Consultants
ID

Zip:

83709
May 2010
Page 1 of 3

PROPOSED USE:
I request a neighborhood meeting list for the following proposed use of my property (check all that apply):
Application Type
Annexation
Re-zone
Subdivision (Sketch Plat and/or Prelim. Plat)
Special Use

Brief Description

The applicant is requesting to construct 14 four plex
buildings on 6.37-acres. The applicant is requesting a
rezone, preliminary plat, Design review, SUP and
Comprehensive Map Amendment.

Variance
Expansion of Extension of a Nonconforming Use
Zoning Ordinance Map Amendment
APPLICANT:
A Team Land Consultants, Steve Arnold
Name:
Address:
1785 Whisper Cove Avenue
City:
State: ID
Zip: 83709
Boise
Telephone:
Fax:
401-0977
321-0525
I certify that a neighborhood meeting was conducted at the time and
location noted on this form and in accord with Section 8-7A-3 of the Kuna
City Code
Signature: (Applicant)

Neighborhood Meeting Certificate

Date

Form 100F

4/7/16

May 2010
Page 2 of 3

2003 STATE TAX OUTLOOK: MAY UPDATE

January 10, 2007

Key Contacts:
Mark Obrinsky
VP of Research and Chief Economist
mobrinsky@nmhc.org

OVERCOMING OPPOSITION TO MULTIFAMILY
RENTAL HOUSING
Mark Obrinsky, Ph.D. and Debra Stein
•

Multifamily rental housing can, and should, play an important
role in housing our growing population, but there is opposition
both to higher-density housing (compact development) and to
rental housing among: (a) some residents in communities in or
around proposed development sites; (b) local officials (including
planning agency and zoning officials); and (c) the public at large.

•

This white paper identifies and examines the nature of local
resistance to apartments, the reasons behind it and how it
can be overcome. It is organized in two sections.

Other NMHC Staff Contacts:
Douglas M. Bibby
President
dbibby@nmhc.org
James N. Arbury
Senior VP of Government Affairs
jarbury@nmhc.org
Lisa E. Blackwell
VP of Housing Policy
lblackwell@nmhc.org

o

The first identifies, and then offers evidence to refute,
the most common arguments against apartments, including misplaced notions that apartments lower nearby
property values, overburden schools, produce less
revenue for local governments, exacerbate traffic congestion and increase crime rates.

o

The second section offers tactics and strategies to mobilize support for specific apartment properties. It outlines
the five essential components of a successful outreach
campaign, examining ways to improve the public information process, to constructively engage neighbors, to
identify and recruit potential sponsors and how to manage the public hearing process.

David Cardwell
VP of Capital Markets
and Technology
dcardwell@nmhc.org
Kimberly D. Duty
VP of Communications
kduty@nmhc.org
Jeanne McGlynn Delgado
VP of Operations and Risk
Management Policy
jdelgado@nmhc.org
Eileen C. Lee
VP of Environment
elee@nmhc.org
Howard Menell
Tax Advisor
hmenell@nmhc.org

•

The document was originally produced for the National Policy
Summit on Rental Housing sponsored by Harvard University’s Joint Center for Housing Studies.

Ronald G. Nickson
VP of Building Codes
rnickson@nmhc.org

© Copyright 2007. National Multi Housing Council. This
document is intended for NMHC members only. It may
not be reproduced or retransmitted electronically, in
whole or in part, without permission from the National
Multi Housing Council.
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ABOUT THE NATIONAL MULTI HOUSING COUNCIL
The National Multi Housing Council (NMHC) represents the nation’s leading firms participating in the
multifamily rental housing industry.
Based in Washington, D.C., NMHC represents the interests of the nation’s largest and most prominent
firms in the apartment industry. NMHC members are engaged in all aspects of developing and operating apartments, including ownership, construction, management and financing. The Council was established in 1978 as a national association to advocate for rental housing and to provide a source of vital
information for the leadership of the multifamily industry. Since then, NMHC has evolved into the industry’s leading national voice. The association concentrates on public policies that are of strategic importance to participants in multifamily housing, including finance, tax, property management, environmental
issues and building codes. NMHC benefits from a focused agenda and membership that includes the
principal officers of the most distinguished real estate organizations in the United States. For more information on joining NMHC, contact the Council at 202-974-2300 or www.nmhc.org.
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INTRODUCTION AND BACKGROUND
Resistance to multifamily rental housing is a growing phenomenon in communities around the country. Indeed, opposition to any type of new housing development has become so pervasive that the
area of community resistance has spawned its own vocabulary. Multifamily housing is characterized
by some citizens as a “NIMBY” project (Not in My Backyard). Apartments are condemned as “LULUs” (“Locally Unwanted Land Uses”). We even have “CAVEs” (Citizens Against Virtually Everything) and they want “BANANAs” (to Build Absolutely Nothing Anywhere Near Anyone).
Putting whimsical acronyms aside, citizen resistance to multifamily rental housing is not a humorous
issue. In fact, community opposition to these development projects runs smack up against powerful
demographic trends. Population growth in the U.S. continues at a high level – certainly in comparison with other developed countries – and will require considerable new residential construction.1
Even a brief examination makes this clear.
The U.S. population is expected to increase over the next 20 years at an average annual rate of
0.83 percent – which would result in a cumulative increase of 23 percent, or 68 million people. This
figure is twice the size of today’s most populous state, California, which has almost 34 million people. In fact, the projected number of new residents in the next two decades is larger than the number
of people who currently live in the Northeast (54 million), Midwest (64 million), or West (64 million).
Clearly, population growth is an issue of critical importance for the U.S.
What’s more, the growth in households will be even greater than population growth itself. The average size of a household has been dropping for more than a century. In 1900, an average of 4.6 people lived in each household. By 2004, there was an average of only 2.6 people per household. While
this decline is partly the result of families having fewer children, it is mainly the result of changing
household composition. In 1960, single-person households made up 13 percent of all households,
while married couples with children made up another 44 percent. The share of single-person households has doubled since then while the number of married couples with children has fallen to only 23
percent. Married couples without children remain the most common type of household, as they have
been since 1982, even though their share of the total has waned a bit over that time. The Joint Center for Housing Studies projects that average household size will decline a bit more before stabilizing.2
The upshot is that the demand for new housing units is likely to increase faster than the population
itself is projected to grow. Extending the Joint Center for Housing Studies’ projections for 2020 another decade suggests that between 2005 and 2030, the number of households will rise by almost
30 percent – that is, 33 million new households.
The number of additional housing units needed by 2030 is actually greater than 33 million, however,
because an estimated 17 million existing housing units will fall out of the housing stock due to deterioration or destruction.3 Thus, some 50 million new housing units will have to be added to the stock
between 2005-2030. This is both a daunting challenge and a ray of hope – we have an opportunity

1

Of the nine countries that will account for half the world’s population growth from 2005-2050, the only developed nation is the U.S. See: United Nations, World Population Prospects: The 2004 Revision, vol. 3, p. xv.
Available at: http://www.un.org/esa/population/publications/WPP2004/2004EnglishES.pdf
2
The Joint Center’s forecast is that the overall headship rate will continue to rise somewhat before stabilizing,
but the overall headship rate is just the inverse of the average household size.
3
Authors’ interpolation based on Arthur C. Nelson, “Toward A New Metropolis: The Opportunity to Rebuild
America,” Brookings Institution Metropolitan Policy Program, December 2004.
Overcoming Opposition to Multifamily Rental Housing

1

to shape future development and determine the character of the built environment in which we will
live and work.
What is at issue is not whether these new residences will get built, but rather where they will get built
and what kind of residences they will be. Put differently: what kind of communities should we build?
The traditional suburban development model features low-density housing built in cul-de-sacs,
neighborhoods separated from strip malls, big box retailers, and office parks along roads with everincreasing traffic.4 But compact development – especially sustainable communities that promote accessible transportation choices, higher density, mixed-use and mixed-income development, and attractive design – have attracted growing interest. The age structure and household composition of
the new households will surely tilt demand further in this direction.
Multifamily rental housing has long been an important part of the constellation of housing choices for
families and individuals. It plays an increasingly important role in “workforce housing,” providing
homes for our nation’s teachers, firefighters, police officers, health care workers, and public employees. These vital workers contribute to the community, but their incomes are often less than what is
required to support a comfortable, middle-class life.
Nonetheless, there is continuing resistance to higher density housing, to rental housing, and to lowincome housing. Such resistance, if successful, may bring about a less-than-optimal result; in particular, it would mean fewer multifamily rental properties than would otherwise occur.
This paper seeks to examine the nature of that resistance, the reasons behind it, and how it can be
overcome.
In general, people who support multifamily rental housing tend to want the new benefits that come
from responsible development. They may be excited about the creation of new and affordable housing, new community rooms or other public amenities, or new jobs or tax revenues from associated
retail. By comparison, people who oppose land use proposals tend to do so because they like their
community the way it is and don’t want any change. Opponents don’t want more traffic, lower property values, more children crowding the schools, or a changed community character, and they believe that the proposed apartment project will worsen their existing lifestyles. Potential opponents
and potential supporters are completely different audiences, with completely different interests.
Sponsors of multifamily rental housing must therefore engage in two distinct community outreach
campaigns: one aimed at minimizing neighborhood opposition, one aimed at mobilizing public support. We begin with the former.
OVERCOMING OPPOSITION TO MULTIFAMILY RENTAL HOUSING IN GENERAL
Forms of Opposition
Opposition to multifamily rental housing is expressed in many ways. Most fundamental, perhaps, are
attitudes. Whether founded in facts, the expression of an underlying bias, or the mechanism for pursuing perceived self-interest, such attitudes are inevitably where opposition begins.
Attitudes lead to actions. There are two broad kinds: (1) actions in opposition to specific projects or
proposals; and (2) actions against a whole class of housing. Actions against specific projects may be
initiated by residents of nearby communities, and can include such things as private calls to local
officials, speaking out at public hearings, writing letters to the editor, organizing among community
groups, and even picketing the proposed site. Local officials may also act to prevent or restrict multi4

This view is proposed by Bruce Katz and Andy Altman, “An Urban Age in a Suburban Nation?” Presentation
to Urban Age Conference, New York City, February 25, 2005.
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family housing – for example, there are jurisdictions in which multifamily housing is nominally permitted, but every actual application for a building permit gets denied.
Opposition can also be woven into the fabric of regulations, ordinances, and planning documents.
Overcoming such opposition typically requires far greater effort, as it requires overturning such statutes.
To be effective, proponents of multifamily housing need to address all areas. Analyzing the extent
and effect of the bias against apartments in the local regulations around the country is beyond the
scope of this paper. Nonetheless, we offer some comments on this aspect of the problem at the end
of this section.
In any case, the starting point is dealing with misperceptions about multifamily rental housing.
Setting the Record Straight
Resistance to multifamily rental housing comes from a variety of sources, including planning or zoning officials, local politicians, civic leaders in communities in which the housing is to be located,
proximate neighbors who live or work near the apartment buildings, and other members of the general public. This section focuses on the facts behind the most common arguments made by opponents of new apartment developments, while the following section examines the underlying concerns behind anti-housing claims and how stakeholder claims can be addressed.
Anti-apartment stakeholders tend to rely on similar arguments to keep multifamily rental housing out
of their communities. These claims include:
•
•
•
•

Multifamily apartments lower the value of single-family homes in the neighborhood.
People who live in apartments are less desirable neighbors and more likely to engage in
crime or other anti-social behavior.
Apartments overburden schools, produce less revenue for local governments, and require
more infrastructure support.
Higher-density housing creates traffic congestion and parking problems.

We will examine each of these, and also offer broader general comments about residential development and the environment.
Fiscal burden
Opponents of multifamily housing often claim that apartment residents impose higher expenditures
for local government services. The point is most commonly voiced with reference to schools, although other local government infrastructure services are mentioned as well. Opponents assume
that apartments contain more school-age children than single-family houses do, and therefore put
greater strain on local school districts. In an era of tight school budgets, this is an understandable
concern. Let’s begin by reviewing the data.
On average, 100 single-family owner-occupied houses include 51 school-age children. By contrast,
apartments are attractive to single people, couples without children, and empty nesters, which is
why 100 apartment units average just 31 children. The disparity is even greater when considering
only new construction: 64 children per 100 new single-family houses vs. 29 children per 100 new
apartment units. Wealthier apartment dwellers have even fewer children (12 children per 100
households for residents earning more than 120 percent of the area median income, AMI), while
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less wealthy residents earning less than 80 percent of AMI still have fewer children (37 per household) than single-family homes.5
Opponents often ignore how much revenue apartments bring into the local government.6 In fact,
apartment owners often pay more in property taxes than owners of single-family houses.7 That’s because in most jurisdictions, apartments are treated as commercial real estate, which is taxed at
higher rates than single-family houses in most states. Although there are many complications in
such comparisons, one simple approach is to look at the “effective tax rate,” defined as the ratio of
property tax to property value. For apartments in urban areas the effective tax rate averages 48-54
basis points more than single-family houses: 1.91 percent for apartments, compared with 1.37-1.43
percent for single-family houses.8
Thus, apartments actually pay more in taxes and have fewer school children on average than singlefamily houses. In other words, it may be more accurate to say that apartment residents are subsidizing the public education of the children of homeowners than the reverse.
Two contrary points need to be addressed. First, some might argue that the fact that apartments
contain fewer school-aged children than single-family houses has more to do with location than with
the nature of apartments. That is, apartments built in jurisdictions with first-rate schools might be designed to be more attractive to families (e.g., by having more bedrooms) and therefore house more
children. Second, opponents of multifamily housing may point to the fact that 100 apartment units
will probably still have more school-aged children than 10 single-family homes built at the same site.
Additional research would be helpful in clarifying the first point. A recent study made a related point.
It agreed that newly built multifamily properties “have not contributed significantly to the rise in
school enrollments” and that “it is very unlikely that new multi-family housing has produced a negative fiscal impact on cities and towns.”9 It argues, however, that the reason for this is that these properties were never designed to house families with children. That is, these apartments and condos
consist mainly of one- and two-bedroom residences, for the express purpose of meeting the fiscal
impact challenge developers often face, namely ensuring that their developments won’t hurt local
fiscal matters. The researchers rightly note that this approach ends up pitting fiscal policy against
housing policy – that is, the kind of residential developments that are approved are not what might
be required by local households, but rather what the local budget is willing to bear.
We conclude from this that at least some of the opposition to multifamily housing actually has nothing to do with housing per se, but rather with limiting the number of school-aged children who would
otherwise “burden” local finances.
5

All figures are NMHC tabulations of data from the American Housing Survey. See Research Notes, “Apartments and Schools,” NMHC, August 24, 2001, available at:
www.nmhc.org/Content/ServeContent.cfm?ContentItemID=2620&IssueID=80. A recent study using data from
the 2001 Residential Finance Survey suggests a smaller differential, though one that has grown over time.
See Jack Goodman, “Houses, Apartments, and the Incidence of Property Taxes,” Housing Policy Debate, Vol.
17, Issue 1, 2006.
6
Apartment residents also contribute to the general economy by buying local goods and services. See Research Notes, “Apartment Residents and the Local Economy,” NMHC, May 3, 2002.
7
See Jack Goodman, “Houses, Apartments, and the Incidence of Property Taxes,” Housing Policy Debate
Vol. 17, Issue 1, 2006.
8
Authors’ calculations based on Minnesota Taxpayers Association, 50-State Property Tax Comparison Study,
St. Paul, MN, April 2006, p. vii. See also Alan Mallach, “Housing and Suburbs: Fiscal and Social Impact of
Multifamily Development.” Department of Housing and Urban Development: Washington DC, 1974.
9
Judith Barrett and John Connery, Housing the Commonwealth’s School-Age Children. Citizens’ Housing and
Planning Association Research Study, August 2003, p. 2.1.
www.chapa.org/pdf/HousingSchoolAgeChildren.pdf.
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Even in areas with high quality schools, we suspect that the mix of apartment units the market would
offer (absent any pressure, in either direction, from local officials) would still feature fewer units with
three or more bedrooms than would be provided by single-family housing. With few, if any, exceptions, the market for conventional apartments with three or more bedrooms historically has been
much thinner than the market for one- and two-bedroom units; for this reason, three-bedroom floor
plans tend to be a small portion of the total unit count. With average household size not expected to
increase, it’s hard to see why this would change.
Regarding the second point, without the apartment building in the neighborhood, the other 90
households will presumably have to move to some other local area, thereby burdening some other
school district. This is a classic NIMBY point of view, and leads inexorably to the idea that the best
development is actually no development, as this wouldn’t “burden” the school district at all. Such an
argument might hold sway among some local residents, but it offers no help to local and regional
planners who are trying to manage current and projected growth in the most beneficial ways.
The issue needs to be framed more broadly. The total number of schoolchildren in any large region
(or for the U.S. as a whole) is surely not determined by the number and type of housing units available. The question, then, is: where will they be housed and educated? Whether a jurisdiction
chooses to permit multifamily rental housing or not, that question must still be answered.
Beyond that, the latest household projections from the Joint Center show that households with children under 18 years of age will make up only a small fraction of the total increase. Specifically, more
than 80 percent of the increase in the number of households from 2005-2015 will come from married
couples with no children plus single-person households.10 To some extent, therefore, the key issue
may not be whether new housing developments impose a burden on local schools, but rather
whether communities will develop the kind of housing that would attract households without children.
With other types of infrastructure, high-density development actually is more efficient than lowdensity development. By their very nature, longer sewer lines and sprawling utility (water, gas, and
electric) supply systems are more costly; traditional development patterns also dictate expensive
road construction. In addition, local governments must provide fire and police protection (as well as
other services) over a larger area. By contrast, compact development benefits from economies of
scale and geographic scope – and these benefits are large, potentially saving more than $125 billion
in the 2000-2025 time frame.11
Thus, rather than imposing a greater burden on local governments, higher density developments like
apartments are actually more fiscally prudent than traditional suburban sprawl.
Traffic
Does compact development really cause an increase in traffic congestion and parking problems, as
opponents often claim? To residents of the neighborhood where such development might take
place, an increase in congestion seems self-evident – but only by comparing an apartment development to the status quo (i.e., no development). The proper comparison, however, is to the impact
on congestion of an equal number of new single-family units.
10

Authors’ calculations based on George S. Masnick and Eric S. Belsky, “Revised Interim Joint Center Household Projections,” Cambridge, MA, 2006, pp. 31-32.
11
Mark Muro and Robert Puentes, “Investing In A Better Future: A Review of the Fiscal and Competitive Advantages of Smarter Growth Development Patterns.” Washington, DC: Brookings Institution Center on Urban
and Metropolitan Policy, March 2004. The authors take note of possible countervailing costs, such as the
higher load placed on roads and sewer lines in more densely populated areas. See also Richard M. Haughey,
Higher-Density Development: Myth and Fact. Washington, DC: Urban Land Institute, 2005.
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On average, apartment residents own fewer cars than single-family homeowners: the latter average
two cars per household compared with only one for the former.12 Beyond that, single-family housing
generates more automobile trips per household, as evidenced in the table below.
Automobile Trips Per Housing Unit
Single-family detached

Apartment

Difference

9.57

6.72

42%

peak AM hour

0.77

0.55

40%

peak PM hour

1.02

0.67

52%

10.10

6.39

58%

0.94

0.52

81%

8.78

5.86

50%

0.86

0.51

69%

Weekday

Saturday
peak hour
Sunday
peak hour

Source: Institute of Transportation Engineers, Trip Generation, 7th Edition (Washington,
DC: 2003), Volume 2, pp. 268-332.
On weekdays, a single-family detached house generates 42 percent more trips than does a unit in
an apartment. The difference is even greater on the weekend: 58 percent more trips on Saturdays,
and 50 percent more trips on Sundays. This large difference is seen not only in the totals, but also at
the peak hours, morning and afternoon, weekdays and weekends. By any measure, it is clear that
single-family houses generate more automobile traffic than apartments – or any other type of housing. In explaining why single-family houses produce the most traffic, the Institute of Transportation
Engineers noted that they are the largest units in size, with the most residents, but also pointed out
that they had “more vehicles per unit than other residential land uses; they were generally located
farther away from shopping centers, employment areas and other trip attractors than other residential land uses; and they generally have fewer alternate modes of transportation available, because
they were typically not as concentrated as other residential land uses.”13 Though written not as a
policy document, but rather simply a straightforward, quantitative analysis, this is a good summary of
the reasons why compact development engenders less traffic than sprawl.
Interestingly, single-family owners use their cars more often than apartment residents use theirs. On
average, cars in single-family houses make 18 percent more trips during the week, 31 percent more
trips on Saturday, and 41 percent more trips on Sunday than cars owned by apartment residents.14
Thus, not only are there more cars per household in single-family houses than apartments, each of
those cars generate more traffic – and a higher demand for parking spaces at retail stores, offices,
schools, and other facilities.
It could be argued that the difference in automobile ownership and use is determined less by property type than by geography. For example, residents of garden apartments near major highways in
suburban areas lacking much public transportation are far more likely to own and use cars than are
residents of apartments located near high-speed rail lines and subways. Although we know of no
12

Jack Goodman, “Apartments and Parking,” Research Notes. NMHC: Washington, DC, January 28, 2000.
Institute of Transportation Engineers, Trip Generation, 7th Edition (Washington, DC: 2003), Volume 2, p.
268.
14
Ibid., pp. 287-295 and pp. 324-332.
13
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studies that have tried to quantify the impact of geography on this, it seems evident that there is an
important property-type effect. Consider the reverse situation, namely residential development near
a transportation node such as a subway station. The number of single-family detached houses that
can be built within walking distance of the station is clearly much less than the number of multifamily
residences – whether for-rent or for-sale – that can be built there. To take advantage of the transit
nodes, it simply makes sense to take advantage of the fact that compact, higher-density housing is
inherently better suited to such development.
Property Values
Concerns that multifamily rental housing will lower the value of their single-family houses has driven
many residents to oppose new apartment developments in or near their neighborhoods. Proposals
for low-income apartments are especially likely to trigger property value concerns, but even market
rate rental housing can give rise to arguments that apartments lower property values and damage
the community’s reputation. Local officials often echo these property value claims, either because
they believe lower property values will injure their community’s tax base or reputation or because
they want to sound responsive to constituent concerns.
The fear that housing density will hurt property values seems to be primarily based on anecdotes. By
contrast, most research has come to a different conclusion: in general, neither multifamily rental
housing, nor low-income housing, causes neighboring property values to decline.
Two studies have taken a macro look at home values and house appreciation near multifamily housing properties. One study focused on “working communities” throughout the nation – neighborhoods
of predominantly low- and moderate-income working households. The study looked at data from the
2000 US Census and compared house values in those communities with the share of multifamily
housing in those communities. The conclusion: working communities with multifamily dwellings actually have higher property values than other types of working communities. In other words, the average value of owner-occupied houses was highest in working communities with the most multifamily units. In fact, among working communities, “the high multifamily areas had the highest home values, the mixed-stock areas the next highest, and the single-family areas had the lowest.”15 The study
also noted a similar phenomenon with respect to income: among working communities, higher
household income was positively associated with the share of multifamily housing.16
The other macro analysis compared the rate of property value appreciation for houses with multifamily housing nearby with the appreciation rate for houses with no multifamily housing nearby. Houses
with apartments nearby actually enjoy a slightly higher appreciation rate than houses that don’t have
apartments nearby. Homes that are not located in multifamily areas appreciated at an average annual rate of 3.59 percent between 1987 and 1997, compared with a higher appreciation rate of 3.96
percent for houses near multifamily buildings. For the 1997–1999 period, the figures were 2.66 percent and 2.90 percent, respectively.17
Case studies examining individual sites and metro areas have been used in six recent research
works to get a more detailed picture of the effects of multifamily and/or subsidized single-family
properties. These studies measured the possible impact of a range of property types on surrounding
property values, including the potential impacts of conventional apartments, mixed-income multifamily rentals, low-income housing tax credit developments, and federally-assisted rental housing projects. Researchers measured a variety of relevant characteristics, including house price, price per
15

Alexander von Hoffman, Eric Belsky, James DeNormandi, and Rachel Bratt, “America’s Working Communities and the Impact of Multifamily Housing,” Cambridge, MA: Joint Center for Housing Studies, 2004, p. 17.
16
Ibid., p. 16.
17
National Association of Home Builders, “Multifamily Market Outlook,” Washington, DC, November 2001, pp.
3-4.
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square foot, house price appreciation, time on the market, and the ratio of sales price to asking price
in order to assess ”the worst-case scenarios of multi-family intrusion into a single-family neighborhood.” Their conclusions:
“We find that large, dense, multi-family rental developments…do not negatively impact the
sales price of nearby single-family homes.” 18
“We find that if located properly with attractive landscaping and entranceways, adverse price
effects can be minimized and sometimes can add value. In the long term, such apartment
complexes probably raise the overall value of detached homes relative to their absence.” 19
“To this point, our results for Wisconsin are generally consistent with results in other studies:
we have not been able to find evidence that Section 42 developments cause property values
to deteriorate. The exception is Milwaukee County, where properties that are distant from the
developments seem to appreciate more rapidly, although the magnitude of the effect is small.
We have found no evidence of an impact in Waukesha and Ozaukee, and find evidence that
properties in Madison near Section 42 developments appreciate more rapidly.” 20
There is “little or no evidence to support the claim that tax-credit rental housing for families
has a negative impact on the market for owner-occupied housing in the surrounding
area…Rather than negative impact, the evidence suggests to us that the various housing
submarkets surrounding the tax-credit properties in our study performed normally, exhibiting
similar levels of variability before and after tax-credit construction, and responding to supply
and demand forces in similar fashion as the larger market.” 21
“In sum, assisted housing of various types: (i) had positive or insignificant effects on residential property values nearby in higher-value, less vulnerable neighborhoods, unless it exceeded thresholds of spatial concentration or facility scale; (ii) evinced more modest prospects for positive property value impacts in lower-value, more vulnerable neighborhoods, and
strength of frequently negative impacts was directly related to the concentration of sites and
scale of the facilities.”22
“In sum, the presence or proximity of subsidized housing made no difference in housing values as measured by relative price behavior in a dynamic market.”23
Some of these studies find examples where single-family houses located near apartments either experienced lower prices or lower appreciation rates than houses located further away. But for residents in neighborhoods near proposed apartment developments – and for local officials who represent them – it is important to understand that multifamily housing rental developments do not generally lower property values in surrounding areas.
18

Henry O. Pollakowski, David Ritchay, and Zoe Weinrobe, “Effects of Mixed-Income, Multi-family Housing
Developments on Single-family Housing Values,” Cambridge, MA: MIT Center For Real Estate, April 2005, p.
xiii.
19
Arthur C. Nelson and Mitch Moody, “Apartments and Detached Home Values,” On Common Ground, National Association of Realtors, 2003. See also: Nelson and Moody, “Price Effects of Apartments on Nearby
Single-family Detached Residential Homes,” Virginia Tech University, 2003.
20
Richard K. Green, Stephen Malpezzi, and Kiat-Ying Seah, “Low Income Housing Tax Credit Housing Developments and Property Values,” Madison, WI: The Center for Urban Land Economics Research: 2002, p. 4.
21
Maxfield Research Inc., “A Study of the Relationship Between Affordable Family Rental Housing and Home
Values in the Twin Cities,” Minneapolis, MN: Family Housing Fund, September 2000, p. 102.
22
George Galster, “A Review of Existing Research On the Effects of Federally Assisted Housing Programs on
Neighboring Residential Property Values,” Detroit, MI: Wayne State University: September 2002, p. 26.
23
Joyce Siegel, The House Next Door, Innovative Housing Institute, 1999. www.inhousing.org/house1.htm.
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Social Interaction and Crime
Opponents of rental housing often argue that while people who own their homes are invested in the
long-term success and safety of a community, people who rent apartments are merely short-term
transients and therefore less desirable neighbors. That view has a long history and probably seems
so unremarkable, so obvious, that proof is unnecessary. Nonetheless, some researchers have tried
to discover whether homeownership creates a positive social benefit compared to rental housing.
While the scope of their research is rather broad, for present purposes we focus on two aspects: (i)
renters vs. owners as neighbors (citizens); and (ii) renters and crime.24
The view that renters are not as engaged in their communities as owners seems to arise from the
two apparent characteristics of renters: (i) by definition, they don’t own their own residence, hence
are thought to have less of a “stake” in the community; and (ii) they tend to move more often. These
characteristics are seen as making them transitory residents, perhaps more akin to visitors than to
long-term residents.
But there are also countervailing forces. For example, single-family renters do not tear down old
houses and replace them with “McMansions,” a phenomenon that can greatly alter neighborhoods,
in ways that are not always desired by the existing residents.
In addition, it is important to recognize that housing tenure is different from residential stability.
Housing tenure refers to how long an individual has lived in one place, while neighborhood stability
reflects the quality, cohesion and safety of a community. It is the latter that may be the key factor:
“Between 4 and 92 percent of the effect of homeownership and citizenship is operating primarily because homeownership is associated with lower mobility rates.”25 Stability itself is relative: in Western
Europe, for example, many renters have lower turnover rates than U.S. homeowners. To the degree
that there may be positive benefits from lower turnover, then the focus ought to be on increasing
residential stability rather than trying to restrict choice of tenure.26
Neighborhood residents may be less interested in distinguishing the exact cause than in ensuring
the best outcome, and for many, promoting homeownership rather than renting seems an effective
way to do so. In fact, that turns out not to be the case:
•
•
•
•

Apartment residents are almost twice as likely to socialize with their neighbors as owners
of single-family houses (33 percent vs. 17 percent).
Apartment residents are just as likely as house owners to be involved in structured social
groups like sports teams, book clubs, and the like (22 percent for sports groups, 10-11
percent for other groups).
Apartment residents are only slightly less likely to attend religious services at least once a
month (44 percent vs. 55 percent).
Just like single-family owners, apartment residents identify closely with the town or city
they live in (60 percent for apartment residents vs. 64 percent for single-family owners).

24

For a good, critical summary of the scope of such research, see William M. Rohe, Shannon Van Zandt, and
George McCarthy, “The Social Benefits and Costs of Home Ownership: A Critical Assessment of the Research,” in Nicolas P. Retsinas and Eric S. Belsky, eds., Low-Income Homeownership: Examining the Unexamined Goal (Washington, DC: Brookings Institution Press, 2002).
25
Denise DiPasquale and Edward L. Glaeser, “Incentives and Social Capital: Are Homeowners Better Citizens?” Journal of Urban Economics, Vol. 45, Nr. 2 (March 1999).
26
Apgar notes that disentangling the many factors that influence behavior in order to isolate the impact of tenure alone is exceedingly complex. See: William Apgar, Rethinking Rental Housing: Expanding the Ability of
Rental Housing to Serve as a Pathway to Economic and Social Opportunity,” Joint Center for Housing Studies
Working Paper W04-11, December 2004.
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•
•

Almost half (46 percent) of apartment residents feel close to the neighborhood they live
in. This is not as high a share as for single-family owners (65 percent), but still sizable.
Apartment residents are virtually as interested in politics and national affairs as house
owners are (66 percent vs. 70 percent).

The one area in which apartment residents noticeably lag house owners is in local elections: 47 percent of apartment residents say they “always vote” or “sometimes miss one,” compared with 78 percent of single-family owners.27
Put simply, these objective measures undermine the notion that apartment residents somehow don’t
care much about, and don’t involve themselves in, the communities in which they live. On the contrary, they tend to be at least as socially engaged as other Americans.
As important as these things are in helping to shape the character of a neighborhood, it stands to
reason that they can easily be negated by an increase in criminal activity. Is there any truth to the
idea that crime follows in the wake of apartment development?
It turns out that there have been very few studies that address this issue. A study conducted for the
Arizona Multihousing Association concluded that the perception of higher crime associated with multifamily housing results from counting police calls by address. Hence an apartment property with 100
or more units at the same address may be wrongly compared to one single-family residence. “In actuality, when police data is analyzed on a per unit basis, the rate of police activity in apartment
communities is no worse than in single family subdivisions, and in many cases, is lower than in single family areas.” 28
In a similar vein, studies of Irving, Texas, and Anchorage, Alaska, found no connection between
crime and housing density. The former used geographic information systems (GIS) analysis to supplement more conventional approaches, and determined that “high density and multi-family development are not necessarily associated with high crime rate, but socioeconomic status is.” 29 The latter study reached a similar conclusion: “These data show no relationship between housing density
and delinquency….The observed correlation coefficients between housing density and the six criminological measures were all small in magnitude (very close to “0”), statistically significant…and in
some cases in the opposite direction predicted by the hypothesis of a direct relationship between
housing density and crime.”30
The Multifamily Record: Conclusion
Further research would certainly be welcome. Even so, we think the available research is fairly
strong that multifamily rental housing: (1) does not impose greater costs on local governments; (2)
does not increase traffic and parking problems; (3) when well-designed and appropriate to the
neighborhood, does not reduce (and may even enhance) property values; and (4) does not inherently attract residents who are less neighborly or more apt to engage in (or attract) criminal activity.

27

NMHC tabulations of microdata from the General Social Survey. See: Jack Goodman, “Apartment Residents
As Neighbors and Citizens,” Research Notes, Washington, DC: National Multi Housing Council, June 1999.
28
Elliott D. Pollack and Company, “Economic & Fiscal Impact of Multi-family Housing,” Phoenix: Arizona Multihousing Association, 1996, Part II.
29
Jianling Li and Jack Rainwater, “The Real Picture of Land-Use Density and Crime: A GIS Application,”
available at: http://gis.esri.com/library/userconf/proc00/professional/papers/PAP508/p508.htm
30
University of Alaska Justice Center, “The Strength of Association: Housing Density and Delinquency,” Anchorage Community Indicators, series 3A, No. 1, available at:
http://justice.uaa.alaska.edu/indicators/series03/aci03a1.housing.pdf
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This evidence may be sufficient for planners and many public officials – particularly those who have
already come to understand the benefits of greater housing choice, mixed-use and mixed-income
residences, transit-oriented development, and pedestrian-friendly communities. Two obstacles remain: codified restrictions on multifamily developments and individual opposition to specific multifamily projects.
Experience suggests that opponents who live near apartment developments are often hard to convince. For some, opposition to apartments may be more emotional than analytical. As one opponent
put it: “We don’t want renters. We just don’t want them…” 31 For many, anecdotes trump statistics.
For this reason, marshalling statistics is a necessary step, but not usually a sufficient one. Instead,
proponents need to overcome opposition to individual proposed developments. Before turning to
this, we take a brief look at how opposition to multifamily rental housing in general has been codified, thereby adding another hurdle for proponents.
REGULATORY RESTRICTION ON MULTIFAMILY HOUSING IN GENERAL
Opposition to multifamily rental housing has a long history. More than a century ago, the notoriously
poor living conditions associated with tenement houses led not only to a movement to reform and
improve such dwellings, it also led to a movement to prevent further apartment construction. Opponents drew on two key tools to block new multifamily buildings: restrictive building codes that made
multifamily construction uneconomic; and zoning – in particular, the creation of single-family-only
districts.32
These and other tools are still being used.33 The most common regulations involve zoning and/or
comprehensive land use planning. More recently, policies to restrict, manage, or even prevent further growth – from impact fees to “urban containment” to outright moratoria – have been added to
the mix. Given the sheer number of local land use areas, even collecting comprehensive data on
residential development restrictions is difficult. Assessing the impact of these regulations is even
more difficult for at least two reasons. First, the devil may indeed be in the details, so that any overview or summary analysis is likely to be flawed. Second, some jurisdictions may, on a fairly routine
basis, grant waivers or exemptions for certain kinds of developments, with the result that the regulation on the books is not the de facto regulation.
Recent research analyzing density restrictions in local jurisdictions making up the 50 largest metropolitan areas concluded that a hypothetical 2-story, 40-unit apartment property on five acres of land
would be prohibited outright in about 30 percent of such jurisdictions. Residential developments with
densities of more than 30 units per acre are prohibited in all but 12 percent of local jurisdictions. To
be sure, these jurisdictions encompass 48 percent of the population of these metro areas. Even so,
it is clearly a significant restriction.34 Such restrictions not only reduce the range of housing options
available to local residents – in particular, most restrictions tend to favor lower-density over higherdensity developments – they also make housing more expensive.35
31

See “From Parking to Mixed-Use,” Montgomery Gazette, September, 28, 2005, at:
www.gazette.net/stories/092805/bethnew205622_31894.shtml
32
Kenneth Baar, “The National Movement to Halt the Spread of Multifamily Housing, 1890-1926” Journal of
the American Planning Association, Chicago: Winter 1992.
33
A good compendium of such restrictions is contained in: “Regulatory Barriers to Affordable Housing,” Cityscape, Vol. 8, Nr. 1 (2005).
34
Rolf Pendall, Robert Puentes, and Jonathan Martin, “From Traditional to Reformed: A Review of the Land
Use Regulations in the Nation’s 50 Largest Metropolitan Areas.” Metropolitan Policy Program, The Brookings
Institution, Washington, DC: August 2006. http://www.brookings.edu/metro/pubs/20060802_Pendall.pdf
35
See for example: John M. Quigley and Larry A. Rosenthal, “The Effects of Land Use Regulation on the Price
of Housing: What Do We Know? What Can We Learn?”, Cityscape, Vol. 8, Nr. 1 (2005) and Edward L. GlaeOvercoming Opposition to Multifamily Rental Housing
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What The Housing Company does
New Development
The Housing Company facilitates
the development of new housing
in underserved areas. We have
expertise in all stages of development —from assessing the need for
affordable housing in a community
and conceptualizing a project to accessing available funding and overseeing construction. We have used
Low-Income Housing Tax Credits,
HOME funds, and a variety of other
financing tools to develop more
than 620 units in more than a dozen
affordable rental communities.

The Springs, McCall

Camas Village, Moscow

New Developments
Housing Development

Units

Community

Type

Funding Resources

Maple Grove Apartments

30

Coeur d’Alene

Family

Tax Credit

Hillside Village Apartments

50

Moscow

Family

Tax Credit

Diamond Court Apartments

96

Chubbuck*

Family

Tax Credit/HOME

The Housing Company provides
professional property management
services for about 30 affordable
apartment communities for lowincome families, seniors, and the
disabled.

Carriage Lane Apartments

78

Twin Falls

Family

Tax Credit/HOME

Fox Creek Place Apartments

56

Driggs*

Family

Tax Credit/HOME

Oak Street Apartments

40

Sandpoint

Family

Tax Credit/HOME

Chaparral Meadows Apartments 52

Blackfoot*

Family

Tax Credit/HOME

Preservation

Rose Park Place Apartments

Blackfoot

Senior	

Tax Credit/HOME

Management

The Housing Company’s affordable housing preservation efforts
ensure that there are adequate units
available for recipients of Section 8
project-based assistance and housing choice vouchers.

Green practices
The Housing Company is one of
only 17 organizations in the country
to achieve full SPI-HUD Green Organizational Accreditation. One of
our award-winning properties, The
Springs, is LEED Platinum certified.

40

Seltice Place Apartments
20
Post Falls
Family
				

Tax Credit/Affordable
Housing Program (AHP)

Cedar View Apartments

Tax Credit/HOME/AHP

32

Pocatello*

Family

Camas Village Apartments
66
Moscow*
Family
Tax Credit/Community 		
				
Development Block Grant 		
				(CDBG)
The Springs Apartments
36
McCall
Family
				
				

Tax Credit Assistance 		
Program (TCAP),
Tax Credit Exchange

The Whitman
25
Pocatello
Family
				
				

Historic Housing Credits/		
Pocatello Development 		
Authority Funding

Nampa Duplexes
6
Nampa
Family	
				

Neighboorhood Stabilization
Program funds

* These projects were the first Low-Income Housing Tax Credit and/or HOME projects in these cities.

What The Housing Company does
New Development
The Housing Company facilitates the development of new
housing in underserved areas.
We have expertise in all stages of
development —from assessing
the need for affordable housing
in a community and conceptualizing a project to accessing
available funding and overseeing
construction. Our experienced
staff can direct an entire project
from start to finish.

Award-winning green practices
The Housing Company is one of only
17 organizations in the country and the
only one in the Northwest to achieve
full Sustainable Performance InstituteHUD Green Organizational Accreditation. One of our award-winning properties, The
Springs, is LEED Platinum certified.

New Developments
Housing Development

Units

Community

Type

Funding Resources

Maple Grove Apartments

30

Coeur d’Alene

Family

Tax Credit

We have used Low-Income
Housing Tax Credits, HOME
funds, and a variety of other
financing tools to develop more
than 620 units in more than a
dozen affordable rental communities.

Hillside Village Apartments

50

Moscow

Family

Tax Credit

Diamond Court Apartments

96

Chubbuck*

Family

Tax Credit/HOME

Carriage Lane Apartments

78

Twin Falls

Family

Tax Credit/HOME

Fox Creek Place Apartments

56

Driggs*

Family

Tax Credit/HOME

Oak Street Apartments

40

Sandpoint

Family

Tax Credit/HOME

Management

Chaparral Meadows Apartments 52

Blackfoot*

Family

Tax Credit/HOME

The Housing Company provides
professional property management services for about 30 affordable apartment communities
for low-income families, seniors,
and the disabled. We help our
residents achieve individual and
family goals and we help foster
community pride.

Rose Park Place Apartments

Blackfoot

Senior	

Tax Credit/HOME

Preservation
The Housing Company’s affordable housing preservation efforts
ensure that there are adequate
units available for recipients of
Section 8 project-based assistance
and housing choice vouchers.

40

Seltice Place Apartments
20
Post Falls
Family
				

Tax Credit/Affordable
Housing Program (AHP)

Cedar View Apartments

Tax Credit/HOME/AHP

32

Pocatello*

Family

Camas Village Apartments
66
Moscow*
Family
Tax Credit/Community 		
				
Development Block Grant 		
				(CDBG)
The Springs Apartments
36
McCall
Family
				
				

Tax Credit Assistance 		
Program (TCAP),
Tax Credit Exchange

The Whitman
25
Pocatello
Family
				
				

Historic Housing Credits/		
Pocatello Development 		
Authority Funding

Nampa Duplexes
6
Nampa
Family	
				

Neighboorhood Stabilization
Program funds

Field Stream Apartments

Tax Credit/HOME

60

Twin Falls

Family

* These projects were the first Low-Income Housing Tax Credit and/or HOME projects in these cities.

Existing Developments/Preservation

Briarwood, Blackfoot

South Meadow, Twin Falls

Harrison Hills, Boise

Apartment

Units

Community

Type

Briarwood

40

Blackfoot

Family Apartments

Bristlecone

30

Sandpoint

Family Apartments

Lake Country	

44

Coeur d’Alene

Family Apartments

Meadowview

20

Rigby	

Family Apartments

Owyhee Place

32

Boise

Family Apartments

Pondside

24

St. Anthony	

Family Apartments

Riverwood Manor

24

Priest River

Family Apartments

South Meadow

41

Twin Falls

Family Apartments

Village Gardens

9

Ashton

Family Apartments

Harrison Hills

36

Boise

Senior Apartments

Hazel Park

40

Caldwell

Senior Apartments

Parkview

32

Weiser

Senior Apartments

Village Community	

50

Rexburg

Senior Garden Apartments

The Cottage

1

Coeur d’Alene

Family Home

Twin Falls Gardens

42

Twin Falls

Family Apartments

Properties by Region
1

Region 1

Region 4

 Bristlecone Apartments		

 South

 Oak

 Carriage

 Riverwood Apartments		

 Field

 Maple

 Twin

Sandpoint

Street Apartments		
Sandpoint

2

Priest River

Grove Apartments
Coeur d’Alene

6
3

4

5

 Lake

Country Apartments
Coeur d’Alene

Meadows Apartments
Twin Falls
Lane Apartments
Twin Falls
Stream Apartments
Twin Falls
Falls Gardens Apartments
Twin Falls

Region 5

 The

 The

 Seltice

 Cedar

Cottage-Single Family
Coeur d’Alene
Place Apartments		
Post Falls

Court Apartments
Chubbuck

 Camas

Village Apartments
Moscow
Moscow

Village Apartments

Weiser

 Hazel

Park Apartments		
Caldwell

 Owyhee

Place Apartments

 Harrison

Hills Apartments

 The

Springs Apartments
McCall

 Nampa

Nampa

Blackfoot

Meadows		

 Briarwood Apartments		

Blackfoot

Park Place Apartments
Blackfoot

 Parkview Apartments		

Boise

 Chaparral

 Rose

Region 3

Boise

View Apartments		
Pocatello

 Diamond

Region 2
 Hillside

Whitman Apartments
Pocatello

Duplex Apartments

Region 6
 Meadowview Apartments

Rigby

 Village

Community Gardens
Rexburg

 Pondside

Gardens Apartments
St. Anthony

 Village

Ashton

 Fox

Gardens Apartments

Creek Place Apartments
Driggs

Professional property management
Put our experience to work for you
The Housing Company provides
professional property management
services to owners of aﬀordable
housing developments. Those services cover all aspects of property
management, including:
Compliance with Section 8 and
Section 42 Low Income Housing
Tax Credit (LIHTC) programs,
Maintenance
On-site management staﬀ
The Housing Company conducts
its third-party management as if it
owned the property, taking pride in
curb appeal, satisfied residents, and
apartments that tenants are happy
to call home.
Hands-on management and continuous care of the properties are
our priorities. Our professional
team will maximize income for
the properties and add value and
equity through eﬀective asset management. Thorough resident screening and creative problem solving
ensure that each property maintains
and attracts tenants who will care
for their home and promote the reputation that the property deserves.
The Housing Company has a
proven track record when it comes
to quality housing and adherence
to aﬀordable housing regulations.
Our staﬀ has more than 50 years of
experience that it will utilize to help
your property flourish.

Third-party management
Housing Development

Location

Type

Units

Ashton Place

Caldwell

Tax Credit

48

Courtyards at Ridgecrest

Nampa

Tax Credit

114

Creekbridge Court

Nampa

Tax Credit

60

The Foothills

Meridian

Tax Credit

54

Meadowbrook Apartments

Emmett

Tax Credit

36

Revised 2-10-2010

RESIDENT SELECTION PLAN
AFFORDABLE AND MARKET RENTAL HOUSING
INTRODUCTION: The procedures used for selection of residents shall be implemented in compliance with the applicable local,
state and federal statutes and regulations applicable to the development.
NON-DISCRIMINATION: The management agent shall comply with all federal, state and local fair housing and civil rights laws
and with all equal opportunity requirements as required by law, including without limitation HUD administrative procedures. Federal
laws forbid discrimination based on race, color, creed, religion, sex, age, disability, familial status, or national origin. Discrimination
against a particular social or economic class is also prohibited (for example: welfare recipients; single parent households, etc.) These
requirements apply to all aspects of tenant relations including without limitation: accepting and processing applications, selecting
residents from among eligible Applicants on the waiting list, assigning units, certifying and re-certifying eligibility for assistance,
granting accommodation and terminating tenancies.
ELIGIBILITY RULES:
General Rules:
1. Household must meet eligibility criteria for the specific apm1ment community:
a. Family Apartment Communities do not restrict occupancy to a certain population.
b. Elderly Apm1ment Communities restrict occupancy to:
Elderly Households oftwo or more persons with at least one person who is 62 years of age or older;
i)
A Single Person who is 62 years of age or older;
ii)
iii) A household whose head, spouse or sole member is Disabled.
2.

Each household member must provide consents for verification of all sources of income or other information relative to occupancy
in the community.

3.

The household must evidence ability to meet the financial responsibilities of residing in the apm1ment community including
payment of rent and utilities.

Rules applicable to apartments federally assisted with Housing Credits or a combination of Housing Credits and federal
HOME funding:
I. The household's income may not exceed applicable Income Limits designated for affordable units. The limits which apply vary
by county and income target for specific apartments.
a. Management will require verification of family composition when it is necessary to do so in order to determine income
eligibility.
2.

Restrictions apply to households in which all occupants are full-time students as defined herein.

Rules applicable to apartments federally assisted with only federal HOME funding:
I. The household's income may not exceed applicable Income Limits designated for affordable units. The limits which apply vary
by county and income target for specific apm1ments.
2.

Each member of the household who is 6 years or older must provide a valid social security card (or evidence of Social Security
Number acceptable to management) or evidence application for the card if social security number has not been assigned.
a. Applicant must submit Social Security numbers (for all household members 6 years or older) within 60 days of application in
order to remain on the waiting list.

ELIGIBILITY OF SINGLE PERSONS: Eligible Single Persons include those persons 18 years of age or older or a Single Person
under 18 years of age who has been emancipated through marriage under Idaho law.
APPLICATION REQUIREMENTS: Anyone who wishes to secure housing must fully complete the application form provided by
management and pay the application fee. The information provided must contain enough infonnation for management to make an
initial determination of the income eligibility of the household; the size of unit desired or needed and sufficient information to screen
Applicant's prior landlord history. Applicants must consent to management's requirement to secure a credit and criminal background
hist01y and must provide sufficient information to enable management to secure such reports. Incomplete applications will not be
processed.
CHANGES IN INCOME OR FAMILY COMPOSITION FOR WAITING LIST APPLICANTS: If an Applicant's income
changes to an amount which is no longer eligible under the limitations of the assistance program by the time the application reaches the
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top of the waiting list, written notice will be given advising the Applicant that: (I) they are not presently eligible; (2) the Applicant
could become eligible if the household income decreases, the number of household members changes, or the Income Limit changes,
and (3) asks whether or not the Applicant wishes to remain on the waiting list.
If an Applicant's Family composition changes resulting in a need for a different apartment size, management will, upon notification by
Applicant, place the Family on the appropriate waiting list, maintaining their current waiting list status.

OCCUPANCY STANDARDS: Occupancy standards have been established to ensure that units are not overcrowded or underutilized.
The number of occupants in a unit must be in accordance with the occupancy standards as set forth by The Housing Company based
upon local law and Agency regulations. These occupancy standards are subject to change during the lease term if changes in laws,
ordinances, or regulations make such changes necessary. The minimum occupancy limit will correspond to the number of bedrooms.
The maximum occupancy limit will depend on local law and regulations, and the square footage of usable sleeping areas as defined by
local law and suggested Agency guidelines. Notwithstanding the above, The Housing Company shall have the right to make
reasonable accommodations for individuals with disabilities and may adjust occupancy limits to fm1her the goal of providing
reasonable accommodations. Minimum and maximum limits are as follows:
UNIT SIZE
I
2
3
4

MINIMUM
I
2
3
4

MAXIMUM
3

5
7

9

Generally, the presumptive standard is two (2) persons per bedroom. Household composition will be considered when applying this
general rule.

DETERMINING UNIT SIZE AT MOVE-IN FOR FEDERALLY ASSISTED UNITS: The management agent must balance the
need to avoid overcrowding with the need to make the best use of available space and to avoid unnecessaty subsidy in federally
assisted units. To detennine how many bedrooms a Family may have, the management agent shall count:
I. all full-time members of the household;
2. children who are away at school but live with the Family during school recesses;
3. children who are subject to a joint custody agreement but live in the unit at least 50% ofthe time;
4. an unborn child or children who are in the process of being adopted or whose custody is being obtained by an adult;
5. foster children or children who are temporarily absent due to placement in a foster home;
6. live-in attendants; and
7. foster adults.
The management agent shall not provide bedroom space for persons who are not members of the household, such as adult children on
active militmy duty, permanently institutionalized Family members or visitors.

OVERCROWDED OR UNDER-UTILIZED UNITS IN FEDERALLY ASSISTED UNITS: Units, which are smaller or larger
than needed by the Applicant, may be assigned if doing so will not cause serious overcrowding. The action may not conflict with local
codes. Larger units than indicated by the number of household members may only be issued if no units of appropriate size are
available. In such cases, the Family must agree to move to the correct sized unit, at its own expense, when one becomes available.
After move-in, if a unit becomes overcrowded or under-used because of changes in household composition, the management agent will
require the Family to move to an appropriate sized unit when one becomes available. The decision regarding such transfers will be
made subject to income eligibility rules and other applicable requirements of governing regulations. In such instances, transfers will
take priority over any preference or chronologically-placed Applicants on the waiting list.
OVERCROWDED OR UNDER-UTILIZED UNITS IN MARKET-RATE UNITS: Management will use the following criteria to
determine over-crowded utilization for market rate units. In determining overcrowded status, management will count:
I. all full-time members of the household;
2. children who are away at school but live with the Family during school recesses;
3. children who are subject to a joint custody agreement but live in the unit at least 50% of the time;
4. an unbom child or children who are in the process of being adopted or whose custody is being obtained by an adult;
5. foster children or children who are temporarily absent due to placement in a foster home;
6. live-in attendants; and
7. foster adults.
Under-utilization is not a consideration in a market rate apartment.
Resident Selection Policy

Page 2 of 6

G:\Multi\Resident Selection Policies\SLECT-POL Affordable-Mkt 2-10-20 I O.docx

PREFERENCES: Management will observe preferences listed below, prioritized in the order of the list:
Accommodation for Existing Residents: Requests for reasonable accommodation from existing residents requiring unit transfers
will take priority over all waiting list Applicants. Accommodation results when a third-patty-verified disability requires a change or
repairs which make it easier for the existing resident to reside in the community. Reasonable costs associated with unit transfers or
repairs will be covered by management, unless doing so will cause an undue financial and administrative burden.
Units Specifically Designed for Disabled or Handicapped Persons: When attempting to fill a unit that has features designed to
meet the needs of disabled persons, management will grant a preference to households with Disabled members (who otherwise quality)
and need the accessible features of the unit. For example, units designed for accessibility to individuals with mobility, hearing or
vision impainnents, will be rented to households that require the features provided in those units. This preference will be granted upon
proper notification by Applicant and verification of need by management.
Elderly Properties: Prope11ies that are designed for the elderly must verity that the applicant household qualifies as an elderly
household. An elderly household is one in which the head of household, spouse and/or co-head is 62 years of age or older, or disabled.
A disabled person need not be 62 or older in order to quality at ce11ain properties designated for the elderly.
Preference for Applicant's Receiving Rental Assistance or who are on Housing Authority Waiting Lists for Rental Assistance:
Applicants who provide evidence that they are recipients of rental assistance or a statement from a public housing authority indicating
that they are on a waiting list for rental assistance will be given priority on the waiting list over applicants who do not receive rental
assistance or who are not on a housing authority waiting list. This preference will be given for 100% of the total residential units and
applied first to applicants who have received rental assistance and secondly to applicants who are on the waiting list.
Transfers for Existing Tenants: Regardless of the Rental Assistance Preference, no waiting list preference shall be granted to
households transfeiTing between units in a specific apartment community or between apm1ment communities located within the same
market area which are owned or managed by The Housing Company. Households seeking such transfers shall receive only
chronological status on the waiting list.
PROCESSING STEPS: The development shall be rented and occupancy maintained on a first-come, first-served basis with
preferences taken into consideration. All persons wishing to be admitted to the development or placed on the waiting list must
complete an application, supply all documentation required and pay an application fee. Prospective tenants submitting incomplete
applications will not be considered for occupancy. The initial application shall be timed and dated when received, and the resident
manager shall maintain at the rental office a chronological list of all Applicants (categorized on a bedroom size and, when applicable,
income target requirement). Applicants may be included on more one or more waiting list, depending upon the needs of the Family
and management's determination of overcrowding or under-utilization. Preference households and existing residents requiring unit
transfers because of accommodation will move ahead of chronological status Applicants. Applicants shall be offered housing (after
meeting all selection criteria requirements including the verification process), placed on the waiting list, or declined. Potentially
eligible Applicants who have met tenant selection criteria and for whom the right size and/or income target unit is not available will be
placed on the waiting list and will be contacted when an appropriate unit becomes available. The Applicant must contact the
development's resident manager every 90 days to remain on the waiting list. Applicants who fail to provide acceptable landlord
references, credit history or who have a criminal background will be notified that they have been removed from the waiting list.
When an appropriate unit is available, the waiting list shall be reviewed to identifY the Applicant who meets preference criteria or
whose name is chronologically at the top of the list. The resident manager shall interview the Applicant; confirm and update all
information provided on the application; update credit reports older than one year; obtain current information regarding income and
Family composition as applicable and necessary to certify eligibility and determine resident's rent payment. The Applicant shall be
informed that a final decision on eligibility cannot be made until all verifications are complete and current income has been verified.
Applicants, whose position on the waiting list enables application processing, will receive only two consecutive notices of housing
availability. If the Applicant is unable or decides not to complete the application process, the Applicant shall be removed from the
waiting list upon receiving the second notice and must reapply for eligibility. The waiting list shall be updated every three months and
may be closed for one or more unit sizes when the average wait for admission is more than a year.
Applicants for apartments funded solely with federal HOME funding will be required to supply a Social Security number and
verification of the same for each Family member, age six years or older.
SCREENING CRITERIA: The following factors shall be considered in screening Applicant for occupancy:
I. Demonstrated ability to meet financial obligations and to pay rent on time.
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2.

History as a good resident.

3.

History of disturbing neighbors or destroying property.

4.

Applicant's credit history.

5.

Ability to maintain (or with assistance would have the ability to maintain) the housing in a decent and safe condition based on
living or housekeeping habits and whether such habits adversely affect the health, safety or welfare of the household and other
residents in the community.

6.

Ability to meet all obligations of tenancy.

7.

Current use or history of using illegal drugs or current use or history of abusing alcohol in a way that may interfere with the health,
safety or right to peaceful enjoyment of others.

8.

History of felony or misdemeanor convictions by any household member involving crimes of physical violence against persons or
propetty, fraud, dishonesty and any other criminal activity including, but not limited to, Drug-Related Criminal Activity.

9.

Any household member, including a Live-In Aide, has been evicted from assisted housing within three years as a result of DrugRelated Criminal Activity.

I 0. Any household member has Registered Sex Offender status, or is subject to a lifetime registration requirement under at State sex
offender registration program ..
II. Income Limit qualification.
12. Full-time student status for Applicants seeking housing in units federally assisted with Housing Credits.
Note: Live-In Aides will be screened for drug abuse and criminal activity and must sign required release forms.
REFERENCES; CRIMINAL AND CREDIT HISTORY: Management will require consent of all adult household members and
Live-In Aides for verification of references and permission to seek criminal background history.
Landlord References: Landlord references will be required for up to five (5) years, including the present landlord. Applicants, who
have been previous homeowners, must be able to demonstrate that they have made mortgage payments in a timely manner.
Applicants, who have had no previous rental or homeownership history, must provide references from present and former employers,
teachers or clergy. Further, such Applicants must agree to monthly inspections of their apmtment to continue until management deems
that the Applicant is maintaining the apartment in a clean, safe and sanitary condition.
Unfavorable landlord or professional references may result in removal from the waiting list.
Credit History: Credit reports will be ordered for each Applicant. The credit report will be reviewed to determine the Applicant's
history of meeting financial obligations including payments for rent, utilities, loans, revolving credit cards, and other obligations.
Applicant's credit history must be acceptable to management before they will be approved to occupy a unit. The credit report will be
reviewed to:
I. confirm current address;
2. confirm credit sources included on the application;
3. confirm current and past employment listed on the application; and
4. to determine whether the Applicant has an acceptable credit history.
Applicants, whose credit histories are unacceptable, will be declined and removed from the waiting list. An unacceptable credit history
is one that reflects consistent, past-due payments of more than 90 days; a history of repeated insufficient fund checks; derogatory credit
(repossessions, foreclosures, judgments, collections, charge-offs, liens, bankruptcy not yet discharged etc); delinquent or charge off
debt due other apmtment communities; or unpaid utility company collections which would prohibit applicant from obtaining services.
The lack of credit history or past due payments or derogatory credit relating to medical expense or student loans will not be considered
as grounds for declining an Applicant. Consideration will be granted when current credit history demonstrates a pattern of
improvement; history of rent payment overshadows other debt issues or Applicant can demonstrate acceptable reasons for credit
history. Applicants may wish to provide an explanation that evidences eff01ts to correct credit deficiencies through payment plans or
other work out solutions. If such explanation is acceptable to management, further screening may be conducted and written
confirmation of payment plans may be required from the creditor(s).
In the event of decline based upon credit, the Applicant has 14 days to provide an explanation and request further consideration.
Management will provide a copy of Applicant's credit report upon request. It is the Applicant's responsibility to contact the creditrepOiting agency to resolve any items that have been incorrectly rep01ted.
Criminal Activity Reports:
Resident Selection Policy
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A criminal activity rep011 will be ordered for each Applicant, and an Applicant with a history that includes felonious crimes, serious
misdemeanors, Drug-Related crimes violent crimes or sexual crimes will be declined and removed from the waiting list. Reports will
be obtained from local and/or state records. Consideration will be granted to applicants with past non-violent criminal records
occmTing five years or more ago with no further criminal record. If the Applicant has resided in a state other than Idaho and has a past
felony conviction, a rep011 will be required from that state or federal organization. Applicants will be required to certify that they or
members of their household are not Registered Sex Offenders. Registered Sex Offenders will not be admitted to the apartment
community.
DECLINING APPLICANTS: Applicants may be declined if any one of the following categories applies:
I. Failure to meet one or more of the screening criteria.

2.

Information required by the application and income verification process is not provided.

3.

Failure to respond to written requests for infom1ation.

4.

Declaration by Applicant that they are no longer interested in housing.

5.

Unacceptable credit history.

6.

Income exceeds the appropriate Income Limit if applicable.

7.

Inability to appropriately maintain housing in a decent safe and sanitary condition.

8.

Applicant is single, under 18 years of age and has never been emancipated through marriage under Idaho law.

9.

Family size is too large for available units, and serious overcrowding would result in providing a smaller unit.

I 0. History of unjustified and chronic nonpayment of rent and financial obligations.
II. History of disturbing the quiet enjoyment of others.
12. A risk of intentional damage or destruction to the unit or surrounding premises by the Applicant or those under the Applicant's
control.
13. History ofviolence and harassment of others.
14. History of violations of the terms of previous rental agreements such as destruction of a unit or failure to maintain a unit in a

decent, safe, and sanitary condition.
15. Criminal history includes felony or misdemeanor conviction for Drug Related Activity, violent crimes, sexual crimes, physical
violence against persons or property, fraud, dishonesty or any other criminal activity (excepting traffic violations) which, at the
sole discretion of management is deemed a risk to the well being ofthe community.
16. Illegally using a controlled substance or abusing alcohol in a way that may interfere with the health, safety and well being of other
residents. Waiver of this requirement is subject to Applicant demonstrating they are no longer engaging in such activity and
producing evidence of participation in or completion of a supervised rehabilitation program.

17. Applicant or a member of the household is a Registered Sex Offender under any state sex offender registration program.
18. Applicant or a household member has engaged in or threatened abusive or violent behavior towards any staff member of
management or another resident.

19. Applicant or a member of household was evicted from housing within three years as a result of Drug-Related Criminal Activity.
20. Application is incomplete, or is found to contain false infom1ation.
21. Appropriately sized housing is not and will not be available in the apartment community.
22. Apartments federally subsidized with Housing Credits: All household members are full-time students and do not qualify for
student exemptions. If all household members are full-time students, they must meet at least one of the following exemptions to
be eligible for an affordable unit:
a. Receive assistance under Title IV of the Social Security Act;
b. Be enrolled in a job-training program receiving assistance under the JTPA or other similar federal, state or local laws;
c. Be a single parent with children who are not dependents of another individual; or
d. Students who are man·ied, have filed and will file a joint income tax return.
If an Applicant is declined, the Applicant will be notified in writing with an explanation of the reasons for decline. The Applicant will
be notified that they have 14 days to respond in writing or to request a meeting to discuss the decline. All declined applications and
supportive documentation shall be maintained at the management agent's home office in a manner that assures confidentiality.

Resident Selection Policy
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Violence Against Women and Justice Department Reauthorization Act of 2005: In accordance with the Act, admission to the
apartment community will not be denied on the basis that the Applicant is or has been a victim of domestic violence, dating violence or
stalking if Applicant otherwise qualifies for admission. Applicant may request protection under the Act by completing the
Certification of Domestic Violence, Dating Violence or Stalking (HUD form 50066), and Management will verify the ce1iification.
DEFINITIONS:
APPLICANT includes all adult members of the Family or household.
DISABLED PERSON is a person with a disability as defined by Section 223 of the Social Security Act or as generally defined in 42
USC Section 6001 (8) as a severe, chronic disability which:
1. is attributable to a mental/or physical impairment or combination of mental and physical impairments;
2. was manifested before age 22;
3. is likely to continue indefinitely;
4. results in substantial limitations in three (3) or more of the following areas of major life activities: self care, receptive and
responsive language, leaming mobility, self direction, capacity for independent living, and economic Self Sufficiency;
5. reflects the person's need for a combination and sequence of special, interdisciplinary, or generic care, treatment, or the other
services which are of lifelong, or extended duration and are individually planned and coordinated; and
6. is a person with a physical or mental impairment that:
a. is expected to be of long, continued and indefinite duration;
b. substantially impedes the person's ability to live independently; and
c. is such that the person's ability to live independently could be improved by more suitable housing conditions.
7. is a person with a developmental disability.
DRUG RELATED CRIMINAL ACTIVITY Drug Related Activity means the illegal manufacture, sale, distribution or use of a drug
or the possession with the intent to manufacture, sell or distribute a controlled substance. Drug-Related Criminal Activity does not
include the use or possession, if the household member can demonstrate that they:
I. have an addiction to a controlled substance, has a record of such an impairment, or is regarded as having such an impairment;
and
2. have recovered from such addictions and do not cuiTently use or possess controlled substances. The household member must
submit evidence of pmiicipation in, or successful completion of, a treatment program as a condition to being allowed to reside
in the unit.
ELDERLY PERSON is a person who is at least 62 years old.
ELDERLY HOUSEHOLD is a household whose head, spouse, or co-head qualifies as elderly or disabled. The household may be
two or more Elderly or Disabled Persons who are not related, or one or more such persons living with a Live-In Aide(s) essential to
their care or well being. A household may NOT designate a Family member as head of household solely to qualify the Family as an
Elderly Household.
FAMILY is one or more persons in a household whose income and resources are available to meet the Family's needs.
FULL-TIME STUDENT is defined as an individual who attends full-time (for a minimum of five months per calendar year) an
educational institution which normally maintains a regular faculty and curriculum. This definition applies to school aged children,
including kindergarten and elementary students.
INCOME LIMITS are defined as those income limitations published by organizations regulating the development.
LIVE-IN AIDE/ATTENDANT is a person who lives with an Elderly or Disabled individual(s), is essential to that individual's care
and well being, is not obligated for the support of the person, and would not be living in the unit except to provide the support services.
While a relative may be considered to be a Live-in Aide/Attendant, the relative can reside in the unit as a Live-in Aide/Attendant only
if the tenant requires special care. The Live-in Aide qualifies for occupancy only as long as the tenant requires supportive services and
may not qualify for continued occupancy as a Remaining Family Member. Live-In Aides may be evicted for violation of house rules.
REMAINING MEMBER HOUSEHOLD is a person who remains in a unit following a decrease in Family composition.
SINGLE PERSON is a person who intends to live alone.
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U. S. Department of Housing and Urban Development

-EQUAL HOUSING
OPPORTUNITY

We Do Business in Accordance With the Federal Fair
Housing Law
(The Fair Housing Amendments Act of 1988)

It is illegal to Discriminate Against Any Person
Because of Race, Color, Religion, Sex,
Handicap, Familial Status, or National Origin

II

In the sale or rental of housing or
residential lots

II

In the provision of real estate
brokerage services

II

In advertising the sale or rental
of housing

II

In the appraisal of housing

II

In the financing of housing

II

Blockbusting is also illegal

Anyone who feels he or she has been
discriminated against may file a complaint of
housing discrimination:
1-800-669-9777 (Toll Free)
1-800-927-9275 (TTY)

Previous editions are obsolete

U.S. Department of Housing and
Urban Development
Assistant Secretary for Fair Housing and
Equal Opportunity
Washington, D.C. 20410
form HUD-928.1 (2/2003)

The following petition is in response
to a call for signatures from a news
flyer, and the website savekuna.com listed above.

The following petition is
in response to a call for
signatures from a
news flyer, and the
website savekuna.com listed above.

