KUNA PLANNING AND ZONING COMMISSION
Agenda for January 24, 2017

Kuna City Hall = Council Chambers = 751 W. 4" St. = Kuna, Idaho

1. CALLTO ORDER AND ROLL CALL
Chairman Lee Young
Vice Chairman Dana Hennis
Commissioner Cathy Gealy
Commissioner Ron Herther
Commissioner Stephen Damron

2. CONSENT AGENDA
a) Planning and Zoning Commission meeting minutes for January 10, 2016

3. PUBLIC HEARING
a) 16-09-AN (Annexation); A request by Michael Robinson to annex approximately one (1) acre
with an R-2 zoning designation. The site is contiguous to the city limits and is located at 1420
West Hubbard Road.

b) 15-05-S (Subdivision) and 15-08-DR (Design Review) — Silvertrail Addition Subdivision; [The
public hearing is being re-opened to remedy a noticing infraction for the public hearing on
December 13, 2016, to solicit public testimony for those who did not have an opportunity to
testify at the December 13" public hearing] A request from Viper Investments, LLC for
preliminary plat approval and design review for a new residential subdivision. Applicant
proposes 421 single family homes and 56 common lots (approximately 8.68 ac.) on 130.55
acres already zoned R-6 in Kuna City.

c) 16-03-CPM (Comprehensive Plan Map Amend) and 16-10-AN (Annexation) Ashton Estates
Subdivision; Applicant, SDN, LLC, , requests approval to amend the Comprehensive Plan
(Comp Plan) Map, from Medium Density Residential to Mixed-Use General over
approximately 50.6 acres. The site is contiguous to Kuna City limits and the applicant
requests approval to annex the same parcel into Kuna City with the following zones; C-1
(Neighborhood Commercial), R-6 (Medium Density Residential) and R-20 (High Density
Residential). The subject site is located on the south east corner (SEC) of Meridian and Deer
Flat Roads.

d) 16-12-AN (Annexation) — Renascence Farm and Mason Creek Farms; Applicants,
Renascence Farm, LLC, Spaulding and Anderson and Mason Creek Farm, LLC, requests
approval to annex approximately 165 +/- acres into the City of Kuna. Applicant requests the
R-6 (Medium Density Residential) for all properties. 139 acres of the application are located
between Ten Mile and Black Cat Roads, south of Amity Road. Approximately 26 acres are
located near the NEC of Ten Mile and Lake Hazel Roads, east of Ten Mile and north of Lake
Hazel. All parcels are contiguous to Kuna City limits.

4. ADJOURNMENT

Kuna City Codes, Comprehensive Plan, and Maps are available on the City web site:
http://www.kunacity.id.gov



CITY OF KUNA
REGULAR PLANNING & ZONING COMMISSION

MEETING MINUTES
Tuesday, January 10, 2017

PZ COMMISSION MEMBER PRESENT | CITY STAFF PRESENT: PRESENT
Chairman Lee Young X Wendy Howell, Planning Director X
Commissioner Dana Hennis Absent Troy Behunin, Senior Planner Il X
Commissioner Cathy Gealy X Trevor Kesner, Planner

Commissioner Ron Herther X Nancy Stauffer, Planning Technician

Commissioner Stephen Damron X

6:00 pm — COMMISSION MEETING & PUBLIC HEARING

Call to Order and Roll Call

Chairman Young called the meeting to order at 6:00 pm.

1. CONSENT AGENDA

a.

Planning and Zoning Commission meeting minutes for December 13, 2016
Commissioner Hennis motions to approve the consent agenda; Commissioner Herther Seconds, all aye and
motion carried 3-0.

16-03-CPM (Comprehensive Plan Map Amend) and 16-10-AN (Annexation) Ashton Estates Subdivision;
Applicant, SDN, LLC, requests approval to amend the Comprehensive Plan (Comp Plan) Map, from
Medium Density Residential to Mixed-Use General over approximately 50.6 acres. The site is contiguous
to Kuna City limits and the applicant requests approval to annex the same parcel into Kuna City with the
following zones; C-1 (Neighborhood Commercial), R-6 (Medium Density Residential) and R-20 (High
Density Residential). The subject site is located on the south-east corner (SEC) of Meridian and Deer Flat
Roads.

- Staff Requests that this item be tabled until January 24, 2017, so that the ACHD staff report can

be included with the packet for the Commissioners consideration.

Commissioner Gealy motions to table 16-03-CPM and 16-10-AN Ashton Estates Subdivision to January 24,
2017; Commissioner Herther Seconds, all aye and motion carried 3-0.

NEW BUSINESS
Planning and Zoning Commission Elections for Chairman and Vice Chairman for 2017

Chairman Young: Are there any nominations?

Commissioner Gealy: Mr. Chairman, | would like to nominate Chairman Lee Young to continue as
Chairman for 2017.

Commissioner Herther: | second that.

Chairman Young: Are there any other nominations? No?, Ok, then all in favor of nominating Lee Young as
Chairman- All aye- motion carries.
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CITY OF KUNA
REGULAR PLANNING & ZONING COMMISSION

MEETING MINUTES
Tuesday, January 10, 2017

Chairman Young: That opens up nominations for Vice Chairman.

Commissioner Gealy: Mr. Chairman, | would like to nominate Dana Hennis to continue as Vice Chairman
for 2017.

Commissioner Herther: | second

Chairman Young: Are there any other nominations? No? Ok. All in favor of Dana Hennis for Vice Chairman,
all aye.

2. ADJOURNMENT:

Commissioner Gealy motions to adjourn at 6:08 pm; Commissioner Herther Seconds, all aye and motion carried
3-0.

Lee Young, Chairman
Kuna Planning and Zoning Commission

ATTEST:

Wendy I. Howell, Planning and Zoning Director
Kuna Planning and Zoning Department
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City of Kuna

P & Z Staff Memo

P.O.Box 13
Phone: (208) 922-5274
Fax: (208) 922-5989
www.Kunacity.id.gov

To:

Case Numbers:

Location:

Planner:

Hearing Date:
Tabled Until:

Owner:

Engineer:

Table of Contents:

Planning and Zoning
Commission (P & Z)

16-03-CPM (Comprehensive
Plan Map Amend) and
16-10-AN (Annexation)
Ashton Estates Subdivision

Southeast Corner
(SEC) Meridian and
Deer Flat Roads,
Kuna, Idaho 83634

Troy Behunin,
Planner llI

January 10, 2017
January 24, 2017

SDN, LLC,

Don Newell

P.O. Box 1939

Eagle, ID 83616
208.404.2161
Ashton.home@hotmail.com

KM Engineering

Kirsti Grabo

9233 W. State St,
Boise, ID 83714
208.639.6930
KGrabo@kmengllp.com

A. Process and Noticing

Aerial map
Site History

Staff Analysis
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A. Process and Noticing:

Applicants Request

General Project Facts

Applicable Standards

zgrAT oI

Procedural Background

Factual Summary

Proposed Findings of Fact

Proposed Comprehensive Plan Analysis
Idaho Code Analysis

. Proposed Conclusions of Law

Recommended Conditions of Approval

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

a. Notifications

i.  Neighborhood Meeting October 6, 2016 (13 people attended)
ii. Agency Comment Request November 14, 2016
iii. 315’ Property Owners Notice December 14, 2016
iv. Kuna, Melba Newspaper December 14, 2016
v. Site Posted December 28, 2016

B. Applicant’s Request:
On behalf of SDN, LLC, the applicant, Kirsti Grabo with KM Engineering, requests approval to amend the
Comprehensive Plan (Comp Plan) Map designation for the site, from Medium Density Residential to
Mixed-Use General over approximately 51 acres. The site is contiguous to Kuna City limits and the
applicant requests approval to annex the same parcel into Kuna City with the following zones throughout
the site; C-1 (Neighborhood Commercial), R-6 (Medium Density Residential) and R-20 (High Density
Residential). The subject site is located on the southeast corner (SEC) of Meridian and Deer Flat Roads.

C. Aerial Map:

©Copyrighted

D. Site History:
This site is currently in the County, and historically has been farmed. It is directly east of two Kuna City commercial
subdivisions — the Merrell Family Center and Ensign Subdivisions.

E. General Projects Facts:
1. Comprehensive Plan Map: The Future Land Use Map (Comprehensive [Comp] Plan Map) is intended to serve

as a guide for the decision making body for the City. This map indicates land use designations generally
speaking, it is not the actual zone. The Comp Plan Map identifies this site as Medium Density Residential.
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2. Recreation and Pathways Map: The Recreation and Pathways Master Plan Map indicates a future trail
through the northeast corner (NEC) of the site, situated along the Kuna Canal. Accordingly, it is the City’s goal
and desire to increase the number of trails and pathways in Kuna. It is necessary for each parcel to develop
trails and pathways along frontages of their canals and ditches to comply with the Master Plan goals by either
starting a pathway, or extending one in that area.

3. Surrounding Land Uses:

North RUT Rural Urban Transition — Ada County
South A Agriculture — Kuna City

East RR Rural Residential — Ada County

West C-1 Neighborhood Commercial — Kuna City

4. Parcel Sizes, Current Zoning, Parcel Number(s):
e  Parcel Size: 51 acres (approximately).
e Zoning: RUT; Rural Urban Transition, (Ada County).
e  Parcel #:51419223151.

5. Services:
Sanitary Sewer— City of Kuna (Nearby and required to connect)
Potable Water — City of Kuna (Nearby and required to connect)
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
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6. Existing Structures, Vegetation and Natural Features:
The land is currently being used for agricultural purposes. Applicant anticipates that the land will continue the
historic agricultural uses on the lands until development occurs. This site is generally flat, with a slight slope
from the north end to the center of the site, and a slight slope from the south end toward the center of the
site. The site has a slight “V” shape. The soils appear to be a Hydrologic Group D for the majority of the site
with a general slope of less than 2%.

7. Transportation / Connectivity:
The applicant proposes four access points for the site. Two access points on Meridian Road, to include one
full public road access on the south and a Right-in/Right-out (RIRO) driveway on the north. The applicant has
proposed two access points on Deer Flat Road, including one full public access on the east side, and a second
RIRO (driveway) on the west side. Staff notes that the Highway Overlay District standards state that
connection to Meridian Road shall be at the full and/or mid-mile alignment.

8. Environmental Issues:
Staff is not aware of any environmental, health or safety conflicts.

9. Agency Responses:
The following agencies returned comments: City Engineer (Gordon Law, P.E.) Exhibit B 1, Ada County Highway
District (Stacey Yarrington) Exhibit B 2, Boise Project Board of Control (Bob Carter) Exhibit B 3, Central Dist.
Health Dept. (Lori Badigian), Exhibit B 3, Department of Environmental Quality (DEQ) Exhibit B 5, which are
included with this case file and are included with this report.

F. Staff Analysis:

This project will be required to submit a subdivision application, and a Planned Unit Development (PUD)
application in the future to introduce mixed-uses along with a design review application as uses are
identified. The property abuts Kuna City limits on the west (Profile Ridge). This project is adjacent to a
principle arterial (Meridian Rd./Highway 69) and minor arterial (Deer Flat Rd.). All major public utilities are
within 300 feet, or adjacent to this site. Applicant intends to prepare the site for a mixed-use development
to include commercial pads, new single-family and multi-family housing options. It is anticipated this
development will take a number of phases for complete build-out.

This project proposes a mixed-use development. The project size is approximately 51 acres in size and
proposes three different zones. The C-1 (Neighborhood Commercial) is approximately 14.28 acres or 28 %
of the overall site. The R-6 (Medium Density Residential) is approximately 27.26 acres or 53.8% of the overall
site. The R-20 (High Density Residential) is approximately 9.09 acres or 17.9 % of the overall site. The
proposed Commercial will front Meridian and Deer Flat Roads in compliance with recommendations from
the Comprehensive Plan. The medium residential provides a buffer between the proposed commercial and
current uses on the east and southern sides of the site and complies with mixed-use design principles. The
high density residential is centrally located (and surrounded by medium density residential and the
commercial uses) and maintains the good design principles for mixed-uses and is the smallest use for the
project.

Staff has reviewed Kuna’s Comprehensive Plan (Comp Plan), which encourages commercial developments,
and a variety of housing types for all income levels numerous times throughout the Comp Plan. The sections
of the Comp Plan that address new commercial and various housing types are included below, in Section K
(Comp Plan analysis) of this report. The City attempts to balance new commercial uses as well as all housing
types within the City. Staff will work with the applicant for future preliminary plat and PUD applications to
assure technical compliance with Kuna City Code (KCC), as required. Staff recommends the applicant work
with Kuna Rural Fire District (KRFD) to conform to the secondary access limits of the KRFD, for the number
of homes utilizing access points for all proposed access and circulation at time of development.
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Staff has determined this application complies with Title 5 and 6 of the Kuna City Code; Idaho Statute § 67-
6511; and the Kuna Comprehensive Plan; and forwards a recommendation of approval for Case No’s 16-03
—CPM and 16-10-AN, subject to the conditions of approval by Kuna’s Commission and Council.

G. Applicable Standards:
1. City of Kuna Zoning Ordinance Title 5, Chapter 13
2. City of Kuna Comprehensive Plan, adopted September 1, 2009
3. Idaho Code, Title 67, Chapter 65- the Local Land Use Planning Act.

H. Procedural Background:
On January 24, 2017, the Planning and Zoning Commission considered the applications, including agency
comments, staff’s report, application exhibits and public testimony presented or given.

I.  Factual Summary:

This site is located on the southeast corner of Meridian and Deer Flat Roads. The project consists of 51 (approx.)
acres that are adjacent to City limits and currently zoned RUT (Rural Urban Transition — Ada County). Applicant
requests amending the Comp Plan Map designation from Medium Density Residential to Mixed-Use General; to
annex the same parcel into Kuna City with the following zones throughout the site; C-1 (Neighborhood Commercial
- approximately 14.28 acres), R-6 (Medium Density Residential - approximately 27.26 acres), and R-20 (High
Density Residential; approximately 9.09 acres). If approved, this project will take access from Meridian Road
(principle arterial) in two places, and from Deer Flat Road (minor arterial) in two places. Both roads are classified
roadways.

J.  Proposed Findings of Fact:
Based upon the record contained in Case No’s 16-03-CPM and 16-10-AN, including the Comprehensive Plan, Kuna
City Code, staff’s memorandums, the exhibits, and the testimony during the public hearing, Kuna Commission
hereby recommends approves/denies the Findings of Fact and Conclusions of Law, and conditions of approval for
Case No’s 16-03-CPM and 16-10-AN, a request for Comprehensive Plan Map amendment and annexation into
Kuna City limits request by the applicant follows:

The Commission concludes that the applications do/do not comply with the City of Kuna’s Zoning regulations (Title
5) of KCC.

1. The Kuna Commission accepts the facts as outlined in the staff memo, the public testimony and the
supporting evidence list presented.

Comment: The Kuna Commission held a public hearing on the subject applications on January 24, 2017, to hear
from City staff, the applicant and to accept public testimony. The decision by the Commission is based on
the application, staff report and public testimony, both oral and written.

2. Based on the evidence contained in Case No’s 16-03-CPM and 16-10-AN, this proposal appears to generally
comply with the Comprehensive Plan and Comp Plan Map.

Comment: The Comp Plan has listed numerous goals for providing commercial, single-family and multi-family
housing in Kuna. The Comp Plan Map designates this property as Medium Density. As this project proposes
to accommodate commercial and residential uses 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 of these applications.
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Comment: On January 24, 2017, Kuna’s Commission voted to recommend approval/denial of case No’s 16-03-
CPM and 16-10-AN.

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 sections, notice requirements were met to hold a public
hearing on January 24, 2017.

K. Commissions Comprehensive Plan
Analysis:
Commission determines the proposed
subdivision for the site is/is not
consistent with the following Comp
Plan components:

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 price 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
[Comprehensive Plan —CP]).
LEGEND

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 (Page 13 - CP).

Comment: The Comp Plan and the corresponding

Future Land Use Map (with land use designations)

provides for a mix of medium density and high density

residential uses and commercial uses. This project

has proposed a variety of densities mixed with

commercial, therefore it generally conforms to the Comp Plan and the Future Land
Use Map.
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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 General’s criteria, and a review by the City Attorney, the proposed project
does not constitute a “takings” and the Economic value is intact.

Economic Development Goals and Objectives - Section 5 - Summary:

Promote and support a diverse and sustainable economy that will allow more Kuna residents to work in their
community, and develop policies to provide incentives and assistance to attract companies. 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, Pg. 43 —-3.1 and Pg. 41 -1 & 1.3 [CP]).

Comment: The Comp Plan encourages a mix of commercial uses and adequate housing for all income levels and
calls for increasing pedestrian connections. This project supplies a number of additional housing types to Kuna’s
inventory and provides opportunities for quality housing. This development should add to the City’s pedestrian
network for non-motorized transportation, by proposing pathway connections for development to connect to in
the future.

Land Use Goals and Objectives - Section 6 - Summary:

Encourage and support mixed uses to accommodate a diverse range of business and commercial activity balanced
with residential uses. Provide a broad mix of services within walking distances while strengthening the economy
and providing opportunity for social interactions. Encourage commercial development on transportation
corridors. 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. 63 — 1.1, Pg. 64
-2.1,2.2,2.2.1,3.1 & Goal 3, Pg. 65 — 4.3 and 6.4.1 Def. Pg. 89 [CP]).

Comment: This project adds a number of quality commercial opportunities and multiple housing varieties to the
City’s inventory for all types of lifestyles, ages and economic groups.

Transportation - Section 9: Encourage developers to create mixed-use developments that will reduce travel
demand through trip capture. Increase Kuna’s employment opportunities as a means of reducing commuter trips
(Page 119 — Obj. 3.2 Policy 1 and 2 [CP]).

Comment: Applicant proposes a mixed-use development adding to employment opportunities and may reduce
commuter trips, therefore, it complies with the comp plan goals and policies

Housing Goals and Objectives - Section 12 - Summary:

Adopt mixed-use land strategies which assure the self-sufficiency of neighborhoods 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 mixed-use 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. 155-0bj. 1.1, Pg. 163 12.4 and Pg. 165 — 2.1 [CP]).

Page 7 of 10 File No.s 16-03-CPM and 16-10-AN
1/13/17 P: P&Z\SHARED\CASES\Annex\ Ashton Estates Sub



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 [CP]).

Comment: Applicant proposes a high-quality development for commercial development along with a variety of
dwelling types, densities, and price points for all income levels in this part of Kuna as encouraged by the Comp Plan.
This project significantly adds to the City’s overall network of commercial uses, utilities, sidewalks and roadways,
therefore it complies with logical, orderly development and discourages land divisions and development greater
than one half acre, and avoids increased municipal services costs and sprawl.

Community Design Goals and Objectives - Section 13 - Summary:

Strengthen Kuna’s Image through good community and urban design principles that create mixed-uses and 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 and 2.1[CP]).

Comment: Applicant proposes good community and urban design principles through creation of Mixed-Uses and
a self-sustaining development, adding to the pedestrian pathway network and adding to the City’s sidewalk
network. Applicant also proposes improving Deer Flat Road, which adds to the roadway system thereby complying
with the adopted Master Street Plan of Kuna (Functional Classified Road Map). This development should also
incorporate landscape buffers creating a sense of place for citizens. Therefore, this project fosters sound
community design concepts and complies with the Comp Plan goals and strengthens Kuna’s image.

Neighborhoods:
Kuna’s updated Plan is an advocate for the development of self-sufficient and mixed-use neighborhoods. These

neighborhoods are intended to be connected by transit and other non-motorized methods of transportation. Each
neighborhood will have a center, a core and an edge (Page 179 [CP]).

Comment: Applicant proposes an extension of the sidewalk and roadway system which complies with the Master
Street Plan adopted by Kuna. Applicant should also propose connections to adjacent parcels by adding stub streets,
pathways and sidewalks for pedestrian and non-motorized transportation. Applicant proposes R-6, and R-20
housing densities thereby complying with call for a variety of housing types outlined within the Comp Plan and
Comp Plan Map.

City Council’s Idaho State Code Analysis:

1. 1C§67-6511 (2) Crequires that the Commission analyze the proposed changes to zoning ordinances to ensure
that they are not in conflict with the policies of the adopted comprehensive plan. If the request is found by
the governing board to be in conflict with the adopted plan, or would result in demonstrable adverse impacts
upon the delivery of services by any political subdivision providing public services, including school districts,
within the planning jurisdiction.

2. IC §67-6513 provides that the City provide for mitigation of the effects of subdivision development on the
ability of political subdivisions of the state, including school districts, to deliver services without compromising
quality of service delivery to current residents or imposing substantial additional costs upon current residents
to accommodate the proposed subdivision.

3. Through discussions and comments submitted by public service providers, the project would not create
demonstrable adverse impact to quality of emergency service and/or delivery of said services, or impose
substantial additional costs to current residents.
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M. The Commission’s Conclusions of Law:
The public notice requirements have been met and the neighborhood meeting was conducted within the
guidelines of applicable Idaho Code and City Ordinances.
1. The Commission feels the site is/is not physically suitable for subdivision and development into a single-family
subdivision, as proposed.

Comment: The 51 acre (approximate) project does/does not appear to be suitable for subdivision and
development as a mixed-use subdivision, as proposed.

2. The subdivision uses are not likely to cause substantial environmental damage or avoidable injury to wildlife
or their habitat.

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

3. The Comprehensive Plan Map amendment and annexation applications are not likely to cause adverse public
health problems.

Comment: The subdivision of the property would generally comply with the Comp Plan. The project would
connect to public sewer and potable water systems, therefore eliminating the occurrence of adverse public
health problems.

4. 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: Through correspondence with public service providers and application evaluation, this project
appears to avoid detriment to surrounding uses. Commission did consider the subdivision and the location
of the property with adjacent uses.

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

6. Based on the evidence contained in Case No’s 16-03-CPM and 16-10-AN, Commission finds Case No’s 16-03-
CPM and 16-10-AN do/do not adequately comply with Kuna City Code.

7. Based on the evidence contained in Case No’s 16-03-CPM and 16-10-AN, Council finds Case No’s 16-03-CPM
and 16-10-AN generally do/do not comply with Kuna’s zoning Code.

N. Recommended Conditions of Approval:
Based upon the Comp Plan, Kuna City Code, the record before the Commission, the applicant’s presentation and
testimony at the January 24, 2017, and discussion at the public hearing, the Kuna Commission votes to recommend
approval/denial for Case No’s 16-03-CPM and 16-10-AN with the following conditions of approval at time of
development in the future:

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

a. The City Engineer shall approve the sewer hook-ups.

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

d. The 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- With 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 request to annex the irrigation surface
water rights appurtenant to the property over to the Kuna Municipal Pressure Irrigation system of the City
(KMID).

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

7.  Parking within the site shall comply with Kuna City Code. (Unless specifically approved otherwise).

8.  Fencing within and around the site shall comply with Kuna City Code (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. Allsignage within/for the project shall comply with Kuna City Code and shall be approved in the design review
process with all new commercial and multi-family.

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

11. Applicant shall be conditioned to add appropriate and necessary pathways along water bodies to comply
with the Master Recreation and Pathways Map at time of development.

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

13. Applicant shall follow staff, City engineers and other agency recommended requirements as applicable.

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

DATED: This___ dayof __ 2017.
Page 10 of 10 File No.s 16-03-CPM and 16-10-AN
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CITY OF KUNA GORDON . LAW
P.O. BOX 13

KUNA, ID 83634
www.kunacity.id.gov

Telephone (208) 287-1727; Fax (208) 287-1731
Email: glaw@kunaid.gov

MEMORANDUM
TO: Director of Kuna Planning and Zoning
FROM: Gordon N. Law
Kuna City Engineer
RE: Ashton Hills
Annexation

16-10-AN, 16-03-CPM

DATE: November 17, 2016

The City Engineer has reviewed the annexation request and associated Comprehensive Plan Map
change of the above applicant dated November 14, 2016. It is noted that while the application
outlines the applicant’s general development intent, specific development plans are not provided
except those implied as allowed or permitted in an “R-6", “R-20" or “C-1" zone. It is understood,
however, the applicant intends to develop portions of this property under terms of future land-use
actions. The applicant desires City services for these future developments and the City Engineer
affirms herein that the City could include all of the applicant’s aforementioned property in its
service area.

The recommendation of the City Engineer is to proceed with this annexation consistent with the
enclosed comments but to keep in mind that these comments may be expanded or refined in
connection with the future land-use actions. Accordingly, the City Engineer provides the following
comments:

1. Sanitary Sewer Needs

a) The applicant’s property to be annexed is presently used for agricultural purposes, is not
connected to City services and would be subject to connection fees for the demand of the
ultimate connected load as provided in the City’s Standard Table. City Code (6-4-20)
requires connection to the City sewer system for all sanitary sewer needs.

b) The property is located within the Profile Ridge sewer shed which discharges to the
Danskin Lift Station and thence to the North Wastewater Treatment Plant.

c) This property was not included in Local Improvement District 2006-1, and consequently,
has no connection fee credits and reserved treatment capacity. Nevertheless, there are
adequate connection credits available for purchase from others. When connecting to the

Page 1 of 5
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sewer system, the applicant will need to abide by any relevant sewer reimbursement
policies and agreements and any relevant connection fees.

For any connected load, it is recommended this application be conditioned to conform to
the sewer master plan, particularly to the providing of sewer mains and trunk lines in the
master plan.

The nearest Sewer Main capable of serving this property lies on the opposite side of
Highway 69 approximately 200 feet distant. It will require the applicant to bore an
oversized line across the Highway for which he will be eligible for oversizing
reimbursement consistent with City policies.

At all reasonable locations where sewer service could be extended to adjoining
properties, sewer mains should be stubbed to the property line or extended in right-of-
way in or adjacent to the project — both at useable depths. This applies to a sewer main
with easements to be extended north and south along the Highway 69 frontage.

For assistance in locating existing facilities and understanding issues associated with
connection, please contact the City Engineer at 287-1727.

2. Potable Water Needs

a)

b)

9)

h)

3. Pre
a)

Page 2 of 5

The applicant’s property to be annexed is presently used for agricultural purposes, is not
connected to City water service and would be subject to connection fees for the demand
of the ultimate connected load as provided in the City’s Standard Table. City Code (6-4-
2X) requires connection to the City water system for all potable water needs. The City
has sufficient potable water supply to serve this site.

The nearest point of water connection for the property lies on the opposite side of
Highway 69 approximately 200 feet distant. It will require the applicant to bore an
oversized line across the Highway for which he will be eligible for oversizing
reimbursement consistent with City policies.

Improvements necessary to provide adequate fire protection as required by Kuna Fire
District will be required of the development.

For any connected load, it is recommended this application be conditioned to conform to
the water master plan. Specifically, 12-inch water mains are required in the portions of
the project fronting the Highway 69 and Deer Flat Road.

8-inch water mains should be installed by developer in internal subdivision streets.

At least 8-inch water mains are to be extended and connected by developer to water
trunk lines and mains through all entryway streets to Deer Flat Road and Highway 69
and in stub streets to adjacent properties.

The City Engineer concludes redundancy of water transmission route to the development
site is not provided by existing facilities. This matter will be evaluated further in
comments related to later applications.

The City Engineer has evaluated the distribution of supply wells and available supply in
the vicinity of the project and concludes there may be need for a well site within the
bounds of the project. This matter will be evaluated further in comments related to later
applications.

For assistance in locating existing facilities, please contact the City Engineer at 287-
1727.

ssure Irrigation

The property’s irrigation needs are presently served by local canals from surface water
rights. The applicant’s property is not connected to the City pressure irrigation system.
Relying on drinking water for irrigation purposes is contrary to City Code (6-4-2I) and
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the public interest, is not accounted for in the approved Water Master Plan and the City

Engineer recommends connection to existing City pressurized irrigation facilities. When
connecting to the pressure irrigation system, the applicant will need to abide by any
relevant irrigation reimbursement policies and agreements and any relevant connection
fees.

It is recommended this project be conditioned to require connection and annexation to
the City Pressure Irrigation system at the time of development. It is further
recommended that annexation into the municipal irrigation district and pooling of water
rights is a requirement at the time of final platting.

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 and lot size for the
commercial area and common lots, as provided in City Resolutions.

The nearest point of connection for the Ashton Hills project is on the opposite side of

Highway 69 approximately 200 feet distant. It will require the applicant to bore an
oversized line across the Highway for which the applicant will be eligible for oversizing
reimbursement consistent with City policies.

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
trunk lines in the Highway 69 and Deer Flat frontages.

The property’s irrigation needs are presently served by the Boise-Kuna Irrigation

District. The City Engineer has evaluated the distribution of irrigation pump stations
and available supply in the vicinity of the project and concludes there is not need for a
pump station and reservoir within the bounds of the project.

It is recommended that conformity with approved City PI standards is required,
including the providing of adequately sized internal and boundary loop lines.

For assistance in locating existing facilities, please contact the City Engineer at 287-
1727.

4. Grading and Storm Drainage
The following is not required for annexation but will be required when alteration of surface
features is proposed (such as grading or paving) in connection with future land use

app
3)

b)

d)

Page 3 0of 5

lications:

Please provide a grading and drainage plan which supports and maintains all upstream
drainage rights and all downstream irrigation delivery rights as they presently exist for
this property.

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.

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.

If impervious area is increased, please provide a storm water disposal plan acceptable to
the City Engineer which accounts for the increased storm water drainage. Please
provide detail drawings of drainage facilities for review.
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5. General

a) With the addition of this property into the corporate limits of Kuna and its potential
connection to water (and perhaps irrigation) services, this property will be placing
demand not only on constructed facilities but on water rights provided by others. It is
the reasonable expectation, in return, that this property transfer to the City at time of
connection (ie development) any conveyable water rights by deed and “Change of
Ownership” form from IDWR that are presently associated with the property. The
domestic water right associated solely with a residence and %z acre or less is not
conveyable. The water right held in trust by an irrigation district is also not conveyable.

b) A plan approval letter will be required if this project affects any local irrigation districts.

c) Verify that existing and proposed elevations match at property boundaries such that a
slope burden is not imposed on adjacent properties.

d) State the vertical datum used for elevations on all drawings.

e) Provide engineering certification on all final engineering drawings.

6. Inspection Fees
An inspection fee will be required for City inspection of the construction of any public
water, sewer and irrigation facility 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
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 approval of final construction plans.

7. Right-of-Way
The subject property fronts on its north side by a section line principal arterial street (Deer
Flat - ACHD) and on its west by a section line principal arterial highway (Highway 69 —
ITD) and truck route. The following conditions are related to these classified streets and
future quarter line classified streets and apply at the time of development:

a) Sufficient half right-of-way on the quarter line and section line for existing and future
classified streets should be provided pursuant to City, ACHD and ITD standards.

b) It is recommended approaches onto the classified streets comply with ACHD and ITD
approach policies.

c) Itis recommended sidewalk, curb and gutter, street widening and any related storm
drainage facilities, consistent with city code and policies, are provided in connection
with property development.

d) This application proposes two full approaches and two right in/right out approaches to
the classified streets. It is not appropriate to comment on this aspect of the application
without the results of a traffic study or the input of the operating agencies. Comments
on this item will be provided in connection with later applications.

e) This development must provide stub streets to adjoining properties to the south and east.
Comments on this item will be provided in connection with later applications.

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

Page 4 of 5
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will not be responsible for the finished product. As-built drawings will be required before
occupancy or final plat approval is granted.

9. Property Description
a) The applicant provided a metes and bounds property description of the subject parcel.

Page 5 of 5
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Development Services Department

Project/File: Ashton Estates/ KUNA16-0020/ 16-10-AN/ 16-03-CPM
This is an annexation with rezone from RUT to C-1, R-6, and R-20 throughout the
site; and a Comprehensive Map amendment from Medium density residential to
Mixed-use. The site is located on 50.6-acres.

Lead Agency:  City of Kuna
Site address: SEC of Deer Flat Road & SH-69
Staff Approval: January 13, 2017

Applicant: SDN, LLC
PO Box 1939
Eagle, ID 83616

Representative: KM Engineering
Kirsti Grabo
9233 W State Street
Boise, ID 83714

Staff Contact:  Stacey Yarrington
Phone: 387-6171
E-mail: syarrington@achdidaho.org

A. Findings of Fact

1. Description of Application: The applicant is requesting approval of an annexation application
with rezone from RUT (Rural Urban Transition) to C-1 (Neighborhood Commercial), R-6
(Medium density residential), and R-20 (High density residential); and a Comprehensive Map
amendment from Medium density residential to Mixed-use.

The site is located on 50.6-acres with the applicant proposing 14.3-acres of the site to be C-1,
9-acres to be R-20, and the remaining 20.3-acres to be R-6.

2. Description of Adjacent Surrounding Area:

Direction | Land Use Zoning
North Rural Urban Transition (Ada County) RUT
South Rural Residential (Ada County) RR

East Rural Urban Transition, Rural Residential (Ada County) RUT, RR
West Neighborhood Commercial, Medium density residential C-1, R-6

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

Adjacent Development: The following developments are pending or underway in the vicinity of
the site:

e Profile Ridge, a mixed use development, located directly west of the site is in various phases
of development and was approved by ACHD on November 7, 2007.

1 Ashton Estates/ KUNA16-0020/ 16-10-AN/
16-03-CPM
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¢ Winfield Subdivision, located on the NWC of Deer Flat & SH-69, consisting of 348 single
residential lots, is currently under review by ACHD.

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

New Center Lane Miles: There are no new centerline miles of public roadway associated with
this application.

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.

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).

The intersection of Linder Road and Deer Flat Road is scheduled in the IFYWP to be widened
to 5-lanes on the north leg, 4-lanes on the south, 5-lanes east, and 5-lanes on the west leg, and
reconstructed/signalized in 2020.

Deer Flat Road is listed in the CIP to be widened to 5-lanes from Linder Road to SH-69/
Meridian Road between 2026 and 2030.

The intersection of Deer Flat Road and SH-69/ Meridian Road is listed in the CIP to be widened
to 6-lanes on the north leg, 6-lanes on the south, 6-lanes east, and 6-lanes on the west leg, and
signalized between 2031 and 2035.

Traffic Findings for Consideration

Trip Generation: A Traffic Impact Study has been submitted for the forthcoming preliminary plat
and is currently being reviewed. Possible traffic generators that may be located within the site are
listed below.

Use (1,000 sf) Average Daily Trips (ADT) PM Peak Hour
General Office Building 11.03 1.49
Medical/ Dental Office Building 36.13 3.57
Restaurant 89.95 7.49
Single Tenant Office Building 11.65 1.74
Specialty Retail Center 44.32 2.71
Apartment (unit) 6.65 0.62
Townhouse (unit) 5.81 0.52
Single Family Detached (unit) 9.52 1.00
Senior Adult Housing-Attached (unit) 3.44 0.25

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

Functional PM Peak PM Peak Existing
Roadway Frontage Classification Hour Hour Level Plus
Traffic Count | of Service Project
vy — —
SH-69/ Meridian 1,960-feet PrlnC|paI 951 N/A N/A
Road Arterial
2 Ashton Estates/ KUNA16-0020/ 16-10-AN/
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Deer Flat Road 842-feet | Minor Arterial 192 Bett‘(‘eé:[han N/A

* Acceptable level of service for a two-lane minor arterial is “E” (575 VPH).
** ACHD does not set level of service thresholds for State Highways.

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

o The average daily traffic count for SH-69/ Meridian Road south of Deer Flat Road was
16,411 on 7/20/2016.
o The average daily traffic count for Deer Flat Road west of Locust Grove Road was

1,613 on 10/28/2015.

Findings for Consideration

This application is for annexation and rezone only. Listed below are some of the findings for
consideration that the District may identify when it reviews a future development application. The
District may add additional findings for consideration when it reviews a specific redevelopment
application.

SH-69/Meridian Road

SH-69/Meridian Road is under the jurisdiction of the Idaho Transportation Department (ITD). The
applicant, City of Kuna, and ITD should work together to determine if additional right-of-way or
improvements are necessary on SH-69/ Meridian Road.

Deer Flat Road

a. Existing Conditions: Deer Flat Road is improved with 2-travel lanes, and no curb, gutter or
sidewalk abutting the site. Existing right-of-way varies between 86 to 73 feet for Deer Flat
Road (48-feet from centerline).

b. Policy:
Arterial Roadway Policy: District Policy 7205.2.1 states that the developer is responsible for
improving all street frontages adjacent to the site regardless of whether or not access is taken
to all of the adjacent streets.

Master Street Map and Typology Policy: District Policy 7205.5 states that the design of
improvements for arterials shall be in accordance with District standards, including the Master
Street Map and Livable Streets Design Guide. The developer or engineer should contact the
District before starting any design.

Street Section and Right-of-Way Width Policy: District Policies 7205.2.1 & 7205.5.2 state
that the standard 5-lane street section shall be 72-feet (back-of-curb to back-of-curb) within
96-feet of right-of-way. This width typically accommodates two travel lanes in each direction, a
continuous center left-turn lane, and bike lanes on a minor arterial and a safety shoulder on a
principal arterial.

Right-of-Way Dedication: District Policy 7205.2 states that The District will provide
compensation for additional right-of-way dedicated beyond the existing right-of-way along
arterials listed as impact fee eligible in the adopted Capital Improvements Plan using available
impact fee revenue in the Impact Fee Service Area.

No compensation will be provided for right-of-way on an arterial that is not listed as impact fee
eligible in the Capital Improvements Plan.

The District may acquire additional right-of-way beyond the site-related needs to preserve a
corridor for future capacity improvements, as provided in Section 7300.

3 Ashton Estates/ KUNA16-0020/ 16-10-AN/
16-03-CPM
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Sidewalk Policy: District Policy 7205.5.7 requires a concrete sidewalk at least 5-feet wide to
be constructed on both sides of all arterial 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 right-
of-way line and 2-feet behind the back edge of the sidewalk. Sidewalks shall either be located
wholly within the public right-of-way or wholly within an easement.

Frontage Improvements Policy: District Policy 7205.2.1 states that the developer shall
widen the pavement to a minimum of 17-feet from centerline plus a 3-foot wide gravel
shoulder adjacent to the entire site. Curb, gutter and additional pavement widening may be
required (See Section 7205.5.5).

ACHD Master Street Map: ACHD Policy Section 3111.1 requires the Master Street Map
(MSM) guide the right-of-way acquisition, arterial street requirements, and specific roadway
features required through development. This segment of Deer Flat Road is designated in the
MSM as a Transitional/ Commercial Arterial with 5-lanes and on-street bike lanes, a 69-foot
street section within 87-feet of right-of-way.

c. Staff Comments/Recommendations: The Deer Flat Road/SH-69 intersection shown in the
CIP to be widened/reconstructed in 2031-2035. Therefore the applicant should be required to
dedicate 6-feet of additional right-of-way to total 54-feet of right-of-way along Deer Flat Road
abutting the site. The additional right-of-way is impact fee eligible for reimbursement.

Deer Flat Road is improved with between 50 to 24 feet of pavement and 3-foot wide gravel
shoulders abutting the site. The applicant should be required to widen Deer Flat Road with
17-feet of pavement from centerline of Deer Flat Road abutting the site, plus a 3-foot wide
gravel shoulder.

The applicant should be required to construct 5-foot wide concrete sidewalk located a
minimum 41-feet from centerline of Deer Flat Road, abutting the site. The applicant should
provide a permanent right-of-way easement for any public sidewalk placed outside of the
dedicated right-of-way.

3. Internal Collector Roadway
a. Existing Conditions: There are no existing streets internal to the site.

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

4 Ashton Estates/ KUNA16-0020/ 16-10-AN/
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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.

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 right-
of-way line and 2-feet behind the back edge of the sidewalk. Sidewalks shall either be located
wholly within the public right-of-way or wholly within an easement.

Staff Comments/Recommendations:  The Traffic Impact Study submitted for this
development includes a concept plan with an internal loop road. Staff recommends that this
loop road be constructed as a collector street to accommodate the potential vehicle trips
generated within the site.

5 Ashton Estates/ KUNA16-0020/ 16-10-AN/
16-03-CPM
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Internal Local Streets
a. Existing Conditions: There are no existing streets internal to the site.

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 back-
of-curb) for developments with any buildable lot that is less than 1 acre in size.

Continuation of Streets Policy: District Policy 7207.2.4 states that an existing street, or a
street in an approved preliminary plat, which ends at a boundary of a proposed development
shall be extended in that development. The extension shall include provisions for continuation
of storm drainage facilities. Benefits of connectivity include but are not limited to the following:

¢ Reduces vehicle miles traveled.

¢ Increases pedestrian and bicycle connectivity.

¢ Increases access for emergency services.

¢ Reduces need for additional access points to the arterial street system

e Promotes the efficient delivery of services including trash, mail and deliveries.

e Promotes appropriate intra-neighborhood traffic circulation to schools, parks,
neighborhood commercial centers, transit stops, etc.

e Promotes orderly development.

Sidewalk Policy: District Policy 7207.5.7 states that five-foot wide concrete sidewalk is
required on both sides of all local street, except those in rural developments with net densities
of one dwelling unit per 1.0 acre or less, or in hillside conditions where there is no direct lot
frontage, in which case a sidewalk shall be constructed along one side of the street. Some
local jurisdictions may require wider sidewalks.

The sidewalk may be placed next to the back-of-curb. Where feasible, a parkway strip at least
8-feet wide between the back-of-curb and the street edge of the sidewalk is recommended to
provide increased safety and protection of pedestrians and to allow for the planting of trees in
accordance with the District's Tree Planting Policy. If no trees are to be planted in the
parkway strip, the applicant may submit a request to the District, with justification, to reduce
the width of the parkway strip.

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 right-
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of-way line and 2-feet behind the back edge of the sidewalk. Sidewalks shall either be located
wholly within the public right-of-way or wholly within an easement.

Cul-de-sac Streets Policy: District policy 7207.5.8 requires cul-de-sacs to be constructed to
provide a minimum turning radius of 45-feet; in rural areas or for temporary cul-de-sacs the
emergency service providers may require a greater radius. Landscape and parking islands
may be constructed in turnarounds if a minimum 29-foot street section is constructed around
the island. The pavement width shall be sufficient to allow the turning around of a standard
AASHTO SU design vehicle without backing. The developer shall provide written approval
from the appropriate fire department for this design element.

The District will consider alternatives to the standard cul-de-sac turnaround on a case-by-case
basis. This will be based on turning area, drainage, maintenance considerations and the
written approval of the agency providing emergency fire service for the area where the
development is located.

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. Staff Comments/Recommendations: Staff recommends that the applicant construct the
internal local streets as either a 33-foot street section or 36-foot street section with curb,
gutter, and 5-foot wide concrete sidewalk within 50-feet of right-of-way.

5. Roadway Offsets

a. Existing Conditions: There are no existing streets onto Deer Flat Road from the site.

b. Policy:
Collector Offset Policy: District policy 7205.4.2 states that the optimum spacing for new
signalized collector roadways intersecting minor arterials is one half-mile.

Local Offset Policy: District policy 7206.4.5, requires local roadways to align or offset a
minimum of 330-feet from a collector roadway (measured centerline to centerline).

District policy 7207.4.2, requires local roadways to align or provide a minimum offset of 125-
feet from any other street (measured centerline to centerline).

c. Staff Comments/Recommendations: The applicant’s concept plan shows a full access
roadway approach onto Deer Flat Road, located 660-feet east of SH-69/Meridian Road
(measured centerline to centerline). The applicant’s proposal does not meet District Collector
Offset policy because it does not meet the one-half mile minimum offset. However, staff
recommends a modification of policy due to the fact that the site has limited frontage along
Deer Flat Road. This is a 40% modification to the dimension standard and is approved at the
Manager’s discretion.

The applicant should be required to construct all internal streets with minimum 125-foot
offsets.

6. Stub Streets

a. Existing Conditions: There are no existing stub streets to the site.

b. Policy:
Stub Street Policy: District policy 7205.2 (arterials)/ 7207.2.4 (local)/ 7208.2.4 (commercial)
states that stub streets will be required to provide circulation or to provide access to adjoining
properties. Stub streets will conform with the requirements described in Section 7205.2.5.4
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(arterials)/ 7207.2.5.4 (local)/ 7208.2.5.4 (commercial), except a temporary cul-de-sac will not
be required if the stub street has a length no greater than 150-feet. A sign shall be installed at
the terminus of the stub street stating that, "THIS ROAD WILL BE EXTENDED IN THE
FUTURE.”

In addition, stub streets must meet the following conditions:
e A stub street shall be designed to slope towards the nearest street intersection within
the proposed development and drain surface water towards that intersection; unless
an alternative storm drain system is approved by the District.

e The District may require appropriate covenants guaranteeing that the stub street will
remain free of obstructions.

Temporary Dead End Streets Policy: District policy 7205.2 (arterials)/ 7207.2.4 (local)/
7208.2.4 (commercial) requires that the design and construction for cul-de-sac streets shall
apply to temporary dead end streets. The temporary cul-de-sac shall be paved and shall be
the dimensional requirements of a standard cul-de-sac. The developer shall grant a
temporary turnaround easement to the District for those portions of the cul-de-sac which
extend beyond the dedicated street right-of-way. In the instance where a temporary
easement extends onto a buildable lot, the entire lot shall be encumbered by the easement
and identified on the plat as a non-buildable lot until the street is extended.

c. Staff Comments/Recommendations: Staff recommends that stub streets be provided to the
2 large parcels to the east and the large parcel to the south, to provide connectivity to this
area.

7. Driveways
7.1 Deer Flat Road
a. Existing Conditions: There is an existing 40-foot wide paved driveway, located
approximately 785-feet east of SH-69/Meridian Road, onto Deer Flat Road from the site.

b. Policy
Access Points 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
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.

Access Policy: District policy 7205.4.6 states that direct access to minor arterials is typically
prohibited. If a property has frontage on more than one street, access shall be taken from the
street having the lesser functional classification. If it is necessary to take access to the higher
classified street due to a lack of frontage, the minimum allowable spacing shall be based on
Table la under District policy 7205.4.6, unless a waiver for the access point has been
approved by the District Commission.

Driveway Location Policy: District policy 7205.4.5 requires driveways located on minor
arterial roadways from a signalized intersection with a dual left turn lane shall be located a
minimum of 330-feet from the nearest intersection for a right-in/right-out only driveway and a
minimum of 710-feet from the intersection for a full-movement driveway.

Successive Driveways: District policy 7205.4.6 Table la, requires driveways located on
minor arterial roadways with a speed limit of 50 MPH to align or offset a minimum of 425-feet
from any existing or proposed driveway.
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Driveway Width Policy: District policy 7205.4.8 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.

c. Staff Comments/Recommendations: The applicant’s concept plan shows a commercial
driveway located approximately 330-feet east of SH-69/Meridian Road, onto Deer Flat Road
from the site. Staff recommends that the proposed driveway be a maximum of 30-feet in width
and restricted to right-in/right-out. The driveway should be constructed as a curb return type
driveway and minimum 30-foot radii.

7.2 Future Collector Street
a. Existing Conditions: There are no driveways internal to 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
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 (Stop Controlled Intersection): 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 30-
feet 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.
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c. Staff Comments/Recommendations: As stated in 3.c. above, staff recommends that the
potential internal loop road be constructed as a collector street. However, future access to the
internal streets will be reviewed when the site redevelops in the future. It should be noted that
access for residential front-on housing is restricted on collector streets. Therefore, front-on
residential housing should be located only on local streets within the site.

Loop street shown with

/ front-on housing.

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 Il trees may be
allowed in planters with a minimum width of 8-feet, and Class | and Class Ill trees may be allowed
in planters with a minimum width of 10-feet.

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.

Other Access

SH-69/Meridian Road and Deer Flat Road are classified as principal and minor arterial roadways.
Other than the access specifically approved with this application, direct lot access is prohibited to
these roadways.

10 Ashton Estates/ KUNA16-0020/ 16-10-AN/
16-03-CPM


tbehunin
Typewritten Text
Exhibit B 2


Exhibit B 2

Site Specific Conditions of Approval

This application is for annexation and rezone only. The District may add additional findings for
consideration when it reviews a specific development application. Site Specific Conditions will be
established at that time.

Standard Conditions of Approval

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

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

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.

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.

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.

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

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.

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.

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.

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

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.

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.
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Conclusions of Law

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

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.

. Attachments

Vicinity Map

Site Plan

Utility Coordinating Council
Development Process Checklist
Appeal Guidelines
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VICINITY MAP
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SITE PLAN
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Ada County Utility Coordinating Council

Developer/Local Improvement District
Right of Way Improvements Guideline Request

Purpose: To develop the necessary avenue for proper notification to utilities of local highway

and road improvements, to help the utilities in budgeting and to clarify the already existing process.

1

2)

3)

4)

Notification: Within five (5) working days upon notification of required right of way
improvements by Highway entities, developers shall provide written notification to the affected
utility owners and the Ada County Utility Coordinating Council (UCC). Notification shall include
but not be limited to, project limits, scope of roadway improvements/project, anticipated
construction dates, and any portions critical to the right of way improvements and coordination
of utilities.

Plan Review: The developer shall provide the highway entities and all utility owners with
preliminary project plans and schedule a plan review conference. Depending on the scale of
utility improvements, a plan review conference may not be necessary, as determined by the
utility owners. Conference notification shall also be sent to the UCC. During the review meeting
the developer shall notify utilities of the status of right of way/easement acquisition necessary
for their project. At the plan review conference each company shall have the right to appeal,
adjust and/or negotiate with the developer on its own behalf. Each utility shall provide the
developer with a letter of review indicating the costs and time required for relocation of its
facilities. Said letter of review is to be provided within thirty calendar days after the date of the
plan review conference.

Revisions: The developer is responsible to provide utilities with any revisions to preliminary
plans. Utilities may request an updated plan review meeting if revisions are made in the
preliminary plans which affect the utility relocation requirements. Utilities shall have thirty days
after receiving the revisions to review and comment thereon.

Final Notification: The developer will provide highway entities, utility owners and the UCC with
final notification of its intent to proceed with right of way improvements and include the
anticipated date work will commence. This notification shall indicate that the work to be
performed shall be pursuant to final approved plans by the highway entity. The developer shall
schedule a preconstruction meeting prior to right of way improvements. Utility relocation activity
shall be completed within the times established during the preconstruction meeting, unless
otherwise agreed upon.

Notification to the Ada County UCC can be sent to: 50 S. Cole Rd. Boise 83707, or Visit
iducc.com for e-mail naotification information.
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Development Process Checklist

Items Completed to Date:

XISubmit a development application to a City or to Ada County

XlThe City or the County will transmit the development application to ACHD

XIThe ACHD Planning Review Section will receive the development application to review
X]The Planning Review Section will do one of the following:

[ISend a “No Review” letter to the applicant stating that there are no site specific conditions of approval at
this time.

Xlwrite a Staff Level report analyzing the impacts of the development on the transportation system and
evaluating the proposal for its conformance to District Policy.

XIWrite a Commission Level report analyzing the impacts of the development on the transportation system
and evaluating the proposal for its conformance to District Policy.

ltems to be completed by Applicant:

[JFor ALL development applications, including those receiving a “No Review” letter:

e The applicant should submit one set of engineered plans directly to ACHD for review by the Development
Review Section for plan review and assessment of impact fees. (Note: if there are no site improvements
required by ACHD, then architectural plans may be submitted for purposes of impact fee assessment.)

e The applicant is required to get a permit from Construction Services (ACHD) for ANY work in the right-of-
way, including, but not limited to, driveway approaches, street improvements and utility cuts.

[JPay Impact Fees prior to issuance of building permit. Impact fees cannot be paid prior to plan review approval.

DID YOU REMEMBER:
Construction (Non-Subdivisions)
[] Driveway or Property Approach(s)
e  Submit a “Driveway Approach Request” form to ACHD Construction (for approval by Development Services & Traffic
Services). There is a one week turnaround for this approval.

] Working in the ACHD Right-of-Way
e Four business days prior to starting work have a bonded contractor submit a “Temporary Highway Use Permit
Application” to ACHD Construction — Permits along with:
a) Traffic Control Plan
b) An Erosion & Sediment Control Narrative & Plat, done by a Certified Plan Designer, if trench is >50’ or you
are placing >600 sf of concrete or asphalt.

Construction (Subdivisions)
[] Sediment & Erosion Submittal
e At least one week prior to setting up a Pre-Construction Meeting an Erosion & Sediment Control Narrative & Plan,
done by a Certified Plan Designer, must be turned into ACHD Construction to be reviewed and approved by the ACHD
Stormwater Section.

[J Idaho Power Company
e Vic Steelman at Idaho Power must have his IPCO approved set of subdivision utility plans prior to Pre-Con being
scheduled.

[] Final Approval from Development Services is required prior to scheduling a Pre-Con.
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Request for Appeal of Staff Decision

Appeal of Staff Decision: The Commission shall hear and decide appeals by an applicant of
the final decision made by the Development Services Manager when it is alleged that the
Development Services Manager did not properly apply this section 7101.6, did not consider all
of the relevant facts presented, made an error of fact or law, abused discretion or acted
arbitrarily and capriciously in the interpretation or enforcement of the ACHD Policy Manual.

a.

Filing Fee: The Commission may, from time to time, set reasonable fees to be
charged the applicant for the processing of appeals, to cover administrative costs.

Initiation: An appeal is initiated by the filing of a written notice of appeal with the
Secretary of Highway Systems, which must be filed within ten (10) working days from
the date of the decision that is the subject of the appeal. The notice of appeal shall
refer to the decision being appealed, identify the appellant by name, address and
telephone number and state the grounds for the appeal. The grounds shall include a
written summary of the provisions of the policy relevant to the appeal and/or the facts
and law relied upon and shall include a written argument in support of the appeal.
The Commission shall not consider a notice of appeal that does not comply with the
provisions of this subsection.

Time to Reply: The Development Services Manager shall have ten (10) working
days from the date of the filing of the notice of appeal to reply to the notice of the
appeal, and may during such time meet with the appellant to discuss the matter, and
may also consider and/or modify the decision that is being appealed. A copy of the
reply and any modifications to the decision being appealed will be provided to the
appellant prior to the Commission hearing on the appeal.

Notice of Hearing: Unless otherwise agreed to by the appellant, the hearing of the
appeal will be noticed and scheduled on the Commission agenda at a regular
meeting to be held within thirty (30) days following the delivery to the appellant of the
Development Services Manager’'s reply to the notice of appeal. A copy of the
decision being appealed, the notice of appeal and the reply shall be delivered to the
Commission at least one (1) week prior to the hearing.

Action by Commission: Following the hearing, the Commission shall either affirm or
reverse, in whole or part, or otherwise modify, amend or supplement the decision
being appealed, as such action is adequately supported by the law and evidence
presented at the hearing.
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STATE OF IDAHO
DEPARTMENT OF ENVIRONMENTAL QUALITY

BOISE REGIONAL OFFICE
1445 North Orchard StreeteBoise, ID 83706-2239¢(208) 373-0550

DEQ Response to Request for Environmental Comment

Date: 11/23/2016

Agency Requesting Comments: City of Kuna

Date Request Received: 11/15/2016

Applicant/Description: 16-03-CPM Comp Plan MAP Change

16-10-AN Annexation
Ashton Estates Commercial & Residential Subdivision

Thank you for the opportunity to respond to your request for comment. While DEQ does not review
projects on a project-specific basis, we attempt to provide the best review of the information
provided. DEQ encourages agencies to review and utilize the Idaho Environmental Guide to assist
in addressing project-specific conditions that may apply. This guide can be found at
http://www.deq.idaho.gov/ieg/.

The following information does not cover every aspect of this project; however, we have the
following general comments to use as appropriate:

1. Air Quality
o Please review IDAPA 58.01.01 for all rules on Air Quality, especially those regarding
fugitive dust (68.01.01.651), trade waste burning (58.01.01.600-617), and odor control
plans (58.01.01.776).

For questions, contact David Luft, Air Quality Manager, at 373-0550.

o IDAPA 58.01.01.201 requires an owner or operator of a facility to obtain an air quality
permit to construct prior to the commencement of construction or modification of any
facility that will be a source of air pollution in quantities above established levels. DEQ
asks that cities and counties require a proposed facility to contact DEQ for an
applicability determination on their proposal to ensure they remain in compliance with
the rules.

For questions, contact the DEQ Air Quality Permitting Hotline at 1-877-573-7648.

2. Wastewater and Recycled Water
o DEQ recommends verifying that there is adequate sewer to serve this project prior to
approval. Please contact the sewer provider for a capacity statement, declining balance
report, and willingness to serve this project.

o IDAPA 58.01.16 and IDAPA 58.01.17 are the sections of Idaho rules regarding
wastewater and recycled water. Please review these rules to determine whether this or
future projects will require DEQ approval. IDAPA 58.01.03 is the section of Idaho rules
regarding subsurface disposal of wastewater. Please review this rule to determine
whether this or future projects will require permitting by the district health department.
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All projects for construction or modification of wastewater systems require
preconstruction approval. Recycled water projects and subsurface disposal projects
require separate permits as well.

DEQ recommends that projects be served by existing approved wastewater collection
systems or a centralized community wastewater system whenever possible. Please
contact DEQ to discuss potential for development of a community treatment system
along with best management practices for communities to protect ground water.

DEQ recommends that cities and counties develop and use a comprehensive land use
management plan, which includes the impacts of present and future wastewater
management in this area. Please schedule a meeting with DEQ for further discussion
and recommendations for plan development and implementation.

For questions, contact Todd Crutcher, Engineering Manager, at 373-0550.

3. Drinking Water

DEQ recommends verifying that there is adequate water to serve this project prior to
approval. Please contact the water provider for a capacity statement, declining balance
report, and willingness to serve this project.

IDAPA 58.01.08 is the section of Idaho rules regarding public drinking water systems.
Please review these rules to determine whether this or future projects will require DEQ
approval.

All projects for construction or modification of public drinking water systems require
preconstruction approval.

DEQ recommends verifying if the current and/or proposed drinking water system is a
regulated public drinking water system (refer to the DEQ website at
http.//www.deq.idaho.gov/water-quality/drinking-water.aspx). For non-regulated
systems, DEQ recommends annual testing for total coliform bacteria, nitrate, and nitrite.

If any private wells will be included in this project, we recommend that they be tested for
total coliform bacteria, nitrate, and nitrite prior to use and retested annually thereafter.

DEQ recommends using an existing drinking water system whenever possible or
construction of a new community drinking water system. Please contact DEQ to
discuss this project and to explore options to both best serve the future residents of this
development and provide for protection of ground water resources.

DEQ recommends cities and counties develop and use a comprehensive land use
management plan which addresses the present and future needs of this area for
adequate, safe, and sustainable drinking water. Please schedule a meeting with DEQ
for further discussion and recommendations for plan development and implementation.

For questions, contact Todd Crutcher, Engineering Manager at 373-0550.
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4. Surface Water

A DEQ short-term activity exemption (STAE) from this office is required if the project will
involve de-watering of ground water during excavation and discharge back into surface
water, including a description of the water treatment from this process to prevent
excessive sediment and turbidity from entering surface water.

Please contact DEQ to determine whether this project will require a National Pollution
Discharge Elimination System (NPDES) Permit. If this project disturbs more than one
acre, a stormwater permit from EPA may be required.

If this project is near a source of surface water, DEQ requests that projects incorporate
construction best management practices (BMPs) to assist in the protection of Idaho’s
water resources. Additionally, please contact DEQ to identify BMP alternatives and to
determine whether this project is in an area with Total Maximum Daily Load stormwater
permit conditions.

The Idaho Stream Channel Protection Act requires a permit for most stream channel
alterations. Please contact the Idaho Department of Water Resources (IDWR), Western
Regional Office, at 2735 Airport Way, Boise, or call 208-334-2190 for more information.

Information is also available on the IDWR website at:
http.//www.idwr.idaho.gov/WaterManagement/StreamsDams/Streams/AlterationPermit/AlterationPermit.htm

The Federal Clean Water Act requires a permit for filling or dredging in waters of the
United States. Please contact the US Army Corps of Engineers, Boise Field Office, at
10095 Emerald Street, Boise, or call 208-345-2155 for more information regarding
permits.

For questions, contact Lance Holloway, Surface Water Manager, at 373-0550.

5. Hazardous Waste And Ground Water Contamination

Hazardous Waste. The types and number of requirements that must be complied with
under the federal Resource Conservations and Recovery Act (RCRA) and the Idaho
Rules and Standards for Hazardous Waste (IDAPA 58.01.05) are based on the quantity
and type of waste generated. Every business in Idaho is required to track the volume of
waste generated, determine whether each type of waste is hazardous, and ensure that
all wastes are properly disposed of according to federal, state, and local requirements.

No trash or other solid waste shall be buried, burned, or otherwise disposed of at the
project site. These disposal methods are regulated by various state regulations
including Idaho’s Solid Waste Management Requlations and Standards, Rules and
Requlations for Hazardous Waste, and Rules and Requlations for the Prevention of Air
Pollution.

Water Quality Standards. Site activities must comply with the Idaho Water Quality
Standards (IDAPA 58.01.02) regarding hazardous and deleterious-materials storage,
disposal, or accumulation adjacent to or in the immediate vicinity of state waters (IDAPA
58.01.02.800); and the cleanup and reporting of oil-filled electrical equipment (IDAPA
58.01.02.849); hazardous materials (IDAPA 58.01.02.850); and used-oil and petroleum
releases (IDAPA 58.01.02.851 and 852).


http://www.idwr.idaho.gov/WaterManagement/StreamsDams/Streams/AlterationPermit/AlterationPermit.htm
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Petroleum releases must be reported to DEQ in accordance with IDAPA
58.01.02.851.01 and 04. Hazardous material releases to state waters, or to land such
that there is likelihood that it will enter state waters, must be reported to DEQ in
accordance with IDAPA 58.01.02.850.

Ground Water Contamination. DEQ requests that this project comply with Idaho’s
Ground Water Quality Rules (IDAPA 58.01.11), which states that “No person shall
cause or allow the release, spilling, leaking, emission, discharge, escape, leaching, or
disposal of a contaminant into the environment in a manner that causes a ground water
quality standard to be exceeded, injures a beneficial use of ground water, or is not in
accordance with a permit, consent order or applicable best management practice, best
available method or best practical method.”

For questions, contact Dean Ehlert, Waste & Remediation Manager, at 373-0550.

6. Additional Notes

If an underground storage tank (UST) or an aboveground storage tank (AST) is
identified at the site, the site should be evaluated to determine whether the UST is
regulated by DEQ. EPA regulates ASTs. UST and AST sites should be assessed to
determine whether there is potential soil and ground water contamination. Please call
DEQ at 373-0550, or visit the DEQ website (http:.//www.deq.idaho.gov/waste-mgmt-
remediation/storage-tanks.aspx) for assistance.

If applicable to this project, DEQ recommends that BMPs be implemented for any of the
following conditions: wash water from cleaning vehicles, fertilizers and pesticides,
animal facilities, composted waste, and ponds. Please contact DEQ for more
information on any of these conditions.

We look forward to working with you in a proactive manner to address potential environmental impacts
that may be within our regulatory authority. If you have any questions, please contact me, or any our
technical staff at 208-373-0550.

Sincerely,

o Schth

Aaron Scheff

aaron.scheff@deqg.idaho.gov

Regional Administrator
Boise Regional Office
Idaho Department of Environmental Quality

ec: TRIM 2016AEK111
File # 2232
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City of Kuna

P & Z Staff Memo

P.O.Box 13
Phone: (208) 922-5274
Fax: (208) 922-5989
www.Kunacity.id.gov

To: Planning and Zoning
Commission (P & Z)
Case Numbers: 16-12-AN (Annexation)
Renascence Farms and
Mason Creek Farms

Near the northwest and
northeast Corner of Ten
Mile and Lake Hazel
Roads,

Meridian, Idaho 83642

Location:

Troy Behunin,
Planner llI

Planner:

Hearing Date: January 24, 2017

KM Engineering

Kirsti Grabo

9233 W. State St,

Boise, ID 83714
208.639.6930
KGrabo@kmengllp.com

Engineer:

1-Renascence Farm, LLC
and
2-Mason Creek Farm, LLC,
6152 W. Half Moon Ln.
Eagle, ID, 83616
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A. Process and Noticing:

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

a. Notifications

i. Neighborhood Meeting October 19, 2016 (13 persons attended)
January 4, 2017 (2 persons attended)

ii. Agency Comment Request December 15, 2016

iii. 315’ Property Owners Notice January 6, 2017

iv. Kuna, Melba Newspaper January 4, 2017

v. Site Posted January 13, 2017

B. Applicant’s Request:

On behalf of Renascence Farm, LLC, Mason Creek Farm, LLC, Melvin and Jeanne Spaulding, Brent and
Leslie Anderson, Alan and Kathryn Colson and Doug and Susan Roberts, the applicant Kirsti Grabo with
KM Engineering, requests approval to annex approximately 165 acres into Kuna City with an R-6 (Medium
Density Residential) zone. Approximately 139 acres of the application are located between Ten Mile and
Black Cat Roads, south of Amity Road. Approximately 26 acres are located east of Ten Mile and north of
Lake Hazel near the NEC of Ten Mile and Lake Hazel Roads. These lands are not seeking development
entitlements at this time.

C. Aerial Map:

©Copyrighted

Page 2 of 10 Case No0.16-12-AN
1/13/17 P: P&Z\SHARED\CASES\Annex\ Renascence & Mason Creek Farms



D. Site History:
These parcels are currently in the County, with varying historical uses, ranging from residential to farming.

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. The Comp Plan map indicates land use designations generally speaking,
it is not the actual zone. In January of 2017, Kuna received approval for an Area of City Impact Boundary line
(ACI) expansion by Ada County Board of County Commissioners. With that approval, the new ACI boundary
has been extended to Lake Hazel Road. The Comprehensive Plan Map guides development for lands within
the City limits and lands within the ACI. This application is for lands north of Lake Hazel and as such, this
project has no Comprehensive Plan Map designations for these lands.

2. Recreation and Pathways Map: The Recreation and Pathways Master Plan Map indicates a future trail
through the NEC of the site, situated along the Mason Creek feeder among other water bodies in the area.
Accordingly, it is the City’s goal and desire to increase the number of trails and pathways in Kuna. It is
necessary for each parcel to develop trails and pathways along frontages of their canals and ditches to comply
with the Master Plan’s goals by either starting a pathway, or extending one in that area at time of
development.

3. Surrounding Land Uses:

North RUT Rural Urban Transition — Ada County
South A Agriculture — Kuna City

East RR Rural Residential — Ada County

West C-1 Neighborhood Commercial — Kuna City

4. Parcel Sizes, Current Zoning, Parcel Numbers:

Property Owner Parcel Size Current Zone: (RUT) | Parcel Number
(Approximately) Rural Urban Transition
Mason Creek Farms, LLC 24.61 acres RUT - Ada County S$1235347051
Renascence Farms, LLC 14.96 acres RUT - Ada County S$1234212935
Renascence Farms, LLC 0.44 acres RUT - Ada County S$1234212405
Page 3 of 10 Case No0.16-12-AN
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Renascence Farms, LLC 0.44 acres RUT - Ada County S$1234121105
Renascence Farms, LLC 0.20 acres RUT - Ada County R0967660151
Renascence Farms, LLC 30.38 acres RUT - Ada County R0967660155
Renascence Farms, LLC 57.12 acres RUT - Ada County R0967660156
Renascence Farms, LLC 10 acres RUT - Ada County S$1234142350
Anderson, Brent & Leslie 2 acres RUT - Ada County S$1234244200
Spaulding, Melvin & Jeanne | 2 acres RUT - Ada County $1234131300
Colson, Alan & Kathryn 20.07 acres RUT - Ada County $1234417520
Roberts, Doug & Susan 1 acre RUT - Ada County S$1235336450

5. Services:
Sanitary Sewer— City of Kuna (at time of development)
Potable Water — City of Kuna (at time of development)
Irrigation District — Boise-Kuna Irrigation District
Pressurized Irrigation — City of Kuna (KMID) (at time of development)
Fire Protection — Kuna Rural Fire District
Police Protection — Kuna Police (Ada County Sheriff’s office)
Sanitation Services — J&M Sanitation

6. Existing Structures, Vegetation and Natural Features:
Approximately 154 acres of the land is being used for agricultural purposes. The remaining lands are being
used as residential. Applicant anticipates that the land will continue the historic agricultural uses on the lands
until development occurs. The current residences will remain as residential uses.

7. Transportation / Connectivity:
The applicant has not proposed connection to public streets at this time, as the application is solely for
annexation into Kuna City limits. At the time of future development, access points will need to follow design
standards according to City and ACHD (Ada County Highway Dist.) codes in place at that time. Current legal
points of access being used at this time by any of these land owners may remain until development requires
a change.

8. Environmental Issues:
Staff is not aware of any environmental, health or safety conflicts.

9. Agency Responses:
The following agencies returned comments: City Engineer (Gordon Law, P.E.) Exhibit B 1, Ada County Highway
District (Stacey Yarrington) Exhibits B 2 & 3, Boise Project Board of Control (Bob Carter) Exhibit B 4, Central
Dist. Health Dept. (Lori Badigian), Exhibit B 5, COMPASS Idaho, (Carl Miller) Exhibit B 6, and Nampa & Meridian
Irrigation Dist. (Greg Curtis), Exhibit B 7 which are included with this case file and are included with this report.

F. Staff Analysis:
The applicant is only interested in annexation of the Renascence Farms and Mason Creek Farms sites,

however, in the future when development is desired, the project will be required to submit for subdivision
and design review approvals and follow the public hearing process for that entitlement.

The properties are adjacent to Kuna City limits as demonstrated within Exhibit C 3. This project is adjacent
to three principle arterials, Ten Mile, Amity and Lake Hazel Roads. All major public utilities are approximately
700 feet south of Lake Hazel Road. Applicant has been made aware that development of the Renascence and
Mason Creek Farm parcels will require connection to city services and require connection fees for that
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purpose. It is anticipated when Renascence Farms and Mason Creek Farms lands move forward with
development in the future, it will require a number of phases for complete build-out.

Among the Category ‘A’ annexation requirements for annexing lands into the city, a land owner must submit
an request for annexation. Furthermore, it requires that parcels must touch current city limits. The following
land owners have submitted a “consent to annex” letter, which has been recorded with Ada County records

and these consent letters are included as exhibits with this memo.

Roy & Jeanne Spaulding
3975 W. Amity Rd.
Meridian, ID 83642
APN - $1234131300

Brent & Leslie Anderson
3985 W. Amity Rd
Meridian, ID 83642
APN - 51234244200

Alan & Kathryn Colson
5975 S. Ten Mile Rd.
Meridian, ID 83642
APN - §1234417520

Doug & Susan Roberts
6020 S. Ten Mile Rd.
Meridian, ID 83642
APN - 51235336450

It is important to state the annexation pathway relied upon for this application. The Roberts’ property
touches current city limits. The Coulson property touches the Roberts’ property (across Ten Mile Road —
public Rights-Of-Way do not block a touch). The Renascence Farm, LLC, property touches the Coulson
property. The Anderson and Spaulding properties are completely surrounded by the Renascence Farm
properties. The Mason Creek Farm property touches the City limits on its north and east side. The pathway
is depicted on the map of page one of this memo.

These lands are north of Lake Hazel Road and Kuna’s recently approved ACI boundary. However, it is noted
that Tim Eck (Renascence and Mason Creek Farms, LLC’s), met with the City of Meridian and notably, Mayor
de Weerd, about this annexation request prior to application submittal. The City of Meridian has agreed to
support the annexation of these properties (See Exhibit C 1).

Staff has reviewed Kuna’s Comprehensive Plan (Comp Plan), which encourages a variety of housing types for
all income levels numerous times throughout the document. Pertinent sections of the Comp Plan that
address housing types are included below, in Section K (Comp Plan Analysis) of this report. The City attempts
to balance all housing types within the City. Staff will work with the applicant as future applications come
forward for a preliminary plat to ensure technical compliance with Kuna City Code (KCC), as required. Staff
would recommend that the applicant work with Kuna City, ACHD, and Kuna Rural Fire District (KRFD) to
conform to each agency’s requirements.

Staff has determined this application complies with Title 5 of the Kuna City Code; Idaho Statute § 67-6511;
and the Kuna Comprehensive Plan document; and forwards a recommendation of approval for Case No’s 16-
12-AN, subject to any conditions of approval outlined by Kuna’s Commission and City Council.

Applicable Standards:

1. City of Kuna Zoning Ordinance Title 5, Chapter 13.
2. City of Kuna Comprehensive Plan, adopted September 1, 2009.
3. Idaho Code, Title 67, Chapter 65- the Local Land Use Planning Act.

Procedural Background:

On January 24, 2017, the Planning and Zoning Commission considered the case, including the application, agency
comments, staff’'s memo, the application exhibits and public testimony presented or given.
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Factual Summary:

This parcels are located near the northeast and northwest corners of Ten Mile and Lake Hazel Roads. The project
consists of 165 (approx.) acres that are adjacent to City limits and all parcels are currently zoned RUT (Rural Urban
Transition — County). Applicant requests to annex the same parcels into Kuna City with the R-6 (Medium Density
Residential) zone for each parcel. All parcels in this application are adjacent to either Ten Mile Road, Lake Hazel
Road or Amity Road; all roads are classified as principle arterials.

Proposed Findings of Fact:

Based upon the record contained in Case No. 16-12-AN, including the Comprehensive Plan, Kuna City Code, Staff’s
Memorandums, including the exhibits, and the testimony during the public hearing, the Kuna Commission hereby
recommends approves/denies the Findings of Fact and Conclusions of Law, and conditions of approval for Case
No. 16-12-AN, a request for Comp Plan Map amendment and annexation into Kuna City limits request by the
applicant follows:

The Commission concludes that the applications do/do not comply with the City of Kuna’s Zoning regulations (Title
5) of KCC and/or the Subdivision regulations outlined in title 6 of KCC.

1. The Kuna Commission accepts the facts as outlined in the staff memo, the public testimony and the
supporting evidence list presented.

Comment: The Kuna Commission held a public hearing on the subject applications on January 24, 2017, to hear
from City staff, the applicant and to accept public testimony. The decision by the Commission is based on
the application, staff report and public testimony, both oral and written.

2. Based on the evidence contained in Case No. 16-12-AN, this proposal appears to generally comply with the
Comprehensive Plan and Comp Plan Map.

Comment: The Comp Plan has listed numerous goals for providing commercial, single-family and multi-family
housing in Kuna. The Comp Plan Map designates this property as Medium Density. As this project proposes
to accommodate commercial and residential uses 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 of these applications.

Comment: On January 24, 2017 Kuna’s Commission voted to recommend approval/denial of case No. 16-12-AN.

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 sections, notice requirements were met to hold a public
hearing on January 24, 2017.

K. City Commissions Comprehensive Plan Analysis:
Commission determines the proposed annexation and zoning request for the site is/is not consistent with the
following Comp Plan components:

Housing:
Residents expressed interest in a mix of residential type dwellings applications; including a variety of housing. They

were receptive to a greater mix of lot sizes and house price 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 Comprehensive Plan [CP]).
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Comment: The Comp Plan provides for a mix of residential uses. This project has proposed a zone that provides
an opportunity for a variety of densities, therefore it generally conforms to the Comp Plan goals and policies.

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 General’s criteria, and a review by the City Attorney, the proposed project
does not constitute a “takings” and the Economic value is intact.

Economic Development Goals and Objectives - Section 5 - Summary:
Promote and 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 [CP]).

Comment: The Comp Plan encourages an adequate mix of housing for all income levels and calls for increasing
pedestrian connections. The requested zoning for this project provides an opportunity for a number of additional
housing types to Kuna’s inventory and quality housing. At time of development, this project should be conditioned
to add to the City’s pedestrian network for non-motorized transportation, by proposing pathway connections for
development to connect to in the future.

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 [CP]).

Comment: The requested zoning provides for quality housing opportunities and multiple housing varieties to the
City’s inventory for all types of lifestyles, ages and economic groups.

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 development while discouraging development of land divisions greater than
one half acre because large lot subdivisions increase municipal costs, require public subsidy and create sprawl (Pg.
155 —-0bj. 1.1, Pg. 163 12.4 and Pg. 165 — 2.1 [CP]).

Comment: With the requested zoning, applicant proposes a future high quality development with a variety of
dwelling types, densities, and price points for all income levels Kuna as encouraged by the Comp Plan. In the future,
this project could significantly add to the City’s overall network of, utilities, sidewalks and roadways, therefore it
complies with logical, orderly development and discourages land divisions and development greater than one half
acre, and could avoid increased municipal services costs and sprawl.

Community Design Goals and Objectives - Section 13 - Summary:

Strengthen Kuna’s Image through good community and urban design principles that create well planned
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
and 2.1[CP]).
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Comment: Applicant should be conditioned to offer good community and urban design principles through creation
of greenspaces, add to the pedestrian pathway network and add to the City’s sidewalk network. At time of future
development, applicant shall improve classified roadways, which add to the roadway system thereby complying
with the adopted Master Street Plan of Kuna (Functional Classified Road Map). At time of development, the
applicant should be conditioned to incorporate landscape buffers creating a sense of place for citizens. In the future,
applicant should be conditioned to follow sound community design concepts and comply with the Comp Plan goals
and help strengthen Kuna’s image.

City Council’s Idaho State Code Analysis:

1. 1C§67-6511 (2) C requires that the Commission analyze the proposed changes to zoning ordinances to ensure
that they are not in conflict with the policies of the adopted comprehensive plan. If the request is found by
the governing board to be in conflict with the adopted plan, or would result in demonstrable adverse impacts
upon the delivery of services by any political subdivision providing public services, including school districts,
within the planning jurisdiction.

2. 1C §67-6513 provides that the City provide for mitigation of the effects of subdivision development on the
ability of political subdivisions of the state, including school districts, to deliver services without compromising
quality of service delivery to current residents or imposing substantial additional costs upon current residents
to accommodate the proposed subdivision.

3. Through discussions and comments submitted by public service providers, the project would not create
demonstrable adverse impact to quality of emergency service and/or delivery of said services, or impose
substantial additional costs to current residents.

M. The Commission’s Conclusions of Law:
The public notice requirements have been met and the neighborhood meeting was conducted within the
guidelines of applicable Idaho Code and City Ordinances.

1. The Commission feels the site is/is not physically suitable for development in the future.
Comment: The 51 acre (approximate) project does/does not appear to be suitable for annexation, as
proposed.

2. The zoning requests are not likely to cause substantial environmental damage or avoidable injury to wildlife
or their habitat.

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

3. The annexation application is not likely to cause adverse public health problems.

Comment: The annexation of the property would generally comply with the Comp Plan. In the future, the
project would connect to public sewer and potable water systems, therefore eliminating the occurrence of
adverse public health problems.

4. 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.
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Comment: Through correspondence with public service providers and application evaluation, this annexation
request appears to avoid detriment to surrounding uses. Commission did consider the annexation and the
location of the property with adjacent uses.

The existing and proposed street and utility services in proximity to the site are suitable or adequate for
future residential purposes.

Comment: Correspondence from ACHD and Kuna Public Works confirms that the streets and utility services
are suitable and adequate for a future project.

Based on the evidence contained in Case No. 16-12-AN, Commission finds Case No. 16-12-AN does/does not
adequately comply with Kuna City Code.

Based on the evidence contained in Case No. 16-12-AN, Council finds Case No. 16-12-AN generally does/does
not comply with Kuna’s Zoning Code.

N. Recommended Conditions of Approval:

Based upon the Comp Plan, Kuna City Code, the record before the Commission, the applicant’s presentation and

testi

mony at the January 24, 2017, and discussion at the public hearing, the Kuna Commission votes to recommend

approval/denial for Case No. 16-12-AN with the following conditions of approval at time of development in the

future:

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

a. The City Engineer shall approve the sewer hook-ups.

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

d. The 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- With 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 request to annex the irrigation surface
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water rights appurtenant to the property over to the Kuna Municipal Pressure Irrigation system of the City
(KMID).

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

7.  Parking within the site shall comply with Kuna City Code. (Unless specifically approved otherwise).

8.  Fencing within and around the site shall comply with Kuna City Code (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. Allsignage within/for the project shall comply with Kuna City Code and shall be approved in the design review
process with all new commercial and multi-family.

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

11. Theland 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___ dayof __ 2017.
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Troy Behunin

From: Timothy Eck <timothyeck@me.com>
Sent: Friday, January 20, 2017 12:54 PM

To: Troy Behunin

Subject: Meridian Support of Annexation into Kuna
Troy:

There is significant history behind the pending annexation application that must be understood.

Bitter creek Meadows was developed into 24 residential lots. This development was approved in the county with a sole,
stand alone, domestic water supply system, a stand alone pressure irrigation system and a temporary waste water
treatment system, to serve for what was anticipated to be a short term. The Approval required the developer to bring
domestic water from Meridian to the site and connect it into the sole stand alone system. The city of Meridian was going
to build a lift staton and force main to service the homes taking the entire temporary system off line and decommission
it.

As a result of the economic downturn and revised growth patterns the developer determined it was not in his financial
best interest to proceed with the domestic water extension. Without the domestic water extension from Meridian to
Bittercreek and including to the anticipated lift station the lift station could not be built. After some intense negotiation
between the developer and Meridian it was determined to be prudent to scrap the plans for the domestic water
extension and the lift station.

This left the owners at Bittercreek with a sole stand alone domestic water system and a temporary waste water
treatment facility with no ability to permanently address the wastewater. As a result the homeowners filed suit against
Meridian and the developer. Their temporary wastewater treatment facility would some day become unacceptable and
they would have no way to dispose of or treat their wastewater.

Owning the majority of the property in the current annexation application and having been intensely involved in the
Kuna LID i was aware of the fact that Kuna had entered an agreement with Key Bank to allow wastewater connections
from outside the annexed city limits. | proposed and worked closely with the cities of Meridian and Kuna to facilitate a
wastewater connection for the Bittercreek homes to the Kuna Wastewater treatment facility. Of course the only way to
accomplish this is to allow their connection into a lift station that we will build that will pump to Kuna. The only viable
way to develop this property, build the lift station connected to Kuna and connect the Bittercreek homes is through a
City of Kuna Annexed plat. Extensive negotiation took place and it was understood by Meridian that the development of
the property, construction of the lift station, connection of the Bittercreek homes to Kuna sewer and settlement of the
litigation between the Bittercreek HOA and Meridian required annexation of our property into Kuna and in addition to
our properties there would be a couple additional properties that would require annexation to obtain our annexation
corridor (Coulson & Roberts).

It has taken several years to secure the annexation corridor by recorded consents to annexation on the Coulson and
Roberts properties. Shortly after we obtained the annexation corridor | suggested a meeting with Meridian Mayor to
bring her up to date. The meeting was conducted in chambers on October 4, 2016 at 3:15. Present was Mayor DeWeerd,
City Attorney. a couple council members and | believe their facilities director. | explained that | had obtained my
annexation corridor and was preparing to proceed with application. | proposed that there were some additional
properties that | would like to include in the application and several other property owners that had expressed in
annexing with our application.

The 2 properties that | wanted to include were Anderson’s and Spaulding’s. These are both 2 acre parcels that are fully
within the boundaries of our property and application. Since they would be fully surrounded by property annexed into
Kuna it made sense for them to be included. Mayor DeWeerd and all present at the meeting supported my annexation
into Kuna and in addition had no opposition to Anderson and Spaulding annexing. They recognized the needed
annexation corridor and supported the annexation of the Coulson and Roberts properties.

At the time of that meeting they could not voice an opinion on weather they would support annexation of the
neighboring properties that wanted to annex with us. They indicated that there had already been considerable
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discussion with city council about our annexation that was supported as the means to settle their litigation with the
Bittercreek homeowners but that they would have to have meetings with their long term facilities planner and city
council members to develop a position on the additional surrounding properties.

It is my understanding the Meridian fully supports the annexation application of the Reanscence properties including the
addition of Anderson, Spaulding, Coulson and Roberts.

The Mason Creek parcel included in this application is a parcel we also own through another entity. It is predominantly
surrounded by Kuna annexed land and is currently in the process of being Platted as part of the Caspian Sub. Layouts for
Caspian have been completed and pre-application meetings have been held with Kuna P&Z and ACHD. Modifications the
the Caspian plat have been completed to meet all recommendations of Kuna P&Z and ACHD. The traffic impact study
has been completed and submitted to agencies. The Preliminary Plat application is in process and we hope to see it in
front of P&Z commission within the next few weeks. Since this parcel is the only parcel Owned by Mason Creek Farms
LLC that owns all of the parcels within Caspian that is not annexed it made sense to include the annexation of this parcel
with this application.

Sincerely

Timothy W Eck

Member of Manager of
Renascence Farm LLC and
Mason Creek Farm LLC


tbehunin
Typewritten Text
Exhibit C 2 


Exhibit A2 Db


tbehunin
Typewritten Text
Exhibit A 2 b


Exhibit A2 Db


tbehunin
Typewritten Text
Exhibit A 2 b


Exhibit A 2 a


tbehunin
Typewritten Text
Exhibit A 2 a


Exhibit A 2 a


tbehunin
Typewritten Text
Exhibit A 2 a


Exhibit C 5


tbehunin
Typewritten Text
Exhibit C 5


Exhibit C 5


tbehunin
Typewritten Text
Exhibit C 5


Exhibit C 5


tbehunin
Typewritten Text
Exhibit C 5


Exhibit C 8


tbehunin
Typewritten Text
Exhibit C 8


Exhibit C 8


tbehunin
Typewritten Text
Exhibit C 8


Exhibit C 8


tbehunin
Typewritten Text
Exhibit C 8


Exhibit C 8


tbehunin
Typewritten Text
Exhibit C 8


Exhibit C 7


tbehunin
Typewritten Text
Exhibit C 7


Exhibit C 7


tbehunin
Typewritten Text
Exhibit C 7


Exhibit C 7


tbehunin
Typewritten Text
Exhibit C 7


Exhibit C 6


tbehunin
Typewritten Text
Exhibit C 6


Exhibit C 6


tbehunin
Typewritten Text
Exhibit C 6


Exhibit C 6


tbehunin
Typewritten Text
Exhibit C 6


TO:

FROM:

RE:

DATE:

Exhibit B 1

CITY OF KUNA GORDON . LAW
P.O. BOX 13

KUNA, ID 83634
www.kunacity.gov

Telephone (208) 287-1727; Fax (208) 287-1731
Email: glaw@kunaid.gov

MEMORANDUM

Director of Kuna Planning and Zoning

Gordon N. Law
Kuna City Engineer

Renascence Farms

North of Lake Hazel, East and West of Ten Mile Roads
Annexation

16-12-AN

December 16, 2016

The City Engineer has reviewed the annexation request of the above applicant dated December 9,

2016. Itis

noted that specific development plans are not provided except those implied as allowed

or permitted in a “R-6" zone.

The recommendation of the City Engineer is to proceed with this annexation and address the more
specific issues of extending the City services in connection with the future land-use actions.

Accordingl

y, the City Engineer provides the following comments:

1. Sanitary Sewer Needs

a)

The applicant’s property to be annexed is presently used for agricultural and scattered
residential purposes, has multiple private sewer systems and does not require immediate
City service. With additional development, it will require municipal sewer service. The
City Engineer recommends ultimate connection to City facilities at such time as existing
systems fail or in connection with future development.

b) Wastewater from the applicant’s property has the future option of being treated at the

c)

Page 1 of 4

North Treatment Plant which has sufficient capacity to serve this site. The nearest point
of connection for the Renascence property is in the Memory Lift Station adjacent to Ten
Mile Road approximately 400 feet south of Lake Hazel Road. The Lift Station and
associated pipelines are presently under construction. When connecting to the sewer
system, the applicant will need to abide by any relevant sewer reimbursement policies
and agreements and any relevant connection fees.

For assistance in locating existing facilities and understanding issues associated with
connection, please contact the City Engineer at 287-1727.
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a)

b)

c)
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a)

b)

c)

d)
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able Water Needs

The applicant’s property to be annexed is presently used for agricultural and scattered
residential purposes, has multiple private water system and does not require immediate
City service. With additional development, it will require municipal water service. The
City Engineer recommends ultimate connection to City facilities at such time as existing
systems fail or in connection with future development.

The nearest point of connection for the Renascence property is in Ten Mile Road
approximately 700 feet south of Lake Hazel Road. When connecting to the water
system, the applicant will need to abide by any relevant water reimbursement policies
and agreements and any relevant connection fees.

For assistance in locating existing facilities, please contact the City Engineer at 287-
1727.

ssure Irrigation

The property’s irrigation needs are presently served from surface water rights delivered
through local canals and from private wells and does not require immediate City service.
With additional urban development, it will require municipal pressure irrigation service.
The City Engineer recommends ultimate connection to City facilities in connection with
future development.

The nearest point of connection for the Renascence property is in Ten Mile Road
approximately 700 feet south of Lake Hazel Road. When connecting to the pressure
irrigation system, the applicant will need to abide by any relevant pressure irrigation
reimbursement policies and agreements and any relevant connection fees.

As a condition related to paragraph 3(a), connection to pressure irrigation shall constitute
an automatic petition for inclusion in the municipal irrigation system and an agreement
to the pooling of this property’s water rights for delivery purposes.

For assistance in locating existing facilities, please contact the City Engineer at 287-
1727.

4. Grading and Storm Drainage

The following is not required for annexation but will be required when alteration of surface
features is proposed (such as grading or paving) in connection with future land use

app
3)

b)

Page 2 of 4

lications:

Please provide a grading and drainage plan which supports and maintains all upstream
drainage rights and all downstream irrigation delivery rights as they presently exist for
this property.

If impervious area is increased, please provide a storm water disposal plan acceptable to
the City Engineer which accounts for the increased storm water drainage. Please
provide detail drawings of drainage facilities for review.

Any increase in quantity or rate of runoff or decrease in quality of runoff from the site
compared to historical conditions must be detained, treated and released at rates no
greater than historical amounts.
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d) If offsite disposal of storm water in excess of historical rates or conditions is proposed,
or disposed at locations different than provided historically, the approval of the affected
entities is required.

5. General

a) With the addition of this property into the corporate limits of Kuna and its potential
connection to water (and perhaps irrigation) services, this property will be placing
demand not only on constructed facilities but on water rights provided by others. It is
the reasonable expectation, in return, that this property transfer to the City at time of
connection (ie development) any conveyable water rights by deed and “Change of
Ownership” form from IDWR that are presently associated with the property. The
domestic water right associated solely with a residence and % acre or less is not
conveyable. The water right held in trust by an irrigation district is also not conveyable.

b) A plan approval letter will be required if this project affects any local irrigation districts.

c) Verify that existing and proposed elevations match at property boundaries such that a
slope burden is not imposed on adjacent properties.

d) State the vertical datum used for elevations on all drawings.

e) Provide engineering certification on all final engineering drawings.

6. Inspection Fees

An inspection fee will be required for City inspection of the construction of any public
water, sewer and irrigation facility 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
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 approval of final construction plans. If no public
water, sewer and irrigation construction work is done (such as with a stand-alone
annexation), no fees are required.

7. Right-of-Way

The subject property fronts on existing section line arterial streets (Lake Hazel and Ten Mile
Roads). The following conditions are related to these classified streets and future quarter
line classified streets and apply at the time of additional development:

a) Sufficient half right-of-way on the quarter line and section line for existing and future
classified streets should be provided pursuant to City and ACHD standards.

b) It is recommended new approaches onto the classified streets comply with ACHD
approach policies.

c) Itis recommended sidewalk, curb and gutter, street widening and any related storm
drainage facilities, consistent with city code and policies, are provided at the time of
land-use change or re-development.

Page 30of 4
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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 before
occupancy or final plat approval is granted. If no public facilities are constructed (such as
with a stand-alone annexation), no as-built drawings are required.

9. Property Description
a) The applicant provided a metes and bounds property description of the subject parcel.

Page 4 of 4
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Paul Woods, President

Rebecca W. Arnold, Vice President
Kent Goldthorpe, Commissioner
Sara M. Baker, Commissioner

Jim D. Hansen. Commissioner

January 12, 2017

To: Tim Eck
DB Development, LLC
6152 W. Half Moon Lane
Eagle, ID 83616

Subiject: KUNA16-0021/ 16-12-AN
Lake Hazel Road east of Ten Mile Road
Annexation & Rezone for Mason Creek Farm

This application is for annexation & rezone only. Listed below are some of the relevant
policies that the District may administer when it reviews a future development application
(additional policies may be considered with a specific redevelopment application):

A. Findings of Fact
1. Lake Hazel Road
a. Policy:
Arterial Roadway Policy: District Policy 7205.2.1 states that the developer is responsible
for improving all street frontages adjacent to the site regardless of whether or not access
is taken to all of the adjacent streets.

Master Street Map and Typology Policy: District Policy 7205.5 states that the design of
improvements for arterials shall be in accordance with District standards, including the
Master Street Map and Livable Streets Design Guide. The developer or engineer should
contact the District before starting any design.

Street Section and Right-of-Way Width Policy: District Policies 7205.2.1 & 7205.5.2 state
that the standard 5-lane street section shall be 72-feet (back-of-curb to back-of-curb)
within 96-feet of right-of-way. This width typically accommodates two travel lanes in each
direction, a continuous center left-turn lane, and bike lanes on a minor arterial and a
safety shoulder on a principal arterial.

Right-of-Way Dedication: District Policy 7205.2 states that The District will provide
compensation for additional right-of-way dedicated beyond the existing right-of-way along
arterials listed as impact fee eligible in the adopted Capital Improvements Plan using
available impact fee revenue in the Impact Fee Service Area.

No compensation will be provided for right-of-way on an arterial that is not listed as
impact fee eligible in the Capital Improvements Plan.

The District may acquire additional right-of-way beyond the site-related needs to preserve
a corridor for future capacity improvements, as provided in Section 7300.

Sidewalk Policy: District Policy 7205.5.7 requires a concrete sidewalk at least 5-feet wide
to be constructed on both sides of all arterial 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

Ada County Highway District = 3775 Adams Street  Garden City, ID « 83714 « PH 208-387-6100 « FX 345-7650 « www.achdidaho.org
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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 right-of-way line and 2-feet behind the back edge of the sidewalk. Sidewalks
shall either be located wholly within the public right-of-way or wholly within an easement.

Frontage Improvements Policy: District Policy 7205.2.1 states that the developer shall
widen the pavement to a minimum of 17-feet from centerline plus a 3-foot wide gravel
shoulder adjacent to the entire site. Curb, gutter and additional pavement widening may
be required (See Section 7205.5.5).

ACHD Master Street Map: ACHD Policy Section 3111.1 requires the Master Street Map
(MSM) guide the right-of-way acquisition, arterial street requirements, and specific
roadway features required through development. The segment of Amity and Ten Mile
Roads abutting the site is designated in the MSM as a Residential Arterial with 5-lanes
and on-street bike lanes, a 72-foot street section within 96-feet of right-of-way.

b. Staff Comments/Recommendations: The applicant should be required to
dedicate right-of-way to total 48-feet from the centerline of Lake Hazel Road
abutting the site.

The applicant should be required to construct a 5-foot wide detached concrete
sidewalk located a minimum of 42-feet from the centerline of Lake Hazel Road
abutting the site.

Additionally, the applicant should be required to widen the pavement to a minimum of
17-feet from centerline plus a 3-foot wide gravel shoulder adjacent to the entire site on
Lake Hazel Road.

2. Access

a. Policy
Collector Street Intersection Spacing on Princial Arterials: District policy 7205.4.2 states
that the optimum spacing for new signalized collector roadways intersecting principal
arterials is one half-mile.

Local Street Intersection Spacing on Principal Arterials: District policy 7205.4.3 states
that new local streets should not typically intersect arterials. Local streets should typically
intersect collectors. If it is necessary, as determined by ACHD, for a local street to
intersect an arterial, the minimum allowable offset shall be 1,320-feet as measured from
all other existing roadways as identified in Table 1b (7205.4.7).

Local Offset Policy: District policy 7206.4.5, requires local roadways to align or offset a
minimum of 330-feet from a collector roadway (measured centerline to centerline).

District policy 7207.4.2, requires local roadways to align or provide a minimum offset of
125-feet from any other street (measured centerline to centerline).

b. Staff Comments/Recommendations: All access and roadway offsets within the
site should comply with the policies listed above.

Ada County Highway District « 3775 Adams Street » Garden City, ID « 83714 « PH 208-387-6100 » FX 345-7650 « www.achdidaho.org
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3. Traffic Impact Study

a. Policy
Traffic Impact Study: District policy 7106.1 requires a traffic imact study for
developments which generate 100 or more PM peak hour trips. This equates to
100 single family dwelling units.

b. Staff Comments/Recommendations: A traffic impact study will be required for this
application. The applicant’s engineer should schedule a scoping meeting with
ACHD staff prior to starting the study.

B. Traffic Information

Trip Generation

A single family dwelling unit is estimated to generate 9.52 vehicle trips per daybased, with 1
trip in the PM peak hour based on the Institute of Transportation Engineers Trip Generation
Manual, 9" edition.

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

Roadwa Frontage Functional PM Peak Hour | PM Peak Hour
y 9 Classification Traffic Count | Level of Service
Lake Hazel Road 1,500-feet | Principal Arterial 76 Better than “E”

* Acceptable level of service for a two-lane principal arterial is “E” (690 VPH).

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

¢ The average daily traffic count for Lake Hazel Road east of 1,031 on 2/29/12.
C. Attachments

1. Vicinity Map

2. Standard Conditions of Approval

3. Request for Appeal of Staff Decision

If you have any questions, please feel free to contact me at (208) 387-6178.

Sincerely,

Mindy Wallace, AICP
Planner 11l
Development Services

cc:  City of Kuna

Ada County Highway District « 3775 Adams Street » Garden City, ID « 83714 « PH 208-387-6100 » FX 345-7650 « www.achdidaho.org
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VICINITY MAP
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10.

11.

12.
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Standard Conditions of Approval

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

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

In accordance with District policy, 7203.6, 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.

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.

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.

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

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.

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.

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.

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

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.

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.

Ada County Highway District « 3775 Adams Street » Garden City, ID « 83714 « PH 208-387-6100 » FX 345-7650 « www.achdidaho.org
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Request for Appeal of Staff Decision

1. Appeal of Staff Decision: The Commission shall hear and decide appeals by an
applicant of the final decision made by the Development Services Manager when it is
alleged that the Development Services Manager did not properly apply this section
7101.6, did not consider all of the relevant facts presented, made an error of fact or
law, abused discretion or acted arbitrarily and capriciously in the interpretation or
enforcement of the ACHD Policy Manual.

a. Filing Fee: The Commission may, from time to time, set reasonable
fees to be charged the applicant for the processing of appeals, to
cover administrative costs.

b. Initiation: An appeal is initiated by the filing of a written notice of
appeal with the Secretary and Clerk of the District, which must be
filed within ten (10) working days from the date of the decision that
is the subject of the appeal. The notice of appeal shall refer to the
decision being appealed, identify the appellant by name, address
and telephone number and state the grounds for the appeal. The
grounds shall include a written summary of the provisions of the
policy relevant to the appeal and/or the facts and law relied upon
and shall include a written argument in support of the appeal. The
Commission shall not consider a notice of appeal that does not
comply with the provisions of this subsection.

c. Time to Reply: The Development Services Manager shall have ten
(10) working days from the date of the filing of the notice of appeal
to reply to the notice of the appeal, and may during such time meet
with the appellant to discuss the matter, and may also consider
and/or modify the decision that is being appealed. A copy of the
reply and any modifications to the decision being appealed will be
provided to the appellant prior to the Commission hearing on the
appeal.

d. Notice of Hearing: Unless otherwise agreed to by the appellant, the
hearing of the appeal will be noticed and scheduled on the
Commission agenda at a regular meeting to be held within thirty (30)
days following the delivery to the appellant of the Development
Services Manager's reply to the notice of appeal. A copy of the
decision being appealed, the notice of appeal and the reply shall be
delivered to the Commission at least one (1) week prior to the
hearing.

e. Action by Commission: Following the hearing, the Commission shall
either affirm or reverse, in whole or part, or otherwise modify, amend
or supplement the decision being appealed, as such action is
adequately supported by the law and evidence presented at the
hearing.

Ada County Highway District « 3775 Adams Street » Garden City, ID « 83714 « PH 208-387-6100 » FX 345-7650 « www.achdidaho.org
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Paul Woods, President

Rebecca W. Arnold, Vice President
Kent Goldthorpe, Commissioner
Sara M. Baker, Commissioner

Jim D. Hansen. Commissioner

January 12, 2017

To: Tim Eck
DB Development, LLC
6152 W. Half Moon Lane
Eagle, ID 83616

Subiject: KUNA16-0021/ 16-12-AN
South of Amity Road and west of Ten Mile Road
Annexation & Rezone for Renascence Farm

This application is for annexation & rezone only. Listed below are some of the relevant
policies that the District may administer when it reviews a future development application
(additional policies may be considered with a specific redevelopment application):

A. Findings of Fact
1. Amity & Ten Mile Roads
a. Policy:
Arterial Roadway Policy: District Policy 7205.2.1 states that the developer is responsible
for improving all street frontages adjacent to the site regardless of whether or not access
is taken to all of the adjacent streets.

Master Street Map and Typology Policy: District Policy 7205.5 states that the design of
improvements for arterials shall be in accordance with District standards, including the
Master Street Map and Livable Streets Design Guide. The developer or engineer should
contact the District before starting any design.

Street Section and Right-of-Way Width Policy: District Policies 7205.2.1 & 7205.5.2 state
that the standard 5-lane street section shall be 72-feet (back-of-curb to back-of-curb)
within 96-feet of right-of-way. This width typically accommodates two travel lanes in each
direction, a continuous center left-turn lane, and bike lanes on a minor arterial and a
safety shoulder on a principal arterial.

Right-of-Way Dedication: District Policy 7205.2 states that The District will provide
compensation for additional right-of-way dedicated beyond the existing right-of-way along
arterials listed as impact fee eligible in the adopted Capital Improvements Plan using
available impact fee revenue in the Impact Fee Service Area.

No compensation will be provided for right-of-way on an arterial that is not listed as
impact fee eligible in the Capital Improvements Plan.

The District may acquire additional right-of-way beyond the site-related needs to preserve
a corridor for future capacity improvements, as provided in Section 7300.

Sidewalk Policy: District Policy 7205.5.7 requires a concrete sidewalk at least 5-feet wide
to be constructed on both sides of all arterial 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

Ada County Highway District = 3775 Adams Street  Garden City, ID « 83714 « PH 208-387-6100 « FX 345-7650 « www.achdidaho.org


tbehunin
Highlight

tbehunin
Typewritten Text
Exhibit B 3


Exhibit B 3

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 right-of-way line and 2-feet behind the back edge of the sidewalk. Sidewalks
shall either be located wholly within the public right-of-way or wholly within an easement.

Frontage Improvements Policy: District Policy 7205.2.1 states that the developer shall
widen the pavement to a minimum of 17-feet from centerline plus a 3-foot wide gravel
shoulder adjacent to the entire site. Curb, gutter and additional pavement widening may
be required (See Section 7205.5.5).

ACHD Master Street Map: ACHD Policy Section 3111.1 requires the Master Street Map
(MSM) guide the right-of-way acquisition, arterial street requirements, and specific
roadway features required through development. The segment of Amity and Ten Mile
Roads abutting the site is designated in the MSM as a Residential Arterial with 5-lanes
and on-street bike lanes, a 72-foot street section within 96-feet of right-of-way.

b. Staff Comments/Recommendations: The applicant should be required to
dedicate right-of-way to total 48-feet from the centerline of both Amity Road and
Ten Mile Roads abutting the site.

The applicant should be required to construct a 5-foot wide detached concrete
sidewalk located a minimum of 42-feet from the centerline of Amity Road and
Ten Mile Roads abutting the site.

Additionally, the applicant should be required to widen the pavement to a minimum of
17-feet from centerline plus a 3-foot wide gravel shoulder adjacent to the entire site on
Amity Road and Ten Mile Road.

2. Mid-Mile Collectors

a. Policy:
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.

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. Two new collector roadways are
identified on the MSM with the street typology of Residental Collector. One of he new
collectors roadways should intersect Amity Road Road an at the half mile and run
north/south to Columbia Road. The second should intersect Ten Mile Road and run
east/west to Black Cat Road. The Residential Collector typology as depicted in the
Livable Street Design Guide recommends a 2-lane roadway with bike lanes, a 36-foot
street section within 54-feet of right-of-way.

b. Staff Comments/Recommendations: The applicant should be required to
construct north/south and east/west residential collector roadways through the
site as recommended on the MSM. The residential collectors should be
constructed as 36-foot street sections with vertical curb, gutter, and 7-foot wide
attached (or 5-foot wide detached) concrete sidewalks.
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3. Access
a. Policy

Exhibit B 3

Collector Street Intersection Spacing on Princial Arterials: District policy 7205.4.2 states
that the optimum spacing for new signalized collector roadways intersecting principal
arterials is one half-mile.

Local Street Intersection Spacing on Principal Arterials: District policy 7205.4.3 states
that new local streets should not typically intersect arterials. Local streets should typically
intersect collectors. If it is necessary, as determined by ACHD, for a local street to
intersect an arterial, the minimum allowable offset shall be 1,320-feet as measured from
all other existing roadways as identified in Table 1b (7205.4.7).

Local Offset Policy: District policy 7206.4.5, requires local roadways to align or offset a
minimum of 330-feet from a collector roadway (measured centerline to centerline).

District policy 7207.4.2, requires local roadways to align or provide a minimum offset of
125-feet from any other street (measured centerline to centerline).

b. Staff Comments/Recommendations: All access and roadway offsets within the

site should comply with the policies listed above.

4. Traffic Impact Study
a. Policy

Traffic Impact Study: District policy 7106.1 requires a traffic imact study for
developments which generate 100 or more PM peak hour trips. This equates to
100 single family dwelling units.

Staff Comments/Recommendations: A traffic impact study will be required for this
application. The applicant’s engineer should schedule a scoping meeting with
ACHD staff prior to starting the study.

B. Traffic Information

Trip Generation

A single family dwelling unit is estimated to generate 9.52 vehicle trips per daybased, with 1
trip in the PM peak hour based on the Institute of Transportation Engineers Trip Generation
Manual, 9" edition.

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

Roadwa Frontage Functional PM Peak Hour [ PM Peak Hour

y 9 Classification Traffic Count | Level of Service

Amity Road 270-feet Principal Arterial 469 Better than “E”
Ten Mile Road 1,120-feet | Principal Arterial 340 Better than “E”

* Acceptable level of service for a two-lane principal arterial is “E” (690 VPH).

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

traffic counts

e The average daily traffic count for Amity Road east of Black Cat was 6,078 on

6/22/16.
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o The average daily traffic count for Ten Mile Road south of Amity Road was 6,203 on

8/16/16.
C. Attachments
1. Vicinity Map

2. Standard Conditions of Approval
3. Request for Appeal of Staff Decision

If you have any questions, please feel free to contact me at (208) 387-6178.

Sincerely,

Mindy Wallace, AICP
Planner 111
Development Services

cc:  City of Kuna
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VICINITY MAP
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10.

11.

12.
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Standard Conditions of Approval

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

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

In accordance with District policy, 7203.6, 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.

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.

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.

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

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.

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.

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.

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

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.

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.
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Request for Appeal of Staff Decision

1. Appeal of Staff Decision: The Commission shall hear and decide appeals by an
applicant of the final decision made by the Development Services Manager when it is
alleged that the Development Services Manager did not properly apply this section
7101.6, did not consider all of the relevant facts presented, made an error of fact or
law, abused discretion or acted arbitrarily and capriciously in the interpretation or
enforcement of the ACHD Policy Manual.

a. Filing Fee: The Commission may, from time to time, set reasonable
fees to be charged the applicant for the processing of appeals, to
cover administrative costs.

b. Initiation: An appeal is initiated by the filing of a written notice of
appeal with the Secretary and Clerk of the District, which must be
filed within ten (10) working days from the date of the decision that
is the subject of the appeal. The notice of appeal shall refer to the
decision being appealed, identify the appellant by name, address
and telephone number and state the grounds for the appeal. The
grounds shall include a written summary of the provisions of the
policy relevant to the appeal and/or the facts and law relied upon
and shall include a written argument in support of the appeal. The
Commission shall not consider a notice of appeal that does not
comply with the provisions of this subsection.

c. Time to Reply: The Development Services Manager shall have ten
(10) working days from the date of the filing of the notice of appeal
to reply to the notice of the appeal, and may during such time meet
with the appellant to discuss the matter, and may also consider
and/or modify the decision that is being appealed. A copy of the
reply and any modifications to the decision being appealed will be
provided to the appellant prior to the Commission hearing on the
appeal.

d. Notice of Hearing: Unless otherwise agreed to by the appellant, the
hearing of the appeal will be noticed and scheduled on the
Commission agenda at a regular meeting to be held within thirty (30)
days following the delivery to the appellant of the Development
Services Manager's reply to the notice of appeal. A copy of the
decision being appealed, the notice of appeal and the reply shall be
delivered to the Commission at least one (1) week prior to the
hearing.

e. Action by Commission: Following the hearing, the Commission shall
either affirm or reverse, in whole or part, or otherwise modify, amend
or supplement the decision being appealed, as such action is
adequately supported by the law and evidence presented at the
hearing.
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Communities in Motion 2040 Development Checklist

The Community Planning Association of Southwest Idaho
(COMPASYS) is the metropolitan planning organization
(MPO) for Ada and Canyon Counties. COMPASS has
developed this checklist as a tool for local governments to
evaluate whether land developments are consistent with
the goals of Communities in Motion 2040 (CIM 2040), the
regional long-range transportation plan for Ada and
Canyon Counties. CIM 2040 was developed through a
collaborative approach with COMPASS member agencies
and adopted by the COMPASS Board on July 21, 2014.

This checklist is not intended to be prescriptive, but rather
a guidance document based on CIM 2040 goals,
objectives, and performance measures. A checklist user
guide is available here; and more information about the
CIM 2040 goals can be found here; and information on

the CIM 2040 Vision can be found here. &ILFN IRU GHWDWHG P DS

Name of Development: Renascence Farm and Mason Creek Farm Annexations.

Summary: Annexation into Kuna City with an R-6 (Medium Density) zoning over approximately 143.2 total acres fc
for up to 834 residential units near the intersection of Ten Mile and Lake Hazel Roads. This proposal exceeds the
growth forecasted in the regional transportation plan for this neighborhood. The proposal meets 4 CIM 2040 checklist
items and does not meet 15 checklist items. Consider public parks, schools, and pathway requirements when the prog
considered for platting. Additional bicycle and pedestrian comments are included on page 3.

Land Use

In which of the CIM 2040 Vision Areas is the proposed development? (Goal 2.1)7?

O Downtown O Employment Center O Existing Neighborhood O Foothills
@ Future Neighborhood O Mixed Use O Prime Farmland O Rural

O Small Town O Transit Oriented Development

O Yes ® No O N/A The proposal is within a CIM 2040 Major Activity Center. (Goal 2.3)

Neighborhood (Transportation Analysis Zone) Demographics

Existing Existing TAZ + Proposal 2040 Forecast
Households Jobs Households Jobs Households Jobs
37 20 871 20 275 60

O Yes ® No O N/A The number of jobs and/or households in this development is consistent with
jobs/households in the CIM 2040 Vision in this neighborhood. (Goal 2.1)

Area (Adjacent Transportation Analysis Zone) Demographics

Existing Existing TAZs + Net Proposed 2040 Forecast
Households Jobs Households Jobs Households Jobs
181 197 1,277 197 1,683 390

@ Yes O No O N/A The number of jobs and/or households in this development is consistent with
jobs/households in the CIM 2040 Vision in this area. (Goal 2.1)

E E More information on COMPASS and Communities
in Motion 2040 can be found at:
www.compassidaho.org
Email: info@compassidaho.org
Telephone: (208) 475-2239

-~ [

(=]l

(Page 1 of 2)
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Communities in Motion 2040 Development Checklist

Transportation

O Attached © N/A An Area of Influence Travel Demand Model Run is attached.

O Yes ®© No O N/A There are relevant projects in the current Regional Transportation
Improvement Projects (TIP) within one mile of the development.

Comments:
O Yes O No © N/A The proposal uses appropriate access management techniques as described

in the COMPASS Access Management ToolKkit.

Comments:
OYes ONo ON/A This proposal supports Valley Regional Transit's valleyconnect plan. See

Valley Regional Transit Amenities Development Guidelines for additional detail.
Comments: The proposed zoning allows less than transit density (7 DU/acre). Future demand response services

are proposed for the area.
The Complete Streets Level of Service (LOS) scoring based on the proposed development will be
provided on an separate worksheet (Goals 1.1. 1.2, 1.3, 1.4, 2.4):

O Attached ® N/A Complete Streets LOS scorecard is attached.

O Yes O No ® N/A The proposal maintains or improves current automobile LOS.

O Yes O No ® N/A The proposal maintains or improves current bicycle LOS.

O Yes O No ® N/A The proposal maintains or improves current pedestrian LOS.

O Yes O No ® N/A The proposal maintains or improves current transit LOS.

O Yes ® No O N/A The proposal is in an area with a Walkscore over 50.

Housing

Yes O No ® N/A The proposal adds compact housing over seven residential units per acre.

(Goal 2.3)

O Yes ® No O N/A The proposal is a mixed-use development or in a mixed-use area. (Goal
3.1)

O Yes ® No O N/A The proposal is in an area with lower transportation costs than the regional
average of 26% of the median household income. (Goal 3.1)

O Yes ® No O N/A The proposal improves the jobs-housing balance by providing housing in

employment-rich areas. (Goal 3.1)

Community Infrastructure

O Yes ® No O N/A The proposal is infill development. (Goals 4.1, 4.2)

® Yes O No O N/A The proposal is within or adjacent to city limits. (Goals 4.1. 4.2)
® Yes O No O N/A The proposal is within a city area of impact. (Goals 4.1, 4.2)

Health

O Yes ® No O N/A The proposal is within 1/4 mile of a transit stop. (Goal 5.1)

O Yes ® No O N/A The proposal is within 1/4 mile of a public school. (Goal 5.1)

O Yes ® No O N/A The proposal is within 1/4 mile of a grocery store. (Goal 5.1)

O Yes ® No O N/A The proposal is within 1 mile of a park and ride location. (Goal 5.1)

Economic Development

O Yes O No ® N/A The proposal improves the jobs-housing balance by providing employment in
housing-rich areas. (Goal 3.1)

O Yes O No ® N/A The proposal provides grocery stores or other retail options for
neighborhoods within 1/2 mile. (Goal 6.1)

Open Space

O Yes ® No O N/A The proposal is within a 1/4 mile of a public park. (Goal 7.1)

O Yes O No ® N/A The proposal provides at least 1 acre of parks for every 35 housing units.
(Goal 7.1)

Farmland

® Yes O No O N/A The proposal is outside “Prime Farmland” in the CIM 2040 Vision. (Goals
4.1.8.2)

O Yes ® No O N/A The proposal is outside prime farmland. (Goal 8.2)
(Page 2 of 2)
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Bicycle and Pedestrian Summary

Consider accommodating future pathways along the Mason Creek Feeder and
adjacent to W Lake Hazel Road per the2016 City of Kuna Regional Pathway Map
and 2015 Meridian Pathways Network Map. Additionally, Ada County Highway
District has planned bike lanes along future extensions of S Lindy Lane and W
Ballard Lane.
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