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KUNA PLANNING AND ZONING COMMISSION 
Agenda for June 13, 2017 

Kuna City Hall    Council Chambers    751 W. 4th St.    Kuna, Idaho 
 
 
 

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

 
2. CONSENT AGENDA 

a) Planning and Zoning Commission meeting minutes for May 23, 2017. 
b) 17-01-SUP (Special Use Permit) – Patricia Downum; Kuna Kave Kids -Findings of Fact and 

Conclusions of Law  
c) 17-02-S (Subdivision) – Sailer Shores Meadows Subdivision #2 – Findings of Fact and Conclusions 

of Law 
d) 13-04-SUP (Special Use Permit modification) – Falcon Ridge Public Charter School: Special Use 

Permit Modification -Findings of Fact and Conclusions of Law 
e) 17-02-ZC (Rezone) – Darius Elison, One Call Restoration -Findings of Fact and Conclusions of Law  

 
3. NEW BUSINESS 

a) 17-08-DR (Design Review) – BRS Architects representing Dan Todd; Smoky Mountain Pizzaria Grill: 
Applicant requests Design Review approval from the Planning and Zoning Commission (acting as 
Design Review Committee) for a 4,064-square foot commercial building to house a new Smoky 
Mountain Pizzaria Grill restaurant, and accompanying landscaping and parking lot on Lot 2, Block 
1 within the Ensign Commercial subdivision. 
  

4. PUBLIC HEARING 
a) 16-04-S (Subdivision) and 16-19-DRC (Subdivision Design Review) - On behalf of Troost Family Living 

Trust, Jaylen Walker with AllTerra Consulting (applicant) requests approval for a preliminary plat over 
approximately 4.70 acres of land, currently zoned R-12 (High Density Residential). The applicant proposes 
to subdivide the parcel into nine buildable lots and one common lot in preparation for a multi-family 
project. The site is located near the northeast corner (NEC) of Deer Flat Road and School Avenue.  -This 
action is to re-open the public hearing from March 14, 2017, due to public noticing infraction. 

b) 17-01-ZOA (Zoning Ordinance Amendment) - An ordinance of the Kuna, Idaho, amending Title 5, 
Chapter 1, Section 6, Part 2 titled Meanings of Terms and Words by deleting the reference book 
titled, “Illustrated Book of Development Definitions” and replacing it with “A Planners 
Dictionary”, the remaining text of Part 2 shall remain unchanged; amending Title 5, Chapter 3, 
Section 3 to provide that the minimum street frontage per lot is a recommendation that can be 
modified by the Planning and Zoning Director and modifying the height in M-1 and M-2 Zones to 
100 feet and striking M-3 Zone from the table; deleting Title 6, Chapter 5, Section 4  in its 
entirety; providing for a severability clause; and providing an effective date. 

 
5. COMMISSION DISCUSSION AND REPORTS 

 
6. ADJOURNMENT 
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PZ COMMISSION MEMBER PRESENT CITY STAFF PRESENT: PRESENT 
Chairman Lee Young X Wendy Howell, Planning Director Absent 
Commissioner Dana Hennis Absent Troy Behunin, Senior Planner X 
Commissioner Cathy Gealy   X Trevor Kesner, Planner II X 
Commissioner Stephen Damron X Jace Hellman, Planner I X 
Commissioner John Laraway  Absent   

               
6:00 pm – COMMISSION MEETING & PUBLIC HEARING 
 
Chairman Young called the meeting to order at 6:00 pm. 
 
Call to Order and Roll Call 
 

1. CONSENT AGENDA 
a) Planning and Zoning Commission meeting minutes for May 23, 2017. 

 
Commissioner Gealy motions to approve the consent agenda; Commissioner Damron Seconds, all aye and 
motion carried 3-0. 
 

2. NEW BUSINESS 
a) 17-01-SUP (Special Use Permit) – Patricia Downum, Kuna Kave Kids: The applicant is seeking SUP approval 

for a Childcare Center use at 763 W. Avalon in Kuna, Idaho. 
 
Patricia Downum: My name is Patty Downum, I am the owner of Kuna Kave Kids Day Care. I established it in 
2003 at home and then we moved just down here on 4th where we purchased an old house that we turned into 
a center. We would like to expand to a new building over in the old city hall on Avalon. We have so many kids 
coming into the city and everyone is full and we have people saying can’t you take them and we can’t we are 
full, and they are hearing that from all the daycares. It would bring more jobs here locally, so if I moved there 
I would be hiring ten just to start, new employees. C/Young: Okay, any questions for the applicant as this point? 
C/Gealy: I just had one quick question, at least in the report it said you would be open Monday through Friday? 
Patricia Downum: Correct. C/Gealy: 6am to 6pm, do you anticipate being open on the weekends or later in 
the evening? Patricia Downum: Nope. C/Young:  Okay, thank you. Then, Trevor come on up. Trevor Kesner: 
Chairman Young, Commissioners, the applicant Patty Downum you just heard from is the owner of Kuna Kaves 
Kids daycare center, as she stated and as reflected in the staff report they propose to operate a child care 
center within the existing commercial building located at 763 W Avalon, obviously, that’s the old city hall its 
1.292 acres. The subject site is fully improved with sidewalks abutting the site. It has a paved parking area with 
handicap stalls and appropriate drainage facilities. The applicant proposes to care for more than 36 children at 
any one time, I don’t know what the threshold is, I would imagine that is probably just the occupancy of the 
building, so we will probably have to defer to her for how many kids she anticipates serving. The applicant has 
submitted all of the necessary childcare licensing documents from health and welfare. She is already with 
Central District Health Department on Site.  I had a conservation with Kuna fire district. Obviously, a certificate 
of occupancy exists for the building already, however some modifications for safety will need to be made for 

file://kuna-chsrv/planning%20and%20zoning/PLANNING%20AND%20ZONING/SHARED/Agendas,%20Minutes,%20Packets%20&%20Recordings/MINUTES/2014%20P&Z%20Minutes


CITY OF KUNA 
PLANNING & ZONING COMMISSION 

 
MEETING MINUTES  
Tuesday, May 23, 2017 

 

2017 Minutes 
P&Z Commission Meeting Minutes May 23, 2017 Page 2 of 8 

childcare center requirements. The applicant will permit with the city to make any of those recommended 
modifications for tenant improvement, as suggested by the Central District Health Department, Kuna Fire 
District, or our building department, either or. Property owners were notified within 300 feet about this, and 
staff did not receive any responses, the city engineer didn’t really have any site recommendations for required 
improvements and ACHD has no frontage requirements, it is likely the applicant will not be subject to any 
additional impact fees, because I was told that those were based on the size of the structure and since that’s 
not increasing, I don’t see how additional impact fees would be necessary, but ACHD is the authority on that, 
so we will defer to them. Planning and Zoning concludes that it complies with Chapter 3, Title 5 of Kuna City Code 
for childcare centers and zoning regulations. The project provides for certain goals and policies within Kuna’s 
Comprehensive Plan as noted in the staff report. Staff forwards a recommendation of approval to the Commission 
with the conditions as stated and any additional conditions you may see as necessary for the child care center. With 
that, I will stand for questions. C/Damron: Does staff has any concerns for the affluent of water, I am not sure what 
is rated for when it went it, but I am sure that is going to raise it up. Trevor Kesner: The affluent? C/Damron: Yeah 
for the toilets and the water system. Trevor Kesner: The city engineer would likely make a recommendation on an 
increased cost for equivalent dwelling units for the site. I would imagine that the city engineer when we sent out 
agency requests for comments. I don’t know that the amount of toilet flushing going on is going to be significantly 
increased. There are no new bathroom facilities proposed, but I don’t have any comments from the city engineer of 
an Increased EDU Charge for that. C/Gealy: Do you have any information on outside play area, where it would be? 
Trevor Kesner: The applicant has indicated that the existing backyard, which is also utilized, somewhat utilized by 
an additional tenant in the building for some storage and loading and unloading facilities back there. She has stated 
that she is going to install a vinyl fence around that play area so it would be completely screened, and completely 
enclosed from the adjacent uses. I believe that is in the staff report in the site plan that was submitted. If it is not we 
can certainly ask the applicant to verify that that is the plan. C/Gealy: I have no other questions. C/Young: Okay, 
then we will go ahead and open up the public testimony at 6:13 PM and I don’t see anybody up to testify, I do have 
one signed in favor but not to testify, is there anybody who would like to testify that is not signed in? seeing none I 
will go ahead and close public testimony at 6:14, which then brings up our discussion and for me I don’t know that I 
have any concerns, I think that the site is great, accessible from two different streets. C/Damron: I don’t see 
anything. C/Young: Covered entryway, I don’t know how much more you would want for a daycare. Any other 
thoughts. C/Gealy: If the applicant could approach again, I am curious about where you plan to have your outside 
area. Patricia Downum: I have diagram that I’ll show. So, this is where you enter and there is a gate here. 
**Inaudible** C/Gealy: and then you would have access. Patricia Downum: **Inaudible** C/Gealy: Okay, Thank 
you. C/Young: Okay thank you. Anything else? 
 
Commissioner Gealy motions to approve Case No. 17-01-SUP (Special Use Permit) for Kuna Kave Kids 
Daycare with the conditions outlined in the staff report and testimony; Commissioner Damron Seconds, all 
aye and motion carried 3-0. 
 

b) 17-02-S (Subdivision) and 17-06-DR (Design Review) – Sailer Shores Meadows Subdivision #2: A 
preliminary plat and design review request from Thomas Maile to subdivide an approximately 1.78-acre 
site in an existing R-6 zone into eight (8) residential building lots and three (3) common lots. The site is 
located approximately 600 feet south of the intersection of Kuna Road and South Sailer Place, addressed 
as 245 S. Sailer Place, Kuna, Idaho. 
 
Thomas Maile: Good evening Chairman Young and other Commissioners of P&Z my name is Tom Maile I 
reside at 885 W Rush Road in Eagle and I was one of the principals involved in the Sailer Shores Meadows 
#1 which adjoins the current project. I think you packet probably includes the site development plan 
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drafted by B&A engineering showing the lot configuration, the road layout. I think it speaks rather well 
for the city of Kuna, the first phase we had 26 lots so we had five either under construction and or sold 
and the demand has been very high and it speaks well for the city of Kuna and the location we are at just 
off of sailer place. We have been using Hayden Homes Subsidiary Simplicity Homes and I think they make 
a very good product, I don’t know if any of you have seen the new construction in sailer shores meadows 
but we have been very pleased with their construction, the quality of their work and of course the demand 
is very high. We anticipate the same sort of approach on sailer shores meadows 2 and of course we will 
work in conjunction with the city engineer and the planning staff to make sure we have all of our eyes and 
crossed out T’s. So, we are looking forward to doing phase two. If you have any questions, it is still early 
in the evening, I think I can answer them. C/Young: any questions for the applicant at this time. C/Gealy: 
I have no questions at this time. C/Damron: None at this time. C/Young: Okay. Trevor Kesner: Chairman 
Young and Commissioners Trevor Kesner, Planning Staff 751 W 4th Street. The application before you 
tonight seeks preliminary plat approval for the sailer shores meadows subdivision preliminary plat. As 
stated in the staff report, the applicant proposes 8 single family home lots and 3 common lots which 
consists of approximately 8.6% of the 1.78-acre site. The development will provide improvements and 
connections to the existing improvements constructed for the first sailer shores meadows development 
on sailer place. Sailer Shores Meadows #2 will be built in a single phase. The applicant has submitted all 
of the required documents for this preliminary plat, and design review request and the subject site is 
already zoned R-6 which is appropriate for the development. Property owners within 300 feet of the site 
were mailed notice of tonight’s hearing on April 21st and the site posting was placed to reflect tonight’s 
hearing date on April 27th. The hearing notification was also published in Kuna, Melba News on April 26th 
and the City Engineer has provided recommendations for any modifications to the submitted construction 
plans. Based on staff’s review of the application, staff concludes that the application complies with title 6 
of Kuna City Code and provides for a number of goals and objectives for private property rights, land use, 
transportation and connectivity, housing and community design within Kuna’s Comprehensive Plan. Staff 
forwards a recommendation of approval to the Commission with the conditions as stated in the staff 
report and any additional conditions you deem necessary. With that, I will stand for any questions. 
C/Young: Okay any questions for staff. C/Gealy: I have no questions. C/Damron: I do have one for Trevor, 
I was looking at the aerial view of that, and Ada County said that they have to maintain the irrigation 
ditches around the property. I couldn’t see any on the aerial for the downstream water rights. Are there 
irrigation ditches on that parcel? Trevor Kesner: If there are, I don’t know if there are or there aren’t, 
delivery could not be impeded, so if there are any ditches so they will either have to be piped or tiled, but 
I haven’t seen the civil plans for grading or drainage. C/Damron: Thanks.  C/Young: Any other questions 
for staff? Trevor Kesner: Thank you. C/Young: Okay thank you. Then I will open up the public testimony 
at 6:22 and I see Mr. Maile has testified, is there anybody else who has not testified who would like to 
testify for this application? Okay seeing none, I will close the testimony at 6:24 and that brings up our 
discussion, any thoughts? C/Gealy: Seems pretty straight forward. C/Young: It seems connect, and 
consistent with everything going in there. C/Damron: I would like to know if there are irrigation ditches 
how he plans to, if he is going to tile them and if it is going to be open ditches what the safety 
for…C/Young: Yeah, would the applicant please come forward. Thomas Maile:  Yes there maybe one 
drainage ditch that has historically run parallel within ten feet of south sailer place on the properties side 
and historically that has flooded a portion of the field, but it also goes off to the east, excuse me to the 
south in a concrete box so conceivably we are going to go in with pipping, maybe an 8 inch or 10-inch pipe 
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to handle that waste water that has come across historically on to the property. Then it is gathered in a 
concrete culvert and dispersed to the west on the property that’s not owned by us. I think we will be able 
to handle what the city engineer is saying and make sure that’s accommodated. C/Damron: None of those 
ditches drain down to further properties for water rights for. Thomas Maile: No, its waste water, it comes 
into the property. Any water rights affected by waste water, from what I understand that waste water has 
gone into Indian Creek to the south. So, if there is any continued waste water it will probably drain in the 
same area. I don’t know if Journey’s End is handling the concept of how to get rid of their waste water on 
their land, I am sure they will. I think we can address it and deal with it, it is not a major issue.  
 
Commissioner Gealy motions to approve Case No. 17-06-DR (Design Review) for Sailer Shores Subdivision 
#2 with the conditions outlined in the staff report and testimony; Commissioner Damron Seconds, all aye 
and motion carried 3-0. 

 
Commissioner Gealy motions to recommend approval to City Council Case No. 17-02-S (Subdivision) for 
Sailer Shores Subdivision #2 with the conditions outlined in the staff report and testimony; Commissioner 
Damron Seconds, all aye and motion carried 3-0. 
 

c) 13-04-SUP modification (Special Use Permit) and 17-04-DR (Design Review) – Falcon Ridge Public Charter 
School: A Special Use Permit Modification and Design Review request from Design West Architects, 
representing the Falcon Ridge Public Charter School to construct a 5,220 square feet (SF) addition to their 
existing building. The site is located at 278 South Ten Mile Road, Kuna, Idaho (APN#: R5070252300). 
 
Jim Main: Jim Main, 414 SW Sailer Kuna, Idaho. Mr. Chairman, members of the commission first of all I 
would like to thank the staff for the work they have done on this and helping us to get to this point. Falcon 
Ridge Public Charter School is requesting approval of the SUP modification for additions to the school and 
the design review the additions as well. We have a rendering of the building on the screen. The 
construction materials will be identical to the existing construction and materials on the current school. 
The building itself will consist of two additions, one to the Northwest and one to the southeast and these 
additions are program specific additions. So, we’ve got a designated eating area, a designated music 
classroom a designated science classroom and a teacher lounge. So, the additions to the project will not 
add any student load, or any additional teachers. There should be no impact to the sewer or water on the 
site. The additions are also interior to the site, so the only impacted area should be immediately adjacent 
to where the additions are. We have met with staff, we have gone over this and had a couple meetings 
together and I have read the conditions of their approval and as it stands currently we are in agreement 
with their recommendations and I would be glad to answer any questions. C/Young: Okay, are there any 
questions for the applicant? C/Damron: Do you guys have an existing water retention on site now? Jim 
Main:  Yes there is water retention for drainage on site. C/Damron: Okay that’s all I had then. C/Gealy: I 
have no questions. C/Young: Thank you and we will have staff come up. Jace Hellman: Chairman, 
commissioners for the record my name is Jace Hellman, Planner I for the City of Kuna 751 W 4th ST. Before 
we begin, between Thursday and tonight’s meeting we met with the applicant to clarify a few minor items, 
that were of cause for concern for them in the staff report, mostly pertaining to the conditions of approval 
laid out in the staff report, which are marked in red. So, this version of the staff report will be used for the 
basis of your decision, not the original that is in your packet. The application before you tonight seeks 

file://kuna-chsrv/planning%20and%20zoning/PLANNING%20AND%20ZONING/SHARED/Agendas,%20Minutes,%20Packets%20&%20Recordings/MINUTES/2014%20P&Z%20Minutes


CITY OF KUNA 
PLANNING & ZONING COMMISSION 

 
MEETING MINUTES  
Tuesday, May 23, 2017 

 

2017 Minutes 
P&Z Commission Meeting Minutes May 23, 2017 Page 5 of 8 

amendment or Modification to the original Special Use Permit and a new Design Review in order to 
construct two additions totaling 5,220 square feet to their existing building located at 278 South Ten Mile 
Road. The site is zoned C-2, and has been the home for Falcon Ridge Public Charter School for many years. 
It was granted the current special use permit in 2013. The applicant is proposing two additions totaling 
approximately 5,230 additional SQ FT to the existing approximately 20,380 SQ FT building.  The applicant 
indicated that even with these additions, the school will remain a K-8 facility. There will be no increase in 
student capacity, faculty, traffic etc. The additions will add a dedicated science classroom, music 
classroom and eating area so that these functions do not have to take place in the regular classrooms. The 
site is currently zoned Area Commercial District (C-2) and these proposed additions require a modification 
or amendment of the Special Use Permit that was granted, as well as a Design Review for the new 
additions to the building. Staff has determined that this application complies with Title 5 of Kuna City 
Code; and the Kuna Comprehensive Plan; and forwards a recommendation of approval for Case No.’s 13-
04-SUP & 17-04-DR, subject to the recommended conditions of approval. One last note, curb and gutter 
for the site, was recommended originally in 2013, but never required in the original conditions of approval 
for this SUP. ACHD has issued comments for the project and will not require curb and gutter. The planning 
and zoning department will follow the road authorities lead and not require installation of curb and gutter 
at this time. Based on research by the applicant, there is also a financial factor, in which if curb and gutter 
is a requirement, this project could become financially harmful to the applicant. I will now stand for any 
questions. C/Young: Okay are there any questions for staff. C/Gealy: I have no questions. C/Damron: I 
have no questions. C/Young: Thank you. I will go ahead and open up the public testimony at 6:31 and I 
have listed Carl Able, if you would come forward and state your name and address for the record. Carl 
Able: Good evening sirs and mam. 2284 N Starhawk Ave. I am in favor of this from the stand point of this 
city is in need of it as far as we are pushing for STEM, Science Technology and the fact that they are getting 
their own science room is a huge plus, I’ve had three of my kids in this school for the last three years and 
I can’t tell you how much this school has done so I am totally in favor of this. Thank you. C/Young: Okay 
thank you very much. Next I have listed Mark Green. Mark Green: Commissioners, Mark Green, 931 E 
Pine Ave, Meridian Idaho 83642. I am the Charter administrator for Falcon Ridge Charter and Obviously, I 
am in favor, but I just wanted to make myself available for any questions if you have any. C/Gealy: Thank 
you. C/Young: Okay, any questions? No? Thank you. Next I have listed is Erica Kallin. Eric Kallin: 929 S 
Jump Rope Place. I am the chair women of the falcon ridge charter school board. I wanted to come in and 
kind of give you an idea of what our school is and why it is important to us. We are a school of choice, 
which means that parents apply for their children to attend our school, but unlike the rest of the Kuna 
schools we don’t benefit from the school levy’s. All of our funding comes from the state, so we have to be 
very fiscally responsible in order to do things like an expansion, when we first put our school together and 
built our school, we did the best we could with the money we had, but we knew that it wasn’t going to be 
enough. We have a wonderful music program, our music director put it together beauty and the beast 
and it was wonderful. We have a great science program, we have started pushing STEM and future city in 
our school. Right now, our kids eat in the gym that where they have to eat, so they have to tear it down 
every day so that the kids can still use the gym for the gym purposes. This really gives the kids an 
opportunity to excel. We pride ourselves on being an anti-bullying school and we pride ourselves on our 
students pushing our students to break that glass ceiling and to accomplish and achieve more and we 
pride ourselves on our students being the pride of Kuna. So, this is something that will allow our students 
to continue to get the best education possible and to really make the city proud. I will stand for questions 
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if you have any.  C/Young: Okay is there anybody who is not signed up that would like to testify on this 
application. Is there anything the applicant would like to add to what anybody has said, if not then…Jim 
Main: one that I may, regarding the curb and gutter that was recommended for the project, as it stands 
that you’ve heard that the school is not funded the way that the public schools are funded. They have to 
go out and procure loans for this and right now they are working through Zion’s Bank and the USDA to 
procure the Funding for this and therefore they have to pay it back. They can’t just pass a bond, and you 
and I would basically just have our taxes pay for it. The curb and gutter, it is kind of a snowball effect. 
Right now, Ada County does not know if they are going to put in a roundabout at that location. The last 
project we dedicated 48 feet of right of way to ACHD for future improvement. To install curb and gutter, 
it is kind of funny because ACHD is not requiring curb and gutter, the City Engineer kind of recommended 
curb and gutter, so if the city recommends it. Then ACHD says now that’s its recommended by the city 
you are going to have to follow our guidelines, which means not only curb and gutter, it’s a 48-foot section 
of road way Avalon and Ten Mile, its drainage systems, and it is also moving overhead powerlines. So, we 
have done some quick numbers, and this is right around a million-dollar project for Falcon Ridge. The 
improvements that would be required by requiring curb and gutter would come in around at 300 to 400 
thousand dollars, so at that point it would basically kill the project and with that I would be glad to answer 
any questions. C/Young: Okay. C/Damron: No questions. C/Young: okay thank you. Then I will go ahead 
and close the public testimony at 6:37. So, that brings up our discussion. C/Damron: Looking at it, it 
doesn’t increase they footprint very much, they are using the existing inlets just at the end of that building 
so I don’t see any issues. C/Gealy: yeah it looks straightforward. C/Young: the modifications to the 
elevations along the design review side. All the finishes match. There are not large expansions, I don’t see 
any issues there either. C/Damron: I like the façade of the building matches the rest of the building, I am 
pretty happy with that.  

 
Commissioner Gealy motions to approve Case No. 13-04-SUP (special Use Permit) modification and 17-04-
DR (Design Review) for Falcon Ridge Public Charter School with the conditions outlined in the staff report 
and testimony; Commissioner Damron Seconds, all aye and motion carried 3-0. 
 
 

d) 17-02-ZC (Rezone) – Darius Elison, One Call Restoration: A request to rezone a parcel’s current R-6 
(Medium-Density Residential) zoning designation to a C-2 (Area Commercial District) zoning designation. 
The site is located at 315 East Avalon St., Kuna, Idaho (APN#: R9442000081). 
 
Darius Elison: Darius Elison 11381 Gila Drive in Kuna and we are just trying to take that lot that has been 
sitting empty and make that apart of the city and rezone it to commercial use. It is just sad, it is such a 
beautiful lot and it has just been a weed farm for years. Ever since they took down that little shop down 
there. So, that’s what we are trying to do. C/Young: What kind of restoration do you do? Darius Elison:  
Water, flood, fire. It will be 8 to 5 Monday through Friday. We are just going to put a shop with an office 
out front, we are going to put sidewalk through, as recommended by ACHD as well as asphalt the entry. 
We are going to use everything else existing on the lot. We are going to go with planning and zoning to 
figure out the exact location of the building but we just want to get a somewhere out front and use the 
back property for future use. Probably build something else later on. C/Gealy: would you anticipate 
storing any property that might belong to a customer on your property? Darius Elison: possibly, yes. So, 
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the first building we are going to build is just going to be our shop and warehouse. There is going to be a 
section for O-zone, for treatment for people’s content with fire damage, so in that case we store in on 
site. But very little of it, it is usually just for the treatment and once it goes through treatment and we are 
waiting for the house to be rebuilt, during the building process they will be stored somewhere else. 
C/Gealy: So, it wouldn’t be long term storage. Darius Elison: No. Very short term, while their stuff goes 
through the treatment process is all. C/Gealy: Would be stored then in trailers outside? Darius Elison: We 
bring it into the trailer and we bring it into the shop and we will have a O-Zone room setup, where its 
contained and has the right air situation going on and we bring it in there, and we treat it and get the 
smell off and we take it either back to the house to their Onsight storage at their place or another storage 
facility that will be for long term that we keep it in. C/Young: Do any of your processes create any fumes 
or large amounts of particulates, or odors or anything like that. Darius Elison: No, the only thing we are 
doing on site is just O-Zone treatment, everything else is done at the home or business that we are working 
on. The O-Zone is literally not going to affect anything. It smells like copper penny when you’re in the 
room and it will make you a little woozy, but that’s we put proper ventilation in there and it’s a pretty 
simple process. Right now, it’s a good opportunity. Right now, there’s not a restoration company located 
in Kuna, we try and hire locally, our kids go to local schools and we are growing. We are the fastest growing 
restoration company in the state, and we are going to be the first company that is master certified we are 
going to be, as of next march, we are going to be the first and only company, closest to Portland, who has 
a certified carpet inspector. We do everything the right way so, we are proud of our business. This will be 
our second location so we are excited to get it open. C/Young: Okay are there any other questions for the 
applicant at this time, alright thank you.   Jace Hellman: Chairman, commissioners for the record my name 
is Jace Hellman, Planner I for the City of Kuna 751 W 4th ST. The application before you tonight is seeking 
a rezone from R-6 to C-2. As reflected in the staff report, the applicant is proposing a zone change in hopes 
of eventually building an office and a shop, for their business on the approximately 0.97-acre lot located 
at 315 East Avalon Street. The site is identified as Medium-Density residential on Kuna’s Comprehensive 
Plan Future Land Use Map. The Comprehensive Plan is a living document and Staff views this proposed 
land use request, although it does not match the approved Comprehensive Plan Future Land Use Map 
Designation, to be compatible and consistent with adjacent uses and zoning designations. The rezone to 
a commercial use also aligns with the vision for downtown as described in the Kuna Downtown 
Revitalization Plan. The applicant’s intention is to remove the existing storage shed and build a new shop 
and office for his business. The described land use falls under the category of “shop for a building 
contractor", which is outright permitted under the applicants requested zoning designation of C-2 (Area 
Commercial District). Staff has determined that the applicant has submitted all the necessary document, 
and this application complies with Kuna City Code, specifically Title 5; and fits the current adjacent 
commercial zoning designations. Staff recommends a recommendation of approval from the commission 
for Case # 17-02-ZC, subject to the recommended conditions of approval listed in Section ‘L’ of the Staff 
report. I will now stand for any questions. C/Young: Okay any questions for staff? C/Gealy: I do have one 
question and that’s in respect to the green belt, I have not been back there so I don’t know, but is there 
sufficient space between this property and the creek for a green belt path down there. Jace Hellman:  I 
have not been back there yet, maybe the applicant could explain. Darius Elison: The green belt already 
goes through there. The property line ends and then there’s about 10 FT of weeds and then it hits the 
green belt, they just planted all those trees, it’s about 100 feet from the actual creek. C/Gealy: That’s the 
way it looks. From the map, here it looks like there is plenty of space. But, I would expect that there would 
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be no public access through this property to the green belt. Public access would than occur, I would expect 
along the roads. Jace Hellman:  yes, I would assume along the roads, or at a further distance down, I don’t 
think they grant a public access easement through the property. C/Gealy: It’s probably not a good idea. 
C/Damron: No questions. C/Young: Thank you. Then I will go ahead and open the public testimony at 6:46 
and seeing no one else in the room I will go ahead and close it at 6:47, and that brings up our end. C/Gealy: 
It seems appropriate to me, the rezone seems appropriate, given the neighborhood and the location of 
the property. C/Young: I agree.  
 
 
Commissioner Damron motions to recommend approval Case No. 17-02-ZC (Rezone) for Darius Elison, One 
Call Restoration with the conditions outlined in the staff report and testimony; Commissioner Gealy 
Seconds, all aye and motion carried 3-0. 

 
3. COMMISSION DISCUSSION AND REPORTS 

 
 

4. ADJOURNMENT 
 

Commissioner Gealy motions to adjourn; Commissioner Damron 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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A. Course of Proceedings 

1. The applicant is proposing to operate a Childcare Center within an existing commercial building located at 
763 W. Avalon Street. In accordance with Titles 5-3 and 5-6 (Zoning Districts and Definitions) of Kuna City 
Code (KCC); this use requires approval of a Special Use Permit (SUP).  
 

2. In accordance with KCC Title 5, Chapters 3 and 6, the applicant seeks approval of a Special Use Permit (SUP) 
for a Childcare Center at the subject site for more than thirty-six (36) children at any one time, on a regularly 
scheduled basis. 
  

B. General Project Facts and Staff Analysis: 
1. Request: The applicant is seeking SUP approval for Childcare Center use at 763 W. Avalon in Kuna to provide 

additional choices for parents who seek child care facilities which suit their child/children’s needs. 
 

2. Noticing: The applicant has submitted all necessary documents and materials for review and has held the 
appropriate neighborhood meeting and posted the site in accordance with KCC posting requirements. The 
Planning and Zoning public hearing is scheduled for May 23, 2017. 
 

 

P.O. Box 13 
Kuna, ID 83634 

Phone: (208) 922-5274 
Fax: (208) 922-5989 

www.cityofkuna.com 
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3. Background: The applicant is proposing to move and operate an existing Childcare Center business (Kuna 
Kave Kids) at the subject site. The Childcare Center hours of operation will be Monday through Friday from 
approximately 6:00 am until 6:00 pm with some variation for special circumstances. The applicant proposes 
to provide care for children age newborn to 11 years old. The applicant proposes a maximum number of 8-
10 employees working on site at any one time. A Childcare Center use in the C-2 zone requires an SUP to 
operate this type of business. 
 

4. Legal Description: A warranty deed with the legal description were included with the application documents. 
 

5. Comprehensive Plan Designation: The Future Land Use map approved by the Kuna City Council identifies 
this site as Area Business District (C-2); used for general business, shopping centers and related uses with 
access to a collector thoroughfare. In accordance with KCC 5-3-2, staff views this Childcare Center SUP 
request to be consistent with the Future Land Use map. 
 

6. Land Use:    
 

 
 

 
 
 
 
6.1 Aerial Map:  

 
 

     
 
 

6.2 Parcel Number:  APN: S1326120716 
 

6.3 Parcel Sizes and Current Zoning:  
Zoning: C-2 (Area Business District) 
Parcel Size: 1.292-acre parcel; approximately 45,000 square feet. 

 

Direction  Current Zoning 
North C-1/R-6 Neighborhood Business District/Medium Density Residential 

 –  Kuna City 
South R-8 High Density Residential –  Kuna City 
East C-2 Area Business District –  Kuna City 
West M-1 Light Manufacturing District –  Kuna City 
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6.4 Services: 
 Fire Protection – Kuna Fire District 
 Police Protection – Kuna City Police (Ada County Sheriff’s office) 
 Sanitary Sewer– City of Kuna 
 Potable Water – City of Kuna 
 Irrigation District – Boise-Kuna Irrigation District 
 Pressurized Irrigation – City of Kuna (KMID) 
 Sanitation Services – J&M Sanitation Services 
 

6.5 Existing Structures, Vegetation and Natural Features: There is currently a fully improved commercial 
structure on the subject site, estimated to be approximately 9,746 square feet. Vegetation on site 
consists of landscaping generally associated with a commercial office building in a ‘C-2’ zoning 
designation. The topography of the site is generally flat and drainage of non-permeable surfaces are 
accommodated for and fully contained on site. 

 
6.6 Transportation / Connectivity:  Road frontage is on W. Avalon Street and S. School Avenue. The subject 

site is fully improved with sidewalks and approved commercial driveway approaches. A dedicated bike 
lane is located along the north side of W. Avalon, and marked crosswalks are located at the intersection 
of W. Avalon and S. School Avenue. 
 

6.7 Public Services, Utilities and Facilities: Notifications were sent out to all applicable government agencies 
for this land use action application and the public was invited to attend. 

 
a. Notifications 

i. Agencies    April 18, 2017 
ii. 300’ Property Owners   April 21, 2017 
iii. Kuna, Melba Newspaper  April 26, 2017 
iv. Site Posted   May 13, 2017 

 
C.  Partner Agency Comments:  The following agencies returned comments, which are included as exhibits with 

this case file: 
a. Nampa Meridian Irrigation District (NMID)    - Exhibit B.1 
b. Central District Health Department (CDHD)   - Exhibit B.2 
c. Idaho Department of Environmental Quality (DEQ)   - Exhibit B.3 
d. Ada County Highway District (ACHD)    - Exhibit B.4 

 
 

D. Applicable Standards: 
1. City of Kuna Zoning Ordinance. 
2. City of Kuna Comprehensive Plan. 
3. Idaho Code, Title 67, Chapter 65, Local Land Use Planning Act. 

 
E. Comprehensive Plan Analysis:    

The Planning and Zoning Commission may accept the Comprehensive Plan components as described below. 
 
1. The proposed Special Use Permit for this site is consistent with the following Comprehensive Plan 

components: 
 
GOALS AND POLICIES – Property Rights 
Goal 1: Ensure that the City of Kuna land use policies, restrictions, conditions and fees do not violate 
private property rights. Establish an orderly, consistent review process for the City of Kuna to evaluate 
whether proposed actions may result in private property “takings”. 
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Policy 1: As part of a land use action review, the staff shall evaluate with guidance from the City’s attorney; 
The Idaho Attorney General’s established six criterions to determine the potential for property 
taking. 

 
GOALS AND POLICIES – Economic Development 
Goal 1:   Promote and support a diverse and sustainable economy that will allow more Kuna residents to 

work in their community. 
 
Policy 1.3: The City will develop a policy to provide incentives and/or assistance in order to competitively 

attract firms. 
 

 GOALS AND POLICIES – Land Use 
Goal 2:  Encourage a balance of land uses to ensure that Kuna remains a desirable, stable, and self-

sufficient community. 
 

Objective 2.2: Plan for areas designed to accommodate a diverse range of businesses and commercial 
activity, within both the community-scale and neighborhood–scale centers; to strengthen 
the local economy and to provide more opportunities for social interaction. 

 
Policy 2.3:   Retail and residential land uses should be appropriately mixed and balanced with professional  
       offices and service facilities to provide residents with a broader mix of services within walking  
     distance from their homes. 

 
F. Findings of Fact:  

1. All required procedural items have been completed as shown in the staff report. 
2. The proposed Childcare Center complies with Section 6.0 of Kuna’s Comprehensive Plan. 
3. Public services are available, installed and are adequate to accommodate the site’s proposed special 

use. 
4. The proposed Special Use Permit will not be detrimental to the public’s health, safety and general 

welfare. 
5. The site is zoned C-2 and is appropriate for use as a Childcare Center by obtaining Special Use Permit 

approval. 
6. The project description, staff analysis and findings of fact are correct. 

 
G. Conclusions of Law:  

1. The Childcare Center use is consistent with Kuna City Code. 
2. The Childcare Center use meets the general objectives of Kuna’s Comprehensive Plan. 
3. The site is physically suitable for a Childcare Center use. 
4. The Childcare Center use is unlikely to cause environmental damage or avoidable injury to wildlife or their 
 habitat. 

5. The Childcare Center use is unlikely to cause adverse public health problems. 
6. The Childcare Center use is in compliance with all other ordinances and laws of the City. 
7. The Childcare Center use is not detrimental to the present and potential surrounding uses; or, 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. 

8. The existing street and utility services in proximity to and serving the site are suitable and adequate 
 for Childcare Center purposes. 

9. Based on the evidence contained in Case #17-01-SUP, this proposal complies with Sections 5-3 and 5-6 
 of Kuna City Code. 

10. Based on the evidence contained in Case #17-01-SUP, this proposal complies with Section 6.0 of the 
 Kuna Comprehensive Plan and the Comprehensive Future Land Use Map. 
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11. The Planning and Zoning Commission of Kuna, Idaho, has the  authority to approve this SUP 
 application. The public notice requirements were met and the public hearing was conducted within the 
 guidelines of applicable Idaho Code and City Ordinances. 

 
H. Decision by the Commission: 

Note: This proposed motion is for approval of this request. However, if the Planning and Zoning Commission 
wishes to approve or deny specific parts of the request as detailed in the report, those changes must be specified. 
 
Conditions of approval: 

1. As requested by the applicant, the Childcare Center facility is allowed to be open Monday through Friday from 
6:00 am until 6:00 pm, Monday through Friday, with some variation to accommodate any special circumstances. 

2.   Signs, banners, flags or other means to attract attention onsite are allowed in accordance with KCC 5-10-4. A 
permit must be obtained prior to installing any new or modifying any existing signage. 

3.   In the event the uses or the buildings on this parcel are enlarged, expanded or altered in anyway (even for a 
temporary purpose), the applicant shall seek an amendment to the approvals of this SUP through the public 
hearing process. 

4. The applicant shall install safety locks on all doors and cabinets where chemicals are stored. 
5. Fire extinguishers and smoke detectors shall be installed according to Kuna Fire Chief instructions, ICC 2012 

standards, and in accordance with Title 9, Chapter 1 of Kuna City Code.  
6. Comply with all State, City, Central Health District and Fire District standards, as recommended. 
7. This SUP is valid as long as the conditions of approval are adhered to continuously. In the event the conditions 

are not continuously followed; the SUP may be revoked by the planning and zoning commission. 
8.  Applicant shall ensure that fencing around the outside play areas is in safe condition and has a gate that locks 

on at least one side of the structure and is accessible from a side yard. 
10. The Special Use Permit shall follow the proposed intent provided on the SUP application and divest when the 

applicant no longer operates a Childcare Center on the property and/or has any interest in the property or the 
business is discontinued for more than one (1) year. The applicant is obligated to advise the City of any changes 
in ownership or leasing agreements which would affect business operations. 

11. The applicant shall provide the City with a copy of the Childcare License from the State of Idaho within 30 days 
after approval and signing of the City’s Findings of Fact, Conclusions of Law for the SUP or the approvals will 
divest. 

12. The applicant shall maintain a Kuna City Business License through the Kuna City Clerk’s office once the Special 
Use Permit is acquired; the Fire District, Building Inspector and Central District Health Department must perform 
their necessary inspections for final sign-off, if not already submitted.  

13. Meet all staff and agency requirements and recommendations. 
 
 
 

DATED this _13th_ day of __June____, 2017 

 
 

_________________________ 
Lee Young, Chairman 

Kuna Planning and Zoning Commission 
ATTEST: 
 
__________________________________  
Trevor Kesner, Planner II 
Kuna Planning and Zoning Department 
 



Page 1 of 7 Case No 17-02-S and 17-06-DR  
06/13/17 Sailor Shores Meadows Subdivision No. 2  

P:\P & Z\SHARED\Cases\Subdivisions\ 17-02-S Sailer Shores Meadows #2\Staff Report\Findings of Fact and Conclusions of Law 

 

City of Kuna 
 

P&Z Findings of Fact and Conclusions of Law 
 

 
 
 
 

 
To:   Kuna Planning and Zoning Commission  
 
Case Number:  17-02-S and 17-06-DR:  
   Sailor Shores Meadows  
   Subdivision #2 
 
Location:  600 feet south of the corner 
   of S. Sailor Place and Kuna 
   Road, Kuna, Idaho 83634 
 
Planner:   Trevor Kesner, Planner II 
 
Hearing Date:  May 23, 2017 
Findings:   June 13, 2017 
   
Applicants:  Thomas Maile 
   885 W. Rush Road 
   Eagle, Idaho 83616 
   208.284.5506 
   
Project Engineer:  B&A Engineers 
   Joe Canning 
   5505 W. Franklin Rd. 
   Boise, Idaho  83705 
   208.343.3381 
   
Table of Contents: 

A. Course Proceedings 
B. General Facts, Staff Analysis 
C. Applicable Standards 
D. Comprehensive Plan Analysis 
E. Findings of Fact 

F. Conclusions of Law 
G. Decision by the Commission 

 
A. Course of Proceedings 

1. Proposing a Preliminary Plat for a residential subdivision is designated in Kuna City Code (KCC), 1-14-3 as a 
public hearing matter, with the Planning and Zoning Commission as the recommending body, and City 
Council as the decision-making body; and a Design Review for subdivision common area landscaping is 
designated as a public meeting, with the Planning and Zoning Commission (acting as Design Review 
Committee) as the decision-making body. These land use requests provided proper public notice and 
followed the requirements set forth in Idaho Code, Chapter 65-Local Land Use Planning Act. 

a. Notifications 
i. Agencies    April 18, 2017 
ii. 300’ Property Owners    April 21, 2017 
iii. Kuna, Melba Newspaper  April 26, 2017 
iv. Site Posted    April 27, 2017  

 
2. In accordance with KCC Title 6 in Kuna City Code (KCC) this application seeks approval for a Preliminary Plat 

(residential subdivision), known as Sailor Shores Meadows Subdivision #2. 

 

P.O. Box 13 
Kuna, ID 83634 

Phone: (208) 922-5274 
Fax: (208) 922-5989 

 Kunacity.Id.gov 
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B. General Project Facts, Staff Analysis: 
1. Request: A preliminary plat and design review request from Thomas Maile to subdivide an approximately 

1.78-acre parcel within an existing R-6 zone into eight (8) residential building lots and three (3) common 
lots. The subject site is located approximately 600 feet south of the intersection of Kuna Road and Sailer 
Place, and is addressed as 245 S. Sailer Place, Kuna, Idaho 
 

2. The applicant has submitted all the necessary documents and materials for review and has held the 
appropriate neighborhood meeting (two attendees) and has posted the site in accordance with KCC 5-1A-8 
posting requirements. 
 

3. History: The subject site has historically been used for agricultural-related uses (pasture).   
 

4. Legal Description: A legal description was included with the application documents (deed). 
 

5. Comprehensive Plan Designation: The Comprehensive Plan Future Land Use map indicates the site has a 
designation of Medium Density Residential. In accordance with KCC 5-3-2, staff views this residential use 
request as compatible with the Comprehensive Plan. 
 

 
 

6. Surrounding Land Uses:  
   
 

 
 

 
 

 
 
 
 

Direction  Current Zoning and Jurisdiction 
North R-6 Medium Density Residential – Kuna City 
South R-6 Medium Density Residential – Kuna City 
East RUT Rural Urban Transition – Ada County 
West R-6 Medium Density Residential. – Kuna City 
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6.1 Aerial Map:  
   

  

 
 
 

6.2 Parcel Numbers:  APN: R0615251730 
 

6.3 Parcel Sizes and Current Zoning:  
Acres: 1.78 acres  
Zoning: R-6 
 

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

6.5 Existing Structures, Vegetation and Natural Features:  The subject site is currently vacant and 
generally flat. The vegetation on site is commonly associated with that of a vacant parcel.  
 

6.6 Transportation / Connectivity:  Public road frontage is on south Sailor Place which is improved with 2 
travel lanes, approximately 23-feet of pavement, and no curb, gutter or sidewalk abutting the site. 
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Johns Bay Avenue stubs to the site’s northern property line. Applicant proposes to construct a new 
local street (Sunwood Court), connecting to the Johns Bay Avenue stub to the north, as a 36-foot wide 
street section with curb, gutter, and 5-foot wide attached sidewalk within the right-of-way to intersect 
with S. Sailer Place. Applicant proposes to extend S. Sailer Place southward, with curb, gutter and 
sidewalk improvements (as a half street section) on the west side, abutting the site. 
 

6.7  Public Services, Utilities and Facilities: The following agencies returned comments which are included 
as exhibits with this case file:  
• City Engineer     - Exhibit B.1 
• Nampa-Meridian Irrigation District  - Exhibit B.2 
• Central District Health   - Exhibit B.3 
• Department of Environmental Quality  - Exhibit B.4 
• Boise Project Board of Control.  - Exhibit B.5 
• Ada County Highway District  - Exhibit B.6 

 
C. Applicable Standards: 

1. City of Kuna Design Review Ordinance, 2011-08. 
2. City of Kuna Subdivision Ordinance No. 2010-15, Title 6 Subdivision Regulations. 
3. City of Kuna Landscape Ordinance No. 2006-100. 
4. City of Kuna Comprehensive Plan. 
5. Idaho Code, Title 67, Chapter 65, Local Land Use Planning Act. 

 
D. Comprehensive Plan Analysis:    

The Planning and Zoning Commission may accept or reject the Comprehensive Plan components as described 
below 
  
1. The proposed subdivision is consistent with the following Comprehensive Plan components: 

 
GOALS AND POLICIES – Property Rights 
Goal 1: Ensure that the City of Kuna land use policies, restrictions, conditions and fees do not violate private 
property rights. Establish an orderly, consistent review process for the City of Kuna to evaluate whether 
proposed actions may result in private property “takings”. 
 
Policy 1: As part of a land use action review, 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. 
 

Economic Development Goals and Objectives - Section 5 - Summary: 
Ensure an adequate supply of housing for all income levels and facilitate pedestrian connections, both visually 
and physically, to enhance pedestrian movement. 
 

Comment: The proposed application complies with the comprehensive plan by providing a mix of lot sizes 
and sidewalk connectivity throughout the subdivision to meet this goal. The subdivision is also located 
near future greenbelt connections at the terminus of Sailer Place. 

 
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. 
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Comment: The project complies with the land use plan as adopted by the City by incorporating the 
following; open space (common lots) and varied housing choices and types to promote desirable, cohesive 
community character and a quality neighborhood that is cohesive with the existing neighborhood. 

 
Public Services, Facilities and Utilities Goals and Objectives - Section 8 -Summary: 
Provide adequate services, facilities, and utilities for all City residents and annex contiguous properties that 
request City services. Ensure that development within Kuna connects into the City’s sanitary sewer and potable 
water systems and continue expansion of the City’s sewer systems as resources allow. 
 

Comment: Kuna has adequate services to serve this development. This application will extend the City’s 
sanitary sewer system, potable water and adds to the pressure irrigation mainline in an orderly fashion. 

 
Transportation Goals and Objectives - Section 9 - Summary: 
Work with ACHD, COMPASS, and ITD to promote and encourage bicycling and walking as transportation modes. 
Develop a transportation strategy and identify future transit corridors while requiring developers to preserve 
rights- of-way, to improve mobility on major routes while balancing land use planning with transportation 
needs. 
 

Comment: ACHD has provided comments and a staff report and the City engineer has provided a staff 
report. The project meets with the transportation goals of the City by building sidewalks through the 
development and fronting the site on Sailer Place, to create additional pedestrian and roadway 
connections. 

 
Housing Goals and Objectives - Section 12 - Summary: 
Encourage developers to provide high-quality development with a variety of lot sizes, dwelling types, densities 
and price points to meet the needs of current and future population while creating safe and aesthetically-
pleasing neighborhoods. Ensure housing is available throughout the community for all income levels and those 
with special needs. Encourage logical and orderly residential development while discouraging developers from 
developing land divisions greater than one half acre because large lot subdivisions increase municipal costs, 
require public subsidy and create sprawl. 
 

Comment: Applicant has proposed 8 single family building lots of varied sizes to be developed in a logical 
and orderly manner and provides lots much smaller than one half acre lots that within a walkable distance 
to existing commercial destinations.  

 
Community Design Goals and Objectives - Section 13 - Summary: 
Strengthen Kuna’s Image through good community and urban design principles that create self-sufficient 
neighborhoods. Foster good community design concepts that incorporate landscape features to serve as 
buffers between incompatible uses while reducing scale and create a sense of place. 
 

Comment: The application incorporates sound community design and landscape features to buffer 
incompatible uses to create a sense of place for the community and foster neighborhood interactions and 
activities.  

 
E. Findings of Fact:  

1. All required procedural items have been completed as detailed in this staff report. 
2. The proposed residential development complies with Section 6.0 of Kuna’s Comprehensive Plan. 
3. The proposed residential development complies with the Kuna City Code. 
4. Public services are available and are adequate to accommodate this site’s development. 
5. The proposed residential preliminary plat will not be detrimental to the public’s health, safety and 

general welfare. 
6. The site is zoned R-6 and is appropriate for use as a residential subdivision after acquiring the proper 

approvals. 
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7. The project description, staff analysis and proposed findings of fact are correct. 
 

F. Conclusions of Law:  
1. The preliminary plat use is consistent with Kuna City Code. 
2. The preliminary plat use meets the general objectives of Kuna’s Comprehensive Plan. 
3. The site is physically suitable for a preliminary plat use. 
4. The proposed preliminary plat use is not likely to cause substantial environmental damage or avoidable 
 injury to wildlife or their habitat. 

5. The residential preliminary plat is not likely to cause adverse public health problems. 
6. The residential preliminary plat is in compliance with all ordinances and laws of the City. 
7. The residential preliminary plat is not detrimental 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. 

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

9. Based on evidence contained in Case #17-02-S and 17-06-DR, this proposal complies with KCC Title 6. 
10. Based on the evidence contained in Case #17-02-S and 17-06-DR, this proposal complies with Section 
 6.0 of the Comprehensive Plan and the Kuna Comprehensive Future Land Use Map. 

11. The Planning and Zoning Commission of Kuna, Idaho, has the authority to recommend approval or denial 
 for this preliminary plat application. 

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

 
G. Decision by the Commission: 

17-02-S: Subdivision Note: This motion is to recommend approval for the subdivision request to City Council. 
However, if the Planning and Zoning Commission wishes to recommend approval or denial for specific parts of 
the request as detailed in this report, those changes must be specified. 
 
74-06-DR: Design Review Note: This motion is to approve the design review request. However, if the Planning 
and Zoning Commission wishes to approve or deny specific parts of the request as detailed in this report, those 
changes must be specified. 
 
Based on the facts outlined in staff’s report and public testimony as presented, the Planning and Zoning 
Commission of Kuna, Idaho, hereby recommends approval for Case No. 17-01-S, a subdivision request by 
Thomas Maile to Kuna City Council; and hereby approves Case No. 17-06-DR, with the following conditions of 
approval: 
 

  1.  The applicant shall obtain written approval of the construction plans from the agencies noted below. The 
approval may be either on agency letterhead referring to the approval use or may be written or stamped upon 
a copy of the approved plan. All site improvements are prohibited prior to approval of these agencies. 
a.)  The City Engineer shall approve the sewer and water hook-ups. 
b.)  The Kuna Fire District shall approve all fire flow requirements and/or building plans.  
c.) The Boise-Kuna Irrigation District shall approve all proposed modifications to the existing irrigation 

system. 
d.) Approval from Ada County Highway District and impact Fees, if any shall be paid prior to building permit 

approval. 
e.) The City Engineer shall approve a surface drainage run-off plan, (if needed). As recommended by Central 

District Health Department, the plan should 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 a drainage design plan from the Kuna City Engineer. The drainage design plan shall include all 
proposed site grading. 
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2. All public right-of-way shall be dedicated and constructed to standards of the City and Ada County Highway 
District. No public street construction may be commenced without the approval of the Ada County Highway 
District. Any work within the Ada County Highway District right-of-way requires a permit. For information 
regarding the requirements to obtain a permit, contact Ada County Highway District Development Services at 
387-6100. 

  2.1 – Dedicate right-of-way in sufficient amounts which 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. 
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. 
5. Lighting within the sites shall comply with Kuna City Code. 
7. Fencing within and around the site shall comply with Kuna City Code (except as specifically approved 

otherwise). 
8. Signage within the site shall comply with Kuna City Code. The applicant shall apply for a sign permit prior to 

subdivision sign construction. 
9. The applicant shall follow all the requirements for sanitary sewer, potable water, pressure irrigation system 

connections, and all other requirements of the City engineer, as outlined in the Engineers memorandum dated 
April 18, 2017. 

10. Submit a petition prior to submitting an application for final plat to the City, consenting to the pooling of 
irrigation surface water rights for delivery purpose and requesting to annex the irrigation surface water rights 
appurtenant to the property to the Kuna Municipal Pressure Irrigation District (KMID). 

11. Applicant’s submitted preliminary plat and landscape plan (date stamped 03/29/2017 and 03/21/2017, 
respectively) shall be considered binding. 

12. All required landscaping shall be permanently maintained in a healthy growing condition. The property owner 
shall remove and replace any unhealthy or dead plant material immediately (within 3 days as weather permits 
or as the planting season permits), as required to meet the standards of these requirements. Maintenance 
and planting within public right-of-way shall be with approval from the public and/or private entities owning 
the property. 

13. The applicant shall comply with all conditions of approval listed in the Kuna staff report and as approved by 
the Commission and any other applicable agency comments. 

14. Applicant shall comply with all local, state and federal laws. 
 
 
 
DATED: this day ______ of ________, 2017. 
 

 
 

___________________________ 
Lee Young, Chairman 

Kuna Planning and Zoning Commission 
ATTEST: 
 
 
__________________________________ 
Trevor Kesner, Planner II 
Kuna Planning and Zoning Department 
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City of Kuna 
 

Findings of Fact and Conclusions of Law 
 

 
 
 
 

To: Planning and Zoning Commission 
(P&Z) acting as Design Review 
Committee (DRC) 

 
File Numbers: 13-04-SUP (Special Use Permit) 

modification;  
17-04-DR (Design Review) 

  
Location:  278 South Ten Mile Road 
   Kuna, Idaho 83634 
 
Planner:   Jace Hellman, Planner I 
 
Hearing date:  May 23, 2017 
Findings:  June 13, 2017 
 
Applicant:  Falcon Ridge Public Charter School 
   278 South Ten Mile Road 
   Kuna, ID  83634 
   208.922.9228 
   mgreen@falconridgecharter.org 
 
Representative:  Design West Architects – Jim Main 
   216 SW 5th Ave STE 100 
   Meridian, ID 83642 
   208.888.1768 
   jmain@designwestid.com 
 
Table of Contents: 

A. Course Proceedings 
B. Applicants Request 
C. Aerial map 
D. History 
E. General Project Facts 
F. Staff Analysis 

 
G. Applicable Standards 
H. Comprehensive Plan Analysis 
I. Findings of Fact 
J. Conclusions of Law 
K. Decision by the Commission 

 
A. Course of Proceedings: 

1. A school within the C-2 commercial district, as described in KCC 5-3-2, requires a special use permit (SUP) 
within the City of Kuna. The applicant was granted their original SUP under case No. 13-04-SUP. With the 
proposed additions to the existing building the applicant seeks modification, or amendment, for 13-04-
SUP. The proposed additions require the applicant to submit development designs for evaluation by the 
Design Review Committee as well.  
 

2. In accordance with KCC Title 5, Chapters 3, 4 and 10, these applications seek SUP 
amendment/modification approval and Design Review Committee approval. 
 

a. Notifications 

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

Fax: (208) 922-5989 
www.Kunacity.id.gov 

 

mailto:mgreen@falconridgecharter.org
mailto:jmain@designwestid.com
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i. Neighborhood Meeting  March 6, 2017 (one attendee) 
ii. Agencies    April 7, 2017 
iii. 300’ Notice to Property Owners  April 21, 2017 
iv. Kuna, Melba Newspaper  April 26, 2017 
v. Site Posted   May 1, 2017 

 
B. Applicants Request: 

A Special Use Permit Modification and Design Review request from Design West Architects, representing the 
Falcon Ridge Public Charter School to construct a 5,220 square feet (SF) addition to their existing building. The site 
is located at 278 South Ten Mile Road, Kuna, ID 83634. (APN#: R5070252300). 
 

C. Aerial Map:  

 
      

D. History:  
This site is zoned C-2, and has been the home for Falcon Ridge Public Charter School for many years. It was 
granted the current Special Use Permit in 2013. 

 
E. General Projects Facts: 

1. Legal Description:  
A warranty deed including a legal description was included with the application. A Parcel of land being in a 
portion of lots 11 and 12 of the Kuna Home Tracts, as shown on the plat and recorded in Book 5 of Plats at 
page 247 of Ada County Records. 
  

2. Surrounding Land Uses:  
     

North C-2 Area Commercial District - Kuna City 
South R-6 Medium Density Residential District– Kuna City 
East R-6 Medium Density Residential District – Kuna City 
West C-1 Neighborhood Commercial District – Kuna City 

Copyrighted © 
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3. Parcel Sizes, Current Zoning, Parcel Numbers: 

• Parcel Size: 3.15 acres 
• Zoning:  Area Commercial District (C-2) 
• Parcel #: R5070252300 

 
4. Services: 

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

 
5. Existing Structures, Vegetation and Natural Features:  

With this being an amendment to the original Special Use Permit, the original structures, vegetation and 
natural features exist. 
 

6.  Transportation / Connectivity:  
The parcel has significant frontage on South Ten Mile Road and West Avalon Street. An existing Ingress/egress 
driveway access is available on South Ten Mile. 
 

7. Environmental Issues:  
Staff is not aware of any environmental issues, health or safety conflicts associated with this application. This 
site’s topography is generally flat with a 1-2% grade.  

 
8. Comprehensive Future Land Use Map:  

Under the SUP, a school is an appropriate use with the sites current C-2 zone. The Future Land Use map 
identifies the site as Public and the use is in concert with the Public designation on the Future Land Use map. 
A school is defined in KCC 5-1-6 as a Public use.  In accordance with KCC 5-3-2, staff views this request to be 
consistent with the Future Land Use map. 
 

9. Agency Responses:  
The following agencies returned comments which are included as exhibits with this case file: 

• Kuna City Engineer Memorandum (April 12, 2017) – Exhibit C5 
• Central District Health Department (April 17, 2017) – Exhibit C6 
• Ada County Highway District (April 20, 2017) – Exhibit C7 

 
F. Staff Analysis: 

The applicant is proposing two additions totaling approximately 5,230 additional SQ FT to the existing 
approximately 20,380 SQ FT building.  The applicant indicated that these additions will be used for a new Teachers 
lounge and a music space for the students. The applicant also indicates that these additions will not expand the 
numbers of faculty or students. The site is currently zoned Area Commercial District (C-2) and these proposed 
additions require a modification or amendment of the Special Use Permit that was granted, as well as a Design 
Review for the new additions to the building.  

 
Staff has determined that this application complies with Title 5 of Kuna City Code; and the Kuna Comprehensive 
Plan; and forwards a recommendation of approval for Case No.’s 13-04-SUP & 17-04-DR, subject to the 
recommended conditions of approval. 
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G. Applicable Standards: 

1. City of Kuna Zoning Ordinance No. 230, Title 5, Chapter 6 Special Uses 
2. City of Kuna Design Review Ordinance No. 2011-08 
3. City of Kuna Landscape Ordinance No. 2006-100 
4. City of Kuna Comprehensive Plan 
5. Idaho Code, Title 67, Chapter 65, Local Land Use Planning Act 

 
H. Comprehensive Plan Analysis:    

The Kuna Planning and Zoning Commission may accept the Comprehensive Plan components as described below: 
 
1. The proposed Special Use Permit and Design Review applications for the site are consistent with the following 

Comprehensive Plan components: 
 
2.0 – Property Rights 
Goal 1: Ensure that the City of Kuna land use policies, restrictions, conditions and fees do not violate 
private property rights. Establish an orderly, consistent review process for the City of Kuna to evaluate 
whether proposed actions may result in private property “takings”. 
 
Policy: As part of a land use action review, the staff shall evaluate with guidance from the City’s attorney; 
  The Idaho Attorney General’s six criteria established to determine the potential for property  
  taking. 
 
4.0 – School Facilities  
Goal 1: Provide high-quality education 
 
Policy:  Provide adequate school capacity for present and future enrollment. 
 
Policy: Provide sufficient space at every elementary school for music, art, physical education, computer 

laboratories, resource services and guidance. 
 
5.0 – Economic Development 
Goal 1:   Promote and support a diverse and sustainable economy that will allow more Kuna residents to 

work in their community. 
 
Objective 1.2: 
 Strengthen existing business enterprises and promote their expansion 
 
6.0 – Land Use 
Goal 2:  Encourage a balance of land uses to ensure that Kuna remains a desirable, stable, and self-sufficient 

community. 
 
Objective 2.2:   
 Plan for areas designed to accommodate a diverse range of businesses and commercial activity – 

within both the community-scale and neighborhood-scale centers – to strengthen the local 
economy and to provide more opportunities for social interaction. 

 
Policy:    Retail and residential land uses should be appropriately mixed and balanced with professional 

offices and service facilities to provide residents with a broader mix of services within walking 
distance from their homes. 
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I. Findings of Fact:  
1. All required procedural items have been completed as shown in the staff report. 
2. The Falcon Ridge Public Charter School’s proposal for expansion generally complies with Kuna’s 

Comprehensive Plan. 
3. Public services are adequate to accommodate this site’s intended use. 
4. The site is zoned C-2 and is generally appropriate for use as a school site by obtaining a special use permit. 
5. The site is physically suitable for the proposed special use amendment 
6. The use appears to be in compliance with all ordinances and laws of the City; Or as otherwise approved. 
7. The use does not appear to be detrimental to the present and potential surrounding uses; to the health, 

safety, and general welfare of the public, considering the physical features of the site, facilities and existing 
adjacent uses. 

8. The existing and proposed street and utility services in proximity to the site are suitable and adequate for the 
proposed additions. 

9. The Kuna planning commission accepts the facts as outlined in the staff report, public testimony and the 
supporting evidence as presented.  

10. The neighborhood meeting was held on March 6, 2017, and all notification requirements were met. 
11. All notifications and the public hearing were conducted within the guidelines of applicable Idaho Code and 

City Ordinances. 
 

J. Conclusions of Law:  
1. The proposed school use is consistent with Kuna City Code. 
2. The proposed school use meets the general objectives of Kuna’s Comprehensive Plan. 
3. The site is physically suitable for a school use. 
4. The proposed school use is not likely to cause substantial environmental damage or injury to wildlife or their 

habitat. 
5. The proposed school use is not likely to cause adverse public health problems. 
6. The proposed school use is in compliance with all other ordinances and laws of the City; Or as otherwise 

approved. 
7. The proposed school use is not detrimental to the present; or 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. 
8. The existing and proposed street and utility services in proximity to the site are suitable and adequate for 

operation of a school. 
9. Based on the evidence contained in Case No. 13-04-SUP and 17-04-DR, this proposal complies with KCC Title 

5. 
10. The Planning and Zoning Commission of Kuna, Idaho, has the authority to approve/conditionally approve/ 

deny these Special Use Permit and Design Review applications.  
11. The public notice requirements were met and the public hearing was conducted within the guidelines of 

applicable Idaho Code and City Ordinances. 
 

K. Decision by the Commission: 
Note: This motion is for approval of this request. However, if the Planning and Zoning Commission wishes to 
approve or deny specific parts of the request as detailed in the report, those changes must be specified. 
 
Based on the facts outlined in staff’s report and public testimony as presented, the Planning and Zoning 
Commission of Kuna, Idaho, hereby approves Case No.’s 13-04-SUP, and 17-04-DR, a Special Use Permit and Design 
Review request by Jim Main of Design West Architects representing Falcon Ridge Public Charter School with the 
following conditions of approval: 
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1. The applicant shall follow all conditions of approval in the Kuna staff report and other applicable agency 
comments; As listed specifically in the Planning and Zoning Conditions of Approval in this staff report – See 
Section K. 

2. The applicant shall obtain a building permit for required building modifications, remodeling, or additions to 
the existing structure, prior to construction. 

3. The applicant shall obtain written approval of the construction plans from the agencies noted below. The 
approval may be either on agency letterhead referring to the approved special use or may be written or 
stamped upon a copy of the approved plans. All site improvements are prohibited prior to approval of these 
agencies and the issuance of a building permit: 

a.) The City Engineer shall approve the sewer hook-ups. 
b.) The City Engineer shall approve the drainage and grading plans at time of civil plan review in 

connection with the conditions listed in section K of this Report. 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 KMID 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). 
4. All public right-of-way shall be dedicated and constructed to standards of the City and Ada County Highway 

District at time of Right of Way development. No public street construction may be commenced without the 
approval of the Ada County Highway District. Any work within the Ada County Highway District right-of-way 
requires a permit. For information regarding the requirements to obtain a permit, contact Ada County 
Highway District Development Services at (208) 387-6100. Developer is aware that this intersection (South 
Ten Mile and W Kuna Road) may receive a roundabout in the future and may require additional Right of Way. 

5. 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. 

6. 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. 

7. Compliance with the requirements of the Boise Project Board of Control and KMID is required. 
8. There shall be easements provided for all utilities, drainage and irrigation abutting to and centered on the 

interior property lines. Easements shall have a minimum total width of ten feet (10’). 
9. All required landscaping shall be permanently maintained in a healthy growing condition. The property 

owner shall remove and replace any unhealthy or dead plant material immediately (within 3 days as weather 
permits) 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 and/or private 
entities owning the property. 

10. Parking on site shall comply with KCC 5-9 (Except as specifically approved otherwise). 
11. In the event the use on this parcel is enlarged, expanded or altered in anyway, the applicant shall seek an 

amendment to the approvals of this special use permit through the public hearing process. 
12. This special use permit is valid if the conditions of approval are adhered to continuously. In the event the 

conditions are not continuously followed; the special use permit approval may be revoked by the Planning 
and Zoning Commission. 

13. The applicant’s building, landscape, parking and lighting plan, (date stamped 3.8.2017) shall be considered 
binding site plans.  

14. Applicant shall comply with all local, state and federal laws.  
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DATED this 13th day of June, 2017 
__________________________ 

Lee Young - Chairman 
Planning & Zoning Commission 

ATTEST: 
 
____________________________ 
Jace Hellman – Planner I 
Kuna Planning and Zoning Dept. 
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Findings of Fact and Conclusions of Law 
 
      
 
 

 
To:  Planning and Zoning Commission 
 
File  
Number:                17-02-ZC (Rezone) 
  
Location: 315 E Avalon St,   
  Kuna, ID 83634 
 
Planner:  Jace Hellman, Planner I 
 
Hearing Date: May 23, 2016 
Findings: June 13, 2017 
 
Applicant: Darius Elison 
  11381 Gila Dr. 
  Kuna, ID 83634 
  onecallidaho@gmail.com 
 
Table of Contents:

A. Process and Noticing 
B. Applicant Request 
C. Site History 
D. General Project Facts 
E. Staff Analysis 
F. Applicable Standards 
G. Procedural Process 
H. Findings of Fact for Commission 

Consideration 
I. Comprehensive Plan Analysis 
J. Kuna City Code Analysis 
K. Conclusions of Law 
L. Recommended Conditions of Approval 

A. Process and Noticing: 
1. Kuna City Code 1-14-3 (KCC), states that rezones are designated as a public hearing, with the Commission as 

the recommending body and the City Council as the decision-making body. This land use application was given 
proper public notice and followed the requirements set forth in Idaho Code, Chapter 65 Local Planning Act.  

 
a. Notifications 

i. Neighborhood Meeting  April 7, 2017 (one attendee) 
ii. Agency Comment Request  April 19, 2017 
iii. 300’ Property Owners   April 21, 2017 
iv. Kuna, Melba Newspaper  April 26, 2017 
v. Site Posted   May 12, 2017 

 
 
 
 

  

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

Fax: (208) 922-5989 
www.Kunacity.id.gov 
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B. Applicants Request: 
1. A request from Darius Elison, One Call Restoration, to rezone a parcel’s current R-6 (Medium-Density 

Residential) zoning designation to a C-2 (Area Commercial District) zoning designation. The site is located at 
315 East Avalon St., Kuna, ID 83634. (APN#: R9442000081). 
 

C. Site History:  
This parcel has historically been used as a residential home site. It was most recently the site of Willow Tree Gift 
Shop.  
 

D. General Projects Facts: 
1. Surrounding Land Use Zoning Designations:      

North R-6 Medium Density Residential - Kuna City 
South P Public District 
East C-2 & R-6 Area Commercial District & Medium Density Residential – Kuna City 
West R-6 Medium Density Residential – Kuna City 

 
2. Parcel Sizes, Current Zoning, Parcel Number: 

• Parcel Size: 0.97(approximately) 
• Current Zoning: R-6 (Medium-Density Residential)  
• Parcel #: 9442000081 

 
3. Services: 

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

 
4. Existing Structures, Vegetation and Natural Features:  

The previous structure has been removed, and only a shed remains on site. Vegetation on site is generally 
associated with a residential use, such as grass and weeds. 
 

5.  Transportation / Connectivity:  
The subject site is located on East Avalon Street adjacent to the Family Dollar Store. The site has frontage 
access via an existing curb-cut on East Avalon Street and will remain the primary access for the site. Future 
site improvements will be reviewed and assessed by Ada County Highway District for any required 
improvements and/or additional impacts to the roadway system.   

 
6. Environmental Issues:  

Staff is not aware of any environmental issues, health or safety conflicts. This site’s topography is generally 
flat. 

 
7. Comprehensive Plan Future Land Use Map:  

The site is identified as Medium-Density residential on Kuna’s Comprehensive Plan Future Land Use Map. The 
comprehensive plan is a living document, intended for use as a guide by governmental bodies. The plan is not 
law that must be adhered to in the most stringent sense; it is to be used by public officials to guide their 
decision-making for the City. While the Comprehensive Plan Map (CPM) calls for a residential use on this 
parcel, staff believes this rezone request is in harmony with, and compatible to, the adjacent commercial uses 
and other C-2 (Area Commercial District) zoning designations. The rezone to a commercial use also aligns with 
the vision for downtown as described in the Kuna Downtown Revitalization Plan. 
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Staff views this proposed land use request to be consistent with the surrounding area land uses and zoning 
designations. Although it does not match the approved Comp Plan Map designation, the proposed use is 
compatible with current surrounding and adjacent uses. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

8. Agency Responses:  
The following agencies returned comments:  

• Kuna School District – Exhibit B4 
• COMPASS – Exhibit B5 
• DEQ – Exhibit B6 
• ACHD – Exhibit B7 
• Boise Project Board of Control – Exhibit B8 

 
E. Staff Analysis: 

The applicant’s intention is to remove the existing storage shed and build a new shop and office for his business, 
One Call Restoration. The described land use falls under the category of “shop for a building contractor", which is 
outright permitted under the applicants requested zoning designation of C-2 (Area Commercial District). 
 
Although the Future Land Use Map has this particular parcel listed as Medium-Density Residential. Staff feels that 
if a rezone was granted, the use of this parcel would be consistent with those uses adjacent to the property. 
 

 Staff has determined this application complies with Title 5 of the Kuna City Code; Idaho Statute §50-222; and fits 
the current adjacent commercial zoning designations. Staff forwards a recommendation of approval for Case # 17-
02-ZC, subject to the recommended conditions of approval listed in Section ‘L’ of this report. 
 

F. Applicable Standards: 
1. Kuna City Code (KCC) Title 1,  
2. Kuna City Code (KCC) Title 5, Chapter 14. 
3. City of Kuna Comprehensive Plan and Future Land Use Map 
4. Idaho Code, Title 67, Chapter 65, Local Land Use Planning Act 



 
Page 4 of 7 Case No. # 17-02-ZC (Rezone) 
06/13/2017             P:\PLANNING AND ZONING\SHARED\CASES\Rezone\17-02-ZC 

 
G. Procedural Process: 

On May 23, 2017, the Commission will consider the project, including the submitted application items, agency 
comments, staff’s report, application exhibits and any public testimony presented or given. 
 

H. Findings of Fact: 
1. Rezone: Based on the record contained in Case No. 17-02-ZC, including the exhibits, staff’s report and any 

public testimony at the public hearing, the Planning and Zoning Commission of Kuna, Idaho, hereby 
recommends approval of the Findings of Fact and Conclusions of Law, and conditions of approval for Case No. 
17-02-ZC rezone. 
 

2. The Kuna Planning and Zoning Commission approves the facts as outlined in the staff report, the public 
testimony and the supporting evidence list presented. 

 
   Comment: The Kuna Commission held a public hearing on the subject applications on May 23, 2017 to hear 

from the 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. 

 
3. Based on the evidence contained in Case No. 17-02-ZC, this proposal appears to generally comply with the 

Comprehensive Plan and Future Land Use Map. 
 
   Comment: The Comp Plan Future Land Use Map designates the approximately 0.97 acres (subject property) 

as medium-density residential. The proposed rezone to a commercial use (C-2) conforms with adjacent 
commercial uses. 

 
4. The Kuna Planning and Zoning Commission has the authority to recommend approval or denial for this 

application. 
 
  Comment: On May 23, 2017, Kuna’s Planning and Zoning Commission will vote to recommend approval of 

application 17-02-ZC to the Kuna City Council. 
 
5. The public notice requirements were met and the public hearing was conducted within the guidelines of 

applicable Idaho Code and City Ordinances. 
 
   Comment: As noted in the process and noticing section, notice requirements were met to hold a public 

hearing on May 23, 2017. 
 

I. Comprehensive Plan Analysis:    
The Kuna Planning and Zoning Commission accepts the Comprehensive Plan components as described below. The 
proposed zone change for the site is consistent with the following Comprehensive Plan components: 

 
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 criteria established to determine the potential for property taking. 
 
Comment: Utilizing the Idaho Attorney Generals criteria, and a review by the City Attorney, the proposed project 
does not constitute a “takings” and the economic value is intact. 

 
Economic Development Goals and Objectives - Section 5 - Summary: 
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Improve and diversify the local economy to ensure a sustainable economic tax base. Capitalize on local and 
regional strengths to promote sustainable growth. 
 
Goal 1: Promote and support a diverse and sustainable economy that will allow more Kuna residents to work in 
their community. 
 
Objective 1.2: Strengthen existing business enterprises and promote their expansion. 
 
Goal 2: Expand Kuna’s shopping and entertainment opportunities. 
 
Objective 2.1: Assist in retaining or expanding sales opportunities in entertainment, sit-down restaurants, and 
neighborhood/convenience shopping categories. Encourage neighborhood and community-scale retail. 
 
Goal 3: Strengthen and expand the City Center area 
 
Objective 3.2 Improve the City Center’s streetscape. 
 
Land Use Goals and Objectives – Section 6 – Summary: 
Preserve and enhance the Kuna community quality of life. 
 
Goal 2: Encourage a balance of land uses to ensure that Kuna remains a desirable, stable, and self-sufficient 
community. 
 
Objective 2.1: Support mixed uses in the City core to provide a vibrant community center with a 24-our population. 
 
City Center Goals and Objectives – Section 15 – Summary: 
Kuna citizens expressed a strong desire to sustain and revitalize its historic downtown core and expand and 
strengthen it. The Plan outlines a vision for strong, sustainable and modern city center. 
  
Goal 1: Develop a healthy and vibrant City Center that offers Kuna residents a variety of services. 
 
Objective 3.2: Encourage business investment in the City Center 
 
Goal 2: Make Kuna’s City Center pedestrian friendly. 
 
Objective 2.1: Create lively and attractive pedestrian oriented streets within the City Center 
 
Comment: Via ACHD, applicant would be required construct a 5 FT wide detached concrete sidewalks 

  
J. Kuna City Code Analysis:  

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

Comment: The proposed application adheres to the applicable requirements of Title 5 of the KCC.   
 

2. The site is physically suitable for a commercial zoning designation. 
 

Comment: The 0.97-acre parcel is suitable to accommodate a commercial use. 
 

3. The rezone to commercial uses is not likely to cause substantial environmental damage or avoidable injury to 
wildlife or their habitat. 

 
Comment: The land to be rezoned is not used as wildlife habitat.  Roads, structures and open space already exist 
and will therefore not cause environmental damage or loss of habitat.  
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4. The Rezone application is not likely to cause adverse public health problems. 

 
Comment: The proposed commercial zoning designation is connected to Kuna public sewer and water eliminating 
the occurrence of adverse public health problems.  
 

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

Comment: The rezone request considers the location of the property and adjacent uses.  The subject property is 
located within downtown area.  The adjacent uses are commercial and residential – as referenced in the Kuna 
Comprehensive Plan Future Land Use Map.    
 

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

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

 
K. Conclusions of Law:  

1. Based on the evidence contained in Case No 17-02-ZC, Commission finds Case No. 17-02-ZC generally 
complies with Kuna City Code. 

2. Based on the evidence contained in Case No. 17-02-ZC, Commission finds Case No. 17-02-ZC is generally 
consistent with Kuna’s Comprehensive Plan.  

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

L. Recommended Conditions of Approval: 
Note: This proposed motion is to approve this request. If the Commission wishes to approve or deny specific parts 
of the requests as detailed in this report, those changes must be specified. 
 
On May 23, 2017, the Planning and Zoning Commission voted to recommend approval for Case No 17-02-ZC, based 
on the facts outlined in staff’s report and the testimony during the public hearing by the Planning and Zoning 
Commission of Kuna, Idaho, the Commission hereby recommends approval for Case No. 17-02-ZC, a request from 
Darius Elison DBA One Call Restoration, with the following conditions of approval to Council: 
 

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

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

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 each building permit. 
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2. Applicant will be required to pave their driveway its full width, at least 30 feet into the site beyond the edge 
of pavement of Avalon Street (see exhibit B7) 

3. Applicant will be required to construct a 5-foot wide detached concrete sidewalk located a minimum of 42 
feet from the centerline of Avalon Street abutting the site. (See exhibit B7) 

4. Applicant shall meet ACHD’s standard conditions of approval dated May 4, 2017 (see exhibit B7) 
5. Irrigation/drainage waters shall not be impeded by any construction on site per Idaho Code Section 31-3805. 

Compliance with the requirements of the Boise Project Board of Control is required. 
6. Storm Drainage and/or Street Runoff must be retained on site. (See exhibit B8) 
7. Local irrigation/drainage ditches that cross this property, in order to serve neighboring properties, must 

remain unobstructed and protected by appropriate easements. (See exhibit B8) 
8. Fencing within and/or around the site shall comply with Kuna City Code at time of development. 
9. Parking within the site shall comply with KCC 5-9.  
10. Signage within the site shall comply with KCC 5-10. 
11. Lighting within the site shall comply with KCC 5-9-5-B. 
12. 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. 
Maintenance and planting within public rights-of-way shall be with approval from the public entities owning 
the property. 

13. The land owner/applicant/developer, and any future assigns having an interest in the subject property, shall 
fully comply with all conditions and Kuna City Code or seek amending them through the public hearing 
processes. 

14. Applicant shall follow staff, City engineers and other agency recommended requirements as applicable. 
15. Applicant shall comply with all local, state and federal laws. 

 
 

DATED this 13th day of June, 2017. 
 
 

__________________________ 
Lee Young - Chairman 

Planning & Zoning Commission 
ATTEST: 
 
____________________________ 
Jacae Hellman – Planner I 
Kuna Planning and Zoning Dept. 
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City of Kuna 
 

 
 
     Design Review Committee Staff Report 
 

 
To:   Planning and Zoning Commission  
   (acting as the Design Review  
   Committee) 
 
Case Numbers:  17-08-DR (Design Review) - 

Smoky Mountain Pizzaria Grill 
 
Location:  1011 South Meridian Road - South of 
   Ridley’s Market – SWC of Meridian & 
   Deer Flat. 
 
Planner:   Trevor Kesner, Planner II 

 
Meeting Date:  June 13, 2017 
 
Applicant:  Dan Todd 
   Smoky Mountain Pizzaria 
   4098 E. 41st St. 
   Boise, ID 83714 
   dantodd@smkymt.com 
 
Representative:  Amanda Ryan 
   BRS Architects 
   1010 S. Allante Pl., Ste. 100  
   Boise, ID 83709 
   208.336.8370 
   amanda@brsarchitects.com   
 
Table of Contents: 

A. Course Proceedings 
B. Applicant Request 
C. Vicinity Maps 
D. History 

 
E. General Project Facts 
F. Staff Analysis 
G. Applicable Standards 
H. Decision by the Commission 

 
A. Course of Proceedings: 

1. According to Kuna City Code (KCC) Title 5, Chapter 4, Section 2 (Design Review), all new commercial 
developments are required to submit an application for review by the Design Review Committee (DRC). As a 
public meeting action, this application requires no formal public noticing. 
 

a. Notifications 
i. Agenda    June 13, 2017 

 
2. In accordance with KCC 5-4-2 and KCC 5-3-2, this application seeks DRC approval for building landscaping 

and parking lot design for a new Smoky Mountain Pizzaria Grill restaurant in Kuna. 
 

B. Applicant Request: 
1. Applicant requests Design Review approval from the Planning and Zoning Commission (acting as Design 

Review Committee) for a 4,064-square foot commercial building to house a new Smoky Mountain Pizzaria 

  
  

  P.O. Box 13 
  Kuna, ID 83634 

Phone: (208) 922-5274 
Fax:     (208) 922-5989 
www.Kunacity.Id.gov 

 
 

mailto:dantodd@smkymt.com
mailto:amanda@brsarchitects.com
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Grill restaurant, and accompanying landscaping and parking lot on Lot 2, Block 1 within the Ensign 
Commercial subdivision. 
 

C. Aerial Map: 

 
                                 

D. History: 
The property is in the City limits and is zoned C-1 (Neighborhood Commercial District). This parcel within the 
platted Ensign Subdivision has historically been farmed. 

 
E. General Project Facts: This parcel is south of the Ridley’s Family Subdivision No. 1 development, and east of the 

new Tractor Supply Company store – Kuna, Idaho. The new restaurant building will be approximately 4,069 
square feet in size and will have a patio and will include a patio area for outdoor dining. 
 
1. Comprehensive Plan Designation: The Comprehensive Plan Map (CPM) identifies this site as Mixed-Use 

General, and has a current commercial zoning designation of ‘C-1’.  Staff views this request to be consistent 
with the approved comprehensive plan future land use map. 
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                                 Legend 

 
 

2. Surrounding Land Uses:      
North C-1 Neighborhood Commercial – Kuna City 
South C-1 Neighborhood Commercial – Kuna City 
East RUT Rural Urban Transition – Ada County 
West C-1 Neighborhood Commercial – Kuna City 

 
3. Parcel Sizes, Current Zoning, Parcel Numbers: 

• Approximately 1.45 acres. 
• C-1, Neighborhood Commercial 
• Parcel No. R2404320020 

  
4. Services: 

 Sanitary Sewer– City of Kuna 
 Potable Water – City of Kuna 
 Irrigation District – Boise-Kuna Irrigation District 
 Pressurized Irrigation – City of Kuna (KMID) 
 Fire Protection – Kuna Fire District 
 Police Protection – Kuna City Police (Ada County Sheriff’s office) 
 Sanitation Services – J&M Sanitation 
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5. Existing Structures, Vegetation and Natural Features: The property has no existing buildings and has 

vegetation associated with an unimproved commercial building site. 
 

6.  Transportation / Connectivity: The site is primarily accessed via the ingress/egress driveway provided 
internally to the Ensign commercial development; which takes access directly from the Highway 69/Meridian 
Road approach. The site has additional approved driveway access ingress/egress from East Profile Lane, 
south of McDonalds. The site abuts the existing sidewalk along Highway 69/Meridian Road. 
  

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

F. Staff Analysis: 
Staff has reviewed the application and finds the proposed building, landscaping and parking lot generally 
satisfies the intent of Kuna’s Codes and fits into the overall vision of the C-1 District and generally conforms 
to the ‘Kuna Architecture’ guidelines and parking standards. 
 
Staff finds that the proposed commercial building for Smoky Mountain Pizzaria restaurant is in general 
conformance with the Design Review Ordinance (Kuna City Code [KCC] Title 5, Chapter 4. The submitted 
plans make note that the proposed rooftop mechanical equipment is to be screened by ‘secondary screening 
method’ with a wood slat appearance to match the style of the building. Applicant’s proposed screening 
appears to be in accordance with KCC 5-4-6-C-i. 
 
The applicant has proposed 89 parking spaces and staff finds the parking lot is in substantial conformance 
with KCC Title 5 Chapter 9. 
 
Staff finds the proposed landscaping is in conformance with KCC Title 5 chapter 17, Landscaping Ordinance.  
 
The dumpster enclosure is proposed to be constructed of painted concrete blocks and the gates are 
proposed as metal in accordance with KCC 5-17-12-A-4, and J&M Sanitation standards. 
 
The proposed wall signs shown on the submitted building elevations (and other signage) will require a 
separate design review application, as they were not a part of this application and shall be submitted in 
conformance with KCC 5-10-4-G and Q. 
 
Applicant will be subject to design review inspections and fees for the inspections (post construction), for 
compliance verification of the building, parking lot, landscaping and eventually signage, prior to certificate 
of occupancy being issued. 
 
Staff views the proposed new commercial building, landscaping and parking lot to be generally consistent 
with the goals and vision of the overlay district and Kuna city. Staff forwards a recommendation of approval 
for case No. 17-08-DRC to the Design Review Committee.  

 
G. Applicable Standards: 

1. City of Kuna Zoning Ordinance No. 230  
2. City of Kuna Design Review Ordinance, 2011-08. 
3. City of Kuna Comprehensive Plan. 
4. City of Kuna Overlay District Ordinance, 2011-06 
5. City of Kuna Landscaping Ordinance, 2012-22 
6. City of Kuna Parking Lot Ordinance, 2011-12 
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H. Decision by the Commission: 
Note: This proposed motion is for approval or denial of this request. However, if the Planning and Zoning 
Commission (acting as Design Review Committee) wishes to approve or deny specific parts of these requests as 
detailed in the report, those changes must be specified. 
 
On June 13, 2017, the Planning and Zoning Commission (acting as the Design Review Committee), voted to 
approve case No. 17-08-DRC, based on the facts outlined in staff’s report, the case file and testimony at the public 
meeting. The Planning and Zoning Commission of Kuna, Idaho, hereby approves Case No.’s 17-08-DRC, a Design 
Review request by Amanda Ryan with BRS Architects (on behalf of Dan Wood with Smoky Mountain Pizzaria 
Grill), with the following conditions of approval: 
 
- Follow all conditions as outlined in the staff report. 
 
Conditions of Approval: 
1. Signage for the site shall comply with current Kuna City Code. Proposed signage shall go through the Design 

Review Process and applicant shall obtain a sign permit prior to construction. 
2. The applicant shall follow all requirements for sanitary sewer, potable water, pressure irrigation system 

connections, and all other requirements of the City engineer and Building Department  
3. The applicant shall obtain written approval of the construction plans from the agencies noted below. The 

approval may be either on agency letterhead referring to the approved use or may be written or stamped 
upon a copy of the approved plan. All site improvements are prohibited prior to approval of these agencies. 

a.) The Kuna Fire District shall approve all fire flow requirements and/or building plans.  
b.) Approval from Ada County Highway District / Impact Fees, if any shall be paid prior to building 

permit approval. 
4. Parking within the site shall comply with Kuna City Code (except as specifically approved otherwise). 
5. Landscaping shall be installed according to the submitted landscape plan dated 04/07/17. 
6. The applicant shall obtain a Special Use Permit approval to operate the proposed full-service bar within the 

new restaurant. 
7. Applicant shall follow all staff and agency recommendations. 
8. The applicant shall comply with all federal, state and local laws. 
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City of Kuna 
 

   P & Z Comm. Staff Report – Re-Opened Hearing 
 
    
 
 

To:      P & Z Commission 
 
File Numbers:  16‐04‐S (Subdivision) and 
  16‐19‐DRC (Sub Design 

Review). 
   
Location:    NEC of Deer Flat Road & School 
      Avenue, Kuna, Idaho 
 
Planner:    Troy Behunin, Planner III 
 
Original Hearing date:  March 14, 2017 
Hearing Re‐Opened:  June 13, 2017 
 
 
Applicant:    Greg Bullock 
      514 Bayhill Dr. 
      Nampa, ID 83686 
      208.941.1076 
      Gregbullock14@gmail.com   
 
Owner:   Troost Family Living Trust 
      30540 Sabin Road 
      Parma, ID 83660 
     
Engineer:     Jay Walker 
      AllTerra Consulting 
      849 E. State Str., Ste. 104 
      Eagle, Idaho  83616 
      208.484.4479 
      jwalker@allterraconsulting.com   
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F. Staff Analysis 
G. Applicable Standards 
H. Proposed Procedural Background 

I. Proposed Findings of Fact for Council 
J. Proposed Factual Summary 
K. Proposed Comprehensive Plan Analysis 
L. Proposed Kuna City Code Analysis 
M. Proposed Conclusions of Law 
N. Recommendation of the Commission to 

City Council 
 

 
 

  

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

Fax: (208) 922-5989 
www.Kunacity.id.gov 

 



 
Page 2 of 10 Case No. 16-04-S (Subdivision) 
 16-19-DRC (Sub Design Review) 
06/5/17  

            P:\PLANNING AND ZONING\SHARED\CASES\Subdivision\16-04-S TNT Subdivision 

A. Process and Noticing: 
1. Kuna City Code 1‐14‐3 (KCC), Title 1, Chapter 14, Section 3, states that preliminary plat’s for subdivisions 

are designated as public hearings, with the City Council as the decision making body, and Commission 
as the decision making body for design review. This land use application was given proper public notice 
and followed the requirements set forth in Idaho Code, Chapter 65 Local Planning Act.  
 
a. Notifications 

i. Neighborhood Meeting    October 14, 2016 (one person attended) 
ii. Agency Comment Request    January 26, 2017 
iii. 300’ Property Owners     June 2,  2017 
iv. Kuna, Melba Newspaper    May 24, 2017 
v. Site Posted      June 2, 2017 

 

B. Applicants Request: 
1. Request: 

On behalf of  Troost  Family  Living  Trust,  Jaylen Walker with AllTerra Consulting  (applicant),  requests 
approval for a preliminary plat over approximately 4.70 acres of land, currently zoned R‐12 (High Density 
Residential). The applicant proposes to subdivide the parcel into nine buildable lots and one common lot. 
in preparations for a multi‐family project. The site is located near the northeast corner (NEC) of Deer Flat 
Road and School Avenue. 
 

C. Aerial Map:  
  
 

   
 
 

  
                                      ©Copyrighted 
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D. Site History:  
Recently, this site was annexed  into Kuna and has been used historically  for small agricultural purposes and a 
rental property for many years. The site is surrounded by both City and County platted subdivisions. 
 

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

the decision making body for the City. This map indicates a land use designation and it is not the actual zoning. 
The Comp Plan Map designation for this site was amended July 5, 2016, to High Density Residential. 

 
2. Surrounding Land Uses:           

North  RUT  Rural Urban Transition – Ada County

South  R‐6  Medium Density Residential – Kuna City

East  R‐6  Medium Density Residential – Kuna City

West  RUT  Rural Urban Transition – Ada County

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

 Parcel Size: 4.70 acres (approximately) 

 Zoning: R‐12, (high Density Residential) – Kuna city 

 Parcel #: S1314438920 
 

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

 
5. Existing Structures, Vegetation and Natural Features:  

There are several structures on site, including a home, a large accessory building, trailers, and old sheds. The 
remaining site has vegetation that is generally associated with an open field. 
 

6.   Transportation / Connectivity:  
The site is near the north east corner (NEC) of Deer Flat Road and School Avenue. Ingress / Egress is proposed 
to and from Deer Flat Road. 

 
7. Environmental Issues:  

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

 
8. Agency Responses:  

The  following  agencies  returned  comments:  City  Engineer  (Gordon  Law,  P.E.)  Exhibit  B‐1,  ACHD  (Stacey 
Yarrington) Exhibit B‐2, Boise Project Board of Control (BPBC ‐ Bob Carter) Exhibit B‐3, Central Dist. Health 
Dept.  (CDHD  ‐  Lori Badigian0, Exhibit B‐4, COMPASS Planning Association  (Carl Miller) Exhibit B‐5,  J & M 
Sanitation (Chad Gordon) Exhibit B‐6, and the Kuna School District (Brenda Saxton) Exhibit B‐7. The responding 
agency comments are included with this case file and are included with this report. 
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F. Staff Analysis: 
  A noticing infraction for the March 14, 2017, public hearing was brought to the attention of the Planning and 

Zoning Department. That discovery prompted staff to re‐open the public hearing with the P & Z Commission, 
in order to provide additional/proper opportunity for the public to express their opinions about the project in 
a public setting. 

   
  These lands were annexed into Kuna city limits in July of 2016 (16‐01‐AN), with an accompanying Comp Plan 

Map amendment (16‐01‐CPM), from Medium Density to High Density Residential. The site is surrounded by 
Kuna  City  limits  with  platted  City  and  County  subdivisions.  This  parcel  should  be  considered  an  infill 
development. The parcel is adjacent to a minor arterial (Deer Flat Road) and all public utilities are near this 
site. 

 
  The applicant seeks preliminary plat approval in order to develop the property into a multi‐family housing 

project. Applicant proposes 11 total  lots,  including 10 buildable  lots to place up to 13 four‐plex buildings, 
yielding up to 52 total units. Three lots will be developed with two, four‐plex buildings.  

 
  There is an existing house on site that encroaches on the future Rights‐of‐Way (ROW) along Deer Flat Road. 

The applicant requests that the house is allowed to remain in place. Staff has read the comments from the 
City Engineer and ACHD, and agrees with the opinions expressed in those reports. Those reports are included 
with this staff memo and it is encouraged that the Commission read those reports. Staff is concerned about 
continuing direct access  to Deer Flat  for  the existing home and would  recommend providing an  internal 
access. The existing home relies on a septic and well system at this time. Staff recommends the existing home 
be conditioned to connect to the City sewer and potable water systems when these and all city utilities are 
within a distance of 300’ as stated  in the Engineers report. Staff recommends that a plan be provided to 
show where  the existing private  septic and well  systems are  located on  the  site. Staff  recommends  the 
applicant be conditioned to provide a way for the ROW along the Deer Flat frontage be accounted for. ACHD 
has made recommendations concerning the ROW, the encroachment of the house, and the dedication of 
future ROW, and  staff would agree with  their assessment and  solution. Staff also  recommends  that  the 
applicant work with KFD and  J & M Sanitation  to ensure proper maneuverability  for EMS and sanitation 
needs to and through the site; in particular, the round‐a‐bout in the center of the project. Staff is concerned 
about traffic flow and driver‐conflict and now looks to the applicant to demonstrate how the parking in the 
round‐a‐bout will not cause traffic or pedestrian conflict or worse. 

 
  Staff has reviewed the proposed landscape plan and finds it is in substantial conformance with the Landscape 

code for Kuna. During the annexation and Comp Plan Map Amendment process for this parcel last year, the 
Commission conditioned enhanced landscaping should be placed on the east and north sides of the project 
to minimize noise and other impacts to neighbors. Staff recommends additional trees and possibly berms to 
help offset the impacts to neighbors agreed to during the annexation process. 

 
  Staff has determined this application complies with Title 5 of the Kuna City Code; Idaho Statute §50‐222; and 

the Kuna Comprehensive Plan; and forwards a recommendation of approval for Case No. 16‐04‐S, subject to 
the recommended conditions of approval listed in Section ‘N’ of this report. 

 
G. Applicable Standards: 

1. City of Kuna Zoning Ordinance  Title 5, Chapter 13 

2. City of Kuna Comprehensive Plan, adopted September 1, 2009 

3. City of Kuna Design Review Code Title 5, Chapter 4 

4. City of Kuna Landscape Code Title 5, Chapter 17. 

5. Idaho Code, Title 67, Chapter 65‐ the Local Land Use Planning Act. 
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H. Proposed Procedural Background: 
On June 13, 2017, Commission considered the project, including the application, agency comments, staff’s report, 
application exhibits and public testimony presented or given. 
 

I. Proposed Findings of Fact for Commissions Consideration: 
Based on  the  record  contained  in Case No. 16‐04‐S,  including  the exhibits,  staff’s  report and  the public 
testimony at the public hearing,  the City Council of Kuna,  Idaho, hereby approves / denies  the proposed 
Findings of Fact and Conclusions of Law, and conditions of approval for Case No. 16‐04‐S, Subdivision. 

 
  The  Commission  concludes  that  the  Application  does/does  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. In making a decision regarding the Subdivision application, the Council is to consider Idaho Code §67‐6535 
  (2), which states the following: 

The approval or denial of any application required or authorized pursuant to this chapter shall 
be in writing and accompanied by a reasoned statement that explains the criteria and standards 
considered relevant, states the relevant contested facts relied upon, and explains the rationale 
for  the  decision  based  on  the  applicable  provisions  of  the  comprehensive  plan,  relevant 
ordinance and statutory provisions, pertinent constitutional principles and factual information 
contained in the record. 

 
In addition, Idaho Code §67‐6535(2)(a), provides that:   

Failure to identify the nature of compliance or noncompliance with express approval standards 
or  failure  to  explain  compliance  or  noncompliance with  relevant  decision  criteria  shall  be 
grounds for invalidation of an approved permit or site‐specific authorization, or denial of same, 
on appeal. 

 

2. The Commission has  the authority  to  recommend approval or denial  for Case No. 16‐04‐S. On  June 13, 
  2017, Kuna’s Commission voted to recommend approval/denial of Case No. 16‐04‐S. 
 
Comment: On June 13, 2017, Commission voted to recommend approval / denial of applications 16‐04‐S. 
 

3. The public notice requirements were met and the public hearing was conducted within the guidelines of 
  applicable Idaho Code and City Ordinances to hold a public hearing on June 13, 2017, with the Commission. 
 

4. The  Kuna  Commission  accepts  the  facts  as  outlined  in  the  staff  report,  the  public  testimony  and  the 
  supporting evidence list presented. 
 
Comment: The Commission held a public hearing on the subject application on June 13, 2017, to hear from 
  the 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. 
 
5. Based on the evidence contained in Case No’s 16‐04‐S, this proposal appears to generally comply with the 
  Comprehensive Plan and Comp Plan Map as amended. 
 
  Comment: The Comp Plan has listed numerous goals for providing multi‐family housing in Kuna. The Comp Plan 
  Map now designates this property as High Density. As this is a proposed residential use the project 
  generally follows the goals of the Comp Plan and the Comp Plan Map.  
 

6. The public notice requirements were met and the public hearing was conducted within the guidelines of 
  applicable Idaho Code and City Ordinances. 
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Comment: As noted in the process and noticing sections, notice requirements were met to hold a public 
  hearing on June 13, 2017. 
 

J. Proposed Factual Summary: 
This site is located near the north east corner (NEC) of Deer Flat Road and School Avenue. Applicant proposes a 
preliminary  plat  for  approximately  4.7  acres  into  City  limits  with  an  R‐12  zone.  Applicant  proposes  and  a 
Comprehensive Plan Map amendment for the site, from Medium Density to High Density Residential. 
 
The site will take access from existing Deer Flat Road. 
 

K. Comprehensive Plan Analysis:      
The Kuna Commission accepts the Comprehensive Plan components as described below: 
 
The designation from Medium Density to High Density on the Comp Plan Map for this parcel was amended in July 
of 2016 (16‐01‐CPM). The updated map was not available at time of this public hearing. The proposed preliminary 
plat for the site is consistent with the following Comprehensive Plan components: 
 
Community Vision Statement: 
Residents hoped  for  the  creation of business  and  light  commercial use  centers within neighborhoods.  These 
centers  would  include  restaurants,  gas  stations,  churches,  multi‐family  use  facilities,  and  other  mixed‐use 
developments. Citizens anticipated the manufacturing area moving south and eastward between the Union Pacific 
Railroad Line and Kuna Mora Road (Page 21). 
 
Housing: 
Residents envisioned higher densities  in the City’s core to  include opportunities for mixed residential and  light 
commercial activity. They expressed interest in a mix of residential type dwellings applications; including single‐ 
family, multi‐family, apartments and condominiums. They were receptive to a greater mix of lot sizes and house 
prices to appeal to a variety of people. A goal expressed by many was the preservation of  large  lots and rural 
cluster development in appropriate balance with a complement of other types of residential development (Page 
21). 
 
Comment: The proposal follows the community vision and housing goals as stated and adopted. 
 
Private Property Rights Goals and Objectives ‐ Section 2 ‐ Summary: 
Ensure the City land use policies, restrictions, conditions and fees do not violate private property rights and ensure 
that land use actions, decisions, and regulations do not effectively eliminate all economic value of the subject 
property. Ensure that City land use actions, decisions, and regulations do not prevent a private property owner 
from  taking advantage of a  fundamental property  right and staff shall evaluate with guidance  from  the City’s 
attorney; the Idaho Attorney General’s six criterion established to determine the potential for property taking. 
             
Comment: Utilizing the Idaho Attorney Generals criteria, and a review by the City Attorney, the proposed project 
does not constitute a “takings” and the economic value is intact. 
 
Economic Development Goals and Objectives ‐ Section 5 ‐ Summary:         
Ensure an adequate supply of housing for all income levels and facilitate pedestrian connections, both visually and 
physically, to enhance pedestrian movement (Pg. 42 – 1.5 and Pg. 43 – 3.1). 
 
Comment: The proposed application complies with these elements of the comprehensive plan by providing a non‐
standard housing type meeting this goal. 
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Land Use Goals and Objectives ‐ Section 6 ‐ Summary: 
Adopt a future land use plan and map that includes natural and developed open spaces, while providing a variety 
of housing densities and  types  to accommodate various  lifestyles, ages and economic groups. Protect existing 
neighborhoods  and  ensure  new  development  is  sustainable  and  keeps  Kuna  desirable.  Develop  cohesive 
neighborhoods with character and quality while incorporating a variety of densities and styles (Pg. 64 – 3.1 & Goal 
3 and Pg. 65 – 4.3). 
 
Neighborhood Core Concept: 
The character of residential housing surrounding and within the core of a Neighbor Center is that of a close‐knit, 
mixed‐density community. The Neighborhood District provides close access to community services located within 
the core. The highest density housing should be  located near the core service areas  (schools, churches, parks, 
neighborhood  commercial).  Housing  types may  include multi‐family  dwellings,  duplexes,  town  houses,  row 
homes, and single‐family residences (Page 81). 
 
Medium Density Residential: 
This designation describes areas where residential development densities generally range from four to seven units 
per acre. These areas will be made up of single‐family homes, but may include townhomes, row houses duplexes 
and other types of multi‐family  land uses. Areas  featuring these densities are generally  located within the City 
Center and around Neighborhood Centers (Page 88). 
 
Neighborhood District: 
The Neighborhood District can be  characterized as  residential housing within  the  core of a  close‐knit, mixed‐
density community. The Neighborhood District provides close access to the community services located within the 
core.  The  highest  density  housing  should  be  located  near  the  core  service  areas  (schools,  churches,  parks, 
neighborhood  commercial).  Housing  types may  include multi‐family  dwellings,  duplexes,  town  houses,  row 
homes, and single‐family residences (Page 93). 
 
Comment: The proposal complies with the land use plan as adopted by Kuna, by incorporating the following; non‐
typical housing densities and types  in or near a neighborhood core while promoting  in‐fill methodologies and a 
quality housing project. 

 
Housing Goals and Objectives ‐ Section 12 ‐ Summary: 
Encourage developers to provide high‐quality development with a variety of  lot sizes, dwelling types, densities 
and price points to meet the needs of current and future population while creating safe and aesthetically‐pleasing 
neighborhoods. Ensure housing is available throughout the community for all income levels and those with special 
needs. Encourage logical and orderly residential development while discouraging developers from developing land 
divisions greater than one half acre because large lot subdivisions increase municipal costs, require public subsidy 
and create sprawl (Pg. 155 – 1.2, Pg. 163 12.4 and Pg. 165 – 2.1). 
 
Encourage mixed‐use development that  includes town centers, single‐family, multi‐family, accessory units, and 
other types of residential development. – Policy 1.1.2, Section 12, Housing (Page 155). 
 
Comment: Applicant proposes high density residential which will contribute to availability of varied types and home 
sizes in a logical and orderly manner with an infill style of development. 
Community Design Goals and Objectives ‐ Section 13 ‐ Summary: 
Strengthen  Kuna’s  Image  through  good  community  and  urban  design  principles  that  create  self‐sufficient 
neighborhoods. Foster good community design concepts that incorporate landscape features to serve as buffers 
between incompatible uses while reducing scale and creates a sense of place. 
 
Neighborhoods: 
Kuna’s updated Plan is an advocate for the development of self‐sufficient neighborhoods. These neighborhoods 
are intended to be connected by transit and other non‐motorized methods of transportation. Each neighborhood 
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will have a center, a core and an edge. The Neighborhood Center will be the core of the neighborhoods churches, 
schools,  and  public  facilities.  The  neighborhood  centers  will  feature  denser  developments  and multi‐family 
residential development (Page 179). 
 
Existing Residential Subdivisions: 
Residential  placement  is  intended  to  increase  social  interactions  at  various  times  of  the  day. Multi‐family 
residential uses should be located closer to the neighborhood cores and be interspersed with mixed‐uses (Page 
178). 
 
Neighborhoods: 
Kuna’s updated Plan is an advocate for the development of self‐sufficient neighborhoods. These neighborhoods 
are intended to be connected by transit and other non‐motorized methods of transportation. Each neighborhood 
will have a center, a core and an edge. The Neighborhood Center will be the core of the neighborhoods churches, 
schools,  and  public  facilities.  The  neighborhood  centers  will  feature  denser  developments  and multi‐family 
residential development (Page 179). 
 
Comment: This application promotes sound community and urban design principles. 

 

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

Comment: The proposed project meets the land use and area standards in Chapter 3, Title 5 of the Kuna 
City Code (KCC).  Staff also finds that the proposed project meets all applicable requirements of Title 6 of 
the KCC   

 

2. The site is physically suitable for a subdivision. 
 

Comment: The 4.7 acre (approximate) project includes a request for a subdivision in an R‐12 zone. The site 
appears to be compatible with the proposal. 
 

3. The subdivision use is 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 requirements and best practices and will 
therefore not cause environmental damage or loss of habitat. 

 

4. The Subdivision proposal is not likely to cause adverse public health problems. 
 
  Comment: The proposed Subdivision for the property requires a zoning designation per Kuna Code 5‐13‐9. 
  The  high  density  land  use  application  requires  connection  to  public  sewer  and  potable water  systems, 
  therefore eliminating the occurrence of adverse public health problems. 
 
5. The application appears  to avoid detriment  to  the present and potential surrounding uses;  to  the health, 

  safety,  and  general welfare  of  the  public  taking  into  account  the  physical  features  of  the  site,  public 
  facilities and existing adjacent uses. 
 
Comment: The Commission did consider the location of the property and adjacent uses.  The subject 
property is surrounded by existing City and Ada County subdivisions and will be connected to the Kuna City 
central sewer and potable and pressure irrigation water systems.  The current adjacent uses are both small 
farms and residential uses and an minor arterial road. 
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6. The existing and proposed street and utility services in proximity to the site are suitable and adequate for 
  residential purposes. 
 
  Comment: Correspondence from ACHD and Kuna Public Works confirms that the streets and utility services 
  are suitable and adequate for the residential project. 

 

M. Proposed Conclusions of Law:  
1. Based on the evidence contained in Case No’s 16‐04‐S and 16‐19‐DRC, Commission finds Case No’s 16‐04‐S 

and 16‐19‐DRC generally comply with Kuna City Code. 
2. Based on the evidence contained in Case No’s 16‐04‐S and 16‐19‐DRC, Commission finds Case No’s 16‐04‐S 

and 16‐19‐DRC are generally consistent with Kuna’s Comprehensive Plan.  
3. The public notice requirements have been met and the neighborhood meeting was conducted within the 

guidelines of applicable Idaho Code and City Ordinances. 
 

N. Proposed Recommendation of the Commission to City Council: 
16‐04‐Sub, Note: This proposed motion is to recommend approval, conditional approval, or denial for this request 
to City Council. If the Commission wishes to approve or deny specific parts of the requests as detailed in this report, 
those changes must be specified. 
 
16‐19‐DRC:‐Design Review Note: The proposed motion  is  to approve or deny  the design  review  request.  If  the 
Planning and Zoning Commission wishes to approve or deny specific parts of the requests as detailed in the report, 
those changes must be specified. 
 
Based on the facts outlined in staff’s report and the public testimony during the public hearing by the Planning 
and Zoning Commission of Kuna, Idaho, the Commission hereby recommends to City Council an approval/denial 
for Case No. 16‐04‐S and approves/denies Case No.16‐19‐DRC, a subdivision preliminary plat request from Greg 
Bullock and Jay Walker (AllTerra Consulting), with the following conditions of approval: 

 

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

a. The City Engineer shall approve the sewer hook‐ups. 
b. The  City  Engineer  shall  approve  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– At time of development and as necessary, dedicate right‐of‐way in sufficient amounts to follow 
City and ACHD standards and widths. 

3. Installation of service facilities shall comply with the requirements of the public utility or irrigation district 
providing the services. All utilities shall be installed underground, see KCC 6‐4‐2‐W. 
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4. Compliance  with  Idaho  Code,  Section  §31‐3805  pertaining  to  irrigation  waters  is  required. 
Irrigation/drainage  waters  shall  not  be  impeded  by  any  construction  on  site.  Compliance  with  the 
requirements of the Boise Project Board of Control is required. 

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

6. All street  lighting within and for the site shall be LED  lighting and must comply with 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. All signage within/for the project shall comply with Kuna City Code. 

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

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

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

 
DATED this  ___, day of _____, 2017, 
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   Telephone (208) 287-1727; Fax (208) 287-1731    
                            Email:  glaw@kunaid.gov  

               
 

MEMORANDUM 
 
TO:  Director of Kuna Planning and Zoning 
 
FROM: In Place of the Kuna City Engineer 
  Michael L. Borzick  
  GIS Manager 
 
RE:  TNT Estates Sub 
  North of Deer Flat Road and East of School Road 
  Subdivision PrePlat  
  16-04-S 
 
DATE:  February 14, 2017 
 
 
The City Engineer has reviewed the request of the above applicant dated January 25, 2017. It is 
noted that specific development plans are not provided except those implied as allowed or permitted 
in a “R-12” zone. The recommendation of the City Engineer is to proceed with this Subdivision and 
address any issues and conditions raised below in connection with this application during plan 
review.  Accordingly, the City Engineer provides the following comments:   
 

1. Sanitary Sewer Needs 
 
a) The applicant’s property is presently used as a single-family dwelling and some 

scattered agriculture, with a private sewer system and does not appear to require 
immediate City service depending on the location of the existing drain field in regards to 
proposed buildings, parking areas, watermains, etc.  Depending on the location of the 
drain field or with additional development, it may require municipal sewer service.  The 
City Engineer recommends ultimate connection to City facilities at such time as existing 
systems fail or in connection with this future development.  

b) Wastewater from the applicant’s property has the future option of being treated at the 
North Treatment Plant which has sufficient capacity to serve this site.  The nearest point 
of connection for the TNT Estates property is located near the southeast corner of said 
property within W Deer Flat Rd which sewer line discharges into the Danskin Lift 
Station.  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. 

c) The existing homestead appears to be served by its own septic tank and drain field. If the 
site system fails or the use of the property is changed or expanded beyond that proposed 

CITY OF KUNA 
P.O. BOX 13 

KUNA, ID  83634 
www.kunacity.id.gov 

GORDON N. LAW 

CITY ENGINEER 
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in this application or facilities are extended within 300’ of the dwelling, the City 
Engineer recommends applying a condition to connect to City facilities.   

d) The City Engineer requests that the septic tank and drain field be located on the site plan 
so lot lines, parking areas and buildings can be properly located within proximity of said 
drain field.  

e) Applicant must conform to City of Kuna Sewer Master Plan. 
f) 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) The applicant’s property to be annexed is presently used as a single-family dwelling and 

agriculture purposes, has at least one (1) private water system and does not require 
immediate City service unless the private well is too close to the septic system.  The City 
Engineer recommends connection to City facilities at the commencement of 
development because facilities are now within 300’ of the dwelling. 

b)  The nearest point of connection for the TNT Estates property is in an 8-inch water main 
along the frontage of W Deer Flat Rd.  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. 

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

d) The City Engineer requests the current well be located on the site plan so lot lines, sewer 
facilities, parking areas and buildings can be properly located within the proximity of 
said well. 

e) Applicant must conform to City of Kuna Water Master Plan. 
f) For assistance in locating existing facilities, please contact the City Engineer at 287-

1727.   
 

3. Pressure Irrigation 
 
a) 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.  
The applicants’ property will need to show how they can maintain surface water rights 
for proper irrigation or they will need to connect to the City’s Pressurized Irrigation 
system so public potable water is not used for irrigation purposes. The City Engineer 
recommends ultimate connection to City facilities in connection with future 
development or when facilities are within 300’ of the dwelling. 

b) The City Engineer suggests that connecting the residence to PI may be an advantage so 
that surface water drainage from the residence does not impact the development. 

c) The nearest point of connection for the TNT Estates property is directly adjacent and to 
the East in an 6-inch pressure irrigation main.  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. 

d) 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. 

e) Applicant must conform to City of Kuna Irrigation Master Plan. 
f) For assistance in locating existing facilities, please contact the City Engineer at 287-

1727. 
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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 
applications: 
 
a) 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.  

b) 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. The city relies on the ACHD 
Storm water policy as guidance for design. 

c) 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. 

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 both potable water and 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 ½ 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 a viable solution for the existing home’s location in the proposed widened right-

of-way of W Deer Flat Road. 
f) Provide engineering certification on all final engineering drawings. 
g) The applicant proposes creating an out parcel for the existing building (dwelling). The 

City Engineer recommends against creating an out-parcel in this instance because it 
creates the most obstacles to re-developing the site later. The City recommends 
accommodating the applicant’s desire to maintain the existing use temporarily until in 
the natural course of phasing the project, the sewer and PI are extended within 300’ of 
the dwelling.  
 

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 
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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 existing section line arterial street (Deer Flat Road).  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. The City 
Engineer recommends right-of-way at full width is provided across the entire Deer Flat 
frontage, including proposed out-parcel.  

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

c) It is 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. 

d) It is recommended that ACHD comment on the existing building’s encroachment into 
the proposed Public right-of-way. 
 

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.  

 
9. Property Description 

a) The applicant provided a metes and bounds property description of the subject parcel. 
 
We look forward to working with you on this project.  If we may be of further 
assistance, feel free to contact me at 287-1727.   
 
Sincerely, 

 

Gordon N Law 
Gordon N Law 
City Engineer 
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Paul Woods, President 
Rebecca W. Arnold, Vice President 

Sara M. Baker, Commissioner 
Kent Goldthorpe, Commissioner 

Jim Hansen, Commissioner 
 

Date: March 8, 2017 
 
 (Via email) 

 
To: Greg Bullock 
 514 Bayhill Drive  
 Nampa, ID  83686  

 
Subject:  TNT Estates/ KPP17-0001/ 16-04-S  
  550 W Deer Flat Road 
    
On March 8, 2017, the Ada County Highway District Commission acted on your application for 
the above referenced project.  The attached report lists site-specific requirements, conditions of 
approval and street improvements, which are required.   
 
If you have any questions, please feel free to contact me at (208) 387-6171. 
 
Sincerely, 
 
 
 
Stacey Yarrington 
Planner III 
Development Services 
Ada County Highway District 
 
CC: Project file 
 City of Kuna (via email) 
 All Terra Consulting (via email) 
 Scott Stanfield (via email)  
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Development Services Department 

 
Project/File:  TNT Estates/ KPP17-0001/ 16-04-S 

This is a preliminary plat application consisting of 9 multi-family lots (52 units) and 1 
single family residential lot (existing) on 4.7-acres.  

Lead Agency: City of Kuna 

Site address: 550 W Deer Flat Road 

Commission  Consent Agenda 
Hearing: March 8, 2017 

Commission 
Approval: March 8, 2017 

Applicant: Greg Bullock 
 514 Bayhill Drive 
 Nampa, ID  83686 

Representative: All Terra Consulting 
 Jaylen Walker 
 849 E State Street, Ste. 104 
 Eagle, ID  83616 

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 a preliminary plat consisting 

of 9 multi-family lots (52 units) and 1 single family lot (existing) to total 10 lots on 4.7-acres.  

2. Description of Adjacent Surrounding Area:   
Direction Land Use Zoning 
North Rural Urban Transition (Ada County) RUT 
South Medium Density Residential R-6 
East Medium Density Residential R-6 
West Medium Density Residential R-6 

 
3. Site History:  ACHD has not previously reviewed this site for a development application.   
4. Transit:  Transit services are not available to serve this site.   

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

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

7. Capital Improvements Plan (CIP)/ Integrated Five Year Work Plan (IFYWP): 
• 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. 

B.  Traffic Findings for Consideration 
1. Trip Generation:  This development is estimated to generate 346 additional vehicle trips per day 

(10 existing); 32 additional vehicle trips per hour in the PM peak hour (1 existing), based on the 
Institute of Transportation Engineers Trip Generation Manual, 9th edition.   

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

* Acceptable level of service for a three-lane minor arterial is “E” (720 VPH) 
 
** ACHD does not set level of service thresholds for State Highways. 

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

• The average daily traffic count for SH 69/ Meridian Road south of Deer Flat Road was 
9,549 on 7/20/2016.   

• The average daily traffic count for Deer Flat Road east of School Avenue was 7,065 on 
1/20/2016.   

• The average daily traffic count for Linder Road north of Deer Flat Road was 4,548 on 
7/31/2014.   

C.  Findings for Consideration 
1. Deer Flat Road 

a. Existing Conditions:  Deer Flat Road is improved with 3-travel lanes, and no curb, gutter or 
sidewalk abutting the site.  There is 70-feet of right-of-way for Deer Flat Road (25-feet from 
centerline).  

Roadway Frontage Functional 
Classification 

PM Peak 
Hour 

Traffic Count 

PM Peak 
Hour Level 
of Service 

Existing 
Plus  

Project 
**SH-69/ 
Meridian Road 0-feet Principal 

Arterial 511 Better than 
“E” 

Better than 
“E” 

Deer Flat Road 635-feet Minor Arterial 464 Better than 
“E” 

Better than 
“E” 

Linder Road 0-feet Minor Arterial 283 Better than 
“E” 

Better than 
“E” 
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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. 
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. 
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 Residential Arterial with 5-lanes and on-street bike lanes, a 71-foot street section 
within 97-feet of right-of-way. 

c. Applicant Proposal:  The applicant is proposing to dedicate 23-feet of right-of-way from 
centerline of Deer Flat Road abutting the site.   

d. Staff Comments/Recommendations:  The applicant’s proposal to dedicate 23-feet of 
additional right-of-way to total 48-feet of right-of-way along Deer Flat Road abutting the site 
meets District policy and should be approved, as proposed.   
There is an existing house currently located on the site and shown on the preliminary plat as 
‘not a part’.  As the existing house is being divided from the existing parcel, it is still part of the 
subdivision process.  Therefore, staff recommends that because the existing house will 
encroach into the future right-of-way, approximately 9 feet, the applicant should enter into a 
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license agreement with ACHD for that portion of the building to remain in the right-of-way to 
be dedicated until such time as Deer Flat Road is widened; requiring the building or a portion 
of the building to be removed at the owner’s expense. 
The applicant should be required to construct 5-foot wide detached sidewalk along Deer Flat 
Road from the west property line of Lot 6 east to tie into the existing improvements to the east. 
The sidewalk should be located a minimum of 42-feet from centerline of Deer Flat Road 
abutting the site.  The applicant should be required to provide a road trust for the future 
construction of sidewalk along the ‘not a part’ parcel, that is currently encumbered by the 
existing house.  Staff is recommending the road trust because the rental contract is expected 
to expire in December 2019, and it is anticipated that this lot will redevelop within the next 10 
years.  The amount of the road trust is $2,500.00.   

A permanent right-of-way easement should be required for any public sidewalk located 
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. 

2. Driveways 
Deer Flat Road 
a. Existing Conditions:  There is an existing unimproved residential driveway 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 1a under District policy 7205.4.6, unless a waiver for the access point has been 
approved by the District Commission. 
Successive Driveways:  District policy 7205.4.6 Table 1a, requires driveways located on 
minor arterial roadways with a speed limit of 35 MPH to align or offset a minimum of 355-feet 
from any existing or proposed driveway. 
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. 
Driveway Paving Policy:  Graveled driveways abutting public streets create maintenance 
problems due to gravel being tracked onto the roadway.  In accordance with District policy, 
7205.4.8, 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 7205.4.8. 
Cross Access Easements/Shared Access Policy:  District Policy 7202.4.1 states that cross 
access utilizes a single vehicular connection that serves two or more adjoining lots or parcels 
so that the driver does not need to re-enter the public street system. 
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c. Applicant’s Proposal:  The applicant is proposing to construct a 25-foot wide driveway, 
located approximately 454-feet west of Deerhorn Avenue and 275-feet east of Andrew 
Avenue, onto Deer Flat Road from the site.  

d. Staff Comments/Recommendations:  The applicant's proposal does not meet District 
Successive Driveway and Driveway Location policies because it does not meet the separation 
distance between Andrew Avenue and the proposed driveway.  However, staff recommends a 
modification of policy to allow the driveway, as a temporary full-access driveway, to be located 
as proposed due to the fact that there is insufficient frontage to meet the separation distance 
(because the existing house is not being demolished at this time); and the site does not have 
access to a lesser street.  This is a 22% modification to the dimensional standard for a full-
access driveway and is approved at the Development Services Manager’s authority.   
The applicant should be required to pave the driveway its entire width and at least 30 feet into 
the site beyond the edge of pavement of the roadway and install pavement tapers with a 
minimum 15-foot radii. 
As stated above in Section 1.d., the existing house that is shown as ‘not a part’ currently takes 
access from the unimproved driveway onto Deer Flat Road.  The existing driveway is shown 
on the preliminary plat to cross into Lot 6.  Therefore, the applicant should be required to close 
the existing unimproved driveway, located approximately 615-feet west of Deerhorn Avenue 
onto Deer Flat Road from the site with 5-foot wide detached sidewalk as stipulated in the 
above section; and the existing home should take access from within the development, as 
shown.   

 
 
3. Parking  

The applicant is proposing 84 on-site parking stalls for the site. The recommended number of 
parking spaces based on the Institute of Transportation Engineers Parking Generation, 4th 
Edition, is 101.  No parking is allowed on Deer Flat Road.  The applicant and the City of Kuna 
should verify that there is adequate on-site parking for the proposed use.   
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4. Tree Planters 
Tree Planter Policy:  Tree Planter Policy: The District’s Tree Planter Policy prohibits all trees in 
planters less than 8-feet in width without the installation of root barriers. Class II trees may be 
allowed in planters with a minimum width of 8-feet, and Class I and Class III trees may be allowed 
in planters with a minimum width of 10-feet. 

5. 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. 

6. Other Access 
Deer Flat Road is classified as a minor arterial roadway. Other than the access specifically 
approved with this application, direct lot access is prohibited to this roadway and should be noted 
on the final plat. 

D. Site Specific Conditions of Approval 

1. Dedicate 23-feet of additional right-of-way from centerline to total 48-feet of right-of-way along 
Deer Flat Road abutting the site.  

2. Enter into a license agreement with ACHD for that portion of building to remain in the right-of-way 
(approximately 9-feet) to be dedicated until such time as Deer Flat Road is further improved; 
requiring a portion of the building to be removed at the owner’s expense. 

3. Construct 5-foot wide detached sidewalk, located minimum 42-feet from centerline along Deer 
Flat Road, from the west property line of Lot 6 (includes existing unimproved driveway), east to tie 
into the existing improvements east of the site.  

4. Provide a road trust in the amount of $2,500.00 for the future construction of sidewalk along the 
‘not a part’ parcel, that is currently encumbered by the existing house.  

5. Provide a permanent right-of-way easement for any public sidewalk placed outside of the 
dedicated right-of-way.  

6. Construct a temporary full access 25-foot wide driveway, located approximately 454-feet west of 
Deerhorn Avenue and 275-feet east of Andrew Avenue, onto Deer Flat Road from the site.   

7. Pave the driveway its entire width and at least 30 feet into the site beyond the edge of pavement 
of the roadway and install pavement tapers with a minimum 15-foot radii.   

8. Other than the access specifically approved with this application, direct lot access is prohibited to 
Deer Flat Road and should be noted on the final plat. 

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

10. Comply with all Standard Conditions of Approval. 

E.  Standard Conditions of Approval 

1. All proposed irrigation facilities shall be located outside of the ACHD right-of-way (including 
all easements).  Any existing irrigation facilities shall be relocated outside of the ACHD right-
of-way (including all easements).  
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2. Private Utilities including sewer or water systems are prohibited from being located within 
the ACHD right-of-way. 

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

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

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

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

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

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

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

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

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

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

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

are satisfied. 
2. ACHD requirements are intended to assure that the proposed use/development will not place an 

undue burden on the existing vehicular transportation system within the vicinity impacted by the 
proposed development.  

  



 8      TNT Estates/ KPP17-0001/ 16-04-S 
 

G. Attachments 
1. Vicinity Map 
2. Site Plan 
3. Utility Coordinating Council 
4. Development Process Checklist 
5. Request for Reconsideration 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) 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. 

 
2) 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.  

 
3) 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. 

 
4) 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 notification information.  

 
 

 



 12      TNT Estates/ KPP17-0001/ 16-04-S 
 

Development Process Checklist 
 
Items Completed to Date: 
 

Submit a development application to a City or to Ada County 
 

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

The ACHD Planning Review Section will receive the development application to review 
 

The Planning Review Section will do one of the following: 
 

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

 
Write a Staff Level report analyzing the impacts of the development on the transportation system and 

evaluating the proposal for its conformance to District Policy. 
 

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

 
Items to be completed by Applicant: 
 

For ALL development applications, including those receiving a “No Review” letter: 
• 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.) 

• 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.  

 
Pay 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) 
• 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  
• 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 
• 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.  

  
 Idaho Power Company 
• 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 Reconsideration of Commission Action 
 
1. Request for Reconsideration of Commission Action:  A Commissioner, a member of ACHD 

staff or any other person objecting to any final action taken by the Commission may request 
reconsideration of that action, provided the request is not for a reconsideration of an action 
previously requested to be reconsidered, an action whose provisions have been partly and 
materially carried out, or an action that has created a contractual relationship with third parties. 

 
a. Only a Commission member who voted with the prevailing side can move for 

reconsideration, but the motion may be seconded by any Commissioner and is voted on 
by all Commissioners present.   

 
If a motion to reconsider is made and seconded it is subject to a motion to postpone to a 
certain time.  
 

b. The request must be in writing and delivered to the Secretary of the Highway District no 
later than 3:00 p.m. on the day prior to the Commission’s next scheduled regular 
meeting following the meeting at which the action to be reconsidered was taken.  Upon 
receipt of the request, the Secretary shall cause the same to be placed on the agenda 
for that next scheduled regular Commission meeting.   

 
c. The request for reconsideration must be supported by written documentation setting 

forth new facts and information not presented at the earlier meeting, or a changed 
situation that has developed since the taking of the earlier vote, or information 
establishing an error of fact or law in the earlier action.  The request may also be 
supported by oral testimony at the meeting.  

 
d. If a motion to reconsider passes, the effect is the original matter is in the exact position it 

occupied the moment before it was voted on originally.  It will normally be returned to 
ACHD staff for further review.  The Commission may set the date of the meeting at 
which the matter is to be returned.  The Commission shall only take action on the 
original matter at a meeting where the agenda notice so provides.  

 
e. At the meeting where the original matter is again on the agenda for Commission action, 

interested persons and ACHD staff may present such written and oral testimony as the 
President of the Commission determines to be appropriate, and the Commission may 
take any action the majority of the Commission deems advisable. 

 
f. If a motion to reconsider passes, the applicant may be charged a reasonable fee, to 

cover administrative costs, as established by the Commission. 
 
 







Communities in Motion 2040 Development Checklist 

The Community Planning Association of Southwest Idaho 
(COMPASS) 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.  

Name of Development: _______________________________________________________________ 

Summary:  ________________________________________________________________  
 _________________________________________________________________________  
 _________________________________________________________________________  
 _________________________________________________________________________  
 _________________________________________________________________________  

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

Downtown Employment Center Existing Neighborhood Foothills
 Future Neighborhood Mixed Use Prime Farmland Rural
Small Town Transit Oriented Development

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

Neighborhood (Transportation Analysis Zone) Demographics  

Yes No 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  

Yes No 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) 

(Page 1 of 2) 

More information on COMPASS and Communities 
in Motion 2040 can be found at: 

www.compassidaho.org 
Email: info@compassidaho.org 

Telephone: (208) 475-2239 

&OLFN WR HQODUJH P DS

TNT Estates

52 residential unit multi-family northwest of the intersection of Deer Flat Road and Linder Road.
Ardell Estates, with 261 residential units, has also been proposed for this Neighborhood. The proposal meets 10 CIM
checklist items and does not meet 12 items. Consider sidewalk improvements along Deer Flat to connect with
existing infrastrucrure directly adjacent to the east. Additionally, Summitview Park is directly across Deer Flat Road,
however there is no safe crossing at this location.

167 136 480 136 765 176

1,636 396 2,147 436 2,918 753



Communities in Motion 2040 Development Checklist 

Transportation 
Attached N/A  An Area of Influence Travel Demand Model Run is attached. 
Yes No N/A There are relevant projects in the current Regional Transportation 

Improvement Projects (TIP) within one mile of the development. 
Comments: _______________________________________________________________________  

Yes No N/A The proposal uses appropriate access management techniques as described 
in the COMPASS Access Management Toolkit. 

Comments: ________________________________________________  
Yes No N/A This proposal supports Valley Regional Transit’s 

Transit Amenities Development Guidelines  
Comments: ________________________________________________________________  

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): 

Attached N/A  Complete Streets LOS scorecard is attached. 
Yes No N/A The proposal maintains or improves current automobile LOS. 
Yes No N/A The proposal maintains or improves current bicycle LOS. 
Yes No N/A The proposal maintains or improves current pedestrian LOS. 
Yes No N/A The proposal maintains or improves current transit LOS. 

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

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

(Goal 2.3) 
Yes No N/A The proposal is a mixed-use development or in a mixed-use area. (Goal 

3.1) 
Yes No 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) 
Yes No N/A The proposal improves the jobs-housing balance by providing housing in 

employment-rich areas. (Goal 3.1) 

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

Health
Yes No N/A The proposal is within 1/4 mile of a transit stop. (Goal 5.1) 
Yes No N/A The proposal is within 1/4 mile of a public school. (Goal 5.1) 
Yes No N/A The proposal is within 1/4 mile of a grocery store. (Goal 5.1) 
Yes No N/A The proposal is within 1 mile of a park and ride location. (Goal 5.1) 

Economic Development  
Yes No N/A The proposal improves the jobs-housing balance by providing employment in 

housing-rich areas. (Goal 3.1) 
Yes No N/A The proposal provides grocery stores or other retail options for 

neighborhoods within 1/2 mile. (Goal 6.1) 

Open Space 
Yes No N/A The proposal is within a 1/4 mile of a public park. (Goal 7.1) 
Yes No N/A The proposal provides at least 1 acre of parks for every 35 housing units. 

(Goal 7.1) 
Farmland

Yes No N/A The proposal is outside “Prime Farmland” in the CIM 2040 Vision. (Goals 
4.1, 8.2) 

Yes No N/A The proposal is outside prime farmland. (Goal 8.2)
(Page 2 of 2) 

response services are proposed for the area.

●

●

In FY2020, plans to improve the intersection at Linder and Deer Flat. Adding curb, gutter, bike lanes.
●

The proposal uses a single-access point to Deer Flat Road. Coordinate access location with ACHD.
●

The proposal meets transit density (7 DU/acre) but is not on an existing transit route. Future demand



 Mode     Existing  With bicycle lane and sidewalk  

Link LOS Link LOS 

Deer Flat Road 

Deerhorn Road to 
School Avenue 

Transit F F 

Bike B A 

Ped  C A 

Highway Capacity Manual 2010 Methodologies 

Communities in Motion 2040 Complete Streets Scorecard 

The purpose of this checklist is to provide a tool for local governments to evaluate whether land developments 
are in accordance with the goals of Communities in Motion 2040 (CIM 2040). Complete Streets Level of Service 
(LOS) refers to the multimodal (automobile, bicycle, pedestrian, and transit) experience and grades a roadway 
(A-F) for each mode. COMPASS conducts Complete Streets Level of Service (CSLOS) analysis for developments 
on arterial roads. 

Walkscore:  35 Car-Dependent.   Walkscore is a walkability index that assigns a numerical 
walkability on a scale from 0 - 100 based on walking routes to destinations such as grocery stores, 
schools, parks, restaurants, and retail. Scores of 50 or higher are considered at least “Somewhat 
Walkable” while scores less than 50 are “Car-Dependent.” 
 

Additional Comments:  

The Ada County Highway District Livable Street Design Guide indicates that this section of Deer 
Flat Road is classified as a Residential Arterial with bicycle lanes and detached sidewalks. The 
bicycle lane would improve Bicycle LOS from “B” to “A” and the detached sidewalk would improve 
Pedestrian LOS from LOS “C” to LOS “A.”  

 

More information on 
COMPASS and  

Communities in Motion 
2040 can be found at: 

www.compassidaho.org 
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Troy Behunin

From: Chad Gordon <chad.gordon@jmsanitation.com>
Sent: Thursday, January 26, 2017 12:44 PM
To: Troy Behunin
Subject: Re: TNT Pre Plat Application

Categories: Agency Comments

Troy, 
 
I do not see any proposed trash enclosures on this. I see a need for 3 enclosures to satisfy the solid waste needs. 
I am also curious of the measurements of the center roundabout it looks as if this could be a tight turning radius 
for our truck limiting our movement in the complex. 
 
Thanks, 
 
On Thu, Jan 26, 2017 at 11:49 AM, Troy Behunin <tbehunin@kunaid.gov> wrote: 

Good morning everyone, 

Please review the PDF attached with this email for a proposed preliminary play in Kuna. Please send relevant 
project comments back to our office and we will include them with our staff report for our Commission and 
Council. This is scheduled for a public hearing with our P & Z Commission on February 28, 2017.  

  

If your agency needs additional time for review or to return comments, please notify our office ASAP so we 
can properly plan for our public hearing. 

  

Please confirm receipt of this email. If you have questions, please let us know. 

  

Thank you very much, 

Troy 

  

Troy Behunin  
Planner III 
City of Kuna  
751 W. 4th Street  
Kuna, ID 83634 

TBehunin@KunaId.Gov 
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Troy Behunin

From: Brenda Saxton <bsaxton@kunaschools.org>
Sent: Monday, January 30, 2017 3:51 PM
To: Troy Behunin
Subject: Re: TNT Pre Plat Application

Categories: Agency Comments

Hi Troy, 
 
This new sub will be in the walk zone for all school levels.  
 
Thank you, 
Brenda Saxton  
 
On Fri, Jan 27, 2017 at 9:15 AM, Troy Behunin <tbehunin@kunaid.gov> wrote: 

Good morning everyone, 

Please review the PDF attached with this email for a proposed preliminary play in Kuna. Please send relevant 
project comments back to our office and we will include them with our staff report for our Commission and 
Council. This is scheduled for a public hearing with our P & Z Commission on February 28, 2017.  

  

If your agency needs additional time for review or to return comments, please notify our office ASAP so we 
can properly plan for our public hearing. 

  

Please confirm receipt of this email. If you have questions, please let us know. 

  

Thank you very much, 

Troy 

  

Troy Behunin  
Planner III 
City of Kuna  
751 W. 4th Street  
Kuna, ID 83634 

TBehunin@KunaId.Gov 
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