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KUNA PLANNING AND ZONING COMMISSION 
Agenda for March 27, 2018 

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. Meeting Minutes for March 13, 2018. 
b. Findings of Fact and Conclusions of Law for 18-02-SUP; Silver Trail Elementary addition. 
c. Findings of Fact and Conclusions of Law for 18-03-SUP; Kuna High School addition. 
d. Findings of Fact and Conclusions of Law for 18-04-SUP; Reed Elementary addition. 
e. Findings of Fact and Conclusions of Law for 18-05-SUP; Mercury Cell Towers. 
f. Findings of Fact and Conclusions of Law for 18-06-SUP; Teed School Building addition. 

 
3. NEW BUSINESS 

a. 18-08-DR (Design Review) – Multi-Tenant Commercial Building; The applicant, James Wylie seeks 
Design Review approval from the Planning and Zoning Commission (acting as Design Review 
Committee) for a new 4,026 square foot multi-tenant commercial buildings, accompanying 
landscaping, lighting and parking lot within the Empty Pockets Subdivision. The site is located at 
1075 East Kuna Road, Kuna, Idaho 83634 (APN #: R2373790020). 
 

b. 18-05-DR (Design Review) – Linder Road Duplexes; Rob TeBeau, on behalf of The Housing 
Company, requests approval from the Planning and Zoning Commission (acting as Design Review 
Committee) for a project consisting of five duplex buildings, (yielding ten dwelling units) with an 
accompanying private driveway similar to other multi-family developments. The applicant is 
proposing six additional off driveway parking stalls and landscaping for DRC approval. The site is 
located at 445 & 483 N. Linder Rd., Kuna, ID 83634 (APN #: S1323417277 & S1323417298). 
 

4. PUBLIC HEARING 
a. 17-08-ZC (Rezone), 17-12-S (Pre Plat) and 18-09-DR (Design Review) – Redhawk Square; A request 

from Jay Walker (with AllTerra Consulting) to rezone approximately 3.46 acres from R-6, 
(Residential Medium Density) to C-1 (Neighborhood Commercial), zone. The application includes 
a preliminary plat request to develop 12 commercial lots, including three Multi-family lots, and 
three common lots. This parcel is located at the southwest corner of Deer Flat & School Avenue, 
Kuna, Idaho (APN #: S1323212410). 1425 N. School Ave., Kuna, Idaho, in Section 23 T2N, R1W. – 
Tabled from March 13, 2018. 

 
5. COMMISSION REPORTS 

a. Comprehensive Plan Update; Envision Kuna Public Workshop No. 2 – May 3, 2018. 
 
 

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

               
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. Meeting Minutes for February 27, 2018. 

 
Commissioner Hennis Motions to approve the consent agenda; Commissioner Damron Seconds, all aye and 
motion carried 4-0. 

 
2. PUBLIC HEARING 
a. 17-08-ZC (Rezone), 17-12-S (Pre Plat) and 18-09-DR (Design Review) – Redhawk Square, a request from Jay 

Walker (with AllTerra Consulting) to rezone approximately 3.46 acres from R-6, (Residential Medium Density) 
to C-1 (Neighborhood Commercial), zone. The application includes a preliminary plat request to develop 12 
commercial lots, including three Multi-family lots, and three common lots. This parcel is located at the 
southwest corner of Deer Flat & School Avenue, Kuna, Idaho (APN #: S1323212410). 1425 N. Scholl Ave., Kuna, 
Idaho, in Section 23 T2N, R1W. 

- Staff requests that this be tabled until a final ACHD staff report is sent to Kuna for its review. 
 

Commissioner Gealy Motions to table case nos. 17-08-ZC, 17-12-S & 18-09-DR for Redhawk Square until the 
next regularly scheduled Planning and Zoning Commission meeting; Commissioner Hennis Seconds, all aye and 
motion carried 4-0. 
 

b. 18-06-SUP Modification (Special Use Permit) & 18-06-DR (Design Review) – Teed School Building; A request 
from Wayne Thowless with LKV Architects (on behalf of Kuna School District No. 3), seeking modification of 
their Special Use Permit to add a single story, 19,100 square foot addition to the east side of the school. For 
purposes of adding up to eight classrooms, a new kitchen and cafeteria. Applicant also seeks Design Review 
approval for the additional square footage. This request proposes to return Teed back to a middle school. This 
site is located on the south side of Porter Street, between Linder Road and Kay Street, Section 24, T2N, R1W, 
Boise Meridian, Ada County, Idaho. Address is 441 E. Porter Street, Kuna, within Section 24, T2N, R1W, B.M. 
(A.P.N. # S1324233623). 
 
Commissioner Gealy recuses self from agenda item. 
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Ron Pollington: I am with LKV Architect, our business address is 2400 E Riverwalk Dr, Boise ID. We are looking 
at the Teed Middle school proposal, on the site plan you are seeing today, in the dark hatch areas is where we 
are proposing a building addition to the east of the existing Freemont H. Teed Elementary School. The current 
school is an elementary, and the school district would like to convert it back to a middle school and have a 
sixth, seventh and eighth grade enrollment, and in order to do so, we are proposing to add 19100 square feet 
to the existing square footage, which includes a kitchen and a cafeteria, on the site plan you the parking is 
shared with the other buildings to the east which is the district office for the Kuna School district, then there is 
the immediate parking lot to the north. When you look at the minimum parking lot requirements we are within 
the Kuna Code. This enlarged site plan shows the location of the 8 classroom spaces, and the cafeteria to the 
northeast and the kitchen immediately to the west of it.  The site will be impacted minimally. The fire access 
road around the building will have to be shifted slightly to the southeast and slightly to the east. Other than 
that, the site utilities will remain in the general location near the north side of the building. In relation to the 
fire access lane, the landscaping on the east side of the access road, will have to be removed and replace on 
the east side of the new access road. These are the building elevations for the proposed addition, we are 
keeping with the same materials as the existing building. We have some parapet walls that we would like to 
introduce to mechanically screen the units on the roof. This is photograph depicting the materials used for the 
school and our proposed materials that will be used for the addition, I open it up for any questions. C/Young: 
Okay, are there any questions for the applicant at this time? C/Damron: It says on the plans that you have here, 
future cafeteria expansion is that what you have here? Ron Pollington: The lines that are shown here are if the 
school needs to expand the current cafeteria, that we are going to be adding, so it is not full capacity of the 
cafeteria. C/Damron: Okay. C/Young: Okay, thank you and we will have Troy come on up. Troy Behunin: 
Chairman, Commissioners, for the record Troy Behunin, Senior Planner, Kuna Planning and Zoning Staff 751 W 
4th Street. The application before you tonight 18-06-SUP modification and 18-06-DR and is for the Teed School 
Building. Currently the building is being used for the Elementary school, and it was actually build back in 1982 
and it started out as a middle school and somewhere along the lines it changed. So, I think it coincides when 
the high school was built, and the high school moved from Boise St. to its current location, and the middle 
school moved to the old high school. So, now because of growth the school district is responding with an 
expansion on the current Teed Elementary School and transition it back to a middle school, so there will now 
be two middle schools in Kuna. All of the procedural items have been met, we noticed in the paper and all 
owners within 400-ft have been notified which is 100-ft further than usual. The site has also been posted. 
Because a special use permit was granted originally for this, and it was granted under its current square 
footage, and they would like to expand it by 19,100 square feet, and the only way to do that is to go back 
through the public hearing process, which why are here tonight. So, I think Ron has explained the details of the 
project very well, staff does support this. Staff has zero concerns with the additions, and we have received zero 
negative feedback from agencies we rely on to comment. Staff has no concerns, it is properly zoned, it fits the 
comp plan, and as I have said before it responds to the growing need here in Kuna to provide another few 
classrooms for the growing population. Additionally, they have also turned a design review application for the 
expansion, and because they turned in a design review application the first time around and they are matching 
the existing materials, staff has zero issues with the design review as well. So, I would stand for any questions 
you might have. C/Young: Are there any questions for staff at this time? C/Hennis: Not at this time. C/Young: 
Okay thank you, and with that I will open up the public hearing at 6:13, and seeing none I will ask if there is 
anybody who has not signed up, who would like to sign up? Kathy Limpede: I live at 401 E Boise St in Kuna, the 
question is the letter we got in the mail recently, it makes it look like it is coming all the way to the fence line 
of the folks that live over there, is that just a bad picture? C/Young: Yes. Kathy Limpede: And looking at that, 
it looks to me as if the school will still be where it is now, will it only be expanded to the east? C/Young: Yes, 
do you see the shaded portion on that image, and that is where the expansion will take place. Kathy Limpede: 
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That could really throw someone through a loop if they didn’t know the specifics. Wendy Howell: The mailings 
that go out have to show the subject, they do not show the foot print of the building. C/Young: Is there anybody 
else who would like testify that is not signed up and seeing none I will close that at 6:17. That brings up our 
discussion, and aesthetically, matching the existing buildings materials and construction types. C/Hennis: And 
design, I don’t see any real issue, and they are keeping sort of within the existing foot print of the buildings, it 
seems like a lot of expansion in a little area. C/Damron: I don’t have any questions, it looks good to me. 

 
Commissioner Hennis Motions to approve case nos. 18-06-SUP & 18-06-DR for the Teed School Building, with 
the conditions as stated in the staff report; Commissioner Damron Seconds, all aye and motion carried 3-0. 
 

c. 18-05-SUP (Special Use Permit) – Mercury Towers, New Cell Tower, Monopole; Applicant, Aaron Gunn with 
Mercury Towers, requests Special Use Permit approval in order to install a 120’ monopole Wireless 
Communication Facility (WCF), at 7460 S Linder Road. This site is located near the northeast corner of Linder 
Road and Columbia Road). 
 
The applicant presented a before and after map showing RSRP Coverage without the proposed Durant site 
tower, and with the proposed Durant site tower. Staff entered this exhibit into the record as exhibit C3. 
 
Jason Evans: My name is Jason Evans, my address is 767 N Star Road, in Star Idaho. I am here tonight on behalf 
of Verizon, who is working with Mercury Towers for this project. It kind of goes along with infrastructure, 
sometimes when development happens these are the types of items that are needed, as you can see on these 
coverage maps, basically the green you see, if you are inside your house it would work great, if you are outside 
your house in the yellow it would great, and obviously the grey is where service is impacted. So, what you can 
see is where it is grey and yellow, it is almost all yellow, it is almost great service. With hundreds of homes in 
process and on its way, it is going to degrade the service even worse with a new school coming in and 500 kids 
on their phones, and dozens and dozens of staff this will be a need that will provided for that area. We were 
approached by mercury towers, who are going to build the site, and we said we would love to go on that site, 
and we were looking at a site in that area as well, which was actually further north where the radio towers are, 
but our engineer department came back and said no we wouldn’t be able to go there because of the proximity 
to the radio towers. So, we started having these conversations that we would rather work together on this 
project, versus having two towers within the same general location. I think this is a good location it is kind of 
tucked away in the back corner, we have looked through the staff report and we don’t have any objections, 
and we have no issues with and I would be happy to answer any questions. C/Young: Any questions for the 
applicant? C/Gealy: I have no questions at this time. C/Hennis: I just have a basic question, on these maps, 
where is a point of reference, where would the tower be. Jason Evans: Do you see that little black circle, that 
is where the tower will be, that is Linder and Columbia right there. So, that is directly adjacent to the school. 
C/Hennis: Okay, thank you. C/Young: We will have Troy come on up. Troy Behunin: Good evening again 
Commissioners, for the record Troy Behunin, 751 W 4th St, Kuna Planning and Zoning. The application before 
you again tonight is 17-05-SUP. The proposal is for a new cell tower in the Kuna area. This is a parcel that is 
within the city limits of the City of Kuna. It would be adjacent to the proposed high school site, and there are 
actually a few subdivisions that are relatively close, but I believe the closest is about 1500 feet directly west, 
which is a county subdivision actually. All of noticing procedures have been followed, we have sent out letters 
and requests for comments, the site has been posted and it ran in the newspaper, so we have done all of the 
procedures in order to hold a hearing tonight, so as you have probably read in the your packets under the staff 
analysis portion, staff does talk about the height of the structure, and it does exceed the height limit for the 
zone that it is in, however there is an exception it is call the height exception, and I just want to read that really 
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quick, it is Kuna City Code 5-4-6-B-6, architectural appurtenance height limitations: Public utility structures, 
spires, poles, belfries, cupolas, antennas, water tanks, ventilators, chimneys, steeples, towers or other 
appurtenances usually placed above a structure's roof level and not intended for human occupancy or placed 
as a stand-alone feature that exceed the zone's maximum allowable height, as noted in KCC 5-3-3: Official 
Height and Area Standards, shall be approved as a height exception; unless the director determines the 
appurtenance's height poses a health, safety or aesthetic issue requiring compliance with the corresponding 
zoning district height limitation or other standards. Because this is not intended for human occupation, staff 
would support this height exception even at 120 feet tall. The reason for this is simple, no human habitation, 
and we have not been informed of a health or safety concern at this point. The other reason why staff does 
support it is because staff is actually going through the ordinances of the City to come up with a new wireless 
communications facility ordinance, WCF. It is very comprehensive and will add a significant portion to the City 
code when it comes to cell towers, one of the most important aspects of cell towers is that we highly encourage 
co-location, which means we don’t want just a single carrier on a pole, this application encourages that other 
providers may be able to fix their equipment to this pole so there would be up to three additional cell carriers. 
So, there would be Verizon, the parent company, there could be up to three additional carriers. So, while it 
does seem exceedingly high, there is the co-location which is something we are excited about. Staff also 
pointed out in the analysis, that we would just like there to be some screening from the utility to be provided, 
and we just ask that the applicant work with staff at least on some screening for that, and because this is a 
special use permit it does allow for that request, and other than that, Staff supports it. I would stand for any 
questions you might have. C/Gealy: I have no questions. C/Young: Okay thank you, and that brings up the 
public testimony, and seeing no one signed up to testify I will open and close that at 6:29, which brings up our 
discussion, and I don’t have any issues with the location. C/Hennis: It is tall, but it needs to be done, it seems 
like we have to grab these towers where we can. C/Young: I think with the high school going in there it will be 
good as well, Any other thoughts or comments? C/Gealy: Nope. 

 
Commissioner Hennis Motions to approve case no. 18-05-SUP for Mercury Towers, with the conditions as stated 
in the staff report, and with the additional condition that the applicant work with staff to provide additional 
landscape screening along the base; Commissioner Damron Seconds, all aye and motion carried 4-0. 

 
3. COMMISSION REPORTS 

 
4. ADJOURNMENT 

 
Commissioner Hennis motions to adjourn; Commissioner Damron Seconds, all aye and motion carried 4-0.  

 
 
________________________________ 

Lee Young, Chairman 
Kuna Planning and Zoning Commission 

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

P & Z Findings of Fact & Conclusions of Law 
 

 
   
 
 

To:  Kuna Planning and 
Zoning Commission. 

 
File Numbers:  18‐02‐SUP Mod; 

(Special Use Permit) & 
18‐02‐DR (Design 
Review); Silver Trail 
Elementary School 

   
Location:  2950 W. Mason Creek 

Street, Kuna, Idaho 
83634 

 
Planner:    Troy Behunin, 
      Planner III 
 
Hearing date:    February 27, 2018 
Findings of Fact:   March 27, 2018 
 
Owner/Applicant:  Kuna School Dist. No. 3 

    Jim Obert 
        711 E. Porter St. 
        Kuna, ID 83634 
        208.922.5646 
 Jim@kunaschools.org 
   
Representative:   LKV Architects 
      Wayne Thowless 
      2400 E. Riverwalk Dr. 
      Boise, Idaho  83706 
      208.336.3443 
      Wayne@Lkvarchitects.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. Kuna City Code Analysis 

K. Conclusions of Law 
L. Decision by the Commission

 
A. Course of Proceedings: 

1. According to Kuna City Code (KCC); Title 5, Chapter 6, a Special Use Permit (SUP) is only obtained by an 
application going  through  the public hearing process. As an SUP  is only obtained  through  the public 
hearing process,  it has been determined that a request to modify an SUP requires applying the public 
hearing process again, with the Commission as the decision making body. 

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

Fax: (208) 922-5989 
www.Kunacity.id.gov 
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2. KCC 5‐4‐2, Title 5, Chapter 4, Section 2 states, that all new commercial shall also go through design review, 
Accordingly the applicant has submitted an application for design review for the additional classrooms. 
The Commission will be the decision making body for the design review application. 
 
a. Notifications 

i. Neighborhood Meeting    November 28, 2017 (no attendees) 
ii. Agencies        January 23, 2018 
iii. 300’ Notice to Property Owners   February 16, 2018 
iv. Kuna, Melba Newspaper    January 31, 2018 
v. Site Posted      February 16, 2018 

 

B. Applicants Request: 
On behalf of Kuna School District No. 3, Wayne Thowless with LKV Architects (applicant), requests Modification of 
the existing SUP for Silver Trail Elementary, in order to add two single story classrooms at 2,742 square feet each, 
(a total of 5,448 square feet), to the school. These additional classrooms will be added to the north side of the 
building. Applicant also seeks Design Review approval for the additional classrooms. This site is located near the 
northeast corner (NEC) of Ten Mile and Mason Creek Street, (See Map). 
 

C. Aerial Map: 
 

                           ©Copyrighted 
D. History: The property is within City limits and is currently zoned R‐1 (Medium Density Residential). Approximately 

41 acres of this parcel has historically been farmed, the remaining approximately 11 acres has been a school site 
since 2010. 

 
E. General Projects Facts: 

1. Surrounding Land Uses:   
         

North 
C‐1 
RR 

Neighborhood Commercial District – Kuna City
Rural Residential – Ada County 
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RUT  Rural Urban Transition – Ada County

South  R‐6  Medium‐Low Density Residential – Kuna City

East  R‐6 
RR 

Medium Density Residential – Kuna City
Rural Residential – Ada County 

West  RR  Rural Residential – Ada County

 
2. Parcel Sizes, Current Zoning, Parcel Numbers: 

 Parcel Size: Approximately 52.525 acres total (SUP Size: 11.24 acres approximately) 

 Zoning:  R‐6 (Medium Density Residential) 

 Parcel #: R1727750305 
 

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

 
4. Existing Structures, Vegetation and Natural Features:  

The site is near the NEC of Ten Mile Road and Mason Creek Street and the total parcel is approximately 54 
acres in size. There is an existing 65,014 SF elementary school which is on approx. 11.24 acres, and is now 
requesting  an  expansion.  The  remaining  portions  of  the  parcel  are  currently  being  farmed  and  used  for 
agricultural purposes. 

 
5.   Transportation / Connectivity:  

Current access to the site exists via an existing, full‐access driveways on West Mason Creek Street. 

 
6. Environmental Issues:  

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

7. Comprehensive Future Land Use Map: The Future Land Use Map  (FLU)  identifies this site as Medium 
Residential.   Staff views  this proposed Special Use Permit Modification  request  to be consistent with  the 

stated  use  on  the 
Comprehensive  Plan 
Future Land Use Map.  
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8. Agency Responses:  
The following agencies returned comments which are included as exhibits with this case file: 

 City Engineer.................................................................Exhibit B1 

 Ada County Highway District …………………………............Exhibit B2 

 Department of Environmental Quality ……………………...Exhibit B3 

 Idaho Transportation Department …………………………....Exhibit B4 

 
F. Staff Analysis: 

In order to enlarge, expand, or change a Special Use Permit  (SUP)  in anyway,  it has been determined that the 
public hearing process must be applied for that modification. Silver Trail Elementary School obtained their SUP in 
2010 for a building that was approved and constructed at 65,014 square feet (SF) in size. As an expansion from 
the original approval, it is necessary to give the public a chance to voice their opinion in a public hearing setting. 
Additionally, all new commercial buildings must also go through design review for the buildings composition, color 
and materials choices. 
 
The applicant is requesting an expansion to the school, in direct response to the growth the school district has 
been experiencing. This request, if granted will add approximately 5,450 new SF to the building yielding four new 
classrooms. The proposal adds two single‐story additions to the north side/back of the building, with each addition 
measuring approximately 2,724 SF each.  
 
After reviewing the application and the returned agency comments, staff has no cause for concern with the current 
parking and traffic patterns, and is confident that this expansion will not add undue burden on the parking lot or 
the access to and from the site. The sites full improvements that are already in place, (parking lot, sidewalk, Etc.), 
appear to be adequate for this expansion. Staff’s only suggestion would be to begin planning now for school events 
where family members will attend and the parking requirements swell and the number of available spaces remain 
the same. 
 
This application also  includes a Design Review  component  for  the buildings  composition,  color and materials 
choices. Included with this packet are fact sheets and materials exhibits for the Commissions’ review, comments 
and suggestions. Where the original building went through design review, and whereas the applicant proposes to 
match the existing colors, motif and materials, staff has no recommendations for any changes to the proposed 
expansion. 

 
Staff has determined that this application complies with Title 5, Chapters 4 and 6 of Kuna City Code; and the Kuna 
Comprehensive Plan; and forwards a recommendation of approval for Case No’s 18‐02‐SUP and 18‐02‐DR to the 
Planning and Zoning Commission, subject to the recommended conditions of approval. 
 

G. Applicable Standards: 
1. Kuna City Code, Title 5, Zoning Regulations  

2. City of Kuna Comprehensive Plan 

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

H. Comprehensive Plan Analysis:      
The Kuna Planning and Zoning Commission may accept or reject the Comprehensive Plan components as described 
below: 
 

1. The  proposed  Special  Use  Permit Modification  application  for  the  site  is  consistent  with  the  following 
comprehensive plan components: 
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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. 
 
Objective 1.1.a:  

Provide adequate school capacity for present and future enrollment. 
 

Goal 3: Ensure  that  the  location of  school  facilities  is  incorporated  into  the  long  range  comprehensive 
planning process so that schools may serve as the neighborhood focal point. 

 
Objective 3.1: Support the efforts to the School District and Charter School to ensure that adequate school 

sites are provided. 
 
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. 

 
I. Findings of Fact: 

1. Based on the record contained in Case No’s 18‐02‐SUP and 18‐02‐DR, including the exhibits, staff’s report and 
any public  testimony  at  the public hearing,  the Planning  and  Zoning Commission of Kuna,  Idaho, hereby 
approves the Findings of Fact and Conclusions of Law, and the conditions of approval for Case No’s 18‐02‐SUP 
and 18‐02‐DR. 
 

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 February 27, 2018, 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’s 18‐02‐SUP and 18‐02‐DR, 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 11.24 acres (project site) as 
Medium Density Residential. The proposed addition to the existing school facility is permitted in this zone with 
a special use permit modification. 

 
4. The Kuna Planning and Zoning Commission has the authority to approve or deny these applications. 
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Comment: On February 27, 2018, Kuna’s Planning and Zoning Commission voted to approve Case No’s 18‐02‐
SUP and 18‐02‐DR. 

 
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 February 27, 2018. 

 

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

 
Comment: The proposed application adheres to the applicable requirements of Title 5, Chapters 4 and 6, of 
the KCC. 

 
2. The site is physically suitable for the proposed expansion. 

 
Comment: The approximately 11.24 acre project site remains suitable for a school facility. 
 

3. The Special Use Permit Modification is not likely to cause substantial environmental damage or avoidable 
injury to wildlife or their habitat 
 
Comment: The land to be expanded on is not used as wildlife habitat.  Roads, structures and open space 
already exist and will therefore not cause environmental damage or loss of habitat. 
 

4. The Special Use Permit Modification application is not likely to cause adverse public health problems. 
 
Comment: The proposed expansion to an existing school facility was previously required to connect 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 Special Use Permit Modification request considers the location of the property and adjacent 
uses. The adjacent uses are residential and commercial – as referenced in the Kuna Comprehensive Plan Future 
Land Use Map. 
 

6. The existing and proposed utility services in proximity to the site are suitable and adequate for this use. 
 
Comment: Utility services are already available and connected  to  the school  facility and adequate  for  this 
addition. 

 
K. Conclusions of Law: 

1. Based on the evidence contained in Case No’s 18‐02‐SUP and 18‐02‐DR, Commission finds Case No. 18‐02‐
SUP and 18‐02‐DR, generally comply with Kuna City Code. 

2. Based on the evidence contained in Case No’s 18‐02‐SUP and 18‐02‐DR, Commission finds Case No. 18‐02‐
SUP and 18‐02‐DR 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. 
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L. Decision by the Commission: 
On February 27th, 2018, the Commission voted to approve Case No’s. 18‐02‐SUP and 18‐02‐DR, based on the facts 
and exhibits outlined in staff’s report, the testimony as presented, and discussion at the hearing; Therefore the 
Planning and Zoning Commission of Kuna, Idaho, hereby approves Case No’s 18‐02‐SUP and 18‐02‐DR, a Special 
Use Permit Modification request by Kuna School District No. 3 with the following conditions of approval: 
 
‐ Follow all conditions listed in the staff report and appropriate agency comments. 

 
1. In the event the uses or the building on this parcel are enlarged, expanded upon or altered in anyway (even 

for temporary purposes), the landowner/applicant/developer, and any future assigns having interest in the 
subject property, shall seek an amendment to the approvals of this Special Use Permit through the public 
hearing process.  

2. All easements and public right‐of‐way shall be dedicated and constructed to standards of the City and Ada 
County Highway District. Any work within the Ada County Highway District right‐of‐way requires a permit.  

3. Applicant shall pay all ACHD impact fees prior to issuance of a building permit from the City of Kuna. 
4. Applicant shall make/improve connections to city services and utilities, and pay any differences that may 

arise with the expansion of the building, for sewer, potable water and/or pressure Irrigation connection fees. 
5. Installation of service facilities shall comply with the requirements of the public utility and 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. 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 approval may be revoked by the Planning and Zoning Commission. 
8. This development is subject to Design Review inspections for the landscaping, lighting, signage, parking and 

buildings (as applicable), prior to the issuance of any Certificate of Occupancy. 
9. All previous conditions remain in full affect (as applicable). 
10. This SUP is not transferable to another property. 
11. The applicant shall follow all staff and agency recommendations. 
12. The applicant shall comply with all local, state and federal laws. 

 
  DATED: this 27th, day of March 2018.  

 
 

Lee Young, Chairman 
Kuna Planning and Zoning Commission 

 
 

ATTEST: 
 
 

Troy Behunin, Planner III 
Kuna Planning and Zoning Department 
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City of Kuna 
 

P&Z Findings of Fact & Conclusions of Law 
 

 
 
 
 

To:  Kuna Planning and 
Zoning Commission. 

 
File Numbers:  18‐03‐SUP Mod ‐ (Special 

Use Permit Modification) 
& 18‐03‐DR (Design 
Review; Kuna High 
School. 

   
Location:  637 E. Deer Flat Road, 

Kuna, Idaho 83634 
 
Planner:    Troy Behunin, 
      Planner III 
 
Hearing date:    February 27, 2018 
Findings of Fact:   March 27, 2018 
 
Owner/Applicant:  Kuna School Dist. No. 3 

    Jim Obert 
        711 E. Porter St. 
        Kuna, ID 83634 
        208.922.5646 
 Jim@kunaschools.org 
   
Representative:   LKV Architects 
      Wayne Thowless 
      2400 E. Riverwalk Dr. 
      Boise, Idaho  83706 
      208.336.3443 
      Wayne@Lkvarchitects.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. Kuna City Code Analysis 

K. Conclusions of Law 
L. Decision by the Commission

A. Course of Proceedings: 
1. According to Kuna City Code (KCC); Title 5, Chapter 6, a Special Use Permit (SUP) is only obtained by an 

application going  through  the public hearing process. As an SUP  is only obtained  through  the public 
hearing process,  it has been determined that a request to modify an SUP requires applying the public 
hearing process again, with the Commission as the decision making body. 
 

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

Fax: (208) 922-5989 
www.Kunacity.id.gov 
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2. KCC 5‐4‐2, Title 5, Chapter 4, Section 2 states, that all new commercial shall also go through design review, 
Accordingly the applicant has submitted an application for design review for the additional classrooms 
and 64 additional student parking stalls. The Commission will be the decision making body for the design 
review application. 

 
a. Notifications 

i. Neighborhood Meeting    November 15, 2017 (two attendees) 
ii. Agencies        January 23, 2018 
iii. 300’ Notice to Property Owners   February 16, 2018 
iv. Kuna, Melba Newspaper    January 31, 2018 
v. Site Posted      February 16, 2018 

 

B. Applicants Request: 
On behalf of Kuna School District No. 3, Wayne Thowless with LKV Architects (applicant), requests modification of 
the existing SUP for Kuna High,  in order to add a 6,100 square foot, single story Wrestling / Mat Room, to the 
existing gymnasium of the school. This room will be added to the southwest side of the gymnasium. Applicant also 
seeks Design Review approval for the additional space and for 64 additional parking spaces in the student section. 
This site is located at the southwest corner (SWC) of Deer Flat Road and Kay Avenue, (See Map). 
 

C. Aerial Map: 

                           ©Copyrighted 
 

D. History: The property is within City limits and is currently zoned P (Public). This parcel has been used as 
a high school since 2000. 

 
E. General Projects Facts: 

1. Surrounding Land Uses:   
         

North  C‐1, R‐2  Neighborhood Commercial & Low Density Res. – Kuna City 
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RUT  Rural Urban Transition – Ada County

South  P Public – Kuna City

East  RUT  Rural Urban Transition – Ada County

West 
R‐8 
R‐4 

Medium Density Residential – Kuna City
Medium Density Residential – Kuna City 

 
2. Parcel Sizes, Current Zoning, Parcel Numbers: 

 Zoning:  P (Public) 

 Parcel No’s and Sizes: 
‐ S1324212403 – 38.29 Acres 
‐ S1324244370 ‐  12.74 Acres 

 

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

 
4. Existing Structures, Vegetation and Natural Features:  

The site has been used as a High School (with associated uses), since 2000. 

 
5.   Transportation / Connectivity:  

Current access to the site exists via three existing full‐access driveways on Deer Flat Road and one full‐access 
on Kay Avenue. 

 
6. Environmental Issues:  

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

7. Comprehensive Future Land Use Map: The Future Land Use Map (FLU) identifies this site as Public.  Staff 
views this proposed Special Use Permit Modification request to be consistent with the stated use shown on 

the Comprehensive Plan 
Future Land Use Map. 
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8. Agency Responses:  
The following agencies returned comments which are included as exhibits with this case file: 

 City Engineer.................................................................Exhibit B1 

 Ada County Highway District …………………………............Exhibit B2 

 Department of Environmental Quality ……………………...Exhibit B3 

 Idaho Transportation Department …………………………....Exhibit B4 

 
F. Staff Analysis: 

In order to enlarge, expand, or change a Special Use Permit  (SUP)  in anyway,  it has been determined that the 
public hearing process must be applied for that modification. The High School obtained their SUP in 2000 for a 
building that was approved and constructed at 203,726 square feet (SF) in size. As an expansion from the original 
approval, it is necessary to give the public a chance to voice their opinion in a public hearing setting. Additionally, 
all new commercial buildings and parking lots, must also go through design review for the buildings composition, 
color and materials choices. 
 
The applicant is requesting an expansion to the schools’ gymnasium, as a way to bring the High School Wrestling 
program back the school campus, as well as providing additional P.E. class space. This request, if granted will add 
approximately 6,100 new SF to the gymnasium, and is proposed to be added to the southwest side of the gym. 
The applicant is also proposing to add 64 additional student parking spaces on the west side of the building, in the 
NWC of the property. 
 
After reviewing the application and the returned agency comments, staff has no cause for concern with the current 
parking and  traffic patterns, and  is confident  that  this expansion will assist  in  relieving parking  issues without 
harming the access to and from the site. The full site improvements that are already in place, (parking lot, sidewalk, 
Etc.), appear to be adequate for these expansions. 
 
This application also  includes a Design Review  component  for  the buildings  composition,  color and materials 
choices. Included with this packet are fact sheets and materials exhibits for the Commissions’ review, comments 
and suggestions. Where the original building went through design review, and whereas the applicant proposes to 
match the existing colors, motif and materials, staff has no recommendations for any changes for the proposed 
expansion. Staff notes that the proposed parking lot expansion, follows the existing pattern, however, the current 
parking lot does not follow the current parking stall to island standard, and staff would recommend to Commission 
that the proposed parking be conditioned to follow the current ratio of stalls to islands. 

 
Staff has determined that this application complies with Title 5, Chapters 4 and 6 of Kuna City Code; and the Kuna 
Comprehensive Plan; and forwards a recommendation of approval for Case No. 18‐03‐SUP and 18‐03‐DR to the 
Planning and Zoning Commission, subject to the recommended conditions of approval. 
 

G. Applicable Standards: 
1. Kuna City Code, Title 5, Zoning Regulations  

2. City of Kuna Comprehensive Plan 

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

H. Comprehensive Plan Analysis:      
The Kuna Planning and Zoning Commission may accept or reject the Comprehensive Plan components as described 
below: 
 

1. The  proposed  Special  Use  Permit Modification  application  for  the  site  is  consistent  with  the  following 
comprehensive plan components: 
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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. 
 
Objective 1.1.a:  

Provide adequate school capacity for present and future enrollment. 
 

Goal 3: Ensure  that  the  location of  school  facilities  is  incorporated  into  the  long  range  comprehensive 
planning process so that schools may serve as the neighborhood focal point. 

 
Objective 3.1: Support the efforts to the School District and Charter School to ensure that adequate school 

sites are provided. 
 
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. 

 
I. Findings of Fact: 

1. Based on the record contained in Case No’s 18‐03‐SUP and 18‐03‐DR, including the exhibits, staff’s report and 
any public  testimony  at  the public hearing,  the Planning  and  Zoning Commission of Kuna,  Idaho, hereby 
approves the Findings of Fact and Conclusions of Law, and the conditions of approval for Case No’s 18‐03‐SUP 
and 18‐03‐DR. 
 

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 February 27, 2018, 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’s 18‐03‐SUP and 18‐03‐DR, 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 51.04 acres (project site) as 
Public. The proposed addition to the existing school facility is permitted in this zone with a Special Use Permit 
modification. 

 
4. The Kuna Planning and Zoning Commission has the authority to approve or deny these applications. 
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Comment: On February 27, 2018, Kuna’s Planning and Zoning Commission voted to approve Case No’s 18‐03‐
SUP and 18‐03‐DR. 

 
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 February 27, 2018. 

 

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

 
Comment: The proposed application adheres to the applicable requirements of Title 5, Chapters 4 and 6, of 
the KCC. 

 
2. The site is physically suitable for the proposed expansion(s). 

 
Comment: The approximately 51.04 acre project site remains suitable for a school facility. 
 

3. The Special Use Permit Modification is not likely to cause substantial environmental damage or avoidable 
injury to wildlife or their habitat 
 
Comment: The land to be expanded on is not used as wildlife habitat.  Roads, structures and open space 
already exist and will therefore not cause environmental damage or loss of habitat. 
 

4. The Special Use Permit Modification application is not likely to cause adverse public health problems. 
 
Comment: The proposed expansion to an existing school facility was previously required to connect 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 Special Use Permit Modification request considers the location of the property and adjacent 
uses. The adjacent uses are residential and commercial – as referenced in the Kuna Comprehensive Plan Future 
Land Use Map. 
 

6. The existing and proposed utility services in proximity to the site are suitable and adequate for this use. 
 
Comment: Utility services are already available and connected  to  the school  facility and adequate  for  this 
addition. 

 
K. Conclusions of Law: 

1. Based on the evidence contained in Case No’s 18‐03‐SUP and 18‐03‐DR, Commission finds Case No. 18‐03‐
SUP and 18‐03‐DR, generally comply with Kuna City Code. 

2. Based on the evidence contained in Case No’s 18‐03‐SUP and 18‐03‐DR, Commission finds Case No. 18‐03‐
SUP and 18‐03‐DR 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. 
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L. Decision by the Commission: 
On February 27th, 2018, the Commission voted to approve Case No’s. 18‐03‐SUP and 18‐03‐DR, based on the facts 
and exhibits outlined in staff’s report, the testimony as presented, and discussion at the hearing; Therefore the 
Planning and Zoning Commission of Kuna, Idaho, hereby approves Case No’s 18‐03‐SUP and 18‐03‐DR, a Special 
Use Permit Modification request by Kuna School District No. 3 with the following conditions of approval: 
 
‐ Follow all conditions listed in the staff report and appropriate agency comments. 
‐ School to match the existing parking lot (west side of school) layout in lieu of the ordinance. 

 
1. In the event the uses or the building on this parcel are enlarged, expanded upon or altered in anyway (even 

for temporary purposes), the landowner/applicant/developer, and any future assigns having interest in the 
subject property, shall seek an amendment to the approvals of this SUP through the public hearing process.  

2. All easements and public right‐of‐way shall be dedicated and constructed to standards of the City and Ada 
County Highway District. Any work within the Ada County Highway District right‐of‐way requires a permit.  

3. Applicant shall pay all ACHD impact fees prior to issuance of a building permit from the City of Kuna. 
4. Applicant shall make/improve connections to city services and utilities, and pay any differences that may 

arise with the expansion of the building, for sewer, potable water and/or pressure Irrigation connection fees. 
5. Installation of service facilities shall comply with the requirements of the public utility and 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. This SUP 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. 

8. This development is subject to Design Review inspections for the landscaping, lighting, signage, parking and 
buildings (as applicable), prior to the issuance of any Certificate of Occupancy. 

9. All previous conditions remain in full affect (as applicable). 
10. This SUP is not transferable to another property. 
11. The applicant shall follow all staff and agency recommendations. 
12. The applicant shall comply with all local, state and federal laws. 

   

  DATED: this 27th, day of March 2018.  
 
 

Lee Young, Chairman 
Kuna Planning and Zoning Commission 

 
 

ATTEST: 
 
 

Troy Behunin, Planner III 
Kuna Planning and Zoning Department 
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City of Kuna 
 

P&Z Findings of Fact & Conclusions of Law 
 

 
 
 
 

 To:  Kuna Planning and 
Zoning Commission. 

 
File Numbers:  18‐04‐SUP Mod ‐ (Special 

Use Permit) & 18‐04‐DR 
(design Review); Reed 
Elementary School. 

   
Location:  1670 N. Linder Road, 

Kuna, Idaho 83634 
 
Planner:    Troy Behunin, 
      Planner III 
 
Hearing date:    February 27, 2018 
Findings of Fact:   March 27, 2018 
 
Owner/Applicant:  Kuna School Dist. No. 3 

    Jim Obert 
        711 E. Porter St. 
        Kuna, ID 83634 
        208.922.5646 
 Jim@kunaschools.org 
   
Representative:   LKV Architects 
      Wayne Thowless 
      2400 E. Riverwalk Dr. 
      Boise, Idaho  83706 
      208.336.3443 
      Wayne@Lkvarchitects.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. Kuna City Code Analysis 

K. Conclusions of Law 
L. Decision by the Commission

A. Course of Proceedings: 
1. According to Kuna City Code (KCC); Title 5, Chapter 6, a Special Use Permit (SUP) is only obtained by an 

application going  through  the public hearing process. As an SUP  is only obtained  through  the public 
hearing process,  it has been determined that a request to modify an SUP requires applying the public 
hearing process again, with the Commission as the decision making body. 
 

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

Fax: (208) 922-5989 
www.Kunacity.id.gov 
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2. KCC 5‐4‐2, Title 5, Chapter 4, Section 2 states, that all new commercial shall also go through design review, 
Accordingly the applicant has submitted an application for design review for the additional classrooms. 
The Commission will be the decision making body for the design review application. 
a. Notifications 

i. Neighborhood Meeting    November 27, 2017 (No attendees) 
ii. Agencies        January 23, 2018 
iii. 300’ Notice to Property Owners   February 16, 2018 
iv. Kuna, Melba Newspaper    January 31, 2018 
v. Site Posted      February 16, 2018 

 

B. Applicants Request: 
On behalf of Kuna School District No. 3, Wayne Thowless with LKV Architects (applicant), requests Modification of 
the existing SUP for Reed Elementary, in order to add two single story additions at 2,724 square feet each, (a total 
of  four new classrooms at 5,448 square  feet), to the school. These additional classrooms will be added to the 
southeast side of the building. Applicant also seeks Design Review approval for the additional classrooms. This site 
is located near the northeast corner (NEC) of Deer Flat and Linder Roads, (See Map). 
 

C. Aerial Map: 

 
                         ©Copyrighted 

 

D. History: The property is within City limits and is currently zoned R‐6 (Medium Density Residential). This parcel 
has been an elementary school site since 2004. 

 
E. General Projects Facts: 

1. Surrounding Land Uses:   
         

North  R6  Medium‐Low Density Residential – Kuna City
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South  R‐4 
C‐1 

Low Density Residential – Kuna City
Neighborhood Commercial – Kuna City 

East  R‐2 
C‐1 
RUT 

Medium Density Residential – Kuna City
Neighborhood Commercial – Kuna City 
Rural Urban Transition – Ada County 

West 
R‐6 
C‐1  

Medium Density Residential – Kuna City
Neighborhood Commercial – Kuna City 

 
2. Parcel Sizes, Current Zoning, Parcel Numbers: 

 Parcel Size: Approximately 16.15 acres 

 Zoning:  R‐6 (Medium Density Residential) 

 Parcel #: S1313336115 
 

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

 
4. Existing Structures, Vegetation and Natural Features:  

The site is near the NEC of Linder Road and Deer Flat Road and is approximately 16.15 acres in size. There is 
an existing 63,408 SF elementary school with associated uses, and now requests expansion. 

 
5.   Transportation / Connectivity:  

Current access to the site exists via an existing, full‐access driveway Linder Road and one on Deer Flat Road. 

 
6. Environmental Issues:  

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

7. Comprehensive Future Land Use Map: The Future Land Use Map (FLU) identifies this site as R‐6 (Medium 
Density Residential.   Staff views  this proposed Special Use Modification request  to be consistent with  the 

stated  use  on  the 
Comprehensive 

Plan  Future  Land 
Use Map. 
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8. Agency Responses:  
The following agencies returned comments which are included as exhibits with this case file: 

 City Engineer.................................................................Exhibit B1 

 Ada County Highway District …………………………............Exhibit B2 

 Department of Environmental Quality ……………………...Exhibit B3 

 Idaho Transportation Department …………………………....Exhibit B4 

 
F. Staff Analysis: 

In order to enlarge, expand, or change a Special Use Permit  (SUP)  in anyway,  it has been determined that the 
public hearing process must be applied for that modification. Reed Elementary School obtained their SUP in 2004 
for a building that was approved and constructed at 63,408 square feet  (SF)  in size. As an expansion from the 
original approval,  it  is necessary  to give  the public a chance  to voice  their opinion  in a public hearing setting. 
Additionally, all new commercial buildings must also go through design review for the buildings composition, color 
and materials choices. 
 
The applicant is requesting an expansion to the school, in direct response to the growth the school district has 
been experiencing. This request, if granted will add approximately 5,450 new SF to the building yielding four new 
classrooms. The proposal adds two single‐story additions to the southeast side/back of the building, with each 
addition measuring approximately 2,724 SF each.  
 
After reviewing the application and the returned agency comments, staff has no cause for concern with the current 
parking and traffic patterns, and is confident that this expansion will not add undue burden on the parking lot or 
the access to and from the site. The sites full improvements that are already in place, (parking lot, sidewalk, Etc.), 
appear to be adequate for this expansion. Staff’s only suggestion would be to begin planning now for school events 
where family members will attend and parking needs swell while the number of available spaces remain the same. 
 
This application also  includes a Design Review  component  for  the buildings  composition,  color and materials 
choices. Included with this packet are fact sheets and materials exhibits for the Commissions’ review, comments 
and suggestions. Where the original building went through design review, and whereas the applicant proposes to 
match the existing colors, motif and materials, staff has no recommendations for any changes to the proposed 
expansion. 

 
Staff has determined that this application complies with Title 5, Chapters 4 and 6 of Kuna City Code; and the Kuna 
Comprehensive Plan; and forwards a recommendation of approval for Case No’s 18‐04‐SUP and 18‐04‐DR to the 
Planning and Zoning Commission, subject to the recommended conditions of approval. 
 

G. Applicable Standards: 
1. Kuna City Code, Title 5, Zoning Regulations  

2. City of Kuna Comprehensive Plan 

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

H. Comprehensive Plan Analysis:      
The Kuna Planning and Zoning Commission may accept or reject the Comprehensive Plan components as described 
below: 
 

1. The  proposed  Special  Use  Permit Modification  application  for  the  site  is  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”. 
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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. 
 
Objective 1.1.a:  

Provide adequate school capacity for present and future enrollment. 
 

Goal 3: Ensure  that  the  location of  school  facilities  is  incorporated  into  the  long  range  comprehensive 
planning process so that schools may serve as the neighborhood focal point. 

 
Objective 3.1: Support the efforts to the School District and Charter School to ensure that adequate school 

sites are provided. 
 
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. 

 
I. Findings of Fact: 

1. Based on the record contained in Case No’s 18‐04‐SUP and 18‐04‐DR, including the exhibits, staff’s report and 
any public  testimony  at  the public hearing,  the Planning  and  Zoning Commission of Kuna,  Idaho, hereby 
approves the Findings of Fact and Conclusions of Law, and the conditions of approval for Case No’s 18‐04‐SUP 
and 18‐04‐DR. 
 

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 February 27, 2018, 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’s 18‐04‐SUP and 18‐04‐DR, 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 16.15 acres (project site) as 
Medium Density Residential. The proposed addition to the existing school facility is permitted in this zone with 
a special use permit modification. 

 
4. The Kuna Planning and Zoning Commission has the authority to approve or deny these applications. 

 
Comment: On February 27, 2018, Kuna’s Planning and Zoning Commission voted to approve Case No’s 18‐04‐
SUP and 18‐04‐DR. 

 



 
Page 6 of 7  File No. 18‐04‐SUP (Special Use Permit) F of F, C of L   
3/14/2018  Kuna School District No. 3 – REED Elementary SUP Mod 

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 February 27, 2018. 

 

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, Chapters 4 and 6, of 
the KCC. 

 
2. The site is physically suitable for the proposed expansion. 

 
Comment: The approximately 16.15 acre project site remains suitable for a school facility. 
 

3. The Special Use Permit Modification is not likely to cause substantial environmental damage or avoidable 
injury to wildlife or their habitat 
 
Comment: The land to be expanded on is not used as wildlife habitat.  Roads, structures and open space 
already exist and will therefore not cause environmental damage or loss of habitat. 
 

4. The Special Use Permit Modification application is not likely to cause adverse public health problems. 
 
Comment: The proposed expansion to an existing school facility was previously required to connect 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 Special Use Permit Modification request considers the location of the property and adjacent 
uses. The adjacent uses are residential and commercial – as referenced in the Kuna Comprehensive Plan Future 
Land Use Map. 
 

6. The existing and proposed utility services in proximity to the site are suitable and adequate for this use. 
 
Comment: Utility services are already available and connected  to  the school  facility and adequate  for  this 
addition. 

 
K. Conclusions of Law: 

1. Based on the evidence contained in Case No’s 18‐04‐SUP and 18‐04‐DR, Commission finds Case No. 18‐04‐
SUP and 18‐04‐DR, generally comply with Kuna City Code. 

2. Based on the evidence contained in Case No’s 18‐04‐SUP and 18‐04‐DR, Commission finds Case No. 18‐04‐
SUP and 18‐04‐DR 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. 
 

L. Decision by the Commission: 
On February 27th, 2018, the Commission voted to approve Case No’s. 18‐04‐SUP and 18‐04‐DR, based on the facts 
and exhibits outlined in staff’s report, the testimony as presented, and discussion at the hearing; Therefore the 
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Planning and Zoning Commission of Kuna, Idaho, hereby approves Case No’s 18‐04‐SUP and 18‐04‐DR, a Special 
Use Permit Modification request by Kuna School District No. 3 with the following conditions of approval: 
 
‐ Follow all conditions listed in the staff report and appropriate agency comments. 

 
1. In the event the uses or the building on this parcel are enlarged, expanded upon or altered in anyway (even 

for temporary purposes), the landowner/applicant/developer, and any future assigns having interest in the 
subject property, shall seek an amendment to the approvals of this Special Use Permit through the public 
hearing process.  

2. All easements and public right‐of‐way shall be dedicated and constructed to standards of the City and Ada 
County Highway District. Any work within the Ada County Highway District right‐of‐way requires a permit.  

3. Applicant shall pay all ACHD impact fees prior to issuance of a building permit from the City of Kuna. 
4. Applicant shall make/improve connections to city services and utilities, and pay any differences that may 

arise with the expansion of the building, for sewer, potable water and/or pressure Irrigation connection fees. 
5. Installation of service facilities shall comply with the requirements of the public utility and 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. 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 approval may be revoked by the Planning and Zoning Commission. 
8. This development is subject to Design Review inspections for the landscaping, lighting, signage, parking and 

buildings (as applicable), prior to the issuance of any Certificate of Occupancy. 
9. All previous conditions remain in full affect (as applicable). 
10. This SUP is not transferable to another property. 
11. The applicant shall follow all staff and agency recommendations. 
12. The applicant shall comply with all local, state and federal laws. 

 

  DATED: this 27th, day of March 2018.  
 
 

Lee Young, Chairman 
Kuna Planning and Zoning Commission 

 
 

ATTEST: 
 
 

Troy Behunin, Planner III 
Kuna Planning and Zoning Department 
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City of Kuna 
 

P&Z Findings of Fact & Conclusions of Law 
 

 
 
 
 

 To:  Planning and Zoning 
Commission. 

 
File Numbers:  18‐05‐SUP ‐ (Special Use 

Permit). 
   
Location:    7460 S. Linder Road 
      Meridian, Idaho  83646 
 
 
Planner:    Troy Behunin, 
      Planner III 
 
Hearing date:    March 13, 2018 
Findings of Fact:   March 27, 2018 
 
  Applicant:    Mercury Towers 
        Aaron Gunn 
        4760 Preston St. Ste. 244‐291 
        Frisco, TX 75034 
        214.436.2986 
        Aaron@mercurytowers.com   
   
Owner:      Raymond Hamlin 
      7460 S. Linder Road 
      Meridian, Idaho  83646 
      208.922.2216 

            
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. Kuna City Code Analysis 

K. Conclusions of Law 
L. Decision by the Commission

A. Course of Proceedings: 
1. Kuna City Code (KCC), Title 5, Chapter 3, Section 2, of the official schedule of district regulations section states 

a Wireless Communication Facility (WCF) in an Agricultural zone requires an applicant to obtain a Special Use 
Permit (SUP) using the public hearing process with the Commission as the decision making body. Proposed 
new  commercial  landscaping  and  commercial  signage within  Kuna  requires  development  designs  to  be 
evaluated by the Design Review Committee (DRC)  in an effort “to specify desirable building and  landscape 
architectural styles and materials to create a sustainable and pleasing environment for residents and visitors 
alike”. 
 

a. Notifications 
i. Neighborhood Meeting    December 7, 2017 (One person attended) 
ii. Agencies        February 8, 2018 

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

Fax: (208) 922-5989 
www.Kunacity.id.gov 
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iii. 300’ Notice to Property Owners   March 2, 2018 
iv. Kuna, Melba Newspaper    February 21, 2018 
v. Site Posted      March 3, 2018 

 

B. Applicants Request: 
Applicant, Aaron Gunn with Mercury Towers, requests approval of this Special Use Permit, in order to install a 120’ 
monopole Wireless Communication Facility (WCF), at 7460 S Linder Road. This site is located near the northeast 
corner of Linder Road and Columbia Road (See Map Above). 
 

C. Aerial Map: 

                           ©Copyrighted 
 

 

D. History: The property is within City limits and is currently zoned Ag (Agriculture). This large parcel has historically 
been used for a residence. 

 
E. General Project Facts: 

1. Surrounding Land Uses:   
         

North  A  Agriculture – Kuna City

South  RR  Rural Residential – Ada County

East  A  Agriculture – Kuna City

West  RR  Rural Residential – Ada County
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2. Parcel Sizes, Current Zoning, Parcel Numbers: 
 Parcel Size: Approximately 1.69 acres. 

 Zoning:  Ag (Agriculture) 

 Parcel #: S1301336060 
 

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

 
4. Existing Structures, Vegetation and Natural Features:  

The site is ¼ mile north of Columbia Road, on the east side of Linder Road is approximately 1.69 acres in size. 
There is currently a residence, and two additional outbuildings on the property. The remaining land is used 
for typical residential uses. 

 
5.   Transportation / Connectivity:  

Current access to the site exists via an existing full‐access to/from Linder Road. 

 
6. Environmental Issues:  

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

7. Comprehensive Future Land Use Map: The Future Land Use Map  (FLU)  identifies this site as Medium 
Density Residential.  With the current surrounding AG uses and the nature and size of the host parcel, staff 
views this proposed SUP request to be consistent with approved Comprehensive Plan Future Land Use Map. 

 

 
 
 
 

 
 
 

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

 City Engineer.................................................................Exhibit B1 

 ACHD (Ada County Highway District)............................Exhibit B2 

 Department of Environmental Quality ……………………...Exhibit B3 
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F. Staff Analysis: 
The applicant is requesting approval of this SUP in order to respond to the growth and cell phone coverage demand 
for the area, as the closest cell tower for this carrier is at capacity. Applicant has attempted to use existing WCF’s 
to satisfy coverage objectives. This request, if granted will provide additional coverage area and better service for 
its current and future customers, not just for Kuna but for additional areas in Ada County. Applicant is providing 
additional space for other carriers and encourages collocation of future providers on their monopole.  
 
KCC 5‐4‐6‐B‐6 states, 
  Architectural  appurtenance  height  limitations: Public  utility  structures,  spires,  poles,  belfries,  cupolas, 
  antennas, water tanks, ventilators, chimneys, steeples, towers or other appurtenances usually placed above 
  a structure's roof level and not intended for human occupancy or placed as a stand‐alone feature that exceed 
  the zone's maximum allowable height, as noted  in KCC 5‐3‐3: Official Height and Area Standards, shall be 
  approved as a height exception; unless the director determines the appurtenance's height poses a health, 
  safety or aesthetic issue requiring compliance with the corresponding zoning district height limitation or other 
  standards. 
After reviewing the application, site plan and the returned agency comments, staff has no cause for concern with 
the proposed cell tower, or its requested height ( 120’ ), and as no safety concern(s) from staff has arisen, this 
project qualifies for the height exception, listed in KCC (above). Staff will rely on the Commission for a decision. 
 
Staff is aware of the need to screen utilities that can be screened. Staff is also aware of the location of the site and 
its  relative distance  to existing City services. However, as  is allowed  in  the SUP ordinance, and as a means  to 
balance the application and the requirements of the basic SUP and screening requirements; staff recommends 
that  the applicant work with  staff  to provide a vegetative buffer around  the perimeter of  the cell  tower  site, 
employing shrubs and other types of vegetation to provide some year‐round greenery as a form of screening.  

 
Staff has determined that this application complies with Title 5, Chapters 4 through 6 of Kuna City Code; and the 
Kuna Comprehensive Plan; and forwards a recommendation of approval for Case No. 18‐05‐SUP to the Planning 
and Zoning Commission, subject to the recommended conditions of approval. 
 

G. Applicable Standards: 
1. Kuna City Code, Title 5, Zoning Regulations  

2. City of Kuna Comprehensive Plan 

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

H. Comprehensive Plan Analysis:      
The Kuna Planning and Zoning Commission may accept or reject the Comprehensive Plan components as described 
below: 
 

1. The  proposed  Special  Use  Permit Modification  application  for  the  site  is  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. 
 
6.0 – Land Use  
Goal 2:  Encourage  a  balance  of  land  uses  to  ensure  that  Kuna  remains  a  desirable,  stable  and  self‐

sufficient community 
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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. 

 
12.0 – Housing 
Objective 3.2, Policy 13: Discourage  the placement of  cell  towers, water  reservoirs, wind  turbines, high 

voltage lines and other similar type utilities or apparatus in subdivisions without adequate distance 
separation from the residences. 

 
  Comment – The closest a subdivision could get to this site will be more than 300’ away. The closest 

existing subdivision (Chisum Valley) currently is more than 1,500 feet from the proposed monopole. 
The closest approved (not built – Springhill) is more than 1,000 feet away. 

 

I. Findings of Fact: 
1. Based on the record contained  in Case No’s 18‐05‐SUP  including the exhibits, staff’s report and any public 

testimony at the public hearing, the Planning and Zoning Commission of Kuna, Idaho, hereby approves the 
Findings of Fact and Conclusions of Law, and the conditions of approval for Case No’s 18‐05‐SUP. 
 

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 March 13, 2018, 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’s 18‐05‐SUP, 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 1.69 acres  (project site) as 
Medium Density Residential. The proposed Monopole Cell tower is specially permitted in this zone (Ag). 

 
4. The Kuna Planning and Zoning Commission has the authority to approve or deny these applications. 

 
Comment: On March 13, 2018, Kuna’s Planning and Zoning Commission will vote to approve Case No’s 18‐05‐
SUP. 

 
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 March 13, 2018. 

 

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, Chapters 4 through 6, 
of the KCC. 

 
2. The site is physically suitable for the proposed expansion. 
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Comment: The approximately 1.69 acre project site remains suitable for a WCF. 
 

3. The Special Use Permit is not likely to cause substantial environmental damage or avoidable injury to 
wildlife or their habitat 
 
Comment: The land to be expanded on is not used as wildlife habitat. Roads, structures and open space 
already exist and will therefore not cause environmental damage or loss of habitat. 
 

4. The Special Use Permit Modification application is not likely to cause adverse public health problems. 
 
Comment: Through comments received from outside agencies, there does not appear to be a health issue.  
 

5. The application appears  to avoid detriment  to  the present and potential surrounding uses;  to  the health, 
safety, and general welfare of the public taking into account the physical features of the site, public facilities 
and existing adjacent uses. 
 
Comment:  The  Special Use Permit  request  considers  the  location of  the property and adjacent uses.  The 
adjacent uses are currently agriculture and commercial – as referenced in the Kuna Comprehensive Plan Future 
Land Use Map. 
 

6. The existing and proposed utility services in proximity to the site are adequate for this use. 
 
Comment: Utility services are already available and connected to the existing house and adequate for this 
addition. 

 
K. Conclusions of Law: 

1. Based on the evidence contained in Case No. 18‐05‐SUP, Commission finds Case No. 18‐05‐SUP, generally 
complies with Kuna City Code. 

2. Based on the evidence contained in Case No. 18‐05‐SUP, Commission finds Case No. 18‐05‐SUP 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. 
 

L. Decision by the Commission: 
On February 27th, 2018, the Commission voted to approve Case No. 18‐05‐SUP, based on the facts and exhibits 
outlined in staff’s report, the public testimony as presented, the Planning and Zoning Commission of Kuna, Idaho, 
hereby approves Case No’s 18‐05‐SUP, a Special Use Permit Modification request by Aaron Gunn with Mercury 
Towers with the following conditions of approval 
 
‐ Follow all conditions listed in the staff report and appropriate agency comments. 
‐ Work with staff to provide additional landscape screening along the base; 

 
1. In the event the uses or the building on this parcel are enlarged, expanded upon or altered in anyway (even 

for temporary purposes), the landowner/applicant/developer, and any future assigns having interest in the 
subject property, shall seek an amendment to the approvals of this Special Use Permit through the public 
hearing process.  

2. All easements and public right‐of‐way shall be dedicated and constructed to standards of the City and Ada 
County Highway District. Any work within the Ada County Highway District right‐of‐way requires a permit.  

3. Applicant shall pay all ACHD impact fees prior to issuance of a building permit from the City of Kuna. 
4. Applicant shall make/improve connections to city services and utilities, and pay any differences that may 

arise with the expansion of the building, for sewer, potable water and/or pressure Irrigation connection fees. 
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5. Installation of service facilities shall comply with the requirements of the public utility and 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. 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 approval may be revoked by the Planning and Zoning Commission. 

8. This SUP is not transferable to another property. 
9. The applicant shall follow all staff and agency recommendations. 
10. The applicant shall comply with all local, state and federal laws. 

 

  DATED: this 27th, day of March 2018.  
 
 

Lee Young, Chairman 
Kuna Planning and Zoning Commission 

 
ATTEST: 

 
 

Troy Behunin, Planner III 
Kuna Planning and Zoning Department 
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City of Kuna 
 

P&Z Findings of Fact & Conclusions of Law 
 

 
 
 
 

 To:  Kuna Planning and 
Zoning Commission. 

 
File Numbers:  18‐06‐SUP Mod ‐ (Special 

Use Permit) & 18‐06‐DR 
(design Review); Teed 
School Conversion 

   
Location:  441 E. Porter Street, Kuna, 

Idaho 83634 
 
Planner:    Troy Behunin, 
      Planner III 
 
Hearing date:    March 13, 2018 
Findings of Fact:   March 27, 2018 
 
Owner/Applicant:  Kuna School Dist. No. 3 

    Jim Obert 
        711 E. Porter St. 
        Kuna, ID 83634 
        208.922.5646 
 Jim@kunaschools.org 
   
Representative:   LKV Architects 
      Wayne Thowless 
      2400 E. Riverwalk Dr. 
      Boise, Idaho  83706 
      208.336.3443 
      Wayne@Lkvarchitects.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. Kuna City Code Analysis 

K. Conclusions of Law 
L. Decision by the Commission

A. Course of Proceedings: 
1. According to Kuna City Code (KCC); Title 5, Chapter 6, a Special Use Permit (SUP) is only obtained by an 

application going  through  the public hearing process. As an SUP  is only obtained  through  the public 
hearing process,  it has been determined that a request to modify an SUP requires applying the public 
hearing process again, with the Commission as the decision making body. 
 

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

Fax: (208) 922-5989 
www.Kunacity.id.gov 
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2. KCC 5‐4‐2, Title 5, Chapter 4, Section 2, states that all new commercial shall also go through design review. 
Accordingly,  the  applicant  has  submitted  an  application  for  design  review  for  the  additional  square 
footage. The Commission will be the decision making body for the design review application. 
a. Notifications 

i. Neighborhood Meeting    January  18, 2018 (Two persons attended) 
ii. Agencies        February 1, 2018 
iii. 300’ Notice to Property Owners   February 22, 2018 
iv. Kuna, Melba Newspaper    February 14, 2018 
v. Site Posted      February 20, 2018 

 

B. Applicants Request: 
On behalf of Kuna School District No. 3, Wayne Thowless with LKV Architects (applicant), requests Modification of 
the existing SUP for the Teed School, in order to add a single story, 19,100 square foot addition to the east side of 
the school. This addition will add up to eight classrooms, a new kitchen and cafeteria. Applicant also seeks Design 
Review approval for the additional square footage. This modification proposes to return Teed back to a middle 
school. This site is located on the south side of Porter Street, between Linder Road and Kay Street (See Map Below). 
 

C. Aerial Map: 

 
                           ©Copyrighted 

 

D. History: The property is within City limits and is currently zoned P (Public). This parcel has historically been used 
for two elementary school sites and the district offices. Teed was constructed as a middle school in 1982, and was 
later converted to its current use (elementary school) around the time the new high school was built and the old 
high school (on Boise St.) converted to the new middle school. 

 
E. General Project Facts: 

1. Surrounding Land Uses:   
         

North  P, R‐8  Public, Medium Density Residential – Kuna City
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South  R‐6  Medium Density Residential – Kuna City

East  RUT  Rural Urban Transition – Ada County

West  R‐6  Medium Density Residential – Kuna

 
2. Parcel Sizes, Current Zoning, Parcel Numbers: 

 Parcel Size: Approximately 37.10 acres. 

 Zoning:  P (Public) 

 Parcel #: S1324233623 
 

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

 
4. Existing Structures, Vegetation and Natural Features:  

The site is south of Porter Street, between Linder Road and Kay Avenue and is approximately 37.10 acres in 
size. Teed is an existing (approximately) 63,982 SF elementary school with associated uses, and now requests 
expansion. The parcel also has Hubbard elementary school on it, the district bus barn and district offices on 
the same parcel). 

 
5.   Transportation / Connectivity:  

Current access to the site exists via two dedicated existing, full‐access driveways on Porter Street, and connect 
to two additional parking lots for the other uses associated with the parcel. 

 
6. Environmental Issues:  

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

7. Comprehensive Future Land Use Map: The Future Land Use Map (FLU) identifies this site as P (Public).  
Staff views this proposed Special Use Modification request to be consistent with the stated use on the Council 

approved  Comprehensive 
Plan Future Land Use Map. 
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8. Agency Responses:  
The following agencies returned comments which are included as exhibits with this case file: 

 City Engineer.................................................................Exhibit B1 

 Ada County Highway District …………………………............Exhibit B2 

 Department of Environmental Quality ……………………...Exhibit B3 

 Idaho Transportation Department …………………………....Exhibit B4 

 
F. Staff Analysis: 

In order to enlarge, expand, or change a Special Use Permit  (SUP)  in anyway,  it has been determined that the 
public hearing process must be applied for that modification. Teed Elementary School was built for a middle school 
in 1982. And since that time has been used as a middle and elementary school. The building was approved and 
constructed at 63,982 (approx.) square feet (SF) in size. With a request for expansion from the original approval, 
it is necessary to give the public a chance to voice their opinion in a public setting. Additionally, all new commercial 
buildings must also go through design review for the buildings composition, color and materials choices. 
 
The applicant is requesting an expansion to the school, in direct response to the growth the school district has 
been experiencing. This request, if granted will add approximately 19,100 new SF to the building yielding up to 
eight new classrooms, a kitchen and cafeteria. This proposal is for a single‐story additions to the east side of the 
building.  
 
After reviewing the application and the returned agency comments, staff has no cause for concern with the current 
parking and traffic patterns, and is confident that this expansion will not add undue burden on the parking lot or 
the access to and from the site. The sites full improvements that are already in place, (parking lot, sidewalk, Etc.), 
appear to be adequate for this expansion. Staff’s only suggestion would be to begin planning now for school events 
where family members will attend and parking needs swell while the number of available spaces remain the same. 
 
This application also  includes a Design Review  component  for  the buildings  composition,  color and materials 
choices. Included with this packet are fact sheets and materials exhibits for the Commissions’ review, comments 
and suggestions. Whereas the applicant proposes to match the existing colors, motif and materials, staff has no 
recommendations for any changes to the proposed expansion. 

 
Staff has determined that this application complies with Title 5, Chapters 4 and 6 of Kuna City Code; and the Kuna 
Comprehensive Plan; and forwards a recommendation of approval for Case No’s 18‐06‐SUP and 18‐06‐DR to the 
Planning and Zoning Commission, subject to the recommended conditions of approval. 
 

G. Applicable Standards: 
1. Kuna City Code, Title 5, Zoning Regulations  

2. City of Kuna Comprehensive Plan 

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

H. Comprehensive Plan Analysis:      
The Kuna Planning and Zoning Commission may accept or reject the Comprehensive Plan components as described 
below: 
 

1. The  proposed  Special  Use  Permit Modification  application  for  the  site  is  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”. 
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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. 
 
Objective 1.1.a:  

Provide adequate school capacity for present and future enrollment. 
 

Goal 3: Ensure  that  the  location of  school  facilities  is  incorporated  into  the  long  range  comprehensive 
planning process so that schools may serve as the neighborhood focal point. 

 
Objective 3.1: Support the efforts to the School District and Charter School to ensure that adequate school 

sites are provided. 
 
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. 

 
I. Findings of Fact: 

1. Based on the record contained in Case No’s 18‐06‐SUP and 18‐06‐DR, including the exhibits, staff’s report and 
any public  testimony  at  the public hearing,  the Planning  and  Zoning Commission of Kuna,  Idaho, hereby 
approves the Findings of Fact and Conclusions of Law, and the conditions of approval for Case No’s 18‐06‐SUP 
and 18‐06‐DR. 
 

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 March 13, 2018, 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’s 18‐06‐SUP and 18‐06‐DR, 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 37.10 acres (project site) as 
Public. The proposed addition to the existing school facility is permitted in this zone. 

 
4. The Kuna Planning and Zoning Commission has the authority to approve or deny these applications. 

 
Comment: On March 13, 2018, Kuna’s Planning and Zoning Commission voted to approve Case No’s 18‐06‐
SUP and 18‐06‐DR. 

 
5. 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 section, notice requirements were met to hold a public 
hearing on March 13, 2018. 

 

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, Chapters 4 and 6, of 
the KCC. 

 
2. The site is physically suitable for the proposed expansion. 

 
Comment: The approximately 37.10 acre project site remains suitable for a school facility. 
 

3. The Special Use Permit Modification is not likely to cause substantial environmental damage or avoidable 
injury to wildlife or their habitat 
 
Comment: The land to be expanded on is not used as wildlife habitat.  Roads, structures and open space 
already exist and will therefore not cause environmental damage or loss of habitat. 
 

4. The Special Use Permit Modification application is not likely to cause adverse public health problems. 
 
Comment: The proposed expansion to an existing school facility was previously required to connect 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 Special Use Permit Modification request considers the location of the property and adjacent 
uses. The adjacent uses are residential and commercial – as referenced in the Kuna Comprehensive Plan Future 
Land Use Map. 
 

6. The existing and proposed utility services in proximity to the site are suitable and adequate for this use. 
 
Comment: Utility services are already available and connected  to  the school  facility and adequate  for  this 
addition. 

 
K. Proposed Conclusions of Law: 

1. Based on the evidence contained in Case No’s 18‐06‐SUP and 18‐06‐DR, Commission finds Case No’s 18‐06‐
SUP and 18‐06‐DR, generally comply with Kuna City Code. 

2. Based on the evidence contained in Case No’s 18‐06‐SUP and 18‐06‐DR, Commission finds Case No’s 18‐06‐
SUP and 18‐06‐DR 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. 
 

L. Proposed Decision by the Commission: 
On March 13, 2018, the Commission voted to approve Case No’s 18‐06‐SUP and 18‐06‐DR, based on the facts and 
exhibits outlined in staff’s report, the public testimony as presented, the Planning and Zoning Commission of Kuna, 
Idaho, hereby approves Case No’s 18‐06‐SUP and 18‐06‐DR, a Special Use Permit Modification request by Kuna 
School District No. 3 with the following conditions of approval: 
 



 
Page 7 of 7  File No. 18‐06‐SUP (Special Use Permit) F of F, C of L   
3/14/2018  Kuna School District No. 3 – TEED School SUP Mod & Conversion 

‐ Follow all conditions listed in the staff report and appropriate agency comments. 

 
1. In the event the uses or the building on this parcel are enlarged, expanded upon or altered in anyway (even 

for temporary purposes), the landowner/applicant/developer, and any future assigns having interest in the 
subject property, shall seek an amendment to the approvals of this Special Use Permit through the public 
hearing process.  

2. All easements and public right‐of‐way shall be dedicated and constructed to standards of the City and Ada 
County Highway District. Any work within the Ada County Highway District right‐of‐way requires a permit.  

3. Applicant shall pay all ACHD impact fees prior to issuance of a building permit from the City of Kuna. 
4. Applicant shall make/improve connections to city services and utilities, and pay any differences that may 

arise with the expansion of the building, for sewer, potable water and/or pressure Irrigation connection fees. 
5. Installation of service facilities shall comply with the requirements of the public utility and 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. 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 approval may be revoked by the Planning and Zoning Commission. 
8. This development is subject to Design Review inspections for the landscaping, lighting, signage, parking and 

buildings (as applicable), prior to the issuance of any Certificate of Occupancy. 
9. All previous conditions remain in full affect (as applicable). 
10. This SUP is not transferable to another property. 
11. The applicant shall follow all staff and agency recommendations. 
12. The applicant shall comply with all local, state and federal laws. 

 

  DATED: this 27th, day of March 2018.  
 
 

Lee Young, Chairman 
Kuna Planning and Zoning Commission 

 
ATTEST: 

 
 

Troy Behunin, Planner III 
Kuna Planning and Zoning Department 
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City of Kuna 
 

Design Review Staff Report 
 

 
To: Planning and Zoning Commission 

(acting as Design Review Committee) 
 
Case Numbers: 18-08-DR (Design Review) 
 
Location: 1075 E. Kuna Rd., Kuna, ID 83634 
 
Planner:   Jace Hellman, Planner II 

 
Meeting Date:  March 27, 2018 
 
Applicant:  James R. Wylie 
   1676 N Clarendon Way 
   Eagle, ID 83616 
   208-9399-1253 
   renwylie@aol.com 
 
Table of Contents: 

A. Course Proceedings   
B. Applicant Request   
C. Exhibit 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 buildings, 
landscaping, parking lots and signage are required to submit an application for review by the Design Review 
Committee (DRC). As a public meeting item, this action requires no formal public noticing actions. 

 
a. Notifications 

i. Agency Notification     February 26, 2018 
ii. Completeness Letter    February 27, 2018 
iii. Agenda      March 27, 2018 

 
B. Applicants Request: 

1. Request: 
The applicant, James Wylie seeks Design Review approval from the Planning and Zoning Commission (acting as 
Design Review Committee) for a new 4,026 square foot multi-tenant commercial building, accompanying 
landscaping, lighting and parking lot within the Empty Pockets Subdivision. The site is located at 1075 East Kuna 
Road, Kuna, Idaho 83634 (APN# R2373790020). 

 
 
 
 
 

 
   P.O. Box 13 

  Kuna, ID 83634 
Phone: (208) 922-5274 

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

 
 

mailto:renwylie@aol.com
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C. Exhibit Maps 
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D. History:  
The property is within city limits and is currently zoned C-2 (Area Commercial). The site is described as Lot 2, Block 1 of 
the Empty Pocket Subdivision and is currently vacant. The site has historically been farmed. 
 

E. General Projects Facts: 
1. Comprehensive Plan Designation: The Comprehensive Plan Future Land Use Map identifies this project location 

as Commercial. Staff views this request to be consistent with the approved Future Land Use Map. 
 

2. Surrounding Land Uses: 
 

North C-1 Neighborhood Commercial – Kuna City 
South R-16 High Density Residential – Kuna City 
East R-1 Estate Residential - Ada County 
West C-2 Area Commercial – Kuna City 

 
3. Parcel Sizes, Current Zoning, Parcel Numbers: 

• 0.49 (approximate) acres 
• C-2 (Area Commercial) 
• Parcel No. R2373790020 

  
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 City Police (Ada County Sheriff’s office) 
Sanitation Services – J&M Sanitation 
 

5. Existing Structures, Vegetation and Natural Features:  
The property has an existing block wall along the southern property line, and a portion of the east property line. There 
are no existing buildings on site and has vegetation associated with an unimproved commercial building site, including 
trees along the south screen wall with less than 4” Calipers. 
 

6.  Transportation / Connectivity: 
The site is primarily accessed via an existing 30 feet wide access easement directly off of East Kuna Road. The site can 
be accessed via an additional 30 feet wide access easement located approximately 240 feet west of the primary access 
easement.  
 

7. Environmental Issues:  
The subject site lies within the designated Nitrate Priority Area (NPA). Beyond the NPA, staff is not aware of any 
additional environmental issues, health or safety conflicts. 

 
F. Staff Analysis: 

Staff has reviewed the application and finds that the proposed building, landscaping, lighting and parking lot generally 
satisfies the intent of Kuna’s Codes and fits into the overall vision of the C-2 District and generally conforms to the Kuna 
Architecture guidelines and parking standards. 
 
The applicant has proposed 18 total parking spaces, one of which will be designated handicap parking. Staff finds the 
parking lot is in substantial conformance with KCC Title 5 Chapter 9.  Staff finds the proposed landscaping to be in 
substantial conformance with KCC Title 5 chapter 17, Kuna’s Landscaping Ordinance. Staff would note that the proposed 
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decorative rock ground cover is not a permissible form of ground cover for landscape buffers and landscape strips per 
Kuna City Code 5-17-2 (Landscaping Requirements). Staff would recommend that the applicant be conditioned to use an 
organic material such as shredded bark or sod for ground cover in all landscape buffers and landscape strips. 
 
The applicant has identified the location of a monument sign on the site plan. As there was no sign application submitted 
with the Design Review application, the applicant will be required to have all signage approved through design review 
prior to obtaining a sign permit. 
 
The applicant has proposed to install an 8-foot wide sidewalk along the site’s frontage within the 20-foot wide landscape 
buffer. Based on East Kuna Road’s roadway classification of principal arterial, staff finds the proposed sidewalk to be in 
conformance with Kuna City Code. 
 
Applicant is hereby notified that this project is subject to design review inspections and fees. Required inspections (post 
construction), are to verify Design Review compliance for building, parking lot, street light and landscaping, prior to 
issuance of the certificate of occupancy for the building. 
 
staff views the proposed new commercial building, landscaping, parking lot and lighting to be generally consistent with 
the goals and vision of the overlay district for the City of Kuna. Staff forwards a recommendation of approval for case No. 
18-08-DR 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 Parking Lot Ordinance, 2011-12. 
6. City of Kuna Landscaping Ordinance, 2011-12. 

 
H.  Decision by the Planning and Zoning Commission: 

Note: This proposed motion is for approval, or denial of this request. However, if the Design Review Committee wishes to 
approve, conditionally 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, the case file and discussion at the public meeting. The Design Review 
Committee of Kuna, Idaho, hereby (approves/denies) Case No. 18-08-DR, a Design Review request by James Wylie, with 
the following conditions of approval: 
 
1. The applicant shall follow all requirements for sanitary sewer, potable water, irrigation system connections, and all 

other requirements of the Kuna Public Works Department. 
2. 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 plans. All site improvements are prohibited prior to approval of these agencies and the issuance of a 
building permit: 

a. The City Engineer shall review and approve all civil 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 civil plan. 

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

c. The KMID Irrigation District shall approve any modifications to the existing irrigation system. 
d. Approval from Ada County Highway District / Impact Fees, if any shall be paid prior to building permit 

approval. 
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3. Parking within the site shall comply with Kuna City Code (except as specifically approved otherwise). 
4. The landscape plan is considered a binding site plan. Landscaping shall be installed according to the submitted 

landscape plan dated February 27, 2018 (except as specifically approved otherwise). 
5. 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. 

6. Lighting within the site shall comply with current Kuna City Code. 
7. This development is subject to building, landscaping and lighting design review inspections. Inspection fees shall be 

paid prior to staff inspection. 
8. A separate design review will be required for all signage. 
9. The land owner/applicant/developer, and any future assigns having an interest in the subject property, shall fully 

comply with all conditions of development as approved by the Commission, or seek amending them through the 
Design Review process. 

10. Applicant shall follow staff, City engineer and other agency recommended requirements, as applicable. 
11. Applicant shall comply with all local, state and federal laws. 
 

DATED: This 27th day of March, 2018. 
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City of Kuna 
 

 
 
              Design Review Staff Report 
 
 

 
To:      Planning and Zoning Commission; acting as Design Review Committee 
 
Case Numbers:   18‐05‐DRC (Design 

Review) for the Linder 
Road Duplexes. 

 
Location:    445 N. Linder Road 
      Kuna, Idaho 83634 
 
Planner:     Troy Behunin, Planner III 

 
Meeting Date:    March 27, 2018 
 
Owner:      Blake Jumper 
      The Housing Company 
      PO Box 6943 
      Boise, ID 83707 
      208.331.4765 
      BlakeJ@IHFA.ORG  
 
Representative:    Rob TeBeau 
    T.A.O. 
        499 W. Main St. 
        Boise, ID 83702 
        208.639.6407 
    rob@taoidaho.com  
  
Table of Contents: 

A. Course Proceedings 
B. Applicant Request 
C. Aerial Maps 
D. History 
E. General Project Facts 
F. Staff Analysis 
G. Applicable Standards 
H. Proposed 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 buildings, 
landscaping, parking lots and signage are required to submit an application for review by the Design Review 
Committee (DRC). As a public meeting item, this action requires no formal public noticing actions. 
 

a. Notifications 
i. Agenda        March 27, 2018 

 
2. In  accordance  with  KCC  5‐4‐2  and  KCC  5‐10‐4‐Q,  this  application  seeks  DRC  approval  for  building, 

landscaping, parking stall design for a new duplex multi‐family project in Kuna. 
 
 

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

1. Applicant requests approval from the Planning and Zoning Commission (acting as Design Review Committee 
‐ DRC) for a project consisting of five duplex buildings, (yielding ten dwelling units) with an accompanying 
private  driveway  similar  to  other multi‐family  developments.  Applicant  is  proposing  six  additional  off‐
driveway parking stalls and landscaping for DRC approval. Applicant has submitted for a lot line adjustment 
(LLA) in order to create one parcel from the two existing parcels. The LLA will go to Council in April 2018. 
 

C.  Aerial Map: 

                              ©COPYRIGHTED 
D. History: 

The property is in the City limits and is zoned R‐6 (Medium Density Residential). This parcel had been historically 
been farmed, however in later years, it has since become a vacant lot. 

 
E. General Project Facts: This parcel  is  just north of W. 4th Street, and west of Linder Road  in Kuna,  Idaho. The 

project will consist of 5 duplex buildings and will yield up to ten dwelling units. Applicant also seeks a private 
driveway to be maintained and cared for in perpetuity by the Homeowners association. 
 

1. Comprehensive  Plan  Designation:  The  Comprehensive  Plan  Map  (CPM)  identifies  this  site  as 
Neighborhood Commercial District.  Staff views this request to be consistent with the approved CPM map. 
 
See Illustration below on next page. 
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2. Surrounding Land Uses:           
North  R‐6  Medium Density Residential – Kuna City

South  R‐6  Medium Density Residential – Kuna City

East  R‐6, R‐20  Medium and High Density Residential – Kuna City

West  R‐6  Medium Density Residential – Kuna City

 
3. Parcel Sizes, Current Zoning, Parcel Numbers: 

 Approximately 1.81 acres (79,148 SF) total for both parcels. 

 R‐6; Medium Density Residential 

 Parcel No’s: 
  S1323417277 – 1.31 acres approximately  
  S1323417298 – 0.503 acres approximately 

   

4. Services: 
  Sanitary Sewer– City of Kuna 
  Potable Water – City of Kuna 
  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 
 

5. Existing Structures, Vegetation and Natural Features: The property has no existing buildings and has 
been a vacant lot with debris and weeds for many years. 

 
6.   Transportation / Connectivity: Proposed driveway access (ingress/egress) is from Linder Road. 
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7. Environmental Issues: Staff is not aware of any environmental issues, health or safety conflicts. This site’s 

topography is very flat with less than 2% slope. 
 

F. Staff Analysis: 
Staff  has  reviewed  the  application  and  finds  the  proposed  buildings,  landscaping  and  private  driveway 
generally satisfies the intent of Kuna’s Codes and fits into the overall vision of the R‐6 Zone and generally 
conforms to the ‘Kuna Architecture’ guidelines and parking standards. Staff views this proposal as a true infill 
development, as it is surrounded by development and brings a project to vacant lands. 
 
The applicant has proposed 6 off‐driveway parking spaces and staff finds that it follows the goals and purpose 
of  the parking  regulations  in KCC. Staff had multiple  conversations with  the applicant about  the private 
driveway upkeep, maintenance and general care into perpetuity. The applicant agreed to include and outline 
these requirements in the CC&R’s for the private driveways preservation. The only way to remove the private 
driveway designation would be to obtain Council and ACHD’s approval for a public dedication and for the 
roads to be constructed to public road standards acceptable to the City and ACHD. 
 
Staff finds that the proposed landscaping is in general conformance with KCC Title 5 chapter 17, the Kuna 
Landscaping Ordinance. 
 
The applicant proposes a trash collection area for the tip‐carts to be used, rather than a trash enclosure. The 
applicant has discussed with Chad Gordon (with J & M sanitation) and J & M supports this collection strategy. 
 
Applicant has not proposed a monument sign which will require a separate design review application, and 
shall be submitted  in conformance with KCC 5‐10‐4‐B, 5‐10‐4‐G, and 5‐10‐4‐I,  if such signs are desired. A 
building permit will be required for the monument sign. 
 
Applicant  is  subject  to  design  review  inspections  and  fees  for  inspections  (post  construction),  for  DRC 
compliance verification of the buildings, parking stalls, landscaping and eventually signage, prior to the C. of 
O. for the buildings being issued. Applicant previously paid these fees with their land use application fees. 
 
Staff views the proposed new commercial building,  landscaping, parking  lot and wall sign 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. 18‐05‐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 Landscaping Ordinance, 2012‐22 

 

H. Proposed Decision by the Commission: 
Note: This proposed motion is for approval or denial of this request. However, if the Design Review Committee 
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, the case file and discussion at the public meeting. The Design Review 
Committee of Kuna,  Idaho, hereby  (approves/conditionally approves/denies) Case No. 18‐05‐DRC, a Design 
Review request by Rob TeBeau with The Architects Office (on behalf of Blake Jumper with The Housing Company), 
with the following conditions of approval: 
 
1. All monument signage for the site shall comply with current Kuna City Code, go through the Design Review 

process, and obtain a sign and building permit prior to construction. 
2. Lighting within the site shall be LED lighting and comply with the Kuna City Code. 
3. Landscaping shall be installed and kept in a healthy condition as required in KCC 5‐17. 
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4. The  long  term  care  and maintenance  of  the  private  driveway  shall  be  outlined  in  the  CC&R’s  for  the 
neighborhood and shall be preserved into perpetuity and may not be dissolved without the express consent 
of the City Council, ACHD and the roads shall be re‐constructed to public roadway standards. 

5. The applicant shall follow all applicable staff and agency recommendations. 
6. The applicant shall comply with all federal, state and local laws.  

 

DATED: This _____ day of __________, 2018. 
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PROJECT LETTER 
499 Main Street 

Boise, Idaho 83702 
(208) 343-2931 

www.taoidaho.com 

 
 
Date: January 31, 2018 

To:  Planning Department 
City of Kuna 
P.O. Box 13 
Kuna, Idaho 83634 

Project: Linder Duplexes 

Subject:  Design Review Application 

Please accept this Design Review Application for the above referenced project. This application is for 5 
duplex buildings (10 dwelling units) at 445 and 483 N. Linder Avenue, Kuna, Idaho 83643. The use of 
these buildings will be multifamily residential buildings.   

All buildings consist of two 3-bedroom, 2-bathroom dwelling units. There are 36 total parking spaces (3 
for each unit and 6 site spaces), including 3 accessible spaces.  Each building will be clad with engineered 
wood lap siding, with accents of board and batten and wood shakes. This project will serve as an 
affordable housing option for the Kuna area community. 

The project will be owned and managed by The Housing Company.  A copy of the management 
agreement is attached to this letter. 

Thank-you for your consideration and please call with any questions or concerns, 639-6407. 

Sincerely, 

 
 
 
 
Rob TeBeau, Architect 
The Architects Office, PLLC 
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Troy Behunin

From: Chad Gordon <chad.gordon@jmsanitation.com>
Sent: Tuesday, January 23, 2018 6:06 PM
To: Blake Jumper; Troy Behunin
Subject: Re: Kuna Affordable Housing Development

Categories: Agency Comments

Blake, 
 
As long as the units are single family and will have each have individual garage space for the storage of their 
trash carts then we can service as individual homes. The only concern that I have is that we will not have a 
sufficient turn around at the south end of the property. For automated residential service we need to be able to 
service one side of the road and then service the opposite side of the road. The right hand side of the truck is the 
service side of our vehicles. Correct me if I am wrong but the south end of the road way looks to be a dead end. 
We would need to be able to drive south on the roadway servicing the units on the west side then turn around at 
the end of the street and return headed north servicing the units on the east side of the road. 
 
Thanks, 
 
On Tue, Jan 23, 2018 at 11:12 AM, Blake Jumper <BlakeJ@ihfa.org> wrote: 

Hi Chad, 

  

I received your contact information from our architects office and wanted to discuss the new housing 
development we are building in Kuna. 

  

It is a single family project that includes 5 duplex buildings off of N. Linder Rd.  The homes will be rentals 
designated for low income households.  Our intention is to have each unit provided with individual rolling 
trash carts.  Because it is a single family development, we have decided to stray from a shared trash enclosure 
on site.  The City has stated that they prefer we use the individual services in order to mitigate the problems 
that are associated with an enclosure/dumpster. 

  

For your reference, I have attached a current site plan for the development.  I would be happy to have a call to 
discuss this matter.  Please advise. 

  

Thanks, 

Blake Jumper | Development Manager 



2

The Housing Company 

P.O. Box  6943, Boise, ID 83707‐ 0943 

Office 208‐331‐4765 | Cell 619‐405‐0910  

Blakej@IHFA.ORG 

www.thehousingcompany.org 

  

 
 
 
 
--  
Chad J. Gordon 
J&M Sanitation Inc. 
Office # (208) 922-3313 
Fax # (208) 922-4033 
Cell # (208) 941-6371 
E-mail : chad.gordon@jmsanitation.com 
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JANUARY 30, 2018

LANDSCAPE REQUIREMENTS:

PROXIMITY MAP:    
LANDSCAPE NOTES:   

1. REGULATIONS & STANDARDS

1.1. All contractor work shall be conducted in accordance

with ISPWC (Idaho Standard Public Works Construction),

2018; and City of KUNA, ID codes, standards and state

and local regulations.

2. EXISTING CONDITIONS

2.1. All utilities shall be located prior to construction and

protected. Any damage to structures, utilities or

concrete will be replaced at contractor's expense.

2.2. The site has many existing improvements such as

underground utilities, curb and gutter, light poles and

sidewalks.

2.3. See Engineer's plans for information about existing

features.

3. GRADING & SITE PREPARATION

3.1. Prepare finish grades for planting by grubbing and

removing weeds. If necessary apply Round-Up (or

equivalent herbicide),  using a certified applicator.

Remove rocks and other materials over 2".

3.2. All gravel overprep to be removed and disposed of off

site.

3.3. Finish grade to be smooth transition to allow for entire

site to be a natural flowing space.

3.4. Fine grade lawn areas to elevations set by Engineer's

plans with positive drainage away from structures.

3.5. Refer to Engineer's plans for grading information & for all

drainage pipes and locations.  Protect and retain drainage

at all times.

3.6. No pooling or standing water will be accepted per industry

standards.

3. SOILS

3.2. Reuse of existing topsoil that has been stockpiled on site

is permitted if:

3.2.1. Topsoil is tested and analyzed to ensure a proper

growing medium. Provide additional amendments as

determined by soil tests. And

3.2.2. Topsoil is to be loose, friable sandy loam that is clean

and free of toxic materials, noxious weeds, weed

seeds, rocks, grass or other foreign materials.

3.2.3. Topsoil should have a ph of 6.5 to 8.0.

3.2.4. If on site topsoil does not meet these minimum

standards contractor is responsible for providing

approved imported topsoil or improving onsite

topsoil per the approval of the Landscape Architect.

3.2.5. All lawn areas shall receive 12" minimum depth of

topsoil.

3.3. If imported topsoil is used it must be from a local source

and be screened free of any debris or foreign matter.

Topsoil must not contain rocks, sticks, lumps, or toxic

matter.

3.4. Smooth, compact, and fine grade topsoil in lawn areas to

smooth and uniform grade .5" below adjacent surfaces.

3.5. Amend soil for all new plantings 2 parts topsoil & 1 part

compost.

4. LAWN AREAS

4.1. All lawn areas shall be hydro-seeded with Tall Turf Type

Fescue.

5. PLANTS

5.8. All plant material shall be installed per industry standards.

5.5. All plant material shall meet or exceed the minimum federal

standards as regulated by ANSI z60.1, American

Standard for Nursery Stock. Plants not meeting these

standards for quality, or plants determined to be

unhealthy by Owner's representative, will be rejected.

5.6. All Ball and Burlap trees to be installed per Balled and

Burlapped planting detail.

5.7. All shrubs to be planted per Shrub Planting detail.

5.8. Trees and shrubs over 36" shall not be planted within

clear vision triangles per city code.

5.9. Fertilize all trees and shrubs with 'Agriform' planting

tablets or approved equal. Apply per manufacturers

recommendations.

6. PLANTER BED MULCH

6.1. Planter beds to receive 3" depth bark mulch.

6.2. Apply pre-emergent, per manufacturer's

recommendations.

7. IRRIGATION (POC)

7. Irrigation system shall be built to the following specifications:

7.0.1. Adhere to city codes when connecting to city water.

7.0.1. All irrigation material to be new with manufacturers'

warranty fully intact.

7.0.2. Install indoor rated controller in specified location on

plan.  Coordinate with project manager on exact

location.

7.0.2.1. Controller to include On/Off rain switch or other

rain shut off device that does not alter program.

7.0.3. Irrigation system piping in landscape areas to be

minimum schedule 40 PVC or approved equal, sleeves

to be double the size of pipes located within, all wires

to be contained in separate sleeves 1-1/2" dia min.

7.0.4. Coordinate all sleeving & pipe runs with owner (Local

Construct) & Builder before installing.

7.0.5. Use common trenching where possible..

7.0.6. All wires to be 18 gauge direct, bury wire at a minimum

of 12" below finished grade.  Size wire for correct

voltage loss.

7.0.7. Supply a minimum of (2) spare wires to furthest valves

from controller in all directions.

7.0.8. Flow control device to be included on all remote

control valves, including master control valve.

7.0.9. Connect mainline to point of connection in

approximate location shown on plan.

7.0.10. Provide 

1

2

" winterization port in location near POC.

Winterization port to be located inside of its own

standard valve box.

7.0.11. Contractor is responsible complying with all codes

and paying all permits necessary.

7.0.12. Sprinkler heads shall have matched precipitation

within each control circuit.  Velocities shall not

exceed 5 feet per second.

7.0.13. Locate irrigation materials in planters when possible.

6. CONTRACTOR RESPONSIBILITIES

6.1. Estimated quantities are shown for general reference

only. Contractor shall be responsible for all quantity

estimates.

6.2. Refer to note 2.1 regarding damages to existing utilities

& permitting note in Irrigation section.

6.3. All plant material and workmanship shall be guaranteed for

a period of one year beginning at the date of Acceptance

by Owner. Replace all dead or unhealthy plant material

immediately with same type and size at no cost to Owner.

6.4. Landscape contractor to turn in as built drawings at the

end of project. Substantial completion will not be granted

until 2 copies @ 1"=30' scale are turned in and approved

by owner's representative.

7. In the event of a discrepancy, notify the Landscape Architect

immediately.
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SITE OVERVIEW:  

NORTH

PROJECT SITE

INDIAN CREEK

PER CITY OF KUNA IDAHO MUNICIPAL CODE

LANDSCAPE BUFFER:

*(2) 2"-CAL TREE PER 100 LF, 15' FROM OVERHEAD POWER LINES

*(3) 6'-7' MIN HEIGHT EVERGREEN TREES, 15' FROM OVERHEAD POWER LINES

PER100 LF

*(12)  2 GALLON POT  MINIMUM SHRUBS PER 100 LF

STREET  LENGTH (LF)   TREES REQUIRED/ PROVIDED    SHRUBS REQ'D/ PROV'D

LINDER AVE.     178'2"      9/9 21/21

MITIGATION NOTES:

TREES TO BE REMOVED:

(1) DECIDUOUS TREE WITHIN SITE, (4) DECIDUOUS TREES LOCATED IN ROW

NOTE:

* MITIGATION PER CITY OF KUNA PLANNING & ZONING REQUIRES (2) TREES IN

ADDITION TO THE REQUIRED MINUMUMS

ADDITIONAL REQUIREMENTS:

*"TREES SHALL NOT BE PLANTED WITHIN 10' OF ACHD STORM DRAIN PIPE,

STRUCTURES OR FACILITIES", or 10' WITHIN A FIRE HYDRANT

*SEEPAGE BEDS MUST BE PROTECTED FROM ANY AND ALL CONTAMINATION DURING

THE CONSTRUCTION AND INSTALLATION OF THE LANDSCAPE IRRIGATION SYSTEM

*NO TREES OR SHRUBS OVER 36" HIGH SHALL BE PLANTED WITHIN THE 40'X40' CLEAR

VISION TRIANGLES AT INTERSECTIONS

NORTH

KUNA

2

1

2

"

TOP TWO

STRUCTURAL

ROOTS: <3" BELOW

TOP OF ROOTBALL.

LOWEST

STRUCTURAL ROOT

<5" BELOW TOP OF

ROOT BALL

6

1

2

"

NOTES:

1. DO NOT DAMAGE OR CUT LEADER

2. DO NOT DISTURB ROOT OR DAMAGE ROOT BALL WHEN INSTALLING TREE OR TREE

STAKES.

3. TREE STAKING SHALL BE AT THE DISCRETION OF CONTRACTOR. HOWEVER ANY

TREES DISTURBED FROM PLUMB DURING THE PLANT WARRANTEE PERIOD WILL BE

REPAIRED OR REPLACED AT CONTRACTOR'S EXPENSE.

4. WATER PLANTS THOROUGHLY IMMEDIATELY AFTER INSTILLATION.

5. REMOVE ALL BURLAP, TWINE, ROPE, OR MATERIAL FROM THE TOP 

1

3

 OF THE

ROOTBALL.

6. 5' DIAMETER PLANTER BED/MULCH RING AROUND THE TRUNK OF THE TREE. 3" OF

MULCH MIN. DO NOT PLACE MULCH WITHIN 2" OF TRUNK OF TREE.

GRAFT VISIBLE ABOVE

SOIL LINE

SOIL LINE OF THE TOP OF

THE ROOT BALL AFTER

REMOVING EXCESS SOIL.

2-3" OF MULCH

BACKFILL MIX SEE

NOTES AND

SPECIFICATIONS.

COMPACT SOIL UNDER

ROOTBALL TO 90%

PROCTOR.

CUT AND FOLD WIRE

BASKET FROM TOP OF

ROOTBALL

SOIL SAUCER >3" HIGH

REMOVE AT END OF

PROJECT

BALL AND BURLAP TREE PLANTING

3/4" = 1'-0"

1

329343.13-01

MULCH 2" MIN.

AWAY FROM

TRUNK OF PLANT.

LAWN OR PAVING

BALL AND BURLAP PLANT

(IF CONTAINER - GROWN

PLANT WITH ROOTS

LOOSENED AND PULLED

OUT TO PREVENT PLANT

FROM BECOMING ROOT

BOUND)

SOIL SURFACE

ROUGHENED TO

BIND WITH NEW

SOIL

FOLD BURLAP FROM

TOP OF ROOT BALL

DOWN INTO GROUND;

SET TOP OF BALL

FLUSH WITH FINISH

GRADE

12" TO 18" FOR

LARGER SHRUB

ROOT BALLS,

MAKE DEPTH

MIN. 4" DEEPER

THAN BALL)

3" DEEP MULCH

MIN.

NOTE:

REMOVE ALL TAGS, TWINE OR

OTHER NON BIODEGRADABLE

MATERIALS ATTACHED TO

PLANT OR ROOT MASS.

BACKFILL SHALL BE 100%

TOPSOIL. WATER SETTLE ALL

PLANTINGS TO ENSURE PLANT

ROOTBALL MAINTAINS 

1

2

"

HEIGHT ABOVE EXISTING

SOILS WHEN COMPLETE.

SHRUB PLANTING

1" = 1'-0"

2

329333.16-05

6' CLOSED VISION FENCE

1/2" = 1'-0"

6
'
-
0

"

TOP RAIL

FOOTING BY CONTRACTOR

VERTICAL SLATS

2
"

2
'
-
0

"

6
"

NOTE:

*FENCE TO BE CEDAR WITH SEMI-TRANSPARENT STAIN, OR

OTHER TO BE APPROVED BY OWNER

*POSTS, CONNECTIONS, SLATS & FOOTINGS BY CONTRACTOR

POST BY CONTRACTOR

6'-0" - 8'0"

P-CO-01
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TREES CODE BOTANICAL NAME / COMMON NAME CONT CAL SIZE QTY

PIN FLE

Pinus flexilis `Vanderwolf`s Pyramid` /

Vanderwolf`s Pyramid Pine

20` - 25` H X 10` - 15` W

B & B 6`-7` H 5

PRU CHA
Pyrus calleryana `Chanticleer` /

Chanticleer Pear

CLASS I, 30` - 35` H X 15` W

B & B 2" 2

TIL GRE Tilia cordata `Greenspire` / Greenspire

Littleleaf Linden

CLASS II, 50` - 70` H X 35` - 50` W

B & B 2" 4

SHRUBS CODE BOTANICAL NAME / COMMON NAME SIZE FIELD2 FIELD3 QTY

CAL KAR

Calamagrostis x acutiflora `Karl

Foerster` / Feather Reed Grass

6` H X 2 - 3` W

2 gal
83

HYD LIM
Hydrangea paniculata `Limelight` TM /

Limelight Hydrangea

6`-8` H X 6`-8` W

2 gal
31

ILE SHA Ilex glabra `Shamrock` / Inkberry

4` - 6` H X 4` - 6` W

2 gal
36

LAV MUN

Lavandula angustifolia `Munstead` /

Munstead English Lavender

1` - 1.5` H X 2` W

2 gal
6

PEN HAM
Pennisetum alopecuroides `Hameln` /

Hameln Dwarf Fountain Grass

2 - 3` H X 1.5` - 2` W

2 gal
106

PIN SLO
Pinus mugo `Slowmound` / Mugo Pine

4` H X 6` W

2 gal
17

VIB CAR
Viburnum carlesii / Korean Spice

Viburnum

4` - 6` H X 4` - 6` W

2 gal
22

PLANT SCHEDULE

CODE DESCRIPTION

1 40` X 40` CLEAR VISION TRIANGLE, TYP, NO TREES OR

SHRUBS OVER 36" TO BE LOCATED WITHIN

2
EXISTING IRRIGATION BOX. SEE CIVIL.

3
BUILDING. TYP.

4 ADA PARKING SPACE, SEE ARCHITECTURAL

6 OVERHEAD POWERLINE. NO TREES TO BE PLANTED WITHIN

15`

7 PROPOSED CEDAR CLOSED VISION SCREEN FENCE, 6` H

WITH 1` MOW STRIP, 3/8" CHIPS OVER FABRIC, 2" DEPTH

8 RIGHT OF WAY

9 PROPERTY LINE

10 REMOVE EXISTING TREES

12 PATIOS, SEE CIVIL

13 DRIVE, SEE CIVIL

14 SITE CONCRTE, SEE CIVIL

15 DRIVEWAY. SEE CIVIL

16 PRESERVE EXISTING CANOPY

17 BENCHES, PATIO, WALKING PATHS, SEE CIVIL

18 CONCRETE PAD FOR BUS STOP, SEE CIVIL

19 DRAINAGE SWALE PER CIVIL. TYP.

REFERENCE NOTES SCHEDULE

TALL TURF TYPE FESCUE, SEEDED

EXISTING TREES TO BE REMOVED

HYDRO-SEED

SHEET
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TREES BOTANICAL NAME / COMMON NAME CON

T

CAL SIZE QTY

Pinus flexilis `Vanderwolf`s Pyramid` /

Vanderwolf`s Pyramid Pine

20` - 25` H X 10` - 15` W

B & B 6`-7` H 5

Pyrus calleryana `Chanticleer` / Chanticleer

Pear

CLASS I, 30` - 35` H X 15` W

B & B 2" 2

Tilia cordata `Greenspire` / Greenspire

Littleleaf Linden

CLASS II, 50` - 70` H X 35` - 50` W

B & B 2" 4

SHRUBS BOTANICAL NAME / COMMON NAME SIZE FIELD2 FIELD3 QTY

Calamagrostis x acutiflora `Karl Foerster` /

Feather Reed Grass

6` H X 2 - 3` W

2 gal
83

Hydrangea paniculata `Limelight` TM /

Limelight Hydrangea

6`-8` H X 6`-8` W

2 gal
31

Ilex glabra `Shamrock` / Inkberry

4` - 6` H X 4` - 6` W

2 gal
36

Lavandula angustifolia `Munstead` /

Munstead English Lavender

1` - 1.5` H X 2` W

2 gal
6

Pennisetum alopecuroides `Hameln` / Hameln

Dwarf Fountain Grass

2 - 3` H X 1.5` - 2` W

2 gal
106

Pinus mugo `Slowmound` / Mugo Pine

4` H X 6` W

2 gal
17

Viburnum carlesii / Korean Spice Viburnum

4` - 6` H X 4` - 6` W

2 gal
22

PLANT SCHEDULE

CODE DESCRIPTION

1 40` X 40` CLEAR VISION TRIANGLE, TYP, NO TREES OR

SHRUBS OVER 36" TO BE LOCATED WITHIN

2
EXISTING IRRIGATION BOX. SEE CIVIL.

3
BUILDING. TYP.

4 ADA PARKING SPACE, SEE ARCHITECTURAL

6 OVERHEAD POWERLINE. NO TREES TO BE PLANTED WITHIN

15`

7 PROPOSED CEDAR CLOSED VISION SCREEN FENCE, 6` H

WITH 1` MOW STRIP, 3/8" CHIPS OVER FABRIC, 2" DEPTH

8 RIGHT OF WAY

9 PROPERTY LINE

10 REMOVE EXISTING TREES

12 PATIOS, SEE CIVIL

13 DRIVE, SEE CIVIL

14 SITE CONCRTE, SEE CIVIL

15 DRIVEWAY. SEE CIVIL

16 PRESERVE EXISTING CANOPY

17 BENCHES, PATIO, WALKING PATHS, SEE CIVIL

18 CONCRETE PAD FOR BUS STOP, SEE CIVIL

19 DRAINAGE SWALE PER CIVIL. TYP.

REFERENCE NOTES SCHEDULE

TALL TURF TYPE FESCUE, SEEDED

EXISTING TREES TO BE REMOVED

HYDRO-SEED

SHEET
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Job Name:  Job Type:  

Comments:  Quantity:  

  88230D-833: Manufactured by Sea Gull Lighting 

  88230D-833 - Single-Light Ashville Outdoor Wall  

 
Dark Sky Wall Lantern in Cottage Bronze Finish with Etched White
Tiffany Glass Panels  

 

  UPC #:    Fixture Type:  

  Finish:  Cottage Bronze (833)  

 

  Dimensions:

Diameter: 7 square''

Height: 10 3/4''

Extends Max: 8''

Wire: 6 1/2''

Center of outlet box up: 3 1/4''

Center of outlet box Down: 7 1/2''

Canopy Depth: 7/8''

Canopy Height: 7''

Canopy Width: 5''
  

  Bulbs:

  1 - Medium A - Line 100w max - Bulb Not Included
 

  Material List:

Material #1:   Body - Aluminum - Cottage Bronze

Material #2:   Panels - Glass - Etched White Tiffany Glass
  

  Saftey Listing:

  cUL Listed for Wet Locations 
 
 

  

  

  Features:

 •Replacement Glass Order: G501460-6047

  Instruction Sheets

 •English(HC-1331)  •French(F-009)

  

  Shipping Information (UPS Shipable:NO)

Individual Weight Length Width Height  Carton Weight Length Width Height  Case Weight Length Width Height

Qty: 1 lbs '' '' '' Qty: lbs '' '' '' Qty: lbs '' '' ''

  

http://www.SeaGullLighting.com/Replacement-Glass-G501460-6047.html


 
 
Blake Jumper 
The Housing Company 
PO Box 6943 
Boise, ID 83707-0943 

   

 
 
 
 
 

MAINTENANCE AGREEMENT 
 

Legal Description (Full Legal Description on Exhibit A)  
 
 

This Maintenance Agreement ("Agreement") made and entered into on January , 2018 by and 
between The Housing Company, an Idaho nonprofit corporation and The City of Kuna, State of 
Idaho. 

 
RECITALS 

 
A. The Housing Company is the record owner of the parcel of real property described in 

Exhibit A. 
 
B. The parties desire to enter into a Maintenance Agreement which outlines the 

responsibilities of The Housing Company’s maintenance of its private roadway and 
property.  Cost estimates for roadway maintenance are shown in Exhibit B. 

 
 
 

AGREEMENTS 
 
1. Maintenance 

The Housing Company shall have sole responsibility for all sealing and replacement costs for the 
roadway including maintaining all areas of site drainage. Roadway sealing shall occur every 7 years 
at a cost estimated as shown on Exhibit B.  Secondly, The Housing Company shall have the sole 
responsibility for all snow removal on the property in order to ensure the safety of the public and its 
residents.  Lastly, The Housing Company shall install and maintain all appropriate roadway signage.  
This signage will enforce no parking on the private roadway, under any circumstance.  All vehicles 
that intend to park on the private roadway must use the designated parking spaces that have been 
provided.  Any vehicles in violation of this requirement will be towed.

 
2. Duration 
This management agreement will be perpetual and will run with the land and its use is non-
exclusive. 

 
3. Dispute Resolution 

 
 

a. Mediation. Any dispute arising out of this Agreement will be submitted to mediation 
before a neutral third party. If the parties cannot mutually agree upon a mediator, they will ask the 
presiding judge of the District Court of the Fourth Judicial District of the State of Idaho (the "Court'') 
to appoint one. The parties will attempt in good faith to resolve their dispute through mediation. The 
parties will participate in mediation no more than 15 days later than one party provides written 
notice to the other of the nature of the dispute and the desire for mediation.  All costs of mediation, 
if any, will be split equally between the parties and each party will bear its own attorney fees. 

 
 
 



 
 
 
 
 
 

b. Arbitration. If mediation is not successful, the parties will submit the dispute to binding 
arbitration under rules and procedures set forth in Idaho Code, Title 7, Chapter 9. If the parties 
cannot mutually agree upon an arbitrator, they will ask the presiding judge of the Court to appoint 
one. The substantially prevailing party at arbitration will be entitled to recover its reasonable costs 
and attorney's fees from the other party. 

 
c. Injunctive and Equitable Relief. Notwithstanding anything to the contrary in the 

foregoing, in the event a good faith attempt at mediation is not successful and in lieu of arbitration, 
any party may apply to the Court for equitable or injunctive relief.  Provided, the parties agree that 
in any such action neither party will submit nor will the Court have authority to consider any claims 
for money damages, it being the intent of the parties that all such claims be resolved through 
mediation or arbitration. The substantially prevailing party in any Court action for equitable or 
injunctive relief will be entitled to recover its reasonable costs and attorney's fees from the other 
party. 

 
4. Default 

 
If any of the parties to this Agreement fail to perform as indicated above, the non-defaulting parties 
shall give the defaulting party a written notice to cure. If the defaulting party fails to cure within 
fifteen days of the written notice, then the defaulting party shall be in default of this Agreement and 
the non-defaulting parties may require strict performance of all items, covenants and provisions 
contained in this Agreement and any equitable remedy available including the award of any 
attorney fees required to enforce the provisions of this Agreement. 

 
 

a. Modifications. No provision of this Agreement may be modified or terminated except by 
a written agreement of both parties. 

 
b. Waiver. No provision of this Agreement will be deemed to have been waived unless 

such waiver is in writing signed by the waiving party. Failure at any time to require performance of 
any provision of this Agreement will not be a waiver of any succeeding breach or a waiver of any 
other provision of this Agreement. 

 
c. Notices. Any notice required or permitted by this Agreement must be in writing and 

delivered in person, or by reputable nationwide overnight courier (e.g., Federal Express), or by 
facsimile, or forwarded by certified or registered mail, postage prepaid, return receipt 
requested, at the address indicated below, unless the party giving such notice has been 
notified, in writing, of a change of address. Phone numbers and email addresses are provided 
for information and convenience only, not for notice purposes. 

 
The Housing Company  
PO Box 6943 
Boise, ID 83707 

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



 
 
 

Signature Page 

 
 
 
 
The Housing Company: 
 
 
             
Kathryn Almberg, Director Date 
 
 
City of Kuna: 
 
 
             
Wendy Howell, Director, Planning and Zoning Date 

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 

EXHIBIT A 
 
 

Parcel I 
A portion of the Southeast Quarter of the Southeast Quarter of the Northeast Quarter of the 
Southeast Quarter of Section 23, Township 2 North, Range 1 West, Boise Meridian, Ada 
County, Idaho, and more particularly described as follows: 

 
Commencing at the brass cap at the intersection of Linder Road and Second Street; thence 
North 168.74 feet to a railroad spike, marking the Southeast corner of the Southeast Quarter of 
the Southeast Quarter of the Northeast Quarter of the Southeast Quarter of said Section 23; 
thence 

South 87°57'37" West, a distance of 327.04 feet to a pin; thence 

North a distance of 108.10 feet to a point, the REAL POINT OF BEGINNING; thence 
North 01°07'05" East, a distance of 172.70 feet to a point; thence 

North 87°41'48" East, a distance of 327.31 feet to a point; thence 
South 01°09'30" West, a distance of 179.73 feet to a point; thence 
South 89°33'00" West, a distance of 122.42 feet to a point; thence 
North 89°28'02" West, a distance of 70.91 feet to a point; thence 

South 87°29'33" West, a distance of 133.59 feet to the REAL POINT OF BEGINNING. 
 

Parcel II 
A portion of the Southeast quarter of the Southeast quarter of the Northeast quarter of the 
Southeast quarter, Section 23, Township 2 North, Range 1 West, Boise Meridian, Ada County, 
Idaho, more particularly described as follows: 

 
Commencing at the brass cap at the intersection of Linder Road and Second Street; thence 
North 168.74 feet to a railroad spike, marking the Southeast corner of the southeast quarter of 
the Southeast quarter of the Northeast quarter of the Southeast quarter of said Section 23, being 
the REAL POINT OF BEGINNING; thence 

South 87°57’37” West, a distance of 327.04 feet to a pin; thence North 108.10 feet to a point; 
thence 

North 87°29’33” East, a distance of 133.59 feet to a point; thence South 89°28’02” East, a 
distance of 70.91 feet to a point; thence South 0°38’19” West, a distance of 90.64 feet to a 
point; thence North 89°14’30” East, a distance of 121.62 feet to a point; thence South 12.60 feet 
to the REAL POINT OF BEGINNING. 

 
EXCEPT any portion thereof which may lie within the following: 

 
A portion of the Southeast quarter of the Southeast quarter of the Northeast quarter of the 
Southeast quarter of Section 23, Township 2 North, Range 1 West, Boise Meridian, Ada 
County, Idaho, more particularly described as follows: 

 
Commencing at the Southeast corner of the said Southeast quarter of the Southeast quarter of the 
Northeast quarter of the Southeast quarter, of said Section 23; thence 

North 14.0 feet to the REAL POINT OF BEGINNING; thence 
West 125.0 feet; thence 

North 90.0 feet; thence East 
125.0 feet; thence 

South 90.0 feet to the REAL POINT OF’ BEGINNING. 
 
 



 
ALSO EXCEPTING THEREFROM: 

 
A parcel located in the Southeast quarter of the Northeast quarter of the Southeast quarter of 
Section 23, Township 2 North, Range 1 West, Boise Meridian, Ada County, Idaho, being a 
portion of the parcel described in Warranty Deed Instrument No. 105146004, records of Ada 
County, Idaho, and more particularly described as follows: 

 
Commencing at a brass cap monument marking the Northeast corner of the Southeast 
quarter of said Section 23, from which a brass cap monument marking the Southeast corner 
of the Northeast quarter of the Southeast quarter of said Section 23 bears, South 1°13’51” 
West, a distance of 1,328.34 feet; thence 

South 1°13’51” West along the Easterly boundary of the Southeast quarter of said Section 23, a 
distance of 1,328.34 feet to a brass cap monument and the POINT OF BEGINNING; thence 

North 89°35’19” West (formerly South 87°57’37” West) along the Northerly boundary of the 
Amended Plat of the Townsite of Kuna, according to the official plat thereof, filed in Book 4 
of Plats at Page 187, records of Ada County, Idaho, a distance of 125.01 feet to a point; thence 
leaving said Northerly boundary 

North 1°13’51” East, a distance of 15.79 feet to a point marking the Southwest corner of that 
parcel described in Quitclaim Deed Instrument No. 105185436, records of Ada County, 
Idaho; thence 

South 88°46’09” East (formerly East) along the Southerly boundary of said parcel, a 
distance of 125.00 feet to a 5/8 inch diameter iron pin on the Easterly boundary of said 
Southeast quarter; thence leaving said Southerly boundary 

South 1°13’51” West (formerly South) along said Easterly boundary, a distance of 14.00 feet 
to the POINT OF BEGINNING. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 

EXHIBIT B 
 
 
 
Roadway Total Square Feet: 12,116 
 
Asphalt Sealcoat Cost Per Square Foot: $0.35 
 
Total Price for Roadway Sealcoat:  $4,240.60 
 
 
*Work to be completed every 7 years after project completion* 
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City of Kuna 
 

   P &Z Commission Staff Report 
 
      
 
 

 
To:      P & Z Commission 
 
File Numbers:  17‐08‐ZC (Rezone), 17‐12‐S 

(Subdivision), & 18‐09‐DRC 
(Sub. Design Review). 

   
Location:    SWC of Deer Flat and  
      School  Avenue, Kuna. 
 
Planner:    Troy Behunin, Planner III 
 
Hearing date:    March 13, 2018 (tabled) 
Tabled Until:     March 27, 2018 
 
Owner:   Kolo, LLC  
      Logan Patten 
      P.O. Box 412 
      Kuna, ID 83634 
      208.880.9546 
   logan@libinc.net  
 
Representative:   AllTerra Consulting 
      Jay Walker 
      849 E. State St. 
      Eagle, ID 83616 
      208.484.4479 
                  jwalker@allterraconsulting.com   
     
Table of Contents:

A. Process and Noticing       
B. Applicants Request 
C. Aerial map 
D. Site History 
E. General Project Facts 
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 Commission to City 

Council 
 

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

subdivision’s are designated as public hearings, with the City Council as the decision making body, and 
Commission  as  the  decision  making  body  for  Subdivision  landscape  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.  

  

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

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

i. Neighborhood Meeting    September 16, 2017 (seven (7) persons attended) 
ii. Agency Comment Request    January 17, 2018 
iii. 300’ Property Owners     March 2, 2018 

    Courtesy Notice    March 22, 2018 
iv. Kuna, Melba Newspaper    February 7, 2018 
v. Site Posted      March 1, 2018 

 

B. Applicants Request: 
1. Request: 

Applicant, Jay Walker with AllTerra Consulting, on behalf of Kolo, LLC (Owner), requests approval for a 
rezone of approximately 3.46 acres from R‐6 (Med. Dens. Residential) to C‐1 (Neighborhood Commercial), 
and a preliminary plat for the same lands. The applicant proposes to subdivide the parcels into nine (9) 
buildable  lots  and  3  common  lots.  Applicant  is  also  seeking  Subdivision  landscaping  Design  Review 
approval. This site is located at the SWC Deer Flat and School Avenue. 

 

C. Aerial Map:  
  
 

   

 
  

                                                             ©Copyrighted 
D. Site History:  

This site was annexed into Kuna in March 2016 and has historically been used for small agricultural purposes and 
farm property for many years. 
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E. General Projects Facts:  
1. Comprehensive Plan Map: The Comp Plan Map designation for this site is Mixed‐Use. The Future Land Use 

Map (Comprehensive 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.  
 

 
 
 
 
 
 
 
 
 

 

2. Recreation and Pathways Map: The Recreation and Pathways Master Plan Map  indicates a  future  trail 
within the site. Applicant has proposed open space and landscape treatment next to the existing Teed Lateral. 
Staff recommends a foot path at least 10 feet in width to provide and maintain the necessary connections. 

 



 
Page 4 of 10 Case No. 17-08-ZC, 
 17-12-S and 18-09-DRC 
03/14/18  

            P:\PLANNING AND ZONING\SHARED\CASES\Subdivision\Red Hawk Square 

3. Surrounding Land Uses:           
North  R‐6   Medium Density Residential – Kuna City

South  R‐6  Medium Density Residential – Kuna City

East  R‐6  Medium Density Residential – Kuna City

West  R‐6  Medium Density Residential – Kuna City

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

Parcel Size 
(Approximately) 

Current Zone: (R-6) 
Medium Density Residential

Parcel Number 

3.46 acres R-6 S1323212410 
 

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

6. Existing Structures, Vegetation and Natural Features:  
There are no structures on site. The site has vegetation that is generally associated with an Agricultural field. 
 

7.   Transportation / Connectivity:  
The site is adjacent to Deer Flat Road (north) and School Avenue (east) and has significant frontage on both 
classified roadways. There are two proposed points of access for the project; one on Deer Flat, and one on 
School Avenue Road, to align with the adjacent Subdivision entrance – W. White Fang. There is an internal 
driveway proposed to serve the interior lots. 

 
8. Environmental Issues:  

Staff is not aware of any environmental issues, health or safety conflicts. The site’s topography is generally 
flat with less than 3 percent slope. 

 
9. Agency Responses:  

The following agencies returned comments are included with this case file: 
‐ Kuna City Engineer and Public Works     Exhibit B 1 
‐ Ada County Highway District (ACHD)     Exhibit B 2 
‐ Boise Project Board of Control        Exhibit B 3 
‐ Boise Kuna Irrigation District       Exhibit B 4 
‐ Central Dist. Health Dept. (CDHD)     Exhibit B 5 
‐ COMPASS           Exhibit B 6 
‐ Dept. of Environmental Quality (DEQ)     Exhibit B 7 
‐ Id Transportation Dept. (ITD)       Exhibit B 8 
 

F. Staff Analysis: 
  In March of 2016 (15‐03‐AN), this property was annexed into Kuna city limits with an R‐6 (Med. Den. Res.) 

zone. The project touches two classified roads (Deer Flat and School Ave,) and all public utilities are adjacent 
to the site. The applicant seeks a rezone for this approximately 3.46 acre site from R‐6 (Med. Den. Res.) to the 
C‐1  (Neighborhood Commercial)  zone and approval  for a preliminary plat  for  the  same  lands  in order  to 
develop the property into nine (9) commercial lots and three common lots. This application includes a request 
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for design review approval for the subdivision landscaping to include the buffers along the road frontages and 
along the Teed Lat. 

   
  In Following the Comp Plan Map, the applicant proposes to introduce a true mixed‐use development to this 

part of Kuna, through creation of these nine commercial lots. Six of the lots will be for common commercial 
uses, while the remaining three lots will also be commercial in nature, but are proposed as townhouse style 
multi‐family  dwellings.  The  townhome  style  use,  is  intended  to  act  as  a  buffer  between  the  common 
commercial uses and the existing residential uses south of the property on the Larry Calhoun land. Staff views 
this quite similar to an infill development. 

 
  Staff has reviewed the landscape element of this application. The applicant has stated it is in compliance with 

KCC  (Kuna  City  Code)  5‐17‐18.  However,  staff  finds  that  the  appropriate  landscape  treatment  shall  be 
consistent with KCC 5‐17‐13‐B‐3 and 4. Staff finds the landscape buffer width along Deer Flat to be consistent 
with KCC. However, staff finds the landscape buffer width along School Avenue is proposed at 10 feet when 
KCC 17‐13‐B‐4 calls  for a width of 20  feet minimum. Staff will  leave  it to  the design review committee  to 
determine the minimum width, given the site constraints and other design requirements. Staff also noted that 
the Landscape plan (Sheet L1.0) shows more than the allowed (14) stalls together without a landscape island 
(east side of the proposed drive‐thru, 750 SF building). Staff also notes that the parking  lot  islands do not 
indicate  any  use  of  landscaping.  Staff  recommends  that  the  applicant  submit  a  landscape  plan  for  staff 
approval (Stamped approval), based on the decision of the Design Review Committee.   

 
  Staff has determined this application generally complies, or as conditioned to follow Title 5 of the Kuna City 

Code; Idaho Statute §50‐222; and the Kuna Comprehensive Plan; and forwards a recommendation of approval 
for Case No’s 17‐08‐ZC, 17‐12‐S,  and 18‐09‐DR, 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. 
 

H. Proposed Procedural Background: 
On  March  27,  2018,  the  Commission  will  consider  Case  17‐08‐ZC,  17‐12‐S,  and  18‐09‐DR,  including  the 
applications, 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’s 17‐08‐ZC, 17‐12‐S, and 18‐09‐DR, including the exhibits, staff’s 
report and the public testimony at the public hearing, the Commission of Kuna, Idaho, hereby recommends 
approval / denial the proposed Findings of Fact and Conclusions of Law, and conditions of approval for Case 
No’s 17‐08‐ZC, 17‐12‐S, and hereby approves / denies 18‐09‐DR, for Red Hawk Square 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 and Design Review regulations outlined in titles 5 and 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 
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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’s 17‐08‐ZC, 17‐12‐S, and 
  the  authority  to  approve  /  deny  case No.  18‐09‐DR. On March  27,  2018,  Kuna’s  Commission  voted  to 
  recommend approval / denial of Case No’s 17‐08‐ZC, 17‐12‐S, and voted to approve / deny 18‐09‐DR. 
 
Comment: On March 27, 2018, Commission will vote to recommend approval / denial of Case No’s 17‐08‐ZC, 17‐
  12‐S, and voted to approve / deny Case No. 18‐09‐DR. 
 

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 March 27, 2018, 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 March 27, 2018, 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 17‐08‐ZC, 17‐12‐S, and 18‐09‐DR, 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 commercial uses and variety in housing 
  options in Kuna. The Kuna Planning Map designates this property as Mixed‐Uses. As this is a proposed 
  mixed‐use so therefore the project 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. 
 
  Comment: As noted in the process and noticing sections, notice requirements were met to hold a public 
  hearing on March 13, 2018, however, it was tabled due to a lack of a final ACHD report, and was tabled 
  properly. 
 

J. Proposed Factual Summary: 
This site is located at the southwest corner (SWC) of Deer Flat and School Avenue. Applicant proposes a rezone 
from  R‐6  (Med.  Den.  Residential)  to  C‐1  (Neighborhood  Commercial)  for  approximately  3.46  acres  and  a 
preliminary plat for the same lands, creating a commercial subdivision with nine (9) buildable lots and three (3) 
common  lots. Applicant proposes six common commercial  lots and three multi‐family dwellings  lots. Applicant 
proposes a Subdivision landscaping for the three common lots. The site will take access from two points, one on 
Deer Flat Road, and one from School Avenue to line up with W. White Fang Street. 
 

K. Comprehensive Plan Analysis:      
The Kuna Commission accepts the Comprehensive Plan components as described below: 
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The designation of Mixed‐Use shown on the Planning Map (See Adjacent Map) for this parcel was approved by 
Council.  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 proposed preliminary plat as proposed follows the community vision and provides a way to achieve 
the commercial 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. 

 
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). 
 
Medium Density Residential: 
This designation describes areas where residential development densities generally range from four to eight 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). 
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Comment:  The  proposed  preliminary  plat  requests  an  C‐1  zone,  for  commercial  and  residential mixed‐uses, 
conforming to the Comprehensive Plan and Planning Map approved by Council in August of 2015. 

 
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 medium density residential which will contribute to availability of varied types and 
home sizes in a logical and orderly manner while providing a quality 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 
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: Applicant proposes an extension of the sidewalk and roadway system which complies with the Master 
Street Plan adopted by Kuna. Applicant also proposes connections to future neighborhoods by adding pathways 
and sidewalks for pedestrian and non‐motorized transportation. Applicant proposes a variety of housing densities 
thereby complying with approved land use designation outlined within the Comp Plan and Planning Map. 

 

L. Proposed Kuna City Code Analysis:  
1. This request appears to be consistent and in compliance with all Kuna City Codes (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 Titles 5 and 
6 of the KCC. 

 

2. The site is physically suitable for the rezone and a C‐1 commercial subdivision. 
 

Comment: The 3.46 acre (approximate) project includes a request for a rezone from R‐6 (Medium Density) 
to C‐1 (Neighborhood commercial). The site appears to be compatible with the proposal. 
 

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

 

4. The Rezone and Subdivision proposals are not likely to cause adverse public health problems. 
 
  Comment: The proposed Rezone and Subdivision for the property follows all Kuna City Codes. The proposed 
  development  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. 

6.  
Comment: The Commission did consider the location of the property and adjacent uses.  The subject 
property is in Kuna City and will be connected to the Kuna City central sewer and potable and pressure 
irrigation water systems.  The current adjacent uses are both farms and residential uses and are adjacent to 
an arterial and collector road. 

 

7. 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 17‐08‐ZC, 17‐12‐S and 18‐09‐DR, Commission finds Case 17‐

08‐ZC and 17‐12‐S generally comply with Kuna City Code, and 18‐09‐DR should be conditioned to comply 
with Kuna City Code. 

2. Based on the evidence contained in Case No’s 17‐08‐ZC, 17‐12‐S and 18‐09‐DR, Commission finds Case No’s 
17‐08‐ZC, 17‐12‐S and 18‐09‐DR 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: 
17‐08‐ZC (Rezone), 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. 
 
17‐12‐Sub (Subdivision), 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. 
 
18‐09‐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’s 17‐08‐ZC, 17‐12‐S, and approves/denies Case No. 18‐09‐DRC, a subdivision preliminary plat request 
Jay Walker (AllTerra Consulting) on behalf of Kolo, LLC, with the following conditions of approval: 
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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. 

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. 

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. Staff recommends a 10’ paved walking trail along the Teed Lateral. 

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

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

 
DATED this  ___, day of _____, 2018 
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Telephone (208) 287-1726; Fax (208) 287-1731 
Email:  mborzick@kunaID.gov 

               
 

 
MEMORANDUM 

 
TO:  Director of Kuna Planning and Zoning 
 
FROM: Bob Bachman ~ Public Works Director  

Paul Stevens ~ City Engineer 
Michael L. Borzick ~ GIS Manager/Plan Review 

 
RE:  Redhawk Square  
  South of Deer Flat Road and West of School Street 
  Rezone & Pre-Plat 
 
DATE:  January 23, 2018 
 
 
Public Works has reviewed the request of the above applicant dated January 17, 2018. It is noted that specific 
development plans are not provided except those implied as allowed or permitted in a “C-1” zone. The 
recommendation of Public Works is to proceed with this Project and address any issues and conditions raised 
below in connection with this application during plan review.  Accordingly, the Public Works provides the 
following comments:   
 

1. Sanitary Sewer System 
 
a. The Proposed structures will need to connect to the City sewer system.  The new structures are 

subject to connection fees for any increase in connected load as computed from peak occupant 
load as building permits are obtained.    

b. The property is served by the North Wastewater Treatment Plant.  It is recommended this application 
be conditioned to require connection to the City sewer system for all sanitary sewer needs. 

c. For any connected load, it is recommended this application be conditioned to conform to the sewer 
master plan. In this instance, no frontage or trunk lines need to be constructed. 

d. For assistance in locating existing facilities and understanding issues associated with connection, 
please contact the GIS Manager at 208-287-1726   

e. The current sewer treatment connection fee is $4,326 and the sewer interceptor fee $829 per 
equivalent dwelling unit (Resolution R25-2008).  The number of equivalent dwelling units will be 

CITY OF KUNA 
P.O. BOX 13 

KUNA, ID  83634 
www.KunaID.gov 

MICHAEL L. BORZICK 
GIS MAPPING 
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determined at the time of building permit application, at which time connection fees will be due and 
payable.   
 

2. Potable Water System 
 
a) The Proposed structures will need to connect to the City water system.  The new structures are 

subject to connection fees for any increase in connected load as computed from peak occupant 
load as building permits are obtained.  

b) Water supply capacity is available for this site upon payment of appropriate fees.  Specific 
recommendations of note are as follows: 

c) It is recommended this application be conditioned to require connection to the City water system for 
all potable water needs. 

d) For any connected load, it is recommended this application be conditioned to conform to the water 
master plan.  In this instance, no frontage or trunk lines need to be constructed. 

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

f) The current water connection fee is $1,085 for supply per equivalent dwelling unit and $1,173 for 
trunk mains per equivalent dwelling unit.  Fees for any new or additional meter and service are also 
applicable but are dependent on the size of the meter.  The number of equivalent dwelling units will 
be determined at the time of building permit application, at which time the connection fees will be 
due and payable. 

g) For assistance in locating existing facilities and understanding issues associated with connection, 
please contact the GIS Manager at 208-287-1726. 

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

3. Pressure Irrigation 
 
a) The applicant’s property is not connected to the City pressure irrigation system.  Extension to a 

source of pressurized irrigation water supply is a requirement of the project. 
b) For any connected load, it is recommended this application be conditioned to conform to the 

pressure irrigation master plan. A smaller than called for in the Master Plan - 6” Pressure Irrigation 
line may be installed on Deer Flat road frontage to abridge the two (2) stubbed connections on the 
north property line; however, a 12” Pressure Irrigation Main is required along the entire east side of 
the project. Please coordinate with the City Engineer on how to cross Deer Flat and School Roads. 

c) The current Pressure Irrigation connection fee is $900 for supply and $620 for mains per each 
equivalent dwelling unit.  The number of equivalent dwelling units will be determined at the time of 
building permit application based on landscaped area and operational setup, at which time 
connection fees will be due and payable.  The property is subject to connection fees for its 
connected load. Commercial load is calculated on landscaped area.  

d) As a condition related to Items 3(a) and 3(c), approval of the development shall constitute an 
automatic petition for inclusion in the municipal irrigation system and agreement to the pooling of 
water rights for billing purposes.  

e) For assistance in locating existing facilities and understanding issues associated with connection, 
please contact the GIS Manager at 208-287-1726/ 
 

4. Grading, Gravity Irrigation Storm Drainage 
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a) Runoff from public right-of-way is regulated by ACHD.  Plans are required to conform to ACHD 
standards.  

b) Design of the storm water disposal system for the private property portion of the development, if 
applicable, is subject to the review of the City Engineer and any affected drainage entity.  Exclusive 
of public right-of-way, any increase in quantity or rate of runoff or decrease in quality of runoff 
compared to historical conditions must be detained, treated and released at rates no greater than 
historical amounts.  In the alternative, offsite disposal of storm water in excess of historical rates or 
conditions or disposal at locations different than provided historically, approval of the operating 
entity is required. 

c) The city is now requiring with every new development, a documentation map that illustrates the 
surface and sub-surface water irrigation supply as well as drainage ways that exist in the proposed 
development.  The map must include a layout and essential features of existing irrigation ditches, 
drainage ditches and pipelines within the proposed development.  Open and piped facilities should 
be noted. 

d) The map should include any proposed changes to the systems. 
 

5. General 
 
a) A plan approval letter will be required if this project affects any local irrigation districts. 
b) The City reserves the right of prior approval to all agreements involving the applicant (or its 

successors) and the irrigation or drainage district related to the property of this application. 
c) Verify that existing and proposed elevations match sufficiently at property boundaries to not impose 

a slope burden on adjacent properties. 
d) State the vertical datum used for elevations on all plans. 
e) Provide engineering certification on all final engineering drawings. 

 
6. Public Works Inspection Fees  

 
An inspection fee will be required for any public water, sewer and irrigation construction work 
associated with this development.  The developer will still require a qualified responsible engineer to do 
sufficient inspection to justly certify to the City of Kuna 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 main and payment 
is due and payable prior to City’s scheduling of a pre-construction conference.  It is noted that plans for 
public facility construction are not prepared at this point and extension of public facilities are expected. 
 

7. Right-of-Way 
 
Sufficient full and half right-of-way on section and quarter lines for arterial and collector streets shall be 
provided and developed pursuant to City and ACHD standards.  In this instance, the site fronts on two 
classified streets (Deer Flat Road and Meridian Road) and providing of deeded right-of-way to the 
extent of the frontage on these streets is recommended as a requirement.  
a) It is recommended approaches onto local, section line and quarter line streets comply with ACHD 

approach policies and generally are as far as practical from the intersection. 
b) Sidewalks have previously been provided. 
c) The site frontage lacks Curb and Gutter.  The City of Kuna and ACHD have agreed in informal 

discussions that if a classified street (Deer Flat Road) does not have a street improvement project 
scheduled within ten years which would install the curb and gutter then the City of Kuna may 
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require the development to install the curb and gutter.  It is recommended that sidewalk, curb 
and gutter with drainage facilities be provided on the Deer Flat Road and Meridian Road 
frontages as part of this project. 

 
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 is granted.   
 

9. Property Description 
 
a) A proposed Record of Survey has been provided by the applicant. 

 
We look forward to working with you on this project.  If we may be of further assistance, feel free to 
contact me at 208-287-1726.   
 
Sincerely, 

Michael L Borzick 
Michael L Borzick 
GIS Manager/Plan Review 



  

 
  

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

 

Paul Woods, President 
Rebecca W. Arnold, Vice President 

Sara M. Baker, Commissioner 
Kent Goldthorpe, Commissioner 

Jim Hansen, Commissioner 
 

Date: March 12, 2018 
 
  

 
To: Kolo, LLC 
 PO Box 412 
 Kuna, ID  83634  

 
Subject:  Red Hawk Square/ KPP18-0001/ 17-12-S/ 17-08-ZC 
  SWC of Deer Flat Road and School Avenue   
    
 
On February 12, 2018, the Ada County Highway District staff 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)  
 AllTerra Consulting (via email) 
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Development Services Department 

 
Project/File:  Red Hawk Square/ KPP18-0001/ 17-12-S/ 17-08-ZC 

This is a rezone from R-6 to C-1 and a preliminary plat consisting of 9 lots, located 
on 3.46-acres.  

Lead Agency: City of Kuna 

Site address: SWC of Deer Flat Road & School Ave. 

Staff Approval: March 12, 2018 

Applicant: Kolo, LLC 
 PO Box 412 
 Kuna, ID  83634 

Representative: AllTerra Consulting 
 Jay Walker 
 849 E State Street, Ste. 104 
 Eagle, ID  83616 

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

A.  Findings of Fact 
1. Description of Application:  The applicant is requesting approval of a rezone from R-6 (Medium 

density Residential) to C-1 (Neighborhood Commercial) and a preliminary plat consisting of 9 
lots for a mixed used commercial development with three Tri-plex buildings (Townhomes).  The 
site is located on 3.46-acres.  The City of Kuna’s Future Land Use Map designates this area as 
Mixed Use City Center.  

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

 
3. Site History:  ACHD previously reviewed this site as Kuna16-0002/ 15-03-AN/ 15-03-LS in 

January 2016.  The requirements of this staff report are consistent with those of the prior action. 
4. Adjacent Development:  The following developments are pending or underway in the vicinity of 

the site: 

• TNT Estates, a mixed use residential development, located northwest of the site was 
approved by ACHD on March 8, 2017.  

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

mailto:syarrington@achdidaho.org
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6. New Center Lane Miles:  The proposed development includes 0 centerline miles of new public 
road. 

7. 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. 

8. 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. 

• The intersection of Deer Flat Road and Ten Mile Road is listed in the CIP to be widened to 
2-lanes on the north leg, 2-lanes on the south, 2-lanes east, and 2-lanes on the west leg, 
and constructed as a single-lane roundabout between 2031 and 2035. 

B.  Traffic Findings for Consideration 
1. Trip Generation:   

The applicant is requesting C-1 (Neighborhood Commercial) as the proposed zoning designation 
and has provided a concept plan showing a mixed use development with commercial and 
townhouse uses.  Other possible trip generators that may be located within the site are listed 
below, based on the Institute of Transportation Engineers Trip Generation Manual, 9th edition.  

 

Use (1,000 sf) 
Average Daily Trips 

(ADT) PM Peak Hour 
General Office Building 11.03 1.49 

Medical/ Dental Office Building 36.13 3.57 

Single Tenant Office Building 11.65 1.74 
 

Townhouse (unit) 5.81 0.52 
  

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

 
* Acceptable level of service for a two-lane minor arterial is “E” (575 VPH). 

Roadway Frontage Functional 
Classification 

PM Peak Hour 
Traffic Count 

PM Peak Hour 
Level of 
Service 

Deer Flat Road  332-feet Minor Arterial 464 Better than “E” 

Ten Mile Road 0-feet Minor Arterial 370 Better than “E” 

School Avenue 425-feet Collector 127 Better than “E” 
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* Acceptable level of service for a three-lane minor arterial is “E” (720 VPH) 
 
* Acceptable level of service for a two-lane collector is “D” (425 VPH).  

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 Deer Flat Road east of School Avenue was 7, 065 on 
1/20/2016.  

• The average daily traffic count for Ten Mile Road south of Hubbard Road was 6,424 on 
9/20/2016. 

• The average daily traffic count for School Avenue south of Deer Flat Road was 2,094 on 
1/20/2016.   

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 91-feet of right-of-way for Deer Flat Road (38-feet from 
centerline). 

b. Policy: 
Arterial Roadway Policy:  District Policy 7205.2.1 states that the developer is responsible for 
improving all street frontages adjacent to the site regardless of whether or not access is taken 
to all of the adjacent streets. 
Master Street Map and Typology Policy:  District Policy 7205.5 states that the design of 
improvements for arterials shall be in accordance with District standards, including the Master 
Street Map and Livable Streets Design Guide.  The developer or engineer should contact the 
District before starting any design.   
Street Section and Right-of-Way Width Policy:  District Policies 7205.2.1 & 7205.5.2 state 
that the standard 5-lane street section shall be 72-feet (back-of-curb to back-of-curb) within 
96-feet of right-of-way. This width typically accommodates two travel lanes in each direction, a 
continuous center left-turn lane, and bike lanes on a minor arterial and a safety shoulder on a 
principal arterial. 
Right-of-Way Dedication:  District Policy 7205.2 states that The District will provide 
compensation for additional right-of-way dedicated beyond the existing right-of-way along 
arterials listed as impact fee eligible in the adopted Capital Improvements Plan using available 
impact fee revenue in the Impact Fee Service Area. 
No compensation will be provided for right-of-way on an arterial that is not listed as impact fee 
eligible in the Capital Improvements Plan.  
The District may acquire additional right-of-way beyond the site-related needs to preserve a 
corridor for future capacity improvements, as provided in Section 7300. 
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.   
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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 72-foot street section 
within 97-feet of right-of-way. 
The intersection of Deer Flat Road and School Avenue is designated in the MSM for a future 
single-lane roundabout.  

c. Applicant Proposal:  The applicant is not proposing any improvements to Deer Flat Road 
abutting the site.  

d. Staff Comments/Recommendations:    The applicant should be required to dedicate 
additional right-of-way to total 48-feet of right-of-way from centerline of Deer Flat Road 
abutting the site; and construct a 5-foot wide detached sidewalk located a minimum of 42-feet 
from centerline of Deer Flat Road, abutting the site.  OR, the applicant can dedicate additional 
right-of-way to total 38-feet of right-of-way from centerline of Deer Flat Road abutting the site; 
and construct a 5-foot wide detached sidewalk within a permanent right-of-way easement to 2-
feet behind back of sidewalk.  
The applicant should be required to dedicate sufficient right-of-way at the Deer Flat/ School 
Avenue intersection consistent with the template shown on attachment 3 to accommodate the 
future construction of the single-lane roundabout.     
A Pedestrian Hybrid Beacon (PHB) with direction ADA pedestrian ramps at the crosswalk is 
currently scoped and planned for the Deer Flat/ School Avenue intersection to be located on 
the west side of the intersection and will be constructed by ACHD in coordination with the 
Linder/ Deer Flat intersection improvement project.  

2. School Avenue 
a. Existing Conditions: School Avenue is improved with 2-travel lanes, vertical curb, gutter, 

and 7-foot wide sidewalk abutting the site.  There is 63-feet of right-of-way for School Avenue 
(29-feet from centerline). 

b. Policy: 
Collector Street Policy:  District policy 7206.2.1 states that the developer is responsible for 
improving all collector frontages adjacent to the site or internal to the development as required 
below, regardless of whether access is taken to all of the adjacent streets. 
Master Street Map and Typologies Policy:  District policy 7206.5 states that if the collector 
street is designated with a typology on the Master Street Map, that typology shall be 
considered for the required street improvements.  If there is no typology listed in the Master 
Street Map, then standard street sections shall serve as the default. 
Street Section and Right-of-Way Policy:  District policy 7206.5.2 states that the standard 
right-of-way width for collector streets shall typically be 50 to 70-feet, depending on the 
location and width of the sidewalk and the location and use of the roadway.  The right-of-way 
width may be reduced, with District approval, if the sidewalk is located within an easement; in 
which case the District will require a minimum right-of-way width that extends 2-feet behind 
the back-of-curb on each side. 
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The standard street section shall be 46-feet (back-of-curb to back-of-curb). This width typically 
accommodates a single travel lane in each direction, a continuous center left-turn lane, and 
bike lanes. 
Sidewalk Policy:  District policy 7206.5.6 requires a concrete sidewalks at least 5-feet wide to 
be constructed on both sides of all collector streets.  A parkway strip at least 6-feet wide 
between the back-of-curb and street edge of the sidewalk is required to provide increased 
safety and protection of pedestrians.  Consult the District’s planter width policy if trees are to 
be placed within the parkway strip.  Sidewalks constructed next to the back-of-curb shall be a 
minimum of 7-feet wide. 
Detached sidewalks are encouraged and should be parallel to the adjacent roadway. 
Meandering sidewalks are discouraged.   

A permanent right-of-way easement shall be provided if public sidewalks are placed outside of 
the dedicated right-of-way.  The easement shall encompass the entire area between the right-
of-way line and 2-feet behind the back edge of the sidewalk.  Sidewalks shall either be located 
wholly within the public right-of-way or wholly within an easement. 
Minor Improvements Policy: District Policy 7203.3 states that minor improvements to 
existing streets adjacent to a proposed development may be required.  These improvements 
are to correct deficiencies or replace deteriorated facilities.  Included are sidewalk construction 
or replacement; curb and gutter construction or replacement; replacement of unused 
driveways with curb, gutter and sidewalk; installation or reconstruction of pedestrian ramps; 
pavement repairs; signs; traffic control devices; and other similar items. 

c. Applicant Proposal:  The applicant is not proposing any improvements to School Avenue 
abutting the site.  

d. Staff Comments/Recommendations:  School Avenue is fully improved with vertical curb, 
gutter, 7-foot wide sidewalk, and bike lanes abutting the site.  Therefore no additional right-of-
way or street improvements should be required as part of this application.  
Consistent with District Minor Improvements policy, the applicant should be required to repair 
or replace any deficient or deteriorated curb, gutter, or sidewalk along School Avenue abutting 
the site.  

3. Driveways 
3.1 Deer Flat Road 

a. Existing Conditions:  There are no existing driveways 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. 
Driveway Location Policy:  District policy 7205.4.5 requires driveways located on minor 
arterial roadways from a signalized intersection with a single left turn lane shall be located a 
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minimum of 330-feet from the nearest intersection for a right-in/right-out only driveway and a 
minimum of 660-feet from the intersection for a full-movement driveway. 
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 330-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. 

c. Applicant’s Proposal:  The applicant is proposing to construct a 24-foot wide full-access 
driveway onto Deer Flat Road from the site, located approximately 335-feet west of School 
Avenue.  

d. Staff Comments/Recommendations:  The applicant's proposal meets District Policy and 
should be approved, as proposed because the intersection is currently stop-controlled.  
However, the intersection will be improved in the future with a roundabout or a signal, and at 
that time the location may not meet spacing requirements for a full access driveway. The 
driveway may be restricted in the future to right-in/right-out only, as determined by ACHD at 
the time the Deer Flat Road/School Avenue intersection is improved, and should be noted on 
the final plat.   
The applicant should be required to construct the driveway as a curb return type driveway with 
a 30-foot radii and it should be paved its entire width and at least 30-feet into the site beyond 
the edge of pavement of the roadway. 

3.2 School Avenue 
a. Existing Conditions:  There are no existing driveways onto School Avenue from the site.  
b. Policy: 

Access Policy:  District Policy 7205.4.1 states that all access points associated with 
development applications shall be determined in accordance with the policies in this section 
and Section 7202.  Access points shall be reviewed only for a development application that is 
being considered by the lead land use agency.  Approved access points may be relocated 
and/or restricted in the future if the land use intensifies, changes, or the property redevelops. 
District Policy 7206.1 states that the primary function of a collector is to intercept traffic from 
the local street system and carry that traffic to the nearest arterial.  A secondary function is to 
service adjacent property.  Access will be limited or controlled.  Collectors may also be 
designated at bicycle and bus routes. 
Driveway Location Policy (Stop Controlled Intersection):  District policy 7206.4.4 requires 
driveways located on collector roadways near a STOP controlled intersection to be located 
outside of the area of influence; OR a minimum of 150-feet from the intersection, whichever is 
greater. Dimensions shall be measured from the centerline of the intersection to the centerline 
of the driveway. 
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Successive Driveways:  District policy 7206.4.5 Table 1, requires driveways located on 
collector roadways with a speed limit of 25 MPH and daily traffic volumes greater than 100 
VTD to align or offset a minimum of 245-feet from any existing or proposed driveway. 
Driveway Width Policy:  District policy 7206.4.6 restricts high-volume driveways (100 VTD or 
more) to a maximum width of 36-feet and low-volume driveways (less than 100 VTD) to a 
maximum width of 30-feet. Curb return type driveways with 30-foot radii will be required for 
high-volume driveways with 100 VTD or more.  Curb return type driveways with 15-foot radii 
will be required for low-volume driveways with less than 100 VTD. 
Driveway Paving Policy:  Graveled driveways abutting public streets create maintenance 
problems due to gravel being tracked onto the roadway.  In accordance with District policy, 
7206.4.6, the applicant should be required to pave the driveway its full width and at least 30-
feet into the site beyond the edge of pavement of the roadway and install pavement tapers in 
accordance with Table 2 under District Policy 7206.4.6. 
Minor Improvements Policy: District Policy 7203.3 states that minor improvements to 
existing streets adjacent to a proposed development may be required.  These improvements 
are to correct deficiencies or replace deteriorated facilities.  Included are sidewalk construction 
or replacement; curb and gutter construction or replacement; replacement of unused 
driveways with curb, gutter and sidewalk; installation or reconstruction of pedestrian ramps; 
pavement repairs; signs; traffic control devices; and other similar items. 

c. Applicant’s Proposal:  The applicant is proposing to construct a 30-foot wide driveway onto 
School Avenue from the site, located approximately 425-feet south of Deer Flat Road, in 
alignment with White Fang Street.  

d. Staff Comments/Recommendations: The applicant's proposal meets District policy and 
should be approved as proposed.   

The applicant should be required to construct the driveway as a curb return type driveway with 
30-foot radii and pave the driveway its entire width and at least 30-feet into the site beyond the 
edge of pavement of the roadway.  

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, School Avenue is classified as a collector 
roadway. Other than the access specifically approved with this application, direct lot access is 
prohibited to these roadways and should be noted on the final plat. 
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D. Site Specific Conditions of Approval 

1. Dedicate additional right-of-way to total 48-feet of right-of-way from centerline of Deer Flat Road 
abutting the site.  OR, dedicate additional right-of-way to total 38-feet of right-of-way from 
centerline of Deer Flat Road abutting the site; and construct a 5-foot wide detached sidewalk 
within a permanent right-of-way easement to 2-feet behind back of sidewalk. 

2. Dedicate sufficient right-of-way at the Deer Flat/ School Avenue intersection consistent with the 
template shown on attachment 3.   

3. Right-of-way along Deer Flat Road will be compensated from non-impact funds.   

4. Construct a 5-foot wide detached sidewalk located a minimum of 42-feet from centerline of Deer 
Flat Road abutting the site.   

5. Provide a permanent right-of-way easement to 2-feet behind back of sidewalk for any public 
sidewalk located outside of the dedicated right-of-way.  

6. Consistent with District Minor Improvements policy, repair or replace any deficient or deteriorated 
curb, gutter, or sidewalk along School Avenue abutting the site.  

7. Construct a 24-foot wide curb return type driveway onto Deer Flat Road from the site, located 
335-feet west of School Avenue; with a 30-foot radii and pave the driveway its entire width and at 
least 30-feet into the site beyond the edge of pavement of the roadway.  

8. Place note on the final plat that the driveway onto Deer Flat Road may be restricted to right-
in/right-out only in the future, as determined by ACHD when the Deer Flat Road/School Avenue 
intersection is improved with a signal or roundabout.  

9. Construct a 30-foot wide driveway onto School Avenue from the site as a curb return type 
driveway with 30-foot radius, located 425-feet south of Deer Flat Road; and pave the driveway its 
entire width and at least 30-feet into the site beyond the edge of pavement of the roadway.   

10. Payment of impact fees is due prior to issuance of a building permit. 

11. 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).  

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

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

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

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

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

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

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

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

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

G. Attachments 
1. Vicinity Map 
2. Site Plan 
3. Single-lane roundabout template 
4. Utility Coordinating Council 
5. Development Process Checklist 
6. Appeal Guidelines 
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 ROUNDABOUT TEMPLATE 
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SITE PLAN 

 

 



1

Troy Behunin

From: Lauren Boehlke <laurenboehlke@yahoo.com>
Sent: Friday, January 26, 2018 9:46 AM
To: Troy Behunin
Subject: Re: Red Hawk Square Rezone

Troy, This property has 3.46 acres of Water Rights through Boise-Kuna Irrigation.  According to my maps, the Teed 
Lateral goes through or has previously gone through this property and has/had a Federal Easement for Boise Project 
Board of Control.  To find out if this still exists you would need to contact Bob Carter at the Board of Control main office 
(208) 344-1141 or bcarter@boiseproject.org.   
Thanks,  
Lauren 
  
Lauren S Boehlke 
Sec.-Treasurer 
Boise-Kuna Irrigation District 
Phone# 922-5608 
Fax# 922-5659 
 

On Tuesday, 23 January 2018, 12:45, Troy Behunin <tbehunin@kunaid.gov> wrote: 
 

Everyone, 
Please review the packet included with this email and return relevant comments about the services 
your agency provides to Kuna’s Planning and Zoning office, to be used in the public hearings 
scheduled for this project. Please submit comments to our office on or before February 16, 2018. 
  
This project is scheduled for February 27, 2018. If you need additional time to provide comments, 
please let our office know ASAP. 
Thanks, 
Troy 
  
Troy Behunin  
Planner III 
City of Kuna  
751 W. 4th Street  
Kuna, ID 83634 
TBehunin@KunaId.Gov 
  
CONFIDENTIALITY NOTICE 
This e-mail and any attachments may contain confidential or privileged information. If you are not the intended recipient, you are not authorized to use or 
distribute any information included in this e-mail or its attachments. If you receive this e-mail in error, please delete it from your system and contact the 
sender. 
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Communities in Motion 2040 Development Review 
 

The Community Planning Association of Southwest Idaho (COMPASS) is the metropolitan planning organization 
(MPO) for Ada and Canyon Counties. COMPASS has developed this review 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. This checklist is not intended to be 
prescriptive, but rather a guidance document based on CIM 2040 goals. 
 

 
 
 
 

 
 
 
 
 
 
 
 
 
 

 
 

 

 

 
 

Recommendations 

The proposal is for mixed-use at an infill location nearby public schools and parks. Currently, public 
transportation is more than four miles from the site, however, Communities in Motion 2040 proposes 
future service approximately one mile away. This proposed route will provide service from downtown 
Kuna to the City of Meridian and Eagle Road with 15-minute frequencies in the peak hour and 30-minute 
frequencies in the off peak hours. 
 
 

 
 
More information about COMPASS and Communities in Motion 2040: 
Web: www.compassidaho.org 
Email info@compassidaho.org 
More information about the development review process:  
http://www.compassidaho.org/dashboard/devreview.htm 
 

Development Name: Red Hawk Square   Agency: Kuna 

CIM Vision Category: Existing Neighborhoods 
 
New households: 9   New jobs: 50  Exceeds CIM forecast: No 
 

Farmland contributes to the local economy, creates 
additional jobs, and provides food security to the region. 
Development in farm areas decreases the productivity 
and sustainability of farmland.  
 

Farmland consumed: No 
Farmland within 1 mile: 390 acres 
Farmland Value: N/A 
 

Housing within 1 mile: 3,031 
Jobs within 1 mile: 1,118 
Jobs/Housing Ratio: 0.4 
 

Nearest bus stop: >4 miles 
Nearest public school: 0.8 miles 
Nearest public park: 0.5 miles 
Nearest grocery store: 1.3 miles 
 
 

CIM Corridor: N/A 
Pedestrian level of stress: R—Deer Flat  
Bicycle level of stress: R—Deer Flat 
 

A good jobs/housing balance – a ratio between 1 and 
1.5 – reduces traffic congestion. Higher numbers 
indicate the need for more housing and lower numbers 
indicate an employment need. 

Residents who live or work less than ½ mile from 
critical services have more transportation choices. 
Walking and biking reduces congestion by taking cars off 
the road, while supporting a healthy and active lifestyle.   
 

Level of Stress considers facility type, number of vehicle 
lanes, and speed. Roads with G or PG ratings better 
support bicyclists and pedestrians of all ages and comfort 
levels.  
 

Nearest police station: 0.9 miles 
Nearest fire station: 1 miles 
 

Developments within 1.5 miles of police and fire 
stations ensure that emergency services are more 
efficient and reduce the cost of these important public 
services.   

http://www.compassidaho.org/
mailto:info@compassidaho.org
http://www.compassidaho.org/dashboard/devreview.htm
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The current layout of the service drive and buildings could encourage cut-through 
traffic from Deer Flat Road to School Avenue. Consider interrupting the driveway 
with a roundabout, chicane, bulbouts, or other techniques to improve safety. Also, 
consider realigning the drive-through queue so that backups do not spill onto the 
service driveway.  
 
Consider improving a pathway along the Teed Lateral per the Kuna Regional 
Pathway Map. The Teed Lateral pathway will ultimately provide non-motorized 
access to Butler Park and downtown Kuna. Consider a parking layout that provides 
nearby spaces for the residential portion of the plan. 
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                        STATE OF IDAHO 

                        DEPARTMENT OF ENVIRONMENTAL QUALITY 
                        BOISE REGIONAL OFFICE 
                        1445 North Orchard StreetBoise, ID 83706-2239(208) 373-0550 
  

 
 

DEQ Response to Request for Environmental Comment 
 
 

Date:  January 31, 2018 
Agency Requesting Comments: City of Kuna Planning & Zoning Department  
Date Request Received: January 23, 2018 
Applicant/Description: Red Hawk Square Commercial Subdivision – 17-12-S 

Preliminary Plat & 17-08-ZC Zone Change  
 
Thank you for the opportunity to respond to your request for comment.  While DEQ does not review 
projects on a project-specific basis, we attempt to provide the best review of the information 
provided.  DEQ encourages agencies to review and utilize the Idaho Environmental Guide to assist 
in addressing project-specific conditions that may apply.  This guide can be found at 
http://www.deq.idaho.gov/ieg/.   
 
The following information does not cover every aspect of this project; however, we have the 
following general comments to use as appropriate: 
 
1. Air Quality  

  Please review IDAPA 58.01.01 for all rules on Air Quality, especially those regarding 
fugitive dust (58.01.01.651), trade waste burning (58.01.01.600-617), and odor control 
plans (58.01.01.776). 
 
The property owner, developer, and their contractor(s) must ensure that reasonable 
controls to prevent fugitive dust from becoming airborne are utilized during all phases of 
construction activities per IDAPA 58.01.01.651. 
 
For questions, contact David Luft, Air Quality Manager, at 373-0550. 
 

2. Wastewater and Recycled Water  
  DEQ recommends verifying that there is adequate sewer to serve this project prior to 

approval.  Please contact the sewer provider for a capacity statement, declining balance 
report, and willingness to serve this project.   
 

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

  DEQ recommends that projects be served by existing approved wastewater collection 
systems or a centralized community wastewater system whenever possible.  Please 
contact DEQ to discuss potential for development of a community treatment system 

http://www.deq.idaho.gov/ieg/
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along with best management practices for communities to protect ground water. 
  DEQ recommends that cities and counties develop and use a comprehensive land use 

management plan, which includes the impacts of present and future wastewater 
management in this area.  Please schedule a meeting with DEQ for further discussion 
and recommendations for plan development and implementation.   
 

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

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

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

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

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

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

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

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

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

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

  If this project is near a source of surface water, DEQ requests that projects incorporate 
construction best management practices (BMPs) to assist in the protection of Idaho’s 
water resources.  Additionally, please contact DEQ to identify BMP alternatives and to 

http://www.deq.idaho.gov/water-quality/drinking-water.aspx
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determine whether this project is in an area with Total Maximum Daily Load stormwater 
permit conditions. 
 

  The Idaho Stream Channel Protection Act requires a permit for most stream channel 
alterations.  Please contact the Idaho Department of Water Resources (IDWR), Western 
Regional Office, at 2735 Airport Way, Boise, or call 208-334-2190 for more information.  
Information is also available on the IDWR website at: 
http://www.idwr.idaho.gov/WaterManagement/StreamsDams/Streams/AlterationPermit/AlterationPermit.htm 
 

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

 For questions, contact Lance Holloway, Surface Water Manager, at 373-0550. 
 
5. Hazardous Waste And Ground Water Contamination 

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

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

  Water Quality Standards.  Site activities must comply with the Idaho Water Quality 
Standards (IDAPA 58.01.02) regarding hazardous and deleterious-materials storage, 
disposal, or accumulation adjacent to or in the immediate vicinity of state waters (IDAPA 
58.01.02.800); and the cleanup and reporting of oil-filled electrical equipment (IDAPA 
58.01.02.849); hazardous materials (IDAPA 58.01.02.850); and used-oil and petroleum 
releases (IDAPA 58.01.02.851 and 852).  
 
Petroleum releases must be reported to DEQ in accordance with IDAPA 
58.01.02.851.01 and 04.  Hazardous material releases to state waters, or to land such 
that there is likelihood that it will enter state waters, must be reported to DEQ in 
accordance with IDAPA 58.01.02.850. 
 

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

 For questions, contact Albert Crawshaw, Waste & Remediation Manager, at 373-0550. 
 

http://www.idwr.idaho.gov/WaterManagement/StreamsDams/Streams/AlterationPermit/AlterationPermit.htm
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6.  Additional Notes 
  If an underground storage tank (UST) or an aboveground storage tank (AST) is 

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

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

 

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

 
 

Aaron Scheff 
aaron.scheff@deq.idaho.gov 
Regional Administrator 
Boise Regional Office 
Idaho Department of Environmental Quality 
 
 

ec: C.M. #: 2018AEK11 

 

mailto:aaron.scheff@deq.idaho.gov


 

 

 

 

   
                    

February 16, 2018 
 
 
 
Troy Behunin 
City of Kuna 
751 W. 4th Street 
Kuna, ID 83634 
 
VIA EMAIL 

 
RE:  17-12-S & 17-08-ZC RED HAWK SQUARE COMMERCIAL SUBDIVISION 

 
The Idaho Transportation Department has reviewed the preliminary plat and rezone application by Jay Walker with 
AllTerra Consulting, representing Kolo, LLC for the Red Hawk Square Commercial Subdivision, located on the south 
west corner of Deer Flat Rd. and North School Ave., west of SH-69 milepost 3.10. ITD has the following comments: 
 

1. This parcel does not abut the State Highway system. 

2. The City is reminded that the SH-69/Deerflat Road intersection and the SH-69 corridor are already congested.  
This project will increase the number of vehicle trips within the intersection and in the corridor. As the City 
continues to add additional trips to the corridor through development, the congestion will worsen until the 
roadway system is ultimately overloaded and fails. ITD has no current funding assigned to mitigate traffic 
congestion in the SH-69/Deerflat Road intersection and the SH-69 corridor in this area. 

3. Idaho Code 40-1910 does not allow advertising within the right-of-way of any State highway system. 

4. IDAPA 39.03.60 rules govern advertising along the State highway system.  The applicant may contact Justin 
Pond, Program Manager for ITD’s Headquarters Right-of-Way Section at (208)-334-8832 for more 
information.  

5. ITD does not object to the preliminary plat application and the rezone for the Red Hawk Square Commercial 
Subdivision as presented.  

 
 
If you have any questions, you may contact Shona Tonkin at (208)-334-8341 or me at (208)-332-7190.   
 
Sincerely, 

 
Ken Couch 
Development Services Coordinator 
Ken.Couch@itd.idaho.gov 
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DECIDUOUS TREES	BOTANICAL NAME	COMMON NAME	SIZE	MATURE SIZE HXW	CLASS		QTY BOTANICAL NAME	COMMON NAME	SIZE	MATURE SIZE HXW	CLASS		QTY COMMON NAME	SIZE	MATURE SIZE HXW	CLASS		QTY SIZE	MATURE SIZE HXW	CLASS		QTY MATURE SIZE HXW	CLASS		QTY CLASS		QTY QTY                	Acer platanoides	Norway Maple	2" CAL. B&B	35`X30`	Class II		7 Acer platanoides	Norway Maple	2" CAL. B&B	35`X30`	Class II		7 Norway Maple	2" CAL. B&B	35`X30`	Class II		7 2" CAL. B&B	35`X30`	Class II		7 35`X30`	Class II		7 Class II		7 7                	Fraxinus americana `Autumn Purple`	Autumn Purple Ash	2" CAL. B&B	50`X40`	Class II		3 Fraxinus americana `Autumn Purple`	Autumn Purple Ash	2" CAL. B&B	50`X40`	Class II		3 Autumn Purple Ash	2" CAL. B&B	50`X40`	Class II		3 2" CAL. B&B	50`X40`	Class II		3 50`X40`	Class II		3 Class II		3 3                	Liquidambar styraciflua `Slender Silhouette`	Columnar Sweet Gum	2" CAL. B&B	25`X15`	Class II		13 Liquidambar styraciflua `Slender Silhouette`	Columnar Sweet Gum	2" CAL. B&B	25`X15`	Class II		13 Columnar Sweet Gum	2" CAL. B&B	25`X15`	Class II		13 2" CAL. B&B	25`X15`	Class II		13 25`X15`	Class II		13 Class II		13 13                	Liriodendron tulipifera `Emerald City` TM	Emerald City Tulip Tree	2" CAL. B&B	55`X25`	Class II		8 Liriodendron tulipifera `Emerald City` TM	Emerald City Tulip Tree	2" CAL. B&B	55`X25`	Class II		8 Emerald City Tulip Tree	2" CAL. B&B	55`X25`	Class II		8 2" CAL. B&B	55`X25`	Class II		8 55`X25`	Class II		8 Class II		8 8                	Pyrus calleryana `Capital`	Capital Callery Pear	2" CAL. B&B	35`X15`	Class I		9 Pyrus calleryana `Capital`	Capital Callery Pear	2" CAL. B&B	35`X15`	Class I		9 Capital Callery Pear	2" CAL. B&B	35`X15`	Class I		9 2" CAL. B&B	35`X15`	Class I		9 35`X15`	Class I		9 Class I		9 9 EVERGREEN TREES	BOTANICAL NAME	COMMON NAME	SIZE	MATURE SIZE HXW	CLASS		QTY BOTANICAL NAME	COMMON NAME	SIZE	MATURE SIZE HXW	CLASS		QTY COMMON NAME	SIZE	MATURE SIZE HXW	CLASS		QTY SIZE	MATURE SIZE HXW	CLASS		QTY MATURE SIZE HXW	CLASS		QTY CLASS		QTY QTY                	Pinus flexilis `Vanderwolf`s Pyramid`	Vanderwolf`s Pyramid Pine	10`-12` B&B	25`X15`			3 Pinus flexilis `Vanderwolf`s Pyramid`	Vanderwolf`s Pyramid Pine	10`-12` B&B	25`X15`			3 Vanderwolf`s Pyramid Pine	10`-12` B&B	25`X15`			3 10`-12` B&B	25`X15`			3 25`X15`			3 3 SHRUBS	BOTANICAL NAME	COMMON NAME	SIZE	MATURE SIZE HXW			QTY BOTANICAL NAME	COMMON NAME	SIZE	MATURE SIZE HXW			QTY COMMON NAME	SIZE	MATURE SIZE HXW			QTY SIZE	MATURE SIZE HXW			QTY MATURE SIZE HXW			QTY QTY                	Caryopteris x clandonensis `Blue Mist`	Blue Mist Shrub	5 GAL.	3`X3`			44 Caryopteris x clandonensis `Blue Mist`	Blue Mist Shrub	5 GAL.	3`X3`			44 Blue Mist Shrub	5 GAL.	3`X3`			44 5 GAL.	3`X3`			44 3`X3`			44 44                	Cornus sericea `Kelseyi`	Kelseyi Dogwood	5 GAL.	2`X3`			7 Cornus sericea `Kelseyi`	Kelseyi Dogwood	5 GAL.	2`X3`			7 Kelseyi Dogwood	5 GAL.	2`X3`			7 5 GAL.	2`X3`			7 2`X3`			7 7                	Hydrangea arborescens `Abetwo`	Incrediball Hydrangea	5 GAL.	4`X4`			3 Hydrangea arborescens `Abetwo`	Incrediball Hydrangea	5 GAL.	4`X4`			3 Incrediball Hydrangea	5 GAL.	4`X4`			3 5 GAL.	4`X4`			3 4`X4`			3 3                	Physocarpus opulifolius `Summer Wine`	Summer Wine Ninebark	5 GAL.	5`X5`			9 Physocarpus opulifolius `Summer Wine`	Summer Wine Ninebark	5 GAL.	5`X5`			9 Summer Wine Ninebark	5 GAL.	5`X5`			9 5 GAL.	5`X5`			9 5`X5`			9 9                	Rhus aromatica `Gro-Low`	Gro-Low Fragrant Sumac	2 GAL.	3`X6`			5 Rhus aromatica `Gro-Low`	Gro-Low Fragrant Sumac	2 GAL.	3`X6`			5 Gro-Low Fragrant Sumac	2 GAL.	3`X6`			5 2 GAL.	3`X6`			5 3`X6`			5 5 ANNUALS/PERENNIALS	BOTANICAL NAME	COMMON NAME	SIZE	MATURE SIZE HXW			QTY BOTANICAL NAME	COMMON NAME	SIZE	MATURE SIZE HXW			QTY COMMON NAME	SIZE	MATURE SIZE HXW			QTY SIZE	MATURE SIZE HXW			QTY MATURE SIZE HXW			QTY QTY                	Hemerocallis x `Stella de Oro`	Stella de Oro Daylily	1 GAL.	1`X2`			6 Hemerocallis x `Stella de Oro`	Stella de Oro Daylily	1 GAL.	1`X2`			6 Stella de Oro Daylily	1 GAL.	1`X2`			6 1 GAL.	1`X2`			6 1`X2`			6 6                	Lavandula angustifolia `Thumbelina Leigh`	Thumbelina Leigh English Lavender	1 GAL.	1`X1.5`			23 Lavandula angustifolia `Thumbelina Leigh`	Thumbelina Leigh English Lavender	1 GAL.	1`X1.5`			23 Thumbelina Leigh English Lavender	1 GAL.	1`X1.5`			23 1 GAL.	1`X1.5`			23 1`X1.5`			23 23                	Penstemon eatonii	Firecracker Penstemon	1 GAL.	2`X2`			18 Penstemon eatonii	Firecracker Penstemon	1 GAL.	2`X2`			18 Firecracker Penstemon	1 GAL.	2`X2`			18 1 GAL.	2`X2`			18 2`X2`			18 18                	Rudbeckia fulgida `Goldstrum`	Coneflower	1 GAL.	2`X2`			28 Rudbeckia fulgida `Goldstrum`	Coneflower	1 GAL.	2`X2`			28 Coneflower	1 GAL.	2`X2`			28 1 GAL.	2`X2`			28 2`X2`			28 28 GRASSES	BOTANICAL NAME	COMMON NAME	SIZE	MATURE SIZE HXW			QTY BOTANICAL NAME	COMMON NAME	SIZE	MATURE SIZE HXW			QTY COMMON NAME	SIZE	MATURE SIZE HXW			QTY SIZE	MATURE SIZE HXW			QTY MATURE SIZE HXW			QTY QTY                	Calamagrostis x acutiflora `Karl Foerster`	Feather Reed Grass	1 GAL.	4`X2`			53 Calamagrostis x acutiflora `Karl Foerster`	Feather Reed Grass	1 GAL.	4`X2`			53 Feather Reed Grass	1 GAL.	4`X2`			53 1 GAL.	4`X2`			53 4`X2`			53 53                	Calamagrostis x acutiflora `Overdam`	Overdam Feather Reed Grass	1 GAL.	6`X2`			25 Calamagrostis x acutiflora `Overdam`	Overdam Feather Reed Grass	1 GAL.	6`X2`			25 Overdam Feather Reed Grass	1 GAL.	6`X2`			25 1 GAL.	6`X2`			25 6`X2`			25 25                	Hakonechloa macra `All Gold`	Japanese Forest Grass	1 GAL.	1`X2`			6 Hakonechloa macra `All Gold`	Japanese Forest Grass	1 GAL.	1`X2`			6 Japanese Forest Grass	1 GAL.	1`X2`			6 1 GAL.	1`X2`			6 1`X2`			6 6 GROUND COVERS	BOTANICAL NAME	COMMON NAME	CONT			QTY BOTANICAL NAME	COMMON NAME	CONT			QTY COMMON NAME	CONT			QTY CONT			QTY QTY                	Festuca rubra	Red Fescue	SOD			3,072 sfFestuca rubra	Red Fescue	SOD			3,072 sfRed Fescue	SOD			3,072 sfSOD			3,072 sf3,072 sf
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