
Page 1 of 2 
Commission Regular Meeting May 27, 2025 

 

  

 

 

 

 

Planning & Zoning Commission  
REGULAR MEETING AGENDA 
Tuesday, May 27, 2025, at 6:00 PM 

 
For questions, please call Planning and Zoning at (208) 922-5546. 

ALL AGENDA ITEMS ARE ACTION ITEMS UNLESS OTHERWISE NOTED. 
 

1. CALL TO ORDER & ROLL CALL:  
 
2. CONSENT AGENDA:  
All items listed are routine and acted on with one (1) Motion by the Commission; there will be no 
separate discussion unless the Chairman, Commissioner, or Staff requests it be removed. Removed 
items will be placed under Business unless otherwise instructed.  
 
A. Regular Commission Meeting Minutes Dated May 13, 2025  

 
B. Decision and Reasoned Statement(s) 

1. Case No. 25-01-DAN – 6820 S. Ten Mile Rd.  
2. Case No. 25-02-AN – Hudon Annexation 

Potential Motion: 
• Motion to Approve Consent agenda. 
• Motion to Approve Consent agenda with amendments (i.e., correction to previous 

meeting minutes, etc.) 
 

3. PUBLIC HEARINGS:  
A. Case No. 25-02-CPF (Combination Preliminary & Final Plat) for Valor Social Club – Troy 

Behunin, Senior Planner 
 
Applicant requests Combined Preliminary and Final Plat approval in order to consolidate 
multiple remnant parcels and create a total of five (5) new lots on approx. 335 ac. Within 
existing R-6 (Medium Density Residential) and R-12 (High Density Residential) zones; The 
site is in Section 15 & 22, Township 2 North, Range 1 East. The site is located near N 
Cloverdale and E Kuna Roads, Kuna, ID. 
 
Potential Motions: 
 
• Motion to recommend Approval/Conditional Approval/Denial of Case No. 25-02-CPF 

with Conditions as outlined in the staff report (and additional Conditions imposed by 
Commission, if applicable). 

 
 
 
 

OFFICIALS 
Dana Hennis, Chairman 
Bryan Clark, Vice Chairman  
Ginny Greger, Commissioner  
Jim Main, Commissioner 
Bobby Rossadillo, Commissioner 
 

CITY OF KUNA 
City Hall Council Chambers  

751 W 4th Street, Kuna, ID 83634 
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4. BUSINESS ITEMS: 
A. Case No. 25-07-DR (Design Review) for Jimmy Johns – Marina Lundy, Planner 
 

Applicant requests Design Review approval for design of a new Jimmy John's Restaurant. 
The site is .56 acres and is located near the intersection of Meridian Rd and Profile Rd and is 
identified as parcel No. R0539830060 (SEC 19, T2N, R1E). 

 
Potential Motions: 
 

• Motion to recommend Approve/Conditional Approve/Deny of Case No. 25-07-DR 
with Conditions as outlined in the staff report (and additional Conditions imposed by 
Commission, if applicable). 

 
B. Case No. 25-16-DR (Design Review) for Burger King – Marina Lundy, Planner 
 

Applicant requests Design Review approval for design of a new Burger King Restaurant. The 
site is .802 acres and is located near the intersection of E Deer Flat Rd and N Meridian Rd 
and is identified as parcel No. R6949010600. 
 
Potential Motions: 
 

• Motion to Approve/Conditional Approve/Deny of Case No. 25-16-DR with Conditions 
as outlined in the staff report (and additional Conditions imposed by Commission, if 
applicable). 

 
 

5. UPDATES & REPORTS: 
 

6. ADJOURNMENT: 
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Planning & Zoning Commission  
REGULAR MEETING MINUTES 
Tuesday, May 13, 2025, at 6:00 PM 

 
For questions, please call Planning and Zoning at (208) 922-5546. 

ALL AGENDA ITEMS ARE ACTION ITEMS UNLESS OTHERWISE NOTED. 
 

1. CALL TO ORDER & ROLL CALL:  
(Timestamp 00:00:02) 
 

Chairman Dana Hennis Okay, it looks like it's about time to go ahead and call to order the regularly 
scheduled Planning & Zoning Commission meeting for Tuesday, May 13th, 2025. We'll go ahead and 
start with roll call. 

Planning & Zoning Director Doug Hanson Chairman Dana Hennis. 

Chairman Dana Hennis Present. 

Planning & Zoning Director Doug Hanson Commissioner Bryan Clark. 

Vice Chairman Bryan Clark Present. 

Planning & Zoning Director Doug Hanson Commissioner Ginny Greger…Commissioner Jim Main.  

Commissioner Jim Main Present. 

Planning & Zoning Director Doug Hanson Commissioner Bobby Rossadillo. 

Commissioner Bobby Rossadillo Present. 

 
COMMISSIONERS PRESENT 
Chairman Dana Hennis - Present 
Vice Chairman Bryan Clark - Present 
Commissioner Ginny Greger - Absent 
Commissioner Jim Main - Present 
Commissioner Bobby Rossadillo - Present 
 
CITY STAFF PRESENT  
Doug Hanson, Planning & Zoning Director 
Troy Behunin, Senior Planner 
Marina Lundy, Planner 
Maren Ericson, City Attorney 
 
 
 
 
 
 
 
 

OFFICIALS 
Dana Hennis, Chairman 
Bryan Clark, Vice Chairman  
Ginny Greger, Commissioner  
Jim Main, Commissioner 
Bobby Rossadillo, Commissioner 
 

CITY OF KUNA 
City Hall Council Chambers  

751 W 4th Street, Kuna, ID 83634 
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2. CONSENT AGENDA:  
All items listed are routine and acted on with one (1) Motion by the Commission; there will be no 
separate discussion unless the Chairman, Commissioner, or Staff requests it be removed. Removed 
items will be placed under Business unless otherwise instructed.  
(Timestamp 00:00:26) 
 
A. Regular Commission Meeting Minutes Dated April 8, 2025  

 
B. Decision and Reasoned Statement(s) 

1. Case No. 25-01-CPM – DESRI Solar 
2. Case No. 24-09-AN, 24-06-S & 24-25-DR – Blossom Meadows 
3. Case No. 25-02-DR – Kavemen Trailers  

Potential Motion: 
• Motion to Approve Consent agenda. 
• Motion to Approve Consent agenda with amendments (i.e., correction to previous 

meeting minutes, etc.) 
(Timestamp 00:00:26) 
 
Chairman Dana Hennis Thank you. First up on the agenda is our consent agenda. 

Commissioner Bobby Rosadillo I'll make a motion to approve the consent agenda. 

Vice Chairman Bryan Clark Seconded. 

Chairman Dana Hennis Thank you, all in favor? 

All Commissioners Aye. 

 
(Timestamp 00:00:31) 
Motion To: Approve the Consent Agenda 
Motion By: Commissioner Bobby Rosadillo 
Motion Seconded By: Commissioner Bryan Clark 
Further Discussion: None 
Voting Aye: Commissioners Rosadillo, Main, Clark, Hennis 
Voting Nay: None 
Absent: Commissioner Greger 
4-0-1 
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3. PUBLIC HEARINGS:  
(Timestamp 00:00:39) 
 
A. Case No. 25-01-DAN (De-Annexation) for 6820 S Ten Mile Road – Doug Hanson, Planning 

& Zoning Director 
 
Applicant requests de-annexation from Kuna City Limits. The site is located at 6820 S Ten 
Mile Road within SEC 2, T2N, R1W. 
 
Potential Motions: 
 
• Motion to recommend Approval/Conditional Approval/Denial of Case No. 25-01-DAN 

with Conditions as outlined in the staff report (and additional Conditions imposed by 
Commission, if applicable). 

(Timestamp 00:00:39) 
 
Chairman Dana Hennis Next up on the agenda is our public hearings. So first up being case #25-01-
DAN the de-annexation for 6820 S Ten Mile Rd., Doug. 

Planning & Zoning Director Doug Hanson Good evening, Commissioners. For the record, Doug 
Hanson, Planning & Zoning Director, Development Services, 751 W 4th St. Kuna. The applicant requests 
de-annexation from Kuna city limits. The site is located at 6820 S Ten Mile Rd. The property was 
originally annexed on May 2nd, 2006 as a part of a 10-acre annexation. The property is not serviced by 
city water or wastewater utilities. The result of the annexation is not anticipated to cause any immediate 
or foreseeable future complications or detriment to the continued operation of city infrastructure. Kuna 
city limits are adjacent to the East, South and West of the subject site. Therefore, the de-annexation, if 
approved, will not create an enclave to prohibit surrounding property owners for requesting annexation in 
the future, if desired. And with that, I will stand by for any questions. 

Chairman Dana Hennis Thank you. 

Commissioner Bobby Rosadillo I think the one question I have is that the… in the staff report it was 
supportive of the de-annexation and in the Ada County’s letter they were not in support of it? 

Planning & Zoning Director Doug Hanson For the record, Doug Hanson, Kuna Planning & Zoning. I 
believe the Ada County comments, they were misinformed that the property was already connected to city 
infrastructure, and that's not the case. 

Commissioner Bobby Rosadillo Okay, thank you. 

Chairman Dana Hennis Any other questions? So just for clarification, the 10 acre, this is just a portion 
of that that was annexed already? 

Planning & Zoning Director Doug Hanson For the record, Doug Hanson, Kuna Planning & Zoning. So, 
it originally annexed as approximately a 10 acre parcel and it is this is just a 1.1 acre piece of that original 
annexation, a record of survey has was recorded to split the lot back in ‘07, ‘08… 

Chairman Dana Hennis But it's still the rest of that property is still annexed? 
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Planning & Zoning Director Doug Hanson The rest of the property is what the North Wastewater 
treatment plant for the City of Kuna sits on. 

Chairman Dana Hennis So can I ask why is this being de-annexed? 

Public Works Director Adam Wenger Sure, Commissioner. Adam Wenger, City of Kuna Public 
Works, 6950 S Ten Mile. The original annexation was a means to an end to get the property for the city to 
build the wastewater treatment plant. This was not a desire of the applicant necessarily at that time, or this 
time, or this time. And they have since determined that the cost benefit ratio of being within the city or the 
county is such that de-annexation makes sense. 

Chairman Dana Hennis Okay, understood. Okay. 

Public Works Director Adam Wenger Not much more to it than that apparently.  

Chairman Dana Hennis Gotcha. okay. So this is being requested by that person? 

Public Works Director Adam Wenger That's correct. 

Chairman Dana Hennis Okay, thank you. Any other questions from Commission? And I assume we 
don't have. Any other parties involved that are speaking? 

Planning & Zoning Director Doug Hanson Yeah. For the record, Doug Hanson Kuna Planning & 
Zoning. The applicant was unable to attend this evening.  

Chairman Dana Hennis Okay. So I guess with that, do we have sign-up sheets? 

 [Brief Silence] 

Chairman Dana Hennis Thank you. So with that, I will open up the public testimony at 6:04. I do not 
see anybody currently on the list to speak. Is there anybody in the audience that would like to speak on 
this application? Okay, and see none, I will go ahead and close the public testimony at 6:04. And that 
brings us to our deliberation. I guess this seems pretty straightforward.  

Vice Chairman Bryan Clark Yeah, we…Looking through all the documentation, it looks like it's not 
really… not to be that guy, but it's not advantageous to the city to hold on to it. 

Chairman Dana Hennis Correct. Yeah. 

Commissioner Bobby Rosadillo I mean that would be my only concern. Are there negatives on the city's 
end as well? I mean obviously there's positives for the homeowners. Otherwise they wouldn't be acting 
for it, but just want to make sure there's no negative. 

Chairman Dana Hennis Well, and then other adjacent properties that might have some influence, but it 
sounds like those are okay. 

Commissioner Jim Main Right, I see no issue with it. 

Chairman Dana Hennis Okay. Well, unless there's any further comments or questions, I'd stand for a 
motion. 

Vice Chairman Bryan Clark Mr. Chairman, I move to recommend approval for… of case #25-01-DAN 
with conditions as outlined in the staff report. 

Commissioner Jim Main I'll second that. 
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Chairman Dana Hennis Thank you, all in favor? 

All Commissioners Aye. 

Chairman Dana Hennis Any opposed? Nope. And that motion carries. Thank you. 

 
(Timestamp 00:05:24) 
Motion To: Recommend Approval Of Case #25-01-DAN With Conditions 
Motion By: Commissioner Bryan Clark 
Motion Seconded By: Commissioner Jim Main 
Further Discussion: None 
Voting Aye: Commissioners Rosadillo, Main, Clark, Hennis 
Voting Nay: None 
Absent: Commissioner Greger 
4-0-1 
 
 
B. Case Nos. 25-02-AN (Annexation) for Hudon – Marina Lundy, Planner 

 
Applicant requests Annexation and Zoning for 847 S Ash Ave, Kuna ID 83634 which is located 
along W Sunbeam St. and S Ash Ave. Applicant is requesting the R-6 zone. 
 
Potential Motions: 
 
• Motion to recommend Approval/Conditional Approval/Denial of Case No. 25-02-AN with 

Conditions as outlined in the staff report (and additional Conditions imposed by 
Commission, if applicable). 

(Timestamp 00:05:39) 

Chairman Dana Hennis Next up on the agenda is case #25-02-AN, annexation for Hudon, Marina 
Lundy. 

Planner Marina Lundy Good evening, members of the Commission. For the record, Marina Lundy, 
Planner, Kuna Development Services Department. The application before you this evening requests 
annexation into Kuna city limits as an R-6 zone. The applicant has requested to annex in order to receive 
pressurized irrigation through public works. The parcel touches city limits on the South and West side of 
the property and the proposed R-6 zone matches the city's future land use map. Staff would like to note 
that the applicant currently uses the property for agricultural purposes, which would be allowed to 
continue as a legal non-conforming use until such a time that the property develops in the future. The 
application will or the applicant will maintain their agricultural exemption with the Ada County Assessors 
Office. And staff has reviewed the application for compliance with Kuna City Code, Idaho Statutes, and 
the Kuna Comprehensive Plan. And should the Commission approve the application, staff recommends 
the applicant be subject to the proposed recommended conditions as outlined in the staff report. The 
applicant is present tonight and I will be here for any questions. 

Chairman Dana Hennis Thank you. Any questions for staff at this time? 

Commissioner Jim Main No.  
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Chairman Dana Hennis Would the applicant like to say anything further? You can come on up to the 
microphone, state your name and address, if you would please for the record. 

Noel Hudon My name is Noel Hudon. Any other? 

Chairman Dana Hennis Just your address please. 

Noel Hudon 847 S Ash Ave. Kuna. Yeah, I just wanted to say I appreciate everyone being here for this, 
this meeting and this annexation. It means a lot to us to kind of get our water rights back to us. And we've 
been working really hard with the City Water Department and Kuna, so. This is some of this kind of been 
in the works for several years and I think this is the right move and you know we were city before we're 
kind of happy to be city again. So look forward to, you know, seeing us to meetings and you know, you 
know, getting back involved so that’s all I have to say. 

Chairman Dana Hennis Great. Thank you. 

Noel Hudon If you guys have any questions I would be up to answer anything. 

Commissioner Bobby Rosadillo I'm just curious why the R-6 designation? 

Noel Hudon I was told that that matches the city’s future plan development. I didn't request…We're. I'm 
an R1- right now. I mean, I didn't have anything. I was just like, ‘hey, is there a possibility for future, 
maybe, splitting my property for my kids to build something or, you know, my mother-in-law house?’ 
And they're like, ‘well, our future development site is this’… And so I was like, ‘well, that's more than I 
would ever need.’ But any other questions? 

Commissioner Bobby Rosadillo Thank you. 

Chairman Dana Hennis Any other questions? 

Commissioner Jim Main No. 

Chairman Dana Hennis  I guess I just have one. Have you read the staff report and the conditions in 
there and you're in agreeance with all of them? 

Noel Hudon Yeah, we did talk in great detail, especially about the ACHD's because my property is under 
5 acres and not the over and this and that. And yeah, I think I think everything's good. You know? So I 
read everything and I think we've had good discussions. 

Chairman Dana Hennis Okay, well perfect. Just want to make sure. 

 Noel Hudon Thank you. 

Chairman Dana Hennis Thank you. So with that, I will go ahead and open up the public testimony at 
6:09. And again seeing nobody listed on here, I'll ask anybody in the audience that has any desire to 
testify on this application at all? Nope, okay and see none. I'll go ahead and close the public testimony at 
6:09. And that'll take us to our deliberation. Again, I think that one…this one's pretty straightforward and 
you know it's owner requested and to get the water back. So I think that's a good thing. 

Commissioner Jim Main Yeah, I do have one question. I see Tim’s out here. We didn't… I didn't see 
anything from you in the packet. Is there any opposition from the school district on this one? 

 [Inaudible] 
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Commissioner Jim Main Okay. 

Commissioner Bobby Rosadillo I think they did, they did have a letter. 

Commissioner Jim Main They did? Okay. Thank you. Yeah, I don't. I don't see any issue with it. 
Basically. Would it? It conforms to the adjacent properties? 

Vice Chairman Bryan Clark Yeah. No, I don't see anything. 

Chairman Dana Hennis If there's no other questions or concerns, I'd stand for a motion. 

Vice Chairman Bryan Clark Mr. Chairman, I move that we recommend approval of case #25-02-AN 
with conditions as outlined in the staff report. 

Commissioner Bobby Rosadillo I'll second that. 

Chairman Dana Hennis Thank you all. In favor? 

All Commissioners Aye. 

Chairman Dana Hennis any opposed? No motion carries. Thank you. 

 
(Timestamp 00:10:38) 
Motion To: Recommend Approval Of Case #25-02-AN With Conditions 
Motion By: Commissioner Bryan Clark 
Motion Seconded By: Commissioner Bobby Rosadillo 
Further Discussion: None 
Voting Aye: Commissioners Rosadillo, Main, Clark, Hennis 
Voting Nay: None 
Absent: Commissioner Greger 
4-0-1 
 

 
4. BUSINESS ITEMS: 

 
5. UPDATES & REPORTS: 
(Timestamp 00:10:58) 

 
Chairman Dana Hennis With that, that completes our agenda for tonight. Is there any other reports or 
announcements from the city, from staff? 

Planning & Zoning Director Doug Hanson No. 
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 6. ADJOURNMENT: 
(Timestamp 00:11:14) 

Vice Chairman Bryan Clark Okay, Mr. Chairman, I move that we adjourn. 

 Commissioner Bobby Rosadillo Second. 

Chairman Dana Hennis Thank you. All in favor? 

All Commissioners Aye. 

Chairman Dana Hennis Thank you. 

 

(Timestamp 00:11:14) 
Motion To: Adjourn 
Motion By: Commissioner Bryan Clark 
Motion Seconded By: Commissioner Bobby Rosadillo 
Further Discussion: None 
Voting Aye: Commissioners Rosadillo, Main, Clark, Hennis 
Voting Nay: None 
Absent: Commissioner Greger 
4-0-1 
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________________________ 
Dana Hennis, Chairman 

 
 

ATTEST: 
 
 

__________________________ 
Doug Hanson, Director 
 

Minutes prepared by Garrett Michaelson, Deputy City Clerk. 
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BEFORE THE PLANNING AND ZONING COMMISSION  
CITY OF KUNA, ADA COUNTY IDAHO 

 
IN THE MATTER OF THE APPLICATION OF 
 
DURRANT HOME PLACE LLC 
 
 
Related to the De-annexation of a property 
located at 6820 S Ten Mile Road.   

) 
) 
) 
) 
) 
) 
) 

Case No. 25-01-DAN 
 (De-annexation) 
 
DECISION AND REASONED 
STATEMENT FOR THE 6820 S 
TEN MILE ROAD DE-
ANNEXATION 

 
SECTION 1 

INTRODUCTION AND PROCEDURAL BACKGROUND 
 

THESE MATTERS came before the Planning and Zoning Commission, the “Commission” 
on May 13, 2025, where the Commission voted to recommend for approval Case No. 25-01-DAN. 
Thereafter, this Decision was prepared and presented to the Commission on May 27, 2025, for 
formal adoption of the Commission’s decision.  
 

SECTION 2 
DECISION 

 
 The Commission, having considered the record and listened to the arguments and 

presentations at the hearing, DOES HEREBY ORDER AND DECIDE: 

The De-annexation Application (25-02-DAN) is hereby Recommended Approval. 

 
SECTION 3 

RECORD OF EXHIBITS AND TESTIMONY 
 

I. List of Exhibits. 
 

 AFFIDAVIT OF LEGAL INTEREST 
 ANNEXATION AND ZONING APPLICATION 
 COMMITMENT TO PROPERTY POSTING 
 LEGAL DESCRIPTION 
 NARRATIVE 
 NEIGHBORHOOD MEETING CERTIFICATION 
 ORIGINAL ANNEXATION ORDINANCE 
 PLANNING & ZONING APPLICATION COVERSHEET 
 VICINITY MAP 
 ADA COUNTY DEVELOPMENT SERVICES 
 BOISE PROJECT BOARD OF CONTROL 
 DEPARTMENT OF ENVIRONMENTAL QUALITY 
 IDAHO TRANSPORTATION DEPARTMENT 
 KUNA SCHOOL DISTRICT 
 PUBLIC WORKS 
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 AGENCY TRANSMITTAL 
 IP PUBLICATION PZ 05.13.2025 
 PROOF OF LEGAL MAILER PZ 05.13.2025 
 PROOF OF PROPERTY POSTING PZ 
 CASE NO. 25-01-DAN STAFF REPORT 

 
II. Testimony. 

 
a. Those who testified at the Commission hearing on May 13, 2025 are as follows, to-wit: 

 
1. City Staff: 

Doug Hanson, Planning & Zoning Director 

2. Appearing for the Applicant:  

The Applicant did not appear to provide testimony. 

 
SECTION 4 

REASONED STATEMENT 
 

I. Relevant Criteria and Standards Considered 
 

a. Relevant City Ordinance Provisions. 

1. Kuna City Code (KCC) Title 5 Development Regulations, Chapter 7 Annexations 

b. Relevant Statutory Provisions  

 1. Chapter 2 of Title 50, Idaho Code  

  i. I.C. § 50-222 – Annexation by Cities 

c. Pertinent Constitutional Provisions    

 
II. Factual Findings 

 
a. General Factual Findings. 

 
1. Statement of Fact 

 

Parcel Number(s): S1302233715 
Future Land Use Map Designation: Mixed Use 
Existing Land Use: Single Family Residence 
Current Zoning: A (Agriculture) – City of Kuna 
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2. Procedural Findings: 

 

Neighborhood Meeting  February 26, 2025 
Pre-Application Meeting March 3, 2025 
Agency Comments Request April 3, 2025 
300 ft Legal Mailer Notice Commission April 25, 2025 
Idaho Press Newspaper Published Hearing 
Notice Commission 

April 25, 2025 

Site Posting April 28, 2025 
Commission Public Hearing Held on May 13, 2025 
Commission Decision and Reasoned Statement 
Entered 

Entered on May 27, 2025 

 
a. Relevant Contested Facts. 

1. None 
 

b. Commissions’ Factual Findings on Relevant Contested Fact. 
1.  None 

 
III. Rationale for the Decision Based Upon Facts and Relevant Criteria and Standards 

Considered.  
 

It is the rationale of the Commission that de-annexation will not create an enclave to 
prohibit surrounding property owners from requesting annexation in the future if they desire and 
that the result of de-annexation is not anticipated to cause any immediate or foreseeable future 
complications or detriment to the continued operation of City infrastructure as the subject site is 
not serviced by City water or wastewater utilities. 

 

Proposed Zoning: N/A 
Development Area: 1.18 Acres 
Adjacent Zoning Districts: North: RR (Rural Residential), Ada County;  

East: A (Agriculture), City;  
South: A (Agriculture), City;  
West: R-6 (Medium Density Residential), City 

Adjacent Street(s) Existing & 
Proposed: 

North: N/A;  
East: N/A;  
South: N/A;  
West: S Ten Mile Road (Existing) 

Internal Street(s) Existing & 
Proposed: 

N/A 

Adjacent Bike/Pedestrian Facilities: N/A 
Adjacent Parks: N/A 
Land Dedication Requirements: N/A 
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Conditions of Approval 

 
1. None 

SECTION 5 
NOTICE TO APPLICANT AND AFFECTED PARTIES 

 
 De-annexations are legislative decisions, and are not subject to judicial review, appeal, or 
reconsideration. 

BY ACTION OF THE PLANNING & ZONING COMMISSION of the City of Kuna at its regular 
meeting held on the 27th day of May 2025. 

 

____________________________________ 
P&Z Commission Chairman, 

Dana Hennis 
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BEFORE THE PLANNING AND ZONING COMMISSION  
CITY OF KUNA, ADA COUNTY IDAHO 

 
IN THE MATTER OF THE APPLICATION OF 
 
HUDON ANNEXATION  
 
Related to the Annexation and Zoning of a 
property located at 847 S Ash Ave.  
(R5070502020).  

) 
) 
) 
) 
) 
) 
) 

Case No. 25-02-AN (Annexation) 
 
 
 
DECISION AND REASONED 
STATEMENT FOR THE HUDON 
ANNEXATION 

 
SECTION 1 

INTRODUCTION AND PROCEDURAL BACKGROUND 
 

THESE MATTERS came before the Planning and Zoning Commission, the “Commission” 
on May 13, 2025, where the Commission voted to recommend for approval case No. 25-02-AN. 
Thereafter, this Decision was prepared and presented to the Commission on May 27, 2025, for 
formal adoption of the Commission’s decision.  
 

SECTION 2 
DECISION 

 
 The Commission, having considered the record and listened to the arguments and 

presentations at the hearing, DOES HEREBY ORDER AND DECIDE: 

The Annexation Application (25-02-AN) is hereby Recommended Approval. 

 
SECTION 3 

RECORD OF EXHIBITS AND TESTIMONY 
 

I. List of Exhibits. 
 PLANNING AND ZONING COVERSHEET 
 ANNEXATION AND ZONING APPLICATION  
 NARRATIVE 
 AFFIDAVIT OF LEGAL INTEREST 
 WARRANTY DEED 
 LEGAL DESCRIPTION 
 COMMITMENT TO PROPERTY POSTING 
 NEIGHBORHOOD MEETING CERTIFICATION 
 AGENCY TRANSMITTAL  
 ITD AGENCY COMMENT  
 KSD AGENCY COMMENT  
 DEQ AGENCY COMMENT  
 NMID AGENCY COMMENT  
 ACHD AGENCY COMMENT 
 SITE POSTING 1  
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 SITE POSTING 2 
 PROOF OF PROPERTY POSTING 

 
 

II. Testimony. 
 

a. Those who testified at the Commission hearing on May 13, 2025 are as follows, to-wit: 
 

1. City Staff: 

Marina Lundy, Planner 

2. Appearing for the Applicant:  

Noel Hudon, 847 S Ash Ave, Kuna ID 83634 

 
SECTION 4 

REASONED STATEMENT 
 

I. Relevant Criteria and Standards Considered 
 

a. Relevant City Ordinance Provisions. 

1. 1. Kuna City Code (KCC) Title 5 Development Regulations, Chapter 8, Part 3 

Annexation, Rezone application fee  

b. Relevant Statutory Provisions  

 1. Chapter 2 of Title 50, Idaho Code  

  i. I.C. § 50-222 – Annexation by Cities 

c. Pertinent Constitutional Provisions    

 
II. Factual Findings 

 
a. General Factual Findings. 

 
1. Statement of Fact 

 

Parcel Number(s): R5070502020 
Future Land Use Map Designation: Medium Density Residential 
Existing Land Use: Residential 
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2. Procedural Findings: 

 

Neighborhood Meeting  February 26, 2025 
Pre-Application Meeting March 3, 2025 
Agency Comments Request April 3, 2025 
300 ft Legal Mailer Notice April 25, 2025 
Idaho Press Newspaper Published Hearing 
Notice 

April 25, 2025 

Site Posting April 28, 2025 
Commission Public Hearing Held on May 13, 2025  
Commission Decision and Reasoned Statement 
Entered 

Entered on May 27, 2025 

 

a. Relevant Contested Facts. 
1. None 
 

b. Commissions’ Factual Findings on Relevant Contested Fact. 
1.  None 

 
III. Rationale for the Decision Based Upon Facts and Relevant Criteria and Standards 

Considered.  
 

It is the rationale of the City Council that annexation of the subject real property as 
proposed in the applications will constitute orderly development. As such, the Council chooses to 
approve the proposed annexation.  

 

Current Zoning: Rural Urban Transition 
Proposed Zoning: R-6, Medium Density Residential 
Development Area: 4.42 Acres 
Adjacent Zoning Districts: North: R-1 (Estate Residential)  

East: RUT (Rural Urban Transition)  
South: A (Agricultural) 
West: R-6 (Medium Density Residential) 

Adjacent Street(s) Existing & 
Proposed: 

North: W Sunbeam St. (Existing) 
East: S Ash Ave (Existing)  
South: None   
West: S Tsunami Ave (Existing)  

Internal Street(s) Existing & 
Proposed: 

None 

Adjacent Bike/Pedestrian Facilities: None 
Adjacent Parks: None 
Land Dedication Requirements: N/A 
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IV. Conditions of Approval 

 
1. Developer/Owner/Applicant shall submit the appropriate applications preceding any future 
development.  
2. Developer/Owner/Applicant shall follow the Kuna Comprehensive Plan and FLUM.  
3. Developer/Owner/Applicant shall follow Idaho Code §50-222 and Kuna City Code Title 5.  
4. Developer/Owner/Applicant and all successors shall comply with all Local, State and Federal 
Laws.  
5. Irrigation connection fees will be re-assessed at the time of future development.  
 
 

SECTION 5 
NOTICES TO APPLICANT AND AFFECTED PARTIES 

 
 Annexations are legislative decisions, and are not subject to judicial review, appeal, or 
reconsideration. 

BY ACTION OF THE PLANNING & ZONING COMMISSION of the City of Kuna at its regular 
meeting held on the 27th day of May 2025. 

 

____________________________________ 
P&Z Commission Chairman, 

Dana Hennis 
 

 
 



 
 

 
 

 
CASE NO. 25-02-CPF 

 
VALOR SOCIAL CLUB, COMBO PLAT  

 
Senior Planner: Troy Behunin, TBehunin@KunaID.Gov, 208.387.7729 

 
ALL APPLICATION MATERIALS: 
25-02-CPF VALOR SOCIAL CLUB 

 
 

If you require assistance accessing the application materials through the link provided above 
or would like to review the application materials in person at City Hall please contact the 
assigned planner. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

mailto:TBehunin@KunaID.Gov
https://kunaid.sharepoint.com/:f:/g/Et3GrQmUCgJLmYu0PUcAe0wBSuKoCQQ3vtS73OgoTnffNQ?e=8jL9ef
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City of Kuna P&Z Commission  
  

Entitlements 
Requested: Combo Plat Rezone Annexation Special 

Use 
Planned Unit 
Development 

Design 
Review 

Time 
Extension 

Title:  Valor Social Club Application Number: 25-02-CPF 
Date: 5/27/2025 Staff Contact:  Troy Behunin  

Owner(s)/Applicant:  Mark Tate, M3 
Companies, LLC Applicant Contact: claclair@jub.com  

Representative: JUB Engineers, Inc. Representative 
Contact: Caleb LaClair  

Purpose 
Applicant requests Combined Preliminary and Final Plat approval in order to consolidate multiple remnant 
parcels and create a total of five (5) new lots on approx. 335 ac. within existing R-6 (Medium Density Residential) 
and R-12 (High Density Residential) zones; The site is in Section 15 & 22, Township 2 North, Range 1 East . The 
site is located near N Cloverdale and E Kuna Roads, Kuna, ID. 

Statement of Fact 
Parcel Number(s): S1415663600, S1415336001, S1415341101, S1415438401, 

S1422244227, S1422120900 & S141544900. 
Future Land Use Map Designation: Mixed use, Commercial  
Existing Land Use: Vacant  
Current Zoning: C-2 
Proposed Zoning: C-2 
Development Area: .968 acres 
Adjacent Zoning Districts: North: PC (Ada County), RR (Ada County)    

East: PC (Ada County)    
South: R-6 & R-12 (City) 
West: RR (Ada County) 

Adjacent Street(s) Existing & 
Proposed: 

North: None 
East: None   
South: E Kuna Flat Road 
West: S Cloverdale Road   

Internal Street(s) Existing & 
Proposed: 

1 private access road to connect to Tiercel Dr.. 

Adjacent Bike/Pedestrian Facilities: Internal pathways for bikers and pedestrians and golf carts. 
Adjacent Parks: 2 City Parks will be developed within the overall Planned Community. 
Land Dedication Requirements: N/A 

mailto:claclair@jub.com


2 
 

 

 

 
1.  The Developer/Owner/Applicant shall obtain written approval on letterhead or it may be written/stamped 

on the approved plans of the construction plans from the agencies noted below. All submittals are required 
to include lighting, landscaping, drainage, and development plans. All site improvements are prohibited 
prior to approval of the following agencies: 
a. The City Engineer shall approve the sewer connections. 
b. The City Engineer shall approve all civil plans. No construction, grading, filling, clearing or excavation 

of any kind shall be initiated until the applicant has received approval of the drainage plan. 
c. Central District Health Department recommends the plan be designed and constructed in conformance 

with standards contained in, “Catalog for Best Management Practices for Idaho Cities and Counties.” 
d. The Kuna Rural Fire District shall approve fire flow requirements and/or building plans. Installation of 

fire protection facilities as required by Kuna Rural Fire District are required. 
e. The Kuna Municipal Irrigation System (KMIS) and Boise Project Board of Control shall approve any 

modifications to the existing irrigation system. 
f. Approval from Ada County Highway District (ACHD) shall be obtained, and Impact Fees must be paid 

prior to issuance of any building permit(s). 
g. All public Rights-of-Way shall be dedicated and constructed to the standards of the City and Ada County 

Highway District. No public street construction may commence without the approval and permit from 
Ada County Highway District. 

2. Installation of service facilities shall comply with the requirements of the public utility or irrigation district 
providing the services. All utilities shall be installed underground, see KCC 5-9-4. 

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

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

5. It is the responsibility of the Developer or his Engineer to coordinate and design for the stricter requirement 

Comprehensive Plan and Future Land Use Map Analysis 
The Comprehensive Plan identifies the subject property as Medium and High Density Residential with an 
existing Recorded Development Agreement allowing some design flexibilities and standards. The existing R-6 
and R-12 zones are viewed as a compatible zoning district for this application. 
The site is located near the intersection of S Cloverdale Road and E Kuna Road. The existing zoning and land 
uses for the subject site agrees with the Future Land Use Map (FLUM) of the City of Kuna. 

Staff Analysis 
The applicant requests combination plat approval to combine a small number of remnant parcels and to create 
a subdivision of 5 total lots. This will remove the excess remnant parcels and prepare the land for future 
development foreseen in the recorded Development Agreement for the greater Flacon Crest Planned 
Community. The combination plat will create two (2) buildable lots for future development. 
 
Upon staff review, the proposed application meets the requirements and intent of the recorded Development 
Agreement, Kuna City Code and the Comprehensive Plan. Staff recommends the Commission approve the 
application with the conditions outlined in Staff’s report.  

Recommended Conditions of Approval 
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between outside agencies and the City of Kuna standards for the entire development. 
6. The Developer/Owner/Applicant, and/or any future assigns having an interest in the subject property, shall 

fully comply with all Conditions of development as approved by the City Council, or seek amending them 
through Public Hearing processes. 

7. Developer/Owner/Applicant shall follow staff, City Engineers and other agency recommended 
requirements as applicable. 

8. Developer/Owner/Applicant shall comply with all local, state, and federal laws. 
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LAND SURVEYOR

VALOR SOCIAL CLUB SUBDIVISION
SITUATE IN  A PORTION  OF THE SOUTH HALF OF THE SOUTHWEST QUARTER OF SECTION

15 AND THE NORTHEAST QUARTER AND THE NORTHWEST QUARTER OF SECTION 22,
TOWNSHIP 2 NORTH, RANGE 1 EAST, BOISE MERIDIAN,

KUNA, IDAHO
2025

VICINITY MAP

BOUNDARY
CERTIFICATION

BOUNDARY LEGEND

LEGEND

2650

ROADWAYS

PRESSURE IRRIGATION:
HOME OWNERS ASSOCIATION
AND GOLF COURSE
RESPECTIVELY

SCHOOL DISTRICT:
KUNA SCHOOL DISTRICT
711 E. PORTER STREET
KUNA, ID 83634
PHONE: (208) 922-1000

FIRE DISTRICT:
KUNA FIRE DISTRICT
150 W. BOISE STREET
KUNA, ID 83634
PHONE: (208) 922-1144

IRRIGATION DISTRICT:
BOISE PROJECT BOARD OF CONTROL
2465 OVERLAND ROAD
BOISE, ID 83705
PHONE: (208) 344-1141

E. KUNA ROAD

NOTES:
1.   CONTOUR AND SPOT ELEVATION DATA IS REFERENCED TO NAVD '88 DATUM.

2.   THE STREETS WITHIN THIS DEVELOPMENT ARE A PRIVATE STREETS  CONSTRUCTED IN ACCORDANCE WITH CITY OF KUNA SPECIFICATIONS.

3.    ALL LOTS ARE BUILDING LOTS. LOTS 1 & 5 ARE FOR THE FALCON CREST GOLF COURSE; LOT 2 IS FOR THE VALOR SOCIAL CLUB; LOTS 3 AND 4 ARE FOR FUTURE
RESIDENTIAL DEVELOPMENT.

4.    STORMWATER RUN-OFF GENERATED ON THIS SITE SHALL HAVE A QUALITY CONTROL TREATMENT PRIOR TO BEING CONVEYED TO ONSITE STORAGE FACILITIES. ALL
STORAGE FACILITIES SHALL BE PRIVATELY OWNED AND MAINTAINED BY THE GOLF CLUB AND HOMEOWNERS ASSOCIATION.

5.    PUBLIC UTILITIES SHALL INCLUDE WATER, SEWER, ELECTRIC POWER, NATURAL GAS, TELEPHONE, AND CABLE TELEVISION.

6.   THIS SUBDIVISION WILL RECEIVE PRESSURIZED IRRIGATION FROM EXISTING IRRIGATION WELLS AND PRIVATE PRESSURIZED IRRIGATION SYSTEM. THE CONSTRUCTED
PRESSURE IRRIGATION SYSTEM SHALL BE MAINTAINED AND OPERATED BY THE HOME OWNERS ASSOCIATION AND GOLF COURSE.

7.  THIS DEVELOPMENT RECOGNIZES SECTION 22-4503 OF IDAHO CODE, RIGHT TO FARM ACT, WHICH STATES, "NO AGRICULTURAL OPERATION, AGRICULTURAL FACILITY OR
EXPANSION THEREOF SHALL BE OR BECOME A NUISANCE, PRIVATE OR PUBLIC, BY ANY CHANGED CONDITIONS IN OR ABOUT THE SURROUNDING NONAGRICULTURAL
ACTIVITIES AFTER IT HAS BEEN IN OPERATION FOR MORE THAN ONE (1) YEAR, WHEN THE OPERATION, FACILITY OR EXPANSION WAS NOT A NUISANCE AT THE TIME IT
BEGAN OR WAS CONSTRUCTED. THE PROVISIONS OF THIS SECTION SHALL NOT APPLY WHEN A NUISANCE RESULTS FROM THE IMPROPER OR NEGLIGENT OPERATION
OF AN AGRICULTURAL OPERATION, AGRICULTURAL FACILITY OR EXPANSION THEREOF."

8.   DOMESTIC AND FIRE PROTECTION WATER IS PROVIDED BY THE CITY OF KUNA.

9.   SANITARY SEWER COLLECTION IS PROVIDED BY THE CITY OF KUNA.

10.  BUILDING SETBACKS AND DIMENSIONAL STANDARDS SHALL BE IN ACCORDANCE WITH THE DEVELOPMENT AGREEMENT WITH THE CITY OF KUNA.

11.  ANY RE-SUBDIVISION OF THIS PLAT SHALL COMPLY WITH THE APPLICABLE ZONING REGULATIONS IN AFFECT AT THE TIME OF THE RE-SUBDIVISION.

12.  THE OWNER SHALL COMPLY WITH IDAHO CODE, SECTION 31-3805 OR ITS PROVISIONS THAT MAY APPLY TO IRRIGATION RIGHTS.

13.  UTILITY EASEMENTS SHALL BE RESERVED FOR THE BENEFIT OF THE CITY OF KUNA. LANDSCAPING OVER SAID LOTS SHALL BE MAINTAINED BY THE HOMEOWNERS
ASSOCIATION.

14.  THIS PROPERTY IS IN ZONE X OF THE FLOOD INSURANCE RATE MAP NO. 16001C0265 J, COMMUNITY PANEL NO. 0265 J, WHICH BEARS AN EFFECTIVE DATE OF JUNE 6, 2020
AND IS NOT IN A SPECIAL FLOOD HAZARD AREA.

LAND USE SUMMARY

OWNER

N0

SCALE IN FEET

300 600

ALL ROADWAYS ARE PRIVATE

W. TIERCEL DR.

OWNER

OWNER SEWER & WATER:
CITY OF KUNA
6950 S TEN MILE RD
MERIDIAN, ID. 83634
PHONE: (208) 287-1729 (SEW)
PHONE: (208) 287-1725 (WAT)

POWER:
IDAHO POWER
JESS POWELL
1221 W. IDAHO STREET
BOISE, ID. 83702
PHONE: (208) 388-6399

DEVELOPER

CIVIL ENGINEER

W. TIERCEL DR. (PUBLIC)

W. TIERCEL DR. (PUBLIC)

OWNER

ROW DEDICATION
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From: Troy Behunin
To: Ada County Engineer; Ada County Highway District; Adam Ingram; Angel Robins (Idaho Power); Bobby Withrow; Boise

Kuna Irrigation District; Boise Project Board of Control ; Boise Project Board of Control 2; Brent Moore (Ada County);
Brian Graves Kuna School District; Camille Burt (USPS); Central District Health Department ; Chief Fratusco; COMPASS;
David Reinhardt; DEQ; Eric Adolfson; Erika Olvera (NMID); Idaho Power Easements; Idaho Power Easements 2;
Intermountain Gas; ITD; ITD Kendra Conder; J&M Sanitation; Jason Reddy; Jonathon Gillen; Justin Walker; Krystal
Hinkle; Leon Letson (Ada County); Marc Boyer (Kuna Postmaster); Megan Leatherman; Meridian Fire (Brandon Medica);
Meridian Fire (Steve Taublee); Nampa Meridian Irrigation District ; New York Irrigation; Niki Benyakhlef ITD; Paris
Dickerson; Public Works; Robbie Reno; Sam Feist; Scott Arellano (KRFD); Sparklight/Cable One (John Walburn); Tim
Jensen (Kuna School District); TJ Lawrence (Interim KRFD Chief)

Cc: Doug Hanson; Marina Lundy; Topacio Irish
Subject: Valor Social Club Combo Plat Request for Comments
Date: Thursday, April 17, 2025 3:45:00 PM
Attachments: image001.png

Afternoon Greetings Everyone,
The City of Kuna requests official comments from your organization in relation to the services
it provides and how this project impacts those services.
 
Please find the request for formal comments below for a new proposal in the City of Kuna
 

*To view submittal packet please click BLUE link below next to Case
Number(s).
 

Agency Transmittal – April 17, 2025
 
          Notice is hereby given by the City of Kuna the following actions are under consideration:
 

CASE NUMBER: 25-02-CPF (Combined Preliminary & Final Plat) – Valor Social
Club Subdivision.

PROJECT
DESCRIPTION Applicant requests Combined Preliminary & Final Plat approval in

order to consolidate multiple remnant parcels and create a total of
five (5) new lots on approx. 335 ac. within existing R-6 (Medium
Density Residential) and R-12 (High Density Residential) zones;
The site is in Section 15 & 22, Township 2 North, Range 1 East
(See Application for Parcel numbers).

SITE LOCATION
  Near the NEC of Cloverdale and Kuna Roads., Kuna, ID 83634.

REPRESENTATIVE
 

Caleb LaClair
J-U-B Engineers, Inc.
2760 W Excursion Ln. Ste. 400
Meridian, ID, 83642
208.376.7330
claclair@jub.com
 

SCHEDULED
HEARING DATE

Tuesday, May 27, 2025, at 6:00 PM, Kuna City Hall Council
Chambers, 751 W 4th Street, Kuna, ID 83634

STAFF CONTACT
 

Troy Behunin
Senior Planner
TBehunin@kunaid.gov

 
Click the BLUE link next to the “CASE NUMBER(S)” box above – Either hover and <CLICK> or,

mailto:tbehunin@kunaid.gov
mailto:agilman@adaweb.net
mailto:planningreview@achdidaho.org
mailto:adam.ingram@cableone.biz
mailto:ARobins@idahopower.com
mailto:bwithrow@kunaid.gov
mailto:aflavel.bkirrdist@gmail.com
mailto:aflavel.bkirrdist@gmail.com
mailto:tritthaler@boiseproject.org
mailto:gashley@boiseproject.org
mailto:bmoore@adacounty.id.gov
mailto:bgraves@kunaschools.org
mailto:camille.r.burt@usps.gov
mailto:lbadigian@cdhd.idaho.gov
mailto:mfratusco@adacounty.id.gov
mailto:gisshared@compassidaho.org
mailto:reinhardt.david@westada.org
mailto:BRO.Admin@deq.idaho.gov
mailto:eadolfson@compassidaho.org
mailto:eolvera@nmid.org
mailto:easements@idahopower.com
mailto:kfunke@idahopower.com
mailto:bryce.ostler@intgas.com
mailto:D3Development.Services@itd.idaho.gov
mailto:Kendra.Conder@itd.idaho.gov
mailto:Chad.Gordon@jmsanitation.com
mailto:jjreddy@kunaschools.org
mailto:gillen.jonathon@westada.org
mailto:jwalker@kellerassociates.com
mailto:khinkle@kunafire.com
mailto:khinkle@kunafire.com
mailto:lletson@adacounty.id.gov
mailto:marc.c.boyer@usps.gov
mailto:mleatherman@adaweb.net
mailto:bmedica@meridiancity.org
mailto:staulbee@meridiancity.org
mailto:nmid@nmid.org
mailto:terri@nyid.org
mailto:Niki.Benyakhlef@itd.idaho.gov
mailto:PDickerson@idahopower.com
mailto:PDickerson@idahopower.com
mailto:PWoffice@KunaID.gov
mailto:rreno@kunaschools.org
mailto:SFeist@kunaid.gov
mailto:scott@fccnw.com
mailto:john.walburn@cableone.biz
mailto:tejensen@kunaschools.org
mailto:tejensen@kunaschools.org
mailto:tlawrence@kunafire.com
mailto:dhanson@kunaid.gov
mailto:MLundy@kunaid.gov
mailto:TIrish@kunaid.gov
https://kunaid.sharepoint.com/:f:/g/Et3GrQmUCgJLmYu0PUcAe0wBSuKoCQQ3vtS73OgoTnffNQ?e=xkef6h
https://kunaid.sharepoint.com/:f:/g/Et3GrQmUCgJLmYu0PUcAe0wBSuKoCQQ3vtS73OgoTnffNQ?e=xkef6h
mailto:claclair@jub.com
mailto:TBehunin@kunaid.gov

ooooo





hold the Ctrl button and <CLICK>.
Please let our office know if you have any questions or need additional information.
Thanks.
Troy
 

 

751 W. 4th Street
P.O. Box 13

Kuna, ID 83634

Troy Behunin
Senior Planner
City of Kuna | Development Services
Phone: 208.387.7729
Email: TBehunin@KunaID.Gov
www.kunacity.id.gov

 
All e-mail messages sent to or received by City of Kuna e-mail accounts are subject to Idaho law,
in regard to both release and retention, and may be released upon request, unless exempt from disclosure by law.

 

mailto:TBehunin@KunaID.Gov
http://www.kunacity.id.gov/


From: Alicia Flavel
To: Troy Behunin; Ada County Engineer; Ada County Highway District; Adam Ingram; Angel Robins (Idaho Power); Bobby

Withrow; Boise Project Board of Control ; Boise Project Board of Control 2; bmoore@adacounty.id.gov; Brian Graves
Kuna School District; Camille Burt (USPS); Central District Health Department ; Chief Fratusco; COMPASS; David
Reinhardt; DEQ; Eric Adolfson; Erika Olvera (NMID); Idaho Power Easements; Idaho Power Easements 2; Intermountain
Gas; ITD; ITD Kendra Conder; J&M Sanitation; Jason Reddy; Jonathon Gillen; Justin Walker; Krystal Hinkle;
lletson@adacounty.id.gov; Marc Boyer (Kuna Postmaster); Megan Leatherman; Meridian Fire (Brandon Medica);
Meridian Fire (Steve Taublee); Nampa Meridian Irrigation District ; New York Irrigation; Niki Benyakhlef ITD; Paris
Dickerson; PWoffice; Robbie Reno; Sam Feist; Scott Arellano (KRFD); Sparklight/Cable One (John Walburn); Tim Jensen
(Kuna School District); TLawrence Kuna Fire

Cc: Doug Hanson; Marina Lundy; Topacio Irish
Subject: Re: Valor Social Club Combo Plat Request for Comments
Date: Friday, April 18, 2025 8:04:41 AM
Attachments: image001.png

There are no surface irrigation to this land it is on high ground.

Alicia Flavel
Secretary-Treasurer
Boise-Kuna Irrigation District
129 N. School Avenue
Kuna, Idaho 83634
Phone:      208-922-5608
Fax:        208-922-5659        

From: Troy Behunin <tbehunin@kunaid.gov>
Sent: Thursday, April 17, 2025 3:45 PM
To: Ada County Engineer <agilman@adaweb.net>; Ada County Highway District
<planningreview@achdidaho.org>; Adam Ingram <adam.ingram@cableone.biz>; Angel Robins (Idaho
Power) <ARobins@idahopower.com>; Bobby Withrow <bwithrow@kunaid.gov>; Boise Kuna Irrigation
District <aflavel.bkirrdist@gmail.com>; Boise Project Board of Control <tritthaler@boiseproject.org>;
Boise Project Board of Control 2 <gashley@boiseproject.org>; bmoore@adacounty.id.gov
<bmoore@adacounty.id.gov>; Brian Graves Kuna School District <bgraves@kunaschools.org>; Camille
Burt (USPS) <camille.r.burt@usps.gov>; Central District Health Department <lbadigian@cdhd.idaho.gov>;
Chief Fratusco <mfratusco@adacounty.id.gov>; COMPASS <gisshared@compassidaho.org>; David
Reinhardt <reinhardt.david@westada.org>; DEQ <BRO.Admin@deq.idaho.gov>; Eric Adolfson
<eadolfson@compassidaho.org>; Erika Olvera (NMID) <eolvera@nmid.org>; Idaho Power Easements
<easements@idahopower.com>; Idaho Power Easements 2 <kfunke@idahopower.com>; Intermountain
Gas <bryce.ostler@intgas.com>; ITD <D3Development.Services@itd.idaho.gov>; ITD Kendra Conder
<Kendra.Conder@itd.idaho.gov>; J&M Sanitation <Chad.Gordon@jmsanitation.com>; Jason Reddy
<jjreddy@kunaschools.org>; Jonathon Gillen <gillen.jonathon@westada.org>; Justin Walker
<jwalker@kellerassociates.com>; Krystal Hinkle <khinkle@kunafire.com>; lletson@adacounty.id.gov
<lletson@adacounty.id.gov>; Marc Boyer (Kuna Postmaster) <marc.c.boyer@usps.gov>; Megan
Leatherman <mleatherman@adaweb.net>; Meridian Fire (Brandon Medica)
<bmedica@meridiancity.org>; Meridian Fire (Steve Taublee) <staulbee@meridiancity.org>; Nampa
Meridian Irrigation District <nmid@nmid.org>; New York Irrigation <terri@nyid.org>; Niki Benyakhlef ITD
<Niki.Benyakhlef@itd.idaho.gov>; Paris Dickerson <PDickerson@idahopower.com>; PWoffice
<PWoffice@kunaid.gov>; Robbie Reno <rreno@kunaschools.org>; Sam Feist <SFeist@kunaid.gov>; Scott
Arellano (KRFD) <scott@fccnw.com>; Sparklight/Cable One (John Walburn)
<john.walburn@cableone.biz>; Tim Jensen (Kuna School District) <tejensen@kunaschools.org>;
TLawrence Kuna Fire <tlawrence@kunafire.com>
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Cc: Doug Hanson <dhanson@kunaid.gov>; Marina Lundy <MLundy@kunaid.gov>; Topacio Irish
<TIrish@kunaid.gov>
Subject: Valor Social Club Combo Plat Request for Comments
 
Afternoon Greetings Everyone,
The City of Kuna requests official comments from your organization in relation to the services it
provides and how this project impacts those services.
 
Please find the request for formal comments below for a new proposal in the City of Kuna
 

*To view submittal packet please click BLUE link below next to Case
Number(s).
 

Agency Transmittal – April 17, 2025
 
          Notice is hereby given by the City of Kuna the following actions are under consideration:
 

CASE NUMBER: 25-02-CPF (Combined Preliminary & Final Plat) – Valor Social
Club Subdivision.

PROJECT
DESCRIPTION Applicant requests Combined Preliminary & Final Plat approval in

order to consolidate multiple remnant parcels and create a total of
five (5) new lots on approx. 335 ac. within existing R-6 (Medium
Density Residential) and R-12 (High Density Residential) zones;
The site is in Section 15 & 22, Township 2 North, Range 1 East
(See Application for Parcel numbers).

SITE LOCATION
  Near the NEC of Cloverdale and Kuna Roads., Kuna, ID 83634.

REPRESENTATIVE
 

Caleb LaClair
J-U-B Engineers, Inc.
2760 W Excursion Ln. Ste. 400
Meridian, ID, 83642
208.376.7330
claclair@jub.com
 

SCHEDULED
HEARING DATE

Tuesday, May 27, 2025, at 6:00 PM, Kuna City Hall Council
Chambers, 751 W 4th Street, Kuna, ID 83634

STAFF CONTACT
 

Troy Behunin
Senior Planner
TBehunin@kunaid.gov

 
Click the BLUE link next to the “CASE NUMBER(S)” box above – Either hover and <CLICK> or, hold
the Ctrl button and <CLICK>.
Please let our office know if you have any questions or need additional information.
Thanks.
Troy
 

Troy Behunin

https://kunaid.sharepoint.com/:f:/g/Et3GrQmUCgJLmYu0PUcAe0wBSuKoCQQ3vtS73OgoTnffNQ?e=xkef6h
https://kunaid.sharepoint.com/:f:/g/Et3GrQmUCgJLmYu0PUcAe0wBSuKoCQQ3vtS73OgoTnffNQ?e=xkef6h
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1445 N Orchard St 
Boise, ID 83706 • (208) 373-0550 

Brad Little, Governor 
Jess Byrne, Director 

  

April 21, 2025 

Troy Behunin, Senior Planner 
City of Kuna  
751 W. 4th Street  
Kuna, ID 83634 
TBehunin@KunaID.Gov  
 

Subject:  Valor Social Club Combo Plat Request for Comments 

Dear Mr. Behunin: 

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: 
https://www.deq.idaho.gov/public-information/assistance-and-resources/outreach-and-education/.   
 
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), and open burning (58.01.01.600-617). 

 IDAPA 58.01.01.614 sets out the rules for prescribed burning in Idaho. Please ensure all 
prescribed burning is done in compliance with the rules, and in compliance with the 2010 
Operations Guide of the Montana/Idaho Airshed Group. 
 
For questions, contact David Luft, Air Quality Manager, at 373-0550. 
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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 the potential for development of a community treatment system along with best 
management practices for communities to protect ground water. 

 DEQ recommends that cities and counties develop and use a comprehensive land use 
management plan, which includes the impacts of present and future wastewater management 
in this area.  Please schedule a meeting with DEQ for further discussion and recommendations 
for planning development and implementation.   
 
For questions, contact Valerie Greear, Water Quality Engineering Manager at (208) 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: 
https://www.deq.idaho.gov/water-quality/drinking-water/.  For non-regulated systems, DEQ 
recommends annual testing for total coliform bacteria, nitrate, and nitrite. 

 If any private wells are 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 groundwater 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 planning development and implementation.   
 
For questions, contact Valerie Greear, Water Quality Engineering Manager at (208) 373-0550. 
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4. SURFACE WATER 
 Please contact DEQ to determine whether this project will require an Idaho Pollutant 

Discharge Elimination System (IPDES) Permit. A Multi-Sector General Permit from DEQ may be 
required for facilities that have an allowable discharge of storm water or authorized non-storm 
water associated with the primary industrial activity and co-located industrial activity. 
For questions, contact James Craft, IPDES Compliance Supervisor, at (208) 373-0144. 

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

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

 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 (208) 373-0550. 
 

5. SOLID WASTE, HAZARDOUS WASTE AND GROUND WATER CONTAMINATION 
 Solid Waste. 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 (IDAPA 58.01.06), Rules and 
Regulations for Hazardous Waste (IDAPA 58.01.05), and Rules and Regulations for the 
Prevention of Air Pollution (IDAPA 58.01.01). Inert and other approved materials are also 
defined in the Solid Waste Management Regulations and Standards 

 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. 

 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 released 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. 
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 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 Matthew Pabich, Waste & Remediation Manager, at (208) 373-0550. 

6. ADDITIONAL NOTES 
 If an underground storage tank (UST) or an aboveground storage tank (AST) is identified at the 

site, the site should be evaluated to determine whether the UST is regulated by DEQ.  EPA 
regulates ASTs.  UST and AST sites should be assessed to determine whether there is potential 
soil and ground water contamination.  Please call DEQ at (208) 373-0550, or visit the DEQ 
website https://www.deq.idaho.gov/waste-management-and-remediation/storage-
tanks/leaking-underground-storage-tanks-in-idaho/ 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 of our 
technical staff at (208) 373-0550. 
 
Sincerely, 

 

Troy Smith  
Regional Administrator 
 



From: Kendra Conder
To: Troy Behunin
Subject: RE: Valor Social Club Combo Plat Request for Comments
Date: Monday, April 21, 2025 11:46:23 AM
Attachments: image002.png

image003.png

Hi Troy,
 
ITD has reviewed the application transmittal for Valor Social Club. The Department does not have any
comments or concerns due to the distance from the State Highway System.
 
Thank you!
 
Kendra Conder
District 3 | Development Services Coordinator
Idaho Transportation Department
Office: 208-334-8377
Cell: 208-972-3190
 

 

From: Troy Behunin <tbehunin@kunaid.gov> 
Sent: Thursday, April 17, 2025 3:46 PM
To: Ada County Engineer <agilman@adaweb.net>; Ada County Highway District
<planningreview@achdidaho.org>; Adam Ingram <adam.ingram@cableone.biz>; Angel Robins (Idaho
Power) <ARobins@idahopower.com>; Bobby Withrow <bwithrow@kunaid.gov>; Boise Kuna Irrigation
District <aflavel.bkirrdist@gmail.com>; Boise Project Board of Control <tritthaler@boiseproject.org>;
Boise Project Board of Control 2 <gashley@boiseproject.org>; bmoore@adacounty.id.gov; Brian Graves
Kuna School District <bgraves@kunaschools.org>; Camille Burt (USPS) <camille.r.burt@usps.gov>; Central
District Health Department <lbadigian@cdhd.idaho.gov>; Chief Fratusco <mfratusco@adacounty.id.gov>;
COMPASS <gisshared@compassidaho.org>; David Reinhardt <reinhardt.david@westada.org>; DEQ
<BRO.Admin@deq.idaho.gov>; Eric Adolfson <eadolfson@compassidaho.org>; Erika Olvera (NMID)
<eolvera@nmid.org>; Idaho Power Easements <easements@idahopower.com>; Idaho Power Easements
2 <kfunke@idahopower.com>; Intermountain Gas <bryce.ostler@intgas.com>; D3 Development Services
<D3Development.Services@itd.idaho.gov>; Kendra Conder <Kendra.Conder@itd.idaho.gov>; J&M
Sanitation <Chad.Gordon@jmsanitation.com>; Jason Reddy <jjreddy@kunaschools.org>; Jonathon Gillen
<gillen.jonathon@westada.org>; Justin Walker <jwalker@kellerassociates.com>; Krystal Hinkle
<khinkle@kunafire.com>; lletson@adacounty.id.gov; Marc Boyer (Kuna Postmaster)
<marc.c.boyer@usps.gov>; Megan Leatherman <mleatherman@adaweb.net>; Meridian Fire (Brandon
Medica) <bmedica@meridiancity.org>; Meridian Fire (Steve Taublee) <staulbee@meridiancity.org>;
Nampa Meridian Irrigation District <nmid@nmid.org>; New York Irrigation <terri@nyid.org>; Niki
Benyakhlef <Niki.Benyakhlef@itd.idaho.gov>; Paris Dickerson <PDickerson@idahopower.com>; PWoffice
<PWoffice@kunaid.gov>; Robbie Reno <rreno@kunaschools.org>; Sam Feist <SFeist@kunaid.gov>; Scott
Arellano (KRFD) <scott@fccnw.com>; Sparklight/Cable One (John Walburn)
<john.walburn@cableone.biz>; Tim Jensen (Kuna School District) <tejensen@kunaschools.org>;
TLawrence Kuna Fire <tlawrence@kunafire.com>
Cc: Doug Hanson <dhanson@kunaid.gov>; Marina Lundy <MLundy@kunaid.gov>; Topacio Irish
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<TIrish@kunaid.gov>
Subject: Valor Social Club Combo Plat Request for Comments

 
CAUTION: This email originated outside the State of Idaho network. Verify links and attachments BEFORE
you click or open, even if you recognize and/or trust the sender. Contact your agency service desk with any
concerns.
 

Afternoon Greetings Everyone,
The City of Kuna requests official comments from your organization in relation to the services
it provides and how this project impacts those services.
 
Please find the request for formal comments below for a new proposal in the City of Kuna
 

*To view submittal packet please click BLUE link below next to Case
Number(s).
 

Agency Transmittal – April 17, 2025
 
          Notice is hereby given by the City of Kuna the following actions are under consideration:
 

CASE NUMBER: 25-02-CPF (Combined Preliminary & Final Plat) – Valor Social
Club Subdivision.

PROJECT
DESCRIPTION Applicant requests Combined Preliminary & Final Plat approval in

order to consolidate multiple remnant parcels and create a total of
five (5) new lots on approx. 335 ac. within existing R-6 (Medium
Density Residential) and R-12 (High Density Residential) zones;
The site is in Section 15 & 22, Township 2 North, Range 1 East
(See Application for Parcel numbers).

SITE LOCATION
  Near the NEC of Cloverdale and Kuna Roads., Kuna, ID 83634.

REPRESENTATIVE
 

Caleb LaClair
J-U-B Engineers, Inc.
2760 W Excursion Ln. Ste. 400
Meridian, ID, 83642
208.376.7330
claclair@jub.com
 

SCHEDULED
HEARING DATE

Tuesday, May 27, 2025, at 6:00 PM, Kuna City Hall Council
Chambers, 751 W 4th Street, Kuna, ID 83634

STAFF CONTACT
 

Troy Behunin
Senior Planner
TBehunin@kunaid.gov

 
Click the BLUE link next to the “CASE NUMBER(S)” box above – Either hover and <CLICK> or,
hold the Ctrl button and <CLICK>.
Please let our office know if you have any questions or need additional information.
Thanks.

https://kunaid.sharepoint.com/:f:/g/Et3GrQmUCgJLmYu0PUcAe0wBSuKoCQQ3vtS73OgoTnffNQ?e=xkef6h
https://kunaid.sharepoint.com/:f:/g/Et3GrQmUCgJLmYu0PUcAe0wBSuKoCQQ3vtS73OgoTnffNQ?e=xkef6h
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Kuna School District  
Empowering students to lead productive lives. 

                       

Date: 5/7/25 

RE: Valor Social Club Subdivision​  

Dear Kuna P&Z Commissioners and Council Members,  

Kuna School District has reviewed application 25-02-CPF for Valor Social Club Subdivision and has no objection to the 
proposed plat changes as it relates to the adjustment of property lines for existing parcels. 

 

Regards,​
Jason Reddy and Tim Jensen​
School District Planning Team 

 

Kim Bekkedahl,  
Superintendent 

Brian Graves,  
Asst. Superintendent 

Jason Reddy,  
Asst. Superintendent  

Allison Westfall, 
Communications Director 

Brad Steadman, 
 Chief Financial Officer 

Kelly Schamber,  
Special Education Director 

Kevin Gifford, 
Curriculum, Instruction & 

Assessment Director 
 

711 E. Porter Rd.,  Kuna, Idaho  83634      Phone: (208) 922-1000                        
 



 
 

 
 

 
CASE NO. 25-07-DR 

 
JIMMY JOHN’S, 25-07-DR 

 
Planner: Marina Lundy, MLundy@kunaid.gov, (986)269-8341 

 
ALL APPLICATION MATERIALS: 25-07-DR 

JIMMY JOHNS   
 
 

If you require assistance accessing the application materials through the link provided above 
or would like to review the application materials in person at City Hall please contact the 
assigned planner. 
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 CITY OF KUNA: 
P&Z COMMISSION 

 STAFF MEMO 

 

 

 

 

 

 

 

 

City of Kuna Council Staff Memo  
  

Entitlements Requested: Final Plat Rezone Annexation Special Use Planned Unit 
Development 

Design 
Review 

Time 
Extension 

Title:  Jimmy John’s  Application Number: 25-07-DR 
Date: 5/27/2025 Staff Contact:  Marina Lundy  

Owner(s)/Applicant:  Trevor Howard  Applicant Contact: Trevor@timberlandassociates.org 
Representative: Same as above Representative Contact: Same as above  

Purpose 
Applicant requests Design Review approval for design of a new Jimmy John's Restaurant. The site is .56 acres 
and is located near the intersection of Meridian Rd and Profile Rd and is identified as parcel No. R0539830060 
(SEC 19, T2N, R1E). 

Statement of Fact 
Parcel Number(s): R0539830060 
Future Land Use Map Designation: Commercial 
Existing Land Use: Vacant lot  
Current Zoning: C-1 
Proposed Zoning: C-1 
Development Area: .56 Acres 
Adjacent Zoning Districts: North: C-1      

East:  R-6 
South:  A  
 West: C-1  

Adjacent Street(s) Existing & 
Proposed: 

North: None 
East: N Jacksonmill Ave 
South: None 
West: N Meridian Rd 

Internal Street(s) Existing & Proposed: N/A 
Adjacent Bike/Pedestrian Facilities: None  
Adjacent Parks: None 
Land Dedication Requirements: N/A 

Comprehensive Plan and Future Land Use Map Analysis 
The Comprehensive Plan identifies the subject property as Commercial, the existing zone is a C-1 (neighborhood 
commercial district) City of Kuna Zone.  The proposed zoning and land use for the subject site agrees with the 
Future Land Use Map (FLUM) of the City of Kuna.  
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Approval  
1. Developer/Owner/Applicant shall work with Ada County Highway District and the City of Kuna to complete all 
required traffic improvements to provide public access to the site as this project will have internal private streets, 
as detailed in the Ada County Highway District staff report. 

2. Developer/Owner/Applicant shall measure all front building setbacks from back of sidewalk on all internal local 
roads. 

3. Applicant shall ensure the proper easement widths on all lots in accordance with KCC 5-9-308. 

4. It is the responsibility of the Developer to ensure any anticipated buildings fit any given buildable lot. 

5. Fencing within and around the site shall comply with KCC 5-8-1005 (unless specifically approved otherwise and 
permitted). 

6. All required landscaping shall be permanently maintained in a healthy 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 in public Rights-of-Way shall be with 
approval from ACHD. 

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

8. All signage within/for the project shall comply with Kuna City Code and shall be approved through the applicable 
sign approval process listed in KCC 5-8-1704 through 1706. 

Staff Analysis 
The applicant is submitting a request to construct an 876 square foot Jimmy John’s restaurant with a drive 
through in Lot 3 Block 1 of Ashton Acres Subdivision. The site will have fifteen parking stalls, including one ADA-
accessible, and two mobile pickup stalls. Access to the site will be from N. Jacksonmill Ave. and from connection 
to Lot 2 Block 1 (Del Taco) and Lot 4 Block 1 (NAPA Auto Parts).  
 
The location of the Columnar Colorado Blue Spruce meant to replace an existing tree that conflicts with planned 
pedestrian facilities is not identified on the landscape plan. Staff also recommends the addition of more shade 
trees to the landscape in order to reduce the heat island effect and to maintain a cohesive landscape design in 
the entry corridor.  
 
The trash enclosure will need to have two full gates without a center post in order to comply with J&M 
Sanitation standards and to allow enough access for their trucks to service the containers.  
 

Upon staff review, the proposed application meets the requirements and intent of Kuna City Code with 
adherence to the proposed conditions and Comprehensive Plan. Staff recommend the Commission approve the 
application with the conditions outlined in staff’s report.  

Recommended Conditions of Approval 
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10. Develop/Owner/Applicant is hereby notified this project is subject to Design Review inspections and fees. 
Required inspections (post construction), are to verify building and landscaping compliance prior to requesting 
signature on the final plat. 

11. 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 5-9-402-B-22. 

12. Connection to City Services (Sewer and Water) is required. The Applicant shall conform to all corresponding 
City of Kuna Master Plans. 

13. Developer/Owner/Applicant shall work with staff in order to provide final locations of streetlights as required 
by Kuna City Code. Streetlights for the site shall be LED lighting and must comply with Kuna City Code and 
established Dark Sky practices. 

14. The Developer/Owner/Applicant, 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. 

15. Developer/Owner/Applicant/Contractors are hereby notified of Kuna’s working hours. Construction of any 
kind shall only be conducted within hours specified in KCC 10-6-3. Noises and other public nuisances/distractions 
outside of this time frame are subject to lawful penalties 

16. Developer/Owner/Applicant is hereby notified of Kuna’s weed control policies and requirements KCC 8-1-3. 
Weeds, grasses, vines or other growth which endanger property or are over 12 inches in height shall be 
continuously cut down, weeded out, sprayed, burned, removed or destroyed throughout all seasons. 

17. Developer/Owner/Applicant is conditioned to submit a trash enclosure and plan that complies with J&M 
Sanitation and Kuna City Code standards.  

 

  



Project Narrative: Jimmy John's Restaurant – 1025 N Jacksonmill Ave, Kuna Idaho 

This project involves the conversion of the currently vacant Lot 3 within the Ashville Acres 
Subdivision, located at 1025 N Jacksonmill Ave, into a fully functional Jimmy John's 
restaurant. The 0.55-acre site is situated between the newly constructed NAPA Auto Parts 
and Del Taco. 

The anticipated completion date for this project is early fall 2025. Upon opening, a crew of 
approximately eight employees will operate seven days a week from 10:30 AM to 9:00 PM, 
serving "freaky fast, delicious sandwiches." A total of 16 employees are expected to be 
hired for restaurant operations. 

The restaurant building will have a footprint of 876 square feet and a seating capacity of 18 
customers. The facility will also include a drive-through. 

The site will provide 15 parking spaces, including two spaces designated for mobile order 
pickup and one ADA-accessible space. Planned site improvements include signage, 
outdoor lighting, paved parking areas, landscaping, and the drive-through lane. 

The proposed landscaping will incorporate a mix of shrubs—Compact Oregon Grape, 
Crimson Pygmy Barberry, and Black Knight Butterfly Bush—with rock mulch. All existing 
shade and evergreen trees planted as part of the Ashville Acres Subdivision landscaping 
will be preserved, with the exception of one tree that conflicts with planned pedestrian 
facilities. A Columnar Colorado Blue Spruce will be planted as a replacement for the 
removed tree. 
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May 6th, 2025 
 
To: Trevor Howard, via email 
 Timberland Associates, LLC 
 60 Difficult Dr  
 Idaho City, ID 83631 
  
Subject: KUNA25-0009/25-07-DR 
 1025 N Jacksonmill Ave  
 Jimmy John’s 
  
 
The Ada County Highway District (ACHD) has reviewed the submitted application for the application 
referenced above and has determined that there are no improvements required to the adjacent street(s).   
 
The applicant shall be required to: 
 
1. Pay a traffic impact fee, if applicable.  For any questions regarding the traffic impact fee please contact 

ACHD’s Impact Fee Administrator at impactfees@achdidaho.org. 

2. If applicable, a traffic impact fee shall be assessed by ACHD and will be due prior to the issuance of 
a building permit by the lead agency. This is a separate review process and it is the applicant’s 
responsibility to submit plans directly to ACHD. 

3. Payment can be accepted over the phone by calling (208) 387-6170 or can be sent/ delivered to the 
following address: 

Ada County Highway District 
Attn: Development Services 
5800 N. Meeker Avenue 
Boise, ID 83713 

• Reference the file number above when making the payment. 

• Please note:  
o Fees are subject to change if not paid prior to October 1st 
o All card payments are subject to a 3% processing fee  
o All e-check payments are subject to a $1.50 processing fee 

4. Submit a driveway approach request for any proposed driveways.  Driveway approach permits can 
be found at: 
https://www.achdidaho.org/home/showpublisheddocument/988/638245965711600000 

5. Comply with all ACHD Policies and ACHD Standard Conditions of Approval for any improvements or 
work in the right-of-way.  

6. Obtain a permit for any work in the right-of-way prior to the construction, repair, or installation of any 
roadway improvements (curb, gutter, sidewalk, pavement widening, driveways, culverts, etc.).   

mailto:impactfees@achdidaho.org
https://www.achdidaho.org/home/showpublisheddocument/988/638245965711600000


 
 
 

 

If you have any questions, please feel free to contact me at (208) 387-6171. 
 
Sincerely, 

 
Matt Pak 
Planner 
Development Services  
 
 
cc: City of Kuna (Marina Lundy), via email  

Kyla Real Estate, LLC (Kaveh Hoss), via email 
  



 
 
 

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 Public Right-of-Way 
Accessibility Guidelines (PROWAG) requirements.  The applicant’s engineer should provide 
documentation of 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 208-387-6280 
(with file number) for details. 

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

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

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

8. Utility street cuts in pavement less than five years old are not allowed unless approved in writing 
by the District.  Contact the District’s Utility Coordinator at 208-387-6258 (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.   
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CASE NO. 25-16-DR 

 
BURGER KING, 25-16-DR 

 
Planner: Marina Lundy, MLundy@kunaid.gov, (986)269-8341 

 
ALL APPLICATION MATERIALS: 25-16-DR 

BURGER KING 
 

 
If you require assistance accessing the application materials through the link provided above 
or would like to review the application materials in person at City Hall please contact the 
assigned planner. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

mailto:MLundy@kunaid.gov
https://kunaid.sharepoint.com/:f:/g/EkhZwL2rKi5NtiZJ9Jazn3YB_LpkpmyMHGANN1pcN_6wsw?e=Q0N0ma
https://kunaid.sharepoint.com/:f:/g/EkhZwL2rKi5NtiZJ9Jazn3YB_LpkpmyMHGANN1pcN_6wsw?e=Q0N0ma
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City of Kuna Council Staff Memo  
  

Entitlements 
Requested: Final Plat Rezone Annexation Special 

Use 
Planned Unit 
Development 

Design 
Review 

Time 
Extension 

Title:  Burger King   Application Number: 25-16-DR 
Date: 5/27/2025 Staff Contact:  Marina Lundy  

Owner(s)/Applicant:  NFLP IV LLC  Applicant Contact: ted@fastsnakefood.com 

Representative: AG Land & 
Development 

Representative 
Contact: Connor@aglidaho.com 

Purpose 
Applicant requests Design Review approval for design of a new Burger King Restaurant. The site is .802 acres 
and is located near the intersection of E Deer Flat Rd and N Meridian Rd and is identified as parcel No. 
R6949010600. 

Statement of Fact 
Parcel Number(s): R6949010600 
Future Land Use Map Designation: Commercial/Mixed-Use 
Existing Land Use: Vacant lot  
Current Zoning: C-2 
Proposed Zoning: C-2 
Development Area: .802 Acres 
Adjacent Zoning Districts: North: C-2      

East: C-1 
South: C-2 
 West: C-2  

Adjacent Street(s) Existing & 
Proposed: 

North: None 
East: N Meridian road 
South: E Deer Flat Road 
West: None 

Internal Street(s) Existing & Proposed: N/A 
Adjacent Bike/Pedestrian Facilities: None  
Adjacent Parks: None 
Land Dedication Requirements: N/A 

Comprehensive Plan and Future Land Use Map Analysis 
The Comprehensive Plan identifies the subject property as Commercial, the existing zone is a C-2 (area 
commercial district) City of Kuna Zone.  The proposed zoning and land use for the subject site agrees with the 
Future Land Use Map (FLUM) of the City of Kuna.  
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Approval  
1. Developer/Owner/Applicant shall work with Ada County Highway District and the City of Kuna to complete all 
required traffic improvements to provide public access to the site as this project will have internal private streets, 
as detailed in the Ada County Highway District staff report. 

2. Developer/Owner/Applicant shall measure all front building setbacks from back of sidewalk on all internal local 
roads. 

3. Applicant shall ensure the proper easement widths on all lots in accordance with KCC 5-9-308. 

4. It is the responsibility of the Developer to ensure any anticipated buildings fit any given buildable lot. 

5. Fencing within and around the site shall comply with KCC 5-8-1005 (unless specifically approved otherwise and 
permitted). 

6. All required landscaping shall be permanently maintained in a healthy 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 in public Rights-of-Way shall be with 
approval from ACHD. 

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

8. All signage within/for the project shall comply with Kuna City Code and shall be approved through the applicable 
sign approval process listed in KCC 5-8-1704 through 1706. 

9. Develop/Owner/Applicant is hereby notified this project is subject to Design Review inspections and fees. 
Required inspections (post construction), are to verify building and landscaping compliance prior to requesting 
signature on the final plat. 

10. 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 5-9-402-B-22. 

Staff Analysis 
The applicant is submitting a request to construct an 3,250 square foot Burger King restaurant with a drive 
through in the Paul Bunyan Plaza Subdivision. The site will have 27 parking spaces, including 2 ADA-accessible 
spaces.  
 
Site plan deficiencies: 
ADA parking spaces must be a minimum of 9’ 6” in width per KCC  5-8-1403 
 
Upon staff review, the proposed application meets the requirements and intent of Kuna City Code with 
adherence to proposed conditions and Comprehensive Plan. Staff recommend the Commission approve the 
application with the conditions outlined in staff’s report.  

Recommended Conditions of Approval 

https://library.municode.com/id/kuna/codes/city_code?nodeId=TIT5KUDERECO_CH8ZOCO_PT14OREPALOFA_5-8-1403PASPRE
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11. Connection to City Services (Sewer and Water) is required. The Applicant shall conform to all corresponding 
City of Kuna Master Plans. 

12. Developer/Owner/Applicant shall work with staff in order to provide final locations of streetlights as required 
by Kuna City Code. Streetlights for the site shall be LED lighting and must comply with Kuna City Code and 
established Dark Sky practices. 

13. The Developer/Owner/Applicant, 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. 

14. Developer/Owner/Applicant/Contractors are hereby notified of Kuna’s working hours. Construction of any 
kind shall only be conducted within hours specified in KCC 10-6-3. Noises and other public nuisances/distractions 
outside of this time frame are subject to lawful penalties 

15. Developer/Owner/Applicant is hereby notified of Kuna’s weed control policies and requirements KCC 8-1-3. 
Weeds, grasses, vines or other growth which endanger property or are over 12 inches in height shall be 
continuously cut down, weeded out, sprayed, burned, removed or destroyed throughout all seasons. 

16. Developer/Owner/Applicant is conditioned to submit an updated site plan with ADA parking spaces that 
comply with Kuna City Code.  
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May 6, 2025 

 

Dawn Stephens 

Building Department Director 

City of Kuna Design Review 

751 W 4th St, Kuna, ID 83634 

 

Re:   Burger King Design Review at Paul Bunyan Plaza 

 

Dear Kuna Design Review Board, 

On behalf of NFLP IV LLC, AG Land & Development is pleased to submit this Design Review 

application for a new Burger King restaurant located within Paul Bunyan Plaza. Attached are the 

preliminary design documents for the proposed restaurant at 1482 E Deer Flat Road, Kuna, ID 

83634 (Parcel Number: R6949010600). 

The proposed development features a modern, technology-forward layout designed to enhance 

customer convenience and improve operational efficiency. The building will include a modern 

exterior aesthetic consistent with current Burger King branding standards, with high-quality 

materials and a site layout that prioritizes traffic flow, pedestrian accessibility, and landscape 

integration. 

Thank you for your consideration. We look forward to working with the City of Kuna on this 

project. 

 

Sincerely, 

 

 

Connor Gray 

AG Land & Development, LLC 

Principal 
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1. ADJACENT BUILDING PAD NOT A PART OF THIS ADJACENT BUILDING PAD NOT A PART OF THIS PROJECT. 2. CONCRETE SIDEWALK. SEE CIVIL. CONCRETE SIDEWALK. SEE CIVIL. 3. TRASH ENCLOSURE SEE AS-1.1 FOR DETAILS. TRASH ENCLOSURE SEE AS-1.1 FOR DETAILS. 4. HANDICAP PARKING SIGNAGE. SEE CIVIL FOR HANDICAP PARKING SIGNAGE. SEE CIVIL FOR SIGN POST AND 7/AS-1.1 FOR PAINTED SYMBOL. 5. SCORED CONCRETE SIDEWALK/PATIO. SEE CIVIL. SCORED CONCRETE SIDEWALK/PATIO. SEE CIVIL. 6. LANDSCAPE PLANTER BED. SEE LANDSCAPE AND LANDSCAPE PLANTER BED. SEE LANDSCAPE AND CIVI.L 7. TYPICAL STANDARD PARKING SPACE, 9'-0" TYPICAL STANDARD PARKING SPACE, 9'-0" WIDE X 20-0" LONG.  8. PROPERTY BOUNDARY. PROPERTY BOUNDARY. 9. BIKE RACK WITH SPACE FOR THREE BIKES. SEE BIKE RACK WITH SPACE FOR THREE BIKES. SEE 6/AS-1.1. 10. SETBACK LINE. SETBACK LINE. 11. MONUMENT SIGN. MONUMENT SIGN. 12. GREASE INTERCEPTOR, SEE MECHANICAL. GREASE INTERCEPTOR, SEE MECHANICAL. 13. THANK YOU SIGN. THANK YOU SIGN. 14. NO ENTRY SIGN. NO ENTRY SIGN. 15. DRIVE THRU SIGN. DRIVE THRU SIGN. 16. NOT USED. NOT USED. 17. NOT USED. NOT USED. 18. NOT USED. NOT USED. 19. MENU BOARD PER BK STANDARDS. MENU BOARD PER BK STANDARDS. 20. SPEAKER BOX PER BK STANDARDS. SPEAKER BOX PER BK STANDARDS. 21. PREVIEW BOARD PER BK STANDARDS. PREVIEW BOARD PER BK STANDARDS. 22. CLEARANCE SIGN PER BK STANDARDS. CLEARANCE SIGN PER BK STANDARDS. 23. (1) FUTURE DOUBLE EV CHARGE STATION, SEE (1) FUTURE DOUBLE EV CHARGE STATION, SEE ELECTRICAL. 24. (1) FUTURE SINGLE EV CHARGE STATION, SEE (1) FUTURE SINGLE EV CHARGE STATION, SEE ELECTRICAL.

AutoCAD SHX Text

SITE & BUILDING DATA

AutoCAD SHX Text

KEYNOTES

AutoCAD SHX Text

SITE ADDRESS:  1482 E DEER FLAT RD SITE ZONE:C-2  SITE PARCEL NO.:R6949010600    SITE SIZE: 0.802 ACRES BUILDING SIZE:  3,250 S.F.  PARKING REQUIRED: RESTAURANT LESS THAN 4000 S.F. COMMERCIAL OFFICE:  1 SPACE PER 200 S.F. = 3250 S.F./200 = 17 SPACES  PARKING PROVIDED:  HANDICAP SPACES:    2  HANDICAP SPACES:    2  2  STANDARD SPACES:    25  25  COMPACT SPACES:    0  0  TOTAL PARKING PROVIDED:  27   BICYCLE PARKING REQUIRED: 1 SPACE PER 10 PARKING SPACES = 27/10 = 3 BICYCLE PARKING  PROVIDED:  3
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SYMBOL CODE BOTANICAL / COMMON NAME CONT CAL SIZE QTY

TREES

AX
Acer x freemanii / Freeman Maple
45-55' H 35-45' W
CLASS II

B&B 2" 3

CB
Carpinus betulus / European Hornbeam
45-50' H 30-40' W
CLASS II

B&B 2" 2

OV
Ostrya virginiana / American Hophornbeam
25-40' H 15-40' W
CLASS II

B&B 2" 4

PG Picea glauca / White Spruce
40-50' H 15-25' W B&B 6` H MIN 3

PB Picea omorika `Bruns` / Bruns Spruce
30`H x 8`W B&B 6`-7` H 3

SYMBOL CODE BOTANICAL / COMMON NAME CONT FIELD2 SIZE QTY

SHRUBS
CC Caryopteris x clandonensis `Blue Mist` / Blue Mist Shrub

2`-4` H & 4` W
5 gal 7

CT2 Chaenomeles japonica `Texas Scarlet` / Japanese Flowering Quince
3’ H & 5’ W

5 gal 11

CH Cornus alba `Bailhalo` TM / Ivory Halo Dogwood
6`-8` H & W

5 gal 5

EC Euonymus alatus `Compactus` / Compact Burning Bush
6`-8` H & 8`-10` W

5 gal 9

FG Festuca glauca / Blue Fescue
.75-1' H .75-1' W

5gal 12

FC Forsythia x `Courtasol` TM / Gold Tide Forsythia
1`-2` H & 4` W

5 gal 10

PB5 Physocarpus opulifolius 'Monlo' / Diabolo® Ninebark
8-10' H 8-10' W

5gal 7

EVERGREEN SHRUB
AP Artemisia x `Powis Castle` / Powis Castle Artemisia

2`-3`H & W
5 gal 42

LH Lavandula angustifolia `Hidcote Blue` / Hidcote Blue Lavender
2` - 2.5` H X 2` -2.5` W

2 gal 6

PM3 Pinus mugo / Dwarf Mugo Pine
3`-5` H & 6`-10` W

5 gal 6

ORNAMENTAL GRASSES
CK2 Calamagrostis x acutiflora `Karl Foerster` / Feather Reed Grass

4`-6` H & 2`-3` W
3 gal 25

HS Helictotrichon sempervirens / Blue Oat Grass
2.5` H & 2.5` W

2 gal 13

PB3 Pennisetum alopecuroides 'Little Bunny' / Little Bunny Fountain Grass
10" - 14"  H & W

2 gal 14

SS3 Schizachyrium scoparium 'The Blues' / The Blues Little Bluestem
24" - 48" H & 18" - 24" W

2 gal 10

PERENNIALS
EK Echinacea purpurea `Kim`s Knee High` TM / Kim's Knee High Coneflower

2` H & W
2 gal 8

LS Leucanthemum x superbum / Shasta Daisy
8" - 12" H & 18" - 24" W

2 gal 9

NW Nepeta x 'Walker's Low' / Walker's Low Catmint
24" - 30" H & 24" - 36" W

2 gal 10

PA4 Perovskia atriplicifolia 'Little Spires' / Little Spires Russian Sage
2' H & 2'W

2 gal 6

SM5 Salvia x sylvestris `May Night` / May Night Sage
18"-24" H & W

2 gal 30

PLANT SCHEDULE

NORTH

0

SCALE: 

feet20 40 60

1" = 20'

CODE REQUIREMENTS PER CITY CODE

STREET BUFFER:
 *2 SHADE AND 3 EVERGREEN PER 100 LF. 12 SHRUBS PER 100 LF
· STREET NAME LENGTH (LF)   TREES/SHRUBS REQUIRED TREES/SHRUBS PROVIDED
· MERIDIAN RD (EAST) 136 3 SHADE,3 EVRG/ 12 3 SHADE,3 EVRG/15
· PROPOSED RD (WEST) 72 2 SHADE,3 EVRG/ 12 2 SHADE,3 EVRG/15

PARKING LOT:
*1 TREE PER PARKING ISLAND/TERMINAL PLANTER

· PLANTERS    TREES REQUIRED TREES PROVIDED
· 5 5 5

MINIMUM PLANT SIZES:
PLANT TYPE: MINIMUM SIZE
*EVERGREEN TREES: 6'-0" HT. MIN.
*ORNAMENTAL TREES: 2" CALIPER MIN.
*SHADE TREES: 2" CALIPER MIN.
*WOODY SHRUBS: 2 GAL. MIN.

LANDSCAPE REQUIREMENTS  

L100
LANDSCAPE PLAN

1. REGULATIONS & STANDARDS
1.1. All contractor work shall be conducted in accordance with ISPWC (Idaho

Standard Public Works Construction), 2024 (or most recent published); 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.

2.3.1. Refer to civil plans for all existing and/or proposed drainage pipes &
locations, utilities.  Protect all drainage at all times, protect all utilities at
all times.

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.

4. SOILS
4.1. Lawn areas shall receive 12" min depth of screened topsoil.
4.2. All planter beds shall receive 18" min depth of screened topsoil.
4.3. Reuse of existing topsoil that has been stockpiled on site is permitted if:

4.3.1. Topsoil is tested and analyzed to ensure a proper growing medium. Provide
additional amendments as determined by soil tests.

4.3.2. 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.

4.3.3. Topsoil shall have a ph of 6.5 to 8.0.
4.3.4. 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 project manager.

4.4. 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 and has a pH of 6.5-8.0.

4.5. Smooth, compact, and fine grade topsoil in lawn areas to smooth and
uniform grade .5" below adjacent surfaces.

4.6. Amend all new plantings with 2 parts topsoil, 1 part compost.
5. LAWN AREAS

5.1. Sodded lawn to be tall turf-type fescue, or approved other.
5.2. Sodded lawn to be regionally/locally harvested, lay sod within 24 hours of

harvesting.
5.3. Lay sod to form a solid mass with offset, tightly fitted joints on even grades.
5.4. Any existing lawn that is damaged shall be replaced with sodded lawn of

the same type of existing lawn.
5.5. All lawn areas adjacent to planter beds, gravel areas, or aggregate

pathways shall have 4" black steel edging installed per manufacturer
recommendations. Other applications to be approved by owner and
landscape architect.

5.6. Lawn adjacent to buildings, structures shall be a minimum of 18" away from
foundations. Lawn adjacent to fences or other screening elements shall be
a minimum of 9" away.

5.6.1. Install 38" chips or other approved gravel mulch type in mow strip at a depth
of 3" over commercial grade weed barrier fabric installed per
manufacturer recommendations.

5.7. Provide tree rings with a minimum 3' diameter around all trees located in
lawn, mulch type & installation/application to match all other planter beds.

6. PLANTER BED MULCH

6.1. All planter beds to receive 3" depth of black & tan mini rock mulch or
approved equal, submit for approval prior to placement. Install over
commercial grade weed barrier fabric per manufacturer recommendations.

7. PLANTS
7.1. All plant material shall be installed per industry standards.
7.2. 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.

7.3. All Ball and Burlap trees to be installed per Balled and Burlapped planting
detail. All shrubs to be installed per detail.

7.4. Trees and shrubs over 30" shall not be planted within clear vision triangles.
7.5. Fertilize all trees and shrubs with 'Agriform' planting tablets or approved

equal. Apply per manufacturers recommendations.
8. IRRIGATION

8.1. Irrigation system shall be built to the following specifications:
8.2. Adhere to city codes when connecting to city water.
8.3. All irrigation material to be new with manufacturers' warranty fully intact.
8.4. Install outdoor rated controller in specified location on plan, in a lock box

with 2 keys.  Coordinate with project manager and general contractor on
exact location.

8.4.1. Controller to have On/Off rain switch or rain shut off device that does not
alter program.

8.5. All remote control valves (including master control valve) to have flow
control device.

8.6. Irrigation system piping to be minimum class 200 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.

8.7. All pipe above 3" caliper to be gasketed, with approved joint restraints at all
45, TEE, ELL, 22, 11.

8.8. Use common trenching where possible..
8.9. All PVC located under hardscapes to be schedule 40 PVC with same req's

as above.
8.10. All wires to be Paige wire 7350 or 7351 direct bury wire at a minimum of 12"

below finished grade.
8.11. Connect mainline to point of connection in approximate location shown on

plan.
8.12. Contractor is responsible complying with all codes and paying all permits

necessary.
8.13. Sprinkler heads shall have matched precipitation within each control circuit.

Velocities shall not exceed 5 feet per second.
8.14. All drip irrigation to be buried 2" below finished grade.
8.15. Water schedule to be provided at a min of 80% evapotranspiration as

determined by the local ET.
8.16. Install all irrigation per irrigation drawings. utilize material specified or

approved equal.
8.17. Contractor shall confirm the static water pressure at least five days before

construction begins and to contact the landscape architect in writing if the
pressure is below 80 psi.

8.18. If any discrepancies are found, then local codes shall prevail.
9. CONTRACTOR RESPONSIBILITIES

9.1. Estimated quantities are shown for general reference only. Contractor shall
be responsible for all quantity estimates.

9.2. 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.

9.3. Landscape contractor to turn in as built drawings at the end of project.
Substantial completion will not be granted until 2 copies @ 1"=20' scale are
turned in and approved by owner's representative.

10. In the event of a discrepancy, notify the Landscape Architect immediately.

LANDSCAPE NOTES:
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