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KUNA PLANNING AND ZONING COMMISSION 
Agenda for August 9, 2016 

Kuna City Hall    Council Chambers    763 W. Avalon    Kuna, Idaho 
 
 

 
 
 

1. CALL TO ORDER AND ROLL CALL 
Chairman Lee Young 
Vice Chair Stephanie Wierschem 
Commissioner Dana Hennis 
Commissioner Cathy Gealy 
Commissioner Ron Herther 

 
2. CONSENT AGENDA 

a. Planning and Zoning Commission meeting minutes for August 9, 2016 
 

3. PUBLIC HEARING 
a. 16-03-SUP- CSHQA representing Albertsons LLC; Applicant is requesting Special Use Permit 

approval to install a drive thru window for the pharmacy. 
 

b. A Team Land Consultants,  representing Don Young Land Company, LLC; 16-02-S (Subdivision), 
16-02-ZC (Rezone) and 16-02-SUP (Special Use Permit): Applicant requests approval to 
subdivide the 22.88 acre site and rezone approximately 8.76 acres from the existing R-4 (Low 
Density Residential) to a C-1 (Neighborhood Commercial) zoning designation, and zone the 
remaining approximately 14.04 acres from its existing R-4 (Low Density Residential) to an R-6 
(Medium-Low Density Residential) zoning designation, to create a 102 lot mixed use 
subdivision (Airenel Park) 
 

4. ADJOURNMENT 
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PZ COMMISSION MEMBER PRESENT CITY STAFF PRESENT: PRESENT 

Chairman Lee Young X Wendy Howell, Planning Director X 

Vice-Chairman Stephanie Wierschem Absent Troy Behunin, Senior Planner X 

Commissioner Dana Hennis X Trevor Kesner, Planner II Absent 

Commissioner Cathy Gealy   X Nancy Stauffer, Planning Technician Absent 

Commissioner Ron Herther X   

              
  
6:00 pm – COMMISSION MEETING & PUBLIC HEARING 
 
Call to Order and Roll Call 
 
Chairman Young called the meeting to order at 6:05 pm. 
 
1. CONSENT AGENDA 

2. Approval of the Planning and Zoning Commission meeting minutes for July 12, 2016. 

3. Approval of the Planning and Zoning Commission meeting minutes for July 26, 2016. 

4. Approval of the Finding of Fact and Conclusions of Law for 16-01-ZC (Rezone) and 16-02-CPM 

(Comprehensive Plan Map Amendment) and 16-01-S (Subdivision). 

 

Commissioner Gealy motions to approve the consent agenda at 6:07 pm; Commissioner Hennis Seconds, all 
aye and motion carried 5-0. 

 
5. NEW BUSINESS:  

a. 16-03-ZOA (Zoning Ordinance Amendment; An Ordinance of the City of Kuna, Idaho, amending Title 
5, Chapter 1, Section 6-2 entitled “Meanings of Terms or Words” to make changes to the definitions; 
Amending Title 5, Chapter 3, Section 2, entitled “Land Use Table” to make changes to Land Uses 
related to the requirements for either a permitted or Special Use Permit; and providing an effective 
date.  
–This item was tabled from the July 26, 2016 Planning and Zoning Commission meeting 

 

Wendy Howell: Wendy Howell for the record po box 13 Kuna ID 83634. Two agencies have responded to this 
request, one was from Idaho Transportation Department and the other was from Central District Health. Neither 
had any comments or objections. Staff added and amended the definition portion of the zoning ordinance, if you’ll 
look in your ordinance under section one, it has the definition for lot and then underneath it has an ABC and then 
additional letter will be added under E, lot line front. The property line dividing a lot from a public or private street 
and from which the required front set back has been measured. Additionally there was some changes to the land 
use table as well as some added and other amended definitions. Changes appeared to be generally consistent with 
the comprehensive plan. City attourney has reviewed it and given it his nod, and I’ll stand for questions. 
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Chairman Young: The question I had was under the table for farm animals domestic. I couldn’t find a definition 
anywhere for what a domestic farm animal is. What is a domestic farm animal? 
 
Wendy Howell: If you have your laptops, it is on the existing ordinance. 
 
Commissioner Gealy: I’m not finding it here. 
 
Wendy Howell: Chairman Young, can we take a recess please? 
 
Chairman Young: Motion to take a five minute recess.  
 
Commissioner Herther: Second. 
 
Chairman Young: Call back to order at 6:12. And that’s all the questions I had. 
 
Wendy Howell: Ok, just to elaborate for the record, under the footnote 2, underneath the table it did have the, a 
brief description of what a domestic farm animal is. 
 
Commissioner Hennis: Yes, thank you. 
 
Chairman Young: Are there any other questions for staff?  
 
All: No 
 
Chairman Young: Then I will go ahead and open the public hearing at 6: 13, and seeing that nobody is signed up, 
we will go ahead and close it at 6:14 and that brings up our discussion. For me it all seems pretty straight forward. 
 
Commissioner Hennis: I don’t have anything. 
 
Commissioner Gealy: I don’t have anything. 
 
Commissioner Herther: I don’t have anything. 
 
Chairman Young: I’ll stand for a motion. 
 
Commissioner Hennis motions to approve 16-03-ZOA, zoning ordinance amendment; Commissioner Hennis 
Seconds, all aye and motion carried 5-0. 

 
 
6. ADJOURNMENT: 

 
Commissioner Herther motions to adjourn at 6:17pm; Commissioner Hennis Seconds, all aye and motion 
carried 3-0. 
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________________________________ 
Lee Young, Chairman 

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

P& Z Staff Report 
 
       
 
 

To:   Planning and Zoning Commission  
 
Case Number(s): 16-03-SUP (Special Use Permit)  

 Albertson’s Pharmacy Drive Thru 
 
Location: 700 E Avalon Street 
 
Planner:  Nancy Stauffer, Planner Tech. 
 
Hearing Date:  August 23, 2016 
   
Owner/Applicant: Albertson’s, LLC 

250 Parkcenter Blvd 
Boise, ID 83702 

 
Representative: CSHQA, Lee Young 

200 Broad Street 
Boise, Idaho 83702 
208.343-1858 
lee.young@cshqa.com 
 

Table of Contents: 
A. Course Proceedings 
B. Applicants Request 
C. Site History 
D. Staff Analysis 
E. Proposed Findings of Fact 

F. Proposed Conclusions of Law 
G. City Code Analysis 
H. Comprehensive plan analysis 
I. Recommendation by the Planning 

and Zoning Commission 
 

A. Course of Proceedings 
1. Kuna City Code (KCC), Title 1, Chapter 14, Section 3, states subdivisions, zone changes and special 

use permits are designated as public hearings, with the Planning and Zoning Commission as the 
decision-making body for special use permits and City Council as the decision-making body for zone 
changes and subdivisions. This land use action was given proper public notice and followed the 
requirements set forth in Idaho Code, Chapter 65, Local Land Use Planning Act (LLUPA). 
 

a. Notifications 
i. Neighborhood Meeting  July 11, 2016 
ii. Site posted    July 18, 2016 
iii. Agencies    July 29, 2016 
iv. Kuna, Melba Newspaper  July 29, 2016 
v. 300 ‘ Hearing Notification  August 11, 2016 

 
 

 

 

           P.O. Box 13 
Phone: (208) 922-5274 
Fax:     (208) 922-5989 

Kunacity.id.gov 
 

mailto:lee.young@cshqa.com
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B. Applicants Request: 
1. Request: 

A request from CSHQA (representing Albertsons, LLC) for a Special Use Permit to install and operate an 
Albertsons Drive Thru located at 700 E Avalon, Kuna, ID 83634. 

          

 
C. History: The 1.12 acre subject parcel is situated entirely within Kuna City limits with an C-2 Commercial 

zoning designation. The site is currently being used as a commercial grocery store operation. 
 

Surrounding Land Uses:  
     

North C-2 Area Business District – City of Kuna 
South C-2 Area Business District – City of Kuna 
East C-2 Area Business District – City of Kuna 
West C-2 Area Business District – City of Kuna 

 
1. Parcel Sizes, Current Zoning, Parcel Numbers: 

• Approx. 1.123 total acres 
• C-2 (Commercial) 
• Parcel # - R9835310050 
 

2. Services: 
Sanitary Sewer– City of Kuna 

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

 
3. Existing Structures, Vegetation and Natural Features:  

Currently there are several commercial structures at this site which feature complete, mature landscaping. 
 

4. Agency Responses:  
    Agencies were notified and no comments were received. 

 
D. Staff Analysis: 

This site is located on East Avalon Street and North Kay Street. The applicant intends to construct a drive 
thru window to be located on the east side of the building for the pharmacy. There will be no other changes 
to the existing structure.  
 

 Staff has determined this application complies with Title 5 of Kuna City Code; Idaho Statute §50-222; and the 
Kuna Comprehensive Plan; and forwards Case 16-03-SUP, to the Commission with recommended conditions 
of approval. 

   
E. Proposed Findings of Fact for Commission Consideration: 

P&Z Commission hereby recommends approval/denial of the proposed Findings of Fact and Conclusions of Law, 
and conditions of approval/denial for Case 16 -03-SUP to the City Council of Kuna. 
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1. The Kuna Commission accepts the facts as outlined in the staff report, the public testimony and the 
 supporting evidence list presented. 

 
F. Proposed Conclusions of Law:  

1. Based on the evidence contained in Case 16-03-SUP, the Kuna Planning and Zoning Commission finds Case 
16-03-SUP comply with Kuna City Code. 

2. Based on the evidence contained in Case 16-03-SUP., the Kuna Planning and Zoning Commission finds Case 
16-03-SUP, is consistent with Kuna’s Comprehensive Plan.  

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

G. Kuna City Code Analysis:  
This request appears to be consistent and in compliance with all Kuna City Code (KCC) 5-6-7. 
A. Upon granting a special use permit, conditions may be attached to a special use permit including, but 

not limited to those: 
1.Minimizing adverse impact on other development; 
2.Controlling the sequence and timing of developments; 
3.Controlling the duration of the development; 
4.Assuring that development is maintained properly; 
5.Designating the exact location and nature of the development; 
6.Requiring the provision for on-site or off-site public facilities or services; 
7.Requiring more restrictive standards than those generally required in an ordinance. 

B.  Prior to granting a special use permit, studies may be required of the social, economic, fiscal and 
environmental effects of the proposed special use. A special use permit shall not be considered as 
establishing a binding precedent to grant other special use permits. A special use permit is not 
transferable from one parcel of land to another. 

C.  Prior to granting or denying an application, the commission shall specify: 
1.The ordinance and standards used in evaluating the application; 
2.The reasons for approval or denial; and 
3.The actions, if any, that the applicant could take to obtain a permit. 
 
Comment: The proposed project meets the land use and area standards and applicable requirements of 
Title 6 of the (KCC).   

 
H. Comprehensive Plan Analysis: 

The Kuna planning commission accepts the Comprehensive Plan components as described. 
1. The proposed use for the site is consistent with the following Comprehensive Plan components: 

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

 
 Comment: This application meets the Idaho Attorney General’s criterion for property takings 

analysis. 
 

 



 
Page 4 of 4 File No.16-03-SUP  
08/23/16 Albertsons Pharmacy Drive Thru– Lee Young; CSHQA  

               
 

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

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

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

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

offices and service facilities to provide residents with a broader mix of services within walking 
distance from their homes. 

 
Comment: This application meets the goals and policies outlined in the comprehensive plan as specified. 

 
I. Proposed Decision by the Commission: 

Note: This proposed motion is to approve, conditionally approve, or deny this request. If the Commission wishes to 
conditionally approve or deny specific parts of the requests as detailed in this report, those changes must be 
specified. 
 
1. Applicant shall construct a drive thru window as proposed in the submitted site plan dated July 19, 2016. 
2. Applicant shall follow all staff, city engineer and other agency recommended requirements as applicable. 
3. Applicant shall comply with all local, state and federal laws. 
 
 

 DATED: This ____ day of __________________, 2016, 
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City of Kuna 
 

P& Z Staff Report 
 

       

 

 
To:   Planning and Zoning Commission  
 
Case Number(s): 16-02-S (Subdivision), 16-02-ZC 

(Rezone) and 16-02-SUP (Special 
Use Permit):  
Airenel Park Subdivision 

 
Location: East of Orchard Avenue, west of Kay 

Avenue, south of State Highway 
69/Kuna Road. 

 
Planner:   Trevor Kesner, Planner II 
 
Hearing Date:  August 23, 2016 
   
Owner/Applicant: Don Young Land Company, Inc 

PO Box 189 
Kuna, Idaho 83634 
 

Representative: A Team Land Consultants,  
Steve Arnold 
1785 Whisper Cove Ave. 
Boise, Idaho 83709 
steve@ateamboise.com 

Table of Contents: 
A. Course Proceedings 
B. Applicants Request 
C. Site History 
D. General Project Facts 
E. Staff Analysis 
F. Applicable Standards 

 

G. Comprehensive Plan Analysis 
H. Procedural Background 
I. Proposed Findings of Fact 
J. Proposed Conclusions of Law 
K. City Code Analysis 
L. Recommendation By the Planning and 

Zoning Commission 
 

A. Course of Proceedings 

1. Kuna City Code (KCC), Title 1, Chapter 14, Section 3, states subdivisions, rezones and special use permits are 
designated as public hearings, with the Planning and Zoning Commission as the decision-making body for 
special use permits and City Council as the decision-making body for rezones and subdivisions. This land use 
action was given proper public notice and followed the requirements set forth in Idaho Code, Chapter 65, 
Local Land Use Planning Act (LLUPA). 
 

a. Notifications 
i. Neighborhood Meeting  April 20, 2016 
ii. Agencies    July 11, 2016 
iii. 300’ Property Owners    August 5, 2016 
iv. Kuna, Melba Newspaper  August 10, 2016 
v. Site Posted    August 14, 2016 

 
 

 

           P.O. Box 13 

Phone: (208) 922-5274 

Fax:     (208) 922-5989 

Kunacity.id.gov 
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B. Applicants Request: 

1. Request: 
Applicant requests approval to subdivide the 22.88 acre site and rezone approximately 8.76 acres from 
the existing R-4 (Low Density Residential) to a C-1 (Neighborhood Commercial) zoning designation, and 
zone the remaining approximately 14.04 acres from its existing R-4 (Low Density Residential) to an R-6 
(Medium-Low Density Residential) zoning designation, to create a 102 lot mixed use subdivision 
(Airenel Park). There appears to be conflicting agency information regarding the current zoning 
designation of the subject parcel. A search of historical public records or City ordinances to support 
different zoning designations on the parcel were unsuccessful. This site is located west of South 
Orchard Avenue and east of South Kay Avenue, south of East Avalon Street.  

 

 
              ©COPYRIGHTED 
 

C. History: The 22.88 acre subject parcel is situated within Kuna City limits with an R-4 residential zoning 
designation. This property has historically been used for agricultural and light commercial purposes. As Kuna 
does not allow multiple zones on individual parcels, the City has deferred to Ada County parcel data for the 
current zoning of R-4 for the entire subject site, as provided by the Ada County Assessor’s Office. 

 

D. General Projects Facts: 

1. Comprehensive Plan Designation: The Future Land Use Map (FLU) identifies the subject site as ‘Mixed Use 
City Center'. Staff generally views this land use request to be consistent with the approved Future Land Use 
Map within the Comprehensive Plan. 
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 LEGEND 

 

 
Comprehensive Plan Map 

 

2. Surrounding Land Uses:  
     

North C-2 Area Business District – City of Kuna 

South RUT/ 
M-1 

Rural Urban Transitional – Ada County 
Light Manufacturing District – City of Kuna 

East R-6/ 
      C-1 

Medium-Low Density Residential – City of Kuna 
Neighborhood Business District – City of Kuna 

West R-6/ 
      R-4 

Medium-Low Density Residential – City of Kuna 
Low Density Residential – City of Kuna 

 

3. Parcel Sizes, Current Zoning, Parcel Numbers: 

 Approx. 22.88 total acres 

 R-4 (Low Density Residential) 

 Parcel # - S1303120820 

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

Subject 

Site 



 

 
Page 4 of 10 File No. 16-02-S, 16-02-ZC and16-02-SUP  

08/23/16 Airenel Park Subdivision – Steve Arnold; A-Team Land Consultants  
              P: P&Z\SHARED\CASES\Subs\Airenel Park Subdivision 

 

5. Existing Structures, Vegetation and Natural Features: Currently there is a commercial structure and some 
outbuildings on the northern portion of the 22.88 acre parcel; the remaining land is used for agricultural 
purposes. None of the existing buildings will remain as the site develops. The northern portion of the site 
has a natural downward slope of up to 3% southward as it levels to 0% grade midway toward Indian Creek. 
Soils composition is unknown. 
 

6. Transportation/Connectivity: There are currently no public roadways internal to the site. Blue Diamond 
Way is currently a private lane being dedicated as a public street from the site onto SH-69/Kuna Road.  
On the east side of the project, the applicant proposes three access points to the development from South 
Kay Avenue; two of which will be private drive aisles offering direct access to the multi-family portion of the 
project. The third access from South Kay Avenue will be a fully improved 36 foot pubic street section within 
50 feet of Right-of-Way (Exploration Way), which will align with the approved Journey’s End development to 
the east.  
On the west side of the project, the applicant proposes to utilize the existing site access from South Orchard 
Avenue. The access and approach from South Orchard Avenue will be a fully improved roadway (Silver Rush 
Street) consistent with all proposed internal streets; 36 foot wide roadway pavement with curb, gutter and 
five foot detached sidewalks buffered by seven foot wide parkway strips throughout.  
There are multiple connections (using trails and pathways) through subdivision blocks to encourage a 
pedestrian friendly environment and neighborhood connectivity. The three proposed commercial lots will 
close the existing driveways on the north side of the project along SH69/Kuna Road. Access to the 
commercial lots shall be internal to the development from the proposed Silver Rush Street. Ada County 
Highway District (ACHD) has ultimate authority to approve access, circulation, driveway approaches and 
proposed street and sidewalk widths. 
 

7. Environmental Issues: Portions of the subject site lie within FEMA’s current ‘Zone A’ flood hazard area, as it 
borders Indian Creek to the south. Other than FEMA’s 1% annual chance flood hazard area, staff is not 
aware of any environmental issues, health or safety concerns or conflicts.  

 

8. Agency Responses: The following agencies returned comments: City Engineer (Gordon Law, P.E.), Boise 
Project Board of Control (BPBoC), Ada County Highway District (ACHD), Central District Health Department 
(CDHD), Idaho Department of Environmental Quality (DEQ).  Community Planning Association of Southwest 
Idaho (COMPASS). The responding agency comments are included as exhibits with this case file.  
 

E. Staff Analysis: 
Applicant proposes 21 multifamily lots (totaling 84 dwelling units) in a C–1 commercial zone, 16 townhouse 
lots, 41 single family home lots, and 21 common lots within an R-6 residential zone over a total of 22.88 
acres.  
 
The entire site is currently zoned R-4. Three of the proposed 37 commercial lots will be situated on 2.52 
acres along the northern portion of the site as it fronts E. Avalon Street. The applicant proposes to rezone 
approximately 8.76 acres of the site from the existing R-4 to a C-1 (Business/Commercial; Neighborhood 
Business District) zoning designation in order to construct the proposed townhomes and multi-family 
residential units and create the three commercial lots for future development.  
 
Applicant is proposing approximately six phases of development and will be required to submit a Design 
Review application for the Multi-Family buildings and landscaping of common areas. Subdivision common 
areas will comprise over 20% of the subject site (4.86 acres). A homeowners association will be established 
for the care and maintenance of the common lots. The common lots will be developed as open space, 
pathways, a tot-lot and community center with a swimming pool facility.  
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Indian Creek is the natural southern boundary for the project; therefore, one common lot will be 
developed as an extension of the public multi-use pathway along the northern bank of Indian Creek canal. 
Applicant proposes to fully improve said portion of the Indian Creek pathway and deed it to the public. 
Public services will be extended by the developer to serve the development including the replacement and 
relocation of a sanitary sewer lift station.  

 
 Staff has determined this application complies with Title 5 of the Kuna City Code; Idaho Statute §67-6511, 

§67-6512, §67-6513 and the Kuna Comprehensive Plan; and forwards Case No.’s 16-02-S, 16-02-ZC and 16-
02-SUP, to the Commission with recommended conditions of approval. 

 

F. Applicable Standards: 

1. City of Kuna Zoning Ordinance No. 230, 546 and 570, 

2. City of Kuna Subdivision Ordinance No. 2012-18, Title 5 Zoning Regulations, 

3. City of Kuna Comprehensive Plan and Future Land Use Map (adopted September 1, 2009) 

4. City of Kuna Landscape Regulations, Title 5, Chapter 17, Section 1 thru 26, 

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

G. Proposed Comprehensive Plan Analysis:    
The Kuna Planning and Zoning Commission accepts/rejects the Comprehensive Plan components as described 
below: 
 
The proposed subdivision, rezone and special use permit applications for the subject site is consistent with the 
following Comprehensive Plan components: 
 
Community Vision Statement: 
Residents hoped for the creation of business and light commercial use centers within neighborhoods. These 
centers would include restaurants, gas stations, churches, multi-family use facilities, and other mixed-use 
developments (Page 21). 
 
Housing: 
Residents envisioned higher densities in the City’s core to include opportunities for mixed residential and light 
commercial activity. They expressed interest in a mix of residential type dwellings; including single- family, multi-
family, apartments and condominiums. They were receptive to a greater mix of lot sizes and house prices to 
appeal to a variety of people (Page 21). 
 
Comment: The proposal follows the community vision and housing goals as stated and adopted. 
 
Private Property Rights Goals and Objectives - Section 2 - Summary: 
Ensure the City land use policies, restrictions, conditions and fees do not violate private property rights and 
ensure that land use actions, decisions, and regulations do not effectively eliminate all economic value of the 
subject property. Ensure that City land use actions, decisions, and regulations do not prevent a private property 
owner from taking advantage of a fundamental property right and staff shall evaluate with guidance from the 
City’s attorney; the Idaho Attorney General’s six criterion established to determine the potential for property 
taking. 
           
Comment: Utilizing the Idaho Attorney Generals criteria, and a review by the City Attorney, the proposed project 
does not constitute a “taking” and the economic value remains intact. 
   
Economic Development Goals and Objectives - Section 5 - Summary:                   
Ensure an adequate supply of housing for all income levels and facilitate pedestrian connections, both visually 
and physically, to enhance pedestrian movement (Pg. 42 – 1.5 and Pg. 43 – 3.1). 
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Comment: The proposed development complies with these elements of the comprehensive plan by providing a 
varied mix of housing types which aligns with this goal. 

 
Land Use Goals and Objectives - Section 6 - Summary: 
Adopt a future land use plan and map that includes natural and developed open spaces, while providing a 
variety of housing densities and types to accommodate various lifestyles, ages and economic groups. Protect 
existing neighborhoods and ensure new development is sustainable and keeps Kuna desirable. Develop cohesive 
neighborhoods with character and quality while incorporating a variety of densities and styles (Pg. 64 – 3.1 & 
Goal 3 and Pg. 65 – 4.3). 
 
Neighborhood Core Concept: 
The character of residential housing surrounding and within the core of a Neighborhood Center is that of a close-
knit, mixed-density community. The Neighborhood District provides close access to community services located 
within the core. Higher density housing options should be located near the core service areas (schools, churches, 
parks, neighborhood commercial destinations). Housing types may include multi-family dwellings, duplexes, 
town houses, row homes, and single-family residences (Page 81). 
 
Neighborhood District: 
The Neighborhood District can be characterized as residential housing within the core of a close-knit, mixed-
density community. The Neighborhood District provides close access to the community services located within 
the core. The highest density housing should be located near the core service areas (schools, churches, parks, 
neighborhood commercial). Housing types may include multi-family dwellings, duplexes, town houses, row 
homes, and single-family residences (Page 93). 
 
Comment: The proposal complies with the Comprehensive Land Use Plan as adopted by Kuna, by incorporating 
the following; a mix of different housing options in or near the neighborhood core while promoting quality 
development and transportation connectivity. 

 
Housing Goals and Objectives - Section 12 - Summary: 
Encourage developers to provide high-quality development with a variety of lot sizes, dwelling types, densities 
and price points to meet the needs of current and future population while creating safe and aesthetically-
pleasing neighborhoods. Ensure housing is available throughout the community for all income levels and those 
with special needs. Encourage logical and orderly residential development while discouraging developers from 
developing land divisions greater than one half acre because large lot subdivisions increase municipal costs, 
require public subsidy and create sprawl (Pg. 155 – Obj. 1.1, Pg. 163 12.4 and Pg. 165 – 2.1). 
 
Encourage mixed-use development that includes town centers, single-family, multi-family, accessory units, and 
other types of residential development. – Policy 1.1.2, Section 12, Housing (Page 155). 
 
Comment: Applicant proposes a mix of residential densities comingled with commercial uses, which will 
contribute to the availability of varied housing types and home sizes in a logical and orderly manner. 

 
Existing Residential Subdivisions: 
Residential placement is intended to increase social interactions at various times of the day. Multi-family 
residential uses should be located closer to the neighborhood cores and be interspersed with mixed-uses (Page 
178). 
 
Neighborhoods: 
Kuna’s updated Plan is an advocate for the development of self-sufficient neighborhoods. These neighborhoods 
are intended to be connected by transit and other non-motorized methods of transportation. Each 
neighborhood will have a center, a core and an edge. The Neighborhood Center will be the core of the 
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neighborhoods churches, schools, and public facilities. The neighborhood centers will feature denser 
developments and multi-family residential development (Page 179). 
 
Comment: This application promotes sound community and urban design principles. 
 

H. Procedural Background: 
The Commission conducted its Public Hearing on July 12, 2016, where it considered Cases No. 16-01-ZC, 16-02-
CPM and 16-01-S, including the application, agency comments, staff’s report, application exhibits and public 
testimony presented or given. 
 

I. Proposed Findings of Fact for Commission Consideration: 
Based on the record contained in Case No’s 16-02-S, 16-02-ZC and16-02-SUP, including the exhibits, staff report 
and public testimony at the public hearing, the Kuna Planning and Zoning Commission hereby approves/denies 
16-02-SUP (Special Use Permit) for the proposed Airenel Park Subdivision; and recommends approval/denial of 
16-02-S (Subdivision) and 16-02-ZC (Rezone) for the Airenel Park Subdivision Preliminary Plat and Rezone with 
the conditions of approval/denial for Case No’s 16-02-S, 16-02-ZC, Rezone and subdivision as stated in the staff 
report, to the City Council of Kuna. 
 
Comment: The Commission’s findings do / do not agree with staff’s analysis that the proposal complies 
 with Idaho Code § 67-6511(2) C, 67-6512 and 67-6513, the Kuna Comprehensive Plan (as outlined in this 
 report) and accompanying Comprehensive Plan Map. 
 

1. The Kuna Planning and Zoning Commission accepts/rejects the facts as outlined in the staff report, the 
 public testimony and the supporting evidence list presented. 

 
  Comment: The Kuna Commission held a public hearing on the subject applications on August 23, 2016, to hear 

 from City staff and the applicant to accept public testimony.  The decision by the Commission is based on 
 the application, staff report and any public testimony, both oral and written. 
 

2. Based on the evidence contained in Case No’s 16-02-S, 16-02-ZC and 16-02-SUP, this proposal appears to 
 generally comply with the Comprehensive Plan and accompanying Comprehensive Plan Map. 

 
Comment: The Comprehensive Plan has listed numerous goals for providing multi-family housing in Kuna. The 
 Comp Plan Map designates this property as Mixed Use City Center. As this is a proposed mixed residential 
 and commercial use, the project generally follows the goals of the Comp Plan and the Comp Plan Map.  

In making a decision regarding a rezone, the Commission is to consider Idaho Code §67-6511 (2) C, which 
requires that it analyze a proposed change to the city’s zoning ordinance to ensure that the requested 
change is not in conflict with the policies of the adopted comprehensive plan. If the request is found by the 
governing board to be in conflict with the adopted plan, or would result in demonstrable adverse impacts 
upon the delivery of services by any political subdivision providing public services, including school districts, 
within the planning jurisdiction then the request for re-zone may properly be denied. 
 
In addition, and in regard to the request for the subdivision of the property, Idaho Code §67-6513 states 
that the city may provide for mitigation of the effects of subdivision development on the ability of the city to 
deliver services without compromising quality of service delivery to current residents or imposing 
substantial additional costs upon current residents to accommodate the proposed subdivision. 

 

3. The Kuna Planning and Zoning Commission has the authority to approve or deny the Special Use Permit  
 application and recommend approval or denial for the Subdivision and Rezone applications to the 
 City Council. 
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  Comment: On August 23, 2016, the Kuna Planning and Zoning Commission will vote to approve or deny case 
 No. 16-02-SUP and recommend approval or denial of Case No’s 16-02-ZC, and 16-02-S. 

Prior to granting a special use permit, the Commission may require studies of the social, economic, fiscal, 
and environmental effects and any aviation hazards as defined in section 21-501(2), Idaho Code, of the 
proposed special use. A special use permit shall not be considered as establishing a binding precedent to 
grant other special use permits. As well, a special use permit approval is not transferable from one (1) 
parcel of land to another. 

 

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

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

 on August 23 2016. 
 

J. Proposed Conclusions of Law:  
1. Based on the evidence contained in Case No’s 16-02-S, 16-02-ZC and 16-02-SUP, the Kuna Planning and 

Zoning Commission finds Case No’s 16-02-S, 16-02-ZC and16-02-SUP, comply with Kuna City Code. 
2. Based on the evidence contained in Case No’s 16-02-S, 16-02-ZC and 16-02-SUP, the Kuna Planning and 

Zoning Commission finds Case No’s 16-02-S, 16-02-ZC and 16-02-SUP, are consistent with Kuna’s 
Comprehensive Plan.  

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

 
 Kuna City Code Analysis:  

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

 

2. The site is physically suitable for a subdivision. 
 

Comment: The approximate 22.8 acre project includes a request for a zone change from the current ‘R-4’ to 
a ‘C’ and an ‘R-6’ zoning designation. The Planning and Zoning Commission shall determine the extent and 
the nature of the rezone request in accordance with the adopted comprehensive plan per KCC 5-13-4. The 
site appears to be compatible with the proposal. 
 

3. The rezone, subdivision and special uses are not likely to cause substantial environmental damage or 
avoidable injury to wildlife or their habitat. 

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

 

4. The rezone, special use and subdivision applications are not likely to cause adverse public health problems. 
 
 Comment: The proposed development and land use designation requires connection to public sewer and 
 potable water systems, therefore eliminating the occurrence of adverse public health problems.  
 

5. The application appears to avoid detriment to the present and potential surrounding uses; to the health, 
 safety, and general welfare of the public taking into account the physical features of the site, public 
 facilities and existing adjacent uses. 
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Comment: Staff did consider the special use, rezone and subdivision applications along with the location of 
the property and adjacent uses. The current adjacent lands are small commercial and residential uses 
situated between two local collector roads. The development will be connected to the Kuna City central 
sewer and potable and pressure irrigation water systems.  

 

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

K. Proposed Decision by the Commission: 
Note: This proposed motion is to approve or deny the special use permit application; and to recommend 
approval, conditional approval, or denial for the rezone and subdivision requests to City Council. If the 
Commission wishes to approve or deny specific parts of the special use request as detailed in this report, those 
changes must be specified. 
 
Based on the facts outlined in staff’s report and any public testimony given at the public hearing, the Planning 
and Zoning Commission of Kuna, Idaho, hereby approves/denies Case No. 16-02-SUP special use permit and 
hereby recommends approval/conditional approval/denial of Case No’s 16-02-S subdivision and 16-02-ZC rezone 
for the Airenel Park preliminary plat (with or without) the following conditions of approval: 
 

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

a. The City Engineer shall approve the sewer hook-ups. 
b. The City Engineer shall approve the drainage and grading plans. Central District Health 

Department recommends the plan be designed and constructed in conformance with 
standards contained in, “Catalog for Best Management Practices for Idaho Cities and 
Counties”.  No construction, grading, filling, clearing or excavation of any kind shall be initiated 
until the applicant has received approval of the drainage plan.  

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

d. The Boise Project and Board of Control shall approval any modifications to the existing 
irrigation system. 

e. Approval from Ada County Highway District shall be obtained and Impact Fees must be paid 
prior to issuance of any building permit. 

2. All public rights-of-way shall be dedicated and constructed to standards of the City, Ada County Highway 
District, and Idaho Transportation Department. No public street construction may be commenced without 
the approval and permit from Ada County Highway District and/or Idaho Transportation Department. 

2.1– With future development and as necessary, dedicate right-of-way in sufficient amounts to 
follow Kuna City and ACHD standards and widths. 

3. Installation of service facilities shall comply with the requirements of the public utility or irrigation district 
providing the services. All utilities shall be installed underground, see KCC 6-4-2-W. 

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

5. The applicant shall fully improve and dedicate (deed) the common lot(s) or portions of any common lots 
which are considered to be the Indian Creek Pathway (Greenbelt) extension along the southern boundary 
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of the development, to the public. The applicant shall work with the Parks Director to ensure that the 
greenbelt pathway improvements conform to the standards set forth in Kuna City Code for public 
pathways. 

6. Street lighting shall use LED lights, with spacing and wattages meeting the approval of the City; Applicant 
shall coordinate a street light plan for P&Z approval in concert with the prepared construction drawings for 
the project. 

7. Parking within the site shall comply with Kuna City Code, unless specifically approved otherwise. 

8. Fencing within and around the site shall comply with Kuna City Code unless specifically approved 
otherwise). 

9. Signage within the site shall comply with Kuna City Code (A sign permit is required prior to sign 
construction). 

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

11. Submit a petition to the City (if necessary and confirmed with the City engineer) consenting to the pooling 
of irrigation surface water rights for delivery purposes and requesting to annex the irrigation surface water 
rights appurtenant to the property to the Kuna Municipal Pressure Irrigation system of the City (KMID) 
prior to requesting final plat signature from the City Engineer. 

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

13. The applicant’s proposed preliminary plat, landscaping and SUP map (dated 08/04/16) shall be considered 
binding site plans, or as modified and approved through the public hearing process. 

14. Applicant shall follow all staff, city engineer and other agency recommended requirements as applicable. 

15. Developer shall comply with all local, state and federal laws. 
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STREET SIGN

DECIDUOUS TREE

CONIFEROUS TREE

MAILBOX

STREET LIGHT

PARCEL NO's: R0615253032

ADDRESSES: 447 E AVALON ST.
KUNA, ID 83634

ZONING
R-4 (EXISTING) 22.8 AC
R-4 (TO REMAIN) 14.04 AC
C-1 (PROPOSED) MULTIFAMILY 5.17 AC
C-1 (PROPOSED) COMMERCIAL 2.52 AC
C-1 (PROPOSED) TOWNHOUSE 1.07 AC

PROPERTY SIZE: 22.8 AC

TOTAL  LOTS:                                             102
          COMMON: 21

RESIDENTIAL: 41
TOWNHOMES: 16
4-PLEXES: 21
COMMERCIAL: 3

DENSITY:
RESIDENTIAL: 2.9 AC
TOWNHOMES: 14.95 AC
4-PLEXES: 16.24 AC

SITE DETAILS:
COMMON LANDSCAPE AREA

4-PLEX: .39 AC
(EXCLUDING LOT 45)
TOWNHOME: .18 AC
SINGLE FAMILY: 1.97 AC
COMMERCIAL: .50 AC

PAVED PUBLIC STREET AREA 3.82 AC
PRIVATE DRIVE ISLE AREA

4PLEX (LOT 45): 1.72 AC
TOWNHOMES: .12 AC

LANDSCAPED AREA
TOWNHOMES: .58 AC
4-PLEX UNITS: 1.82 AC
(EXLUDING 4 PLEX FOOTPRINT)

LINEAR STREET LENGTH 2551.41'

P/L50'-0"

36'-0"

16'-0"

18'-0"

P/L

18'-0"

16'-0"

7'-0"

LC

50' RIGHT-OF-WAY
36' STREET SECTION

NOT TO SCALE

SLOPE 1.75% ±.25%
PER ISPWC SD-709

CONCRETE
SIDEWALK (TYP)

STANDARD ROLLED OR
6" VERTICAL CURB &
GUTTER (TYP.) AS PER
PLANS

14" - 6"
MINUS PIT
RUN

21
2" ASPHALT
PAVEMENT

4" - 3 4" MINUS
CRUSHED

GRAVEL

4" - 3 4" MINUS
CRUSHED GRAVEL

(COMPACTION
REQUIRED)

PARKING REQUIREMENTS:
PROVIDED: 178
ADA PARKING: 8
COVERED PARKING: 50%

SETBACKS:
FRONT: 20'
REAR: 15'
SIDE: 5'

SITE AMENITIES:
CLUBHOUSE, POOL, PLAYGROUND, PATHWAYS,
LANDSCAPE BUFFERS

VICINITY MAP
SCALE: 1" = 500'
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CALCULATED POINT
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SURFACE FLOW DIRECTION
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WATER VALVE

WATER SERVICE
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WATER METER
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NATURAL GAS LINE MARKER

TELEPHONE SERVICE RISER

ELECTRIC TRANSFORMER BOX
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STREET SIGN

DECIDUOUS TREE

CONIFEROUS TREE

MAILBOX

STREET LIGHT

PARCEL NO's: R0615253032

ADDRESSES: 447 E AVALON ST.
KUNA, ID 83634

ZONING
R-4 (EXISTING) 22.8 AC
R-4 (TO REMAIN) 14.04 AC
C-1 (PROPOSED) MULTIFAMILY 5.17 AC
C-1 (PROPOSED) COMMERCIAL 2.52 AC
C-1 (PROPOSED) TOWNHOUSE 1.07 AC

PROPERTY SIZE: 22.8 AC

TOTAL  LOTS:                                             99
          COMMON 21

RESIDENTIAL: 41
TOWNHOMES: 16
4-PLEXES: 21

DENSITY:
RESIDENTIAL: 2.9 AC
TOWNHOMES: 14.95 AC
4-PLEXES: 16.24 AC

SITE DETAILS:
COMMON LANDSCAPE AREA

4-PLEX: .39 AC
(EXCLUDING LOT 45)
TOWNHOME: .18 AC
SINGLE FAMILY: 1.97 AC
COMMERCIAL: .50 AC

PAVED PUBLIC STREET AREA 3.82 AC
PRIVATE DRIVE ISLE AREA

4PLEX (LOT 45): 1.72 AC
TOWNHOMES: .12 AC

LANDSCAPED AREA
TOWNHOMES: .58 AC
4-PLEX UNITS: 1.82 AC
(EXLUDING 4 PLEX FOOTPRINT)

LINEAR STREET LENGTH 2551.41'

PARKING REQUIREMENTS:
PROVIDED: 178
ADA PARKING: 8
COVERED PARKING: 50%

SETBACKS:
FRONT: 20'
REAR: 15'
SIDE: 5'

SITE AMENITIES:
CLUBHOUSE, POOL, PLAYGROUND, PATHWAYS,
LANDSCAPE BUFFERS

VICINITY MAP
SCALE: 1" = 500'
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CITY OF KUNA 

PLANNING & ZONING DEPARTMENT 
PO Box 13 • 763 W Avalon St • Kuna, Idaho • 83634  

Phone (208) 922-5274 • Fax: (208) 922-5989 
www.kunacity.id.gov 

 
Dear Property Owner: 
 
NOTICE IS HEREBY GIVEN that the Kuna Planning and Zoning 
Commission is scheduled to hold a public hearing on August 23, 
2016 beginning at 6:00 pm or as soon after as it may be heard for the 
following case: 
 
A request by ‘A-Team Land Consultants’ to approve a Preliminary 
Plat, Zone Change and Special Use Permit for the proposed Airenel 
Park Subdivision. Applicant proposes 21 multifamily lots (totaling 84 
dwelling units) in a C–1 commercial zone, 16 townhouse lots, 41 
single family home lots, and 21 common lots within an R-6 residential 
zone over a total of 22.88 acres. 
 
The site is located west of S. Kay Avenue and the east of S. Orchard 
Avenue, approximately 300-feet south of Avalon Street/Kuna Road, 
Kuna, Idaho 83634. (Refer to vicinity map shown).  
 
The hearing will be held at 6:00 pm in Council Chambers at Kuna City 
Hall located at 763 West Avalon Street, Kuna, Idaho. 
 
All documents concerning public hearing items may be viewed at 
Kuna City Hall, 763 West Avalon Street, Kuna, Idaho, 83634. Office 
hours are 8:00 am to 5:00 pm, Monday through Friday, except 
holidays. If you have questions or would like additional information, 
please contact the Planning and Zoning Division at (208) 922-5274. 
 
You are invited to provide oral or written comments to the 
Commission for the hearing. Please note that all testimony made to 
the Commission during the public hearing will be restricted to three (3) 
minutes per person. Written comments may be submitted to the 
appropriate governing body at least seven (7) days prior to the 
hearing. These comments will be forwarded to the Planning and 
Zoning Commission to be entered into the public record.   
 
In all future correspondence concerning this case, please refer to the case 
name:  16-02-S, 16-02-ZC and 16-02-SUP (Airenel Park Subdivision) 

 
 
 
 
 

 
 
 

Mailed: August 10, 2016 

Airenel Park 
Subdivision 
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