
 

 

 

 

 

 

 

 

 

 

 

 

 

June 17, 2021 

CITY OF STAR 

NOTICE OF PUBLIC HEARING 

 

Dear Agency Representative: 

 

You have been identified as an agency having jurisdiction on the following matter, which will come before 

the Star City Council on October 5, 2021, at the Star City Hall, 10769 W. State Street, Star, Idaho at 7:00 pm, 

or as soon thereafter as the matter may be heard.   

 

Application: Langtree Bungalows Subdivision 

Files #’s AZ-21-11 Annexation-Zoning 

   DA-21-16 Development Agreement 

   PP-21-15 Preliminary Plat 

   PR-21-08 Private Street 

                     

Applicant/Representative:  Stephanie Hopkins, KM Engineering, LLP, 5725 N. Discovery Way, 

Boise, ID 83713 

 

Owner:  Walsh Group 

              

Action:  The Applicant is seeking approval of an Annexation and Zoning (R-4), a Development 

Agreement, and Preliminary Plat and a Private Street for a proposed residential subdivision 

consisting of 103 residential lots and 21 common lots/common drive lots.  The property is located 

at 9670 & 10090 W. Floating Feather Road in Star, Idaho, and consists of 27.09 acres with a 

proposed density of 3.8 dwelling units per acre. 

 

Property Location:  The subject property is generally located on the north side of W. Floating 

Feather Road, approximately ¼ mile west of N. Pollard Lane.  Ada County Parcel No’s. 

S0405449100 & S0405449010.  

 

Information/Comments:  Additional materials are available for review at Star City Hall.  Please submit any 

comments on agency letterhead to Star City Hall, P.O. Box 130, Star, Idaho 83669 or at snickel@staridaho.org  

a minimum of 7 days prior to the day of the hearing, or your agency’s response will be documented as “No 

Comment”.  For further information, please call 208-286-7247. 

 

Shawn L. Nickel 

Planning Director and Zoning Administrator 

 

Mayor: 
Trevor A. Chadwick 

 

Council: 

Kevin Nielsen 
Jennifer Salmonsen 

Michael Keyes 
David Hershey 

 

mailto:snickel@staridaho.org
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May 18, 2021 
Project No.: 20-222  
 
 
Mr. Shawn Nickel 
City of Star 
Planning & Zoning Department 
10769 West State Street 
Star, ID 83669 
 
RE:   Langtree Bungalows – Star, ID 

Annexation and Zoning, and Preliminary Plat Narrative 

Dear Mr. Nickel: 

On behalf of the Walsh Group, LLC. we are pleased to submit the attached applications and required supplements 
for annexation, zoning, development agreement, preliminary plat, private road, and floodplain development 
review applications for the Langtree Bungalows Subdivision. As part of this application, we also request flexibility 
be permitted on the front setback to living space for lots within the subdivision. Please accept this letter as our 
written narrative detailing the proposed project. 
 
Site Information 
The subject property is approximately 27 acres, is located north of Floating Feather Road, west of Pollard Lane and 
is currently zoned RUT (Rural-Urban Transition) in Ada County. The Colt Place Subdivision, zoned R-3 (residential) 
with a Development Agreement (DA) is adjacent to the west; the Schreiner Subdivision and Star Middle School, 
zoned RUT and R-3 respectively, are located to the north; a proposed subdivision is located to the east; and various 
subdivisions exist or are in the process of entitlement and construction to the south. We have included an exhibit 
demonstrating adjacent zoning districts and development on the following page. 
 
Background Information 
The developer chose this site due to its unique location, and proximity to services, amenities, and existing and 

proposed subdivisions. We believe the project that we are proposing aligns with the Comprehensive Plan while 

accommodating surrounding development and providing a valuable residential product not commonly available 

in Star. In researching this property and preparing the subject proposal we held two neighborhood meetings, 

participated in a pre-application meeting with City staff and researched adjacent projects and recent approvals. 

We have also completed a wetlands study, floodplain study and have coordinated with the various agencies and 

jurisdictions responsible for reviewing development in the area. Through these discussions and research, our 

preliminary plat has been adapted to accommodate adjacent property owners to the west and north, to meet 

topographic and environmental conditions and to incorporate various City requirements.  
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Comprehensive Plan  
According to the City’s Comprehensive Plan, the future land use designation for this property is Neighborhood 
Residential. The north portion of the property is adjacent to a Special Transition Overlay Area within the 
Schreiner Subdivision.  
 
In an effort to creatively utilize the property while embracing the natural features and existing site constraints, 
we propose the R-5 (residential) zoning district. Our goal is to develop a premiere age-restricted community to 
provide options for current and future Star residents, in alignment with Implementation Policy 15.5 within Star’s 
Comprehensive Plan. Our proposed zoning designations and enclosed preliminary plat for future development 
support the intent of the land use designation and the Comprehensive Plan, as further discussed below.  
 
 

R-3-DA 
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American Star 

Subdivision 

R-2 
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Subdivision 
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R-3 PUD/DA 
Rosti Farms  
Subdivision 

R-4 
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Special Transition Overlay Area  
Approximately 900 linear feet of the subject property’s north boundary abuts the City’s Special Transition 
Overlay Area. A little over 200 feet of that boundary is the southern property boundary of a developed parcel 
containing a single-family residence within the Schreiner Subdivision. We propose to observe and fulfill the 
intent of the special transition overlay area by incorporating approximately 2.7 acres of open space on the west 
part of the site adjacent to that existing home and property. The other approximately 700 feet abutting the 
property comprises the southern property lines of two undeveloped parcels within the Schreiner Subdivision.  
The developer is acquiring these two parcels within the Special Transition Overlay zone and plans to use a 
portion of those parcels as a buffer to the proposed subdivision. 
 

 
Annexation and Zoning  
As mentioned, the current zoning designation for the project site is RUT in Ada County. We propose to annex 
and zone the property to the R-5 zoning district to accommodate single-family detached homes within an age-
restricted community. This annexation and the zoning district requested is consistent with the intent and goals 
of the Star City Zoning Ordinance and the Comprehensive Plan. 
 
The proposed project supports Goal 8.3 within the Comprehensive Plan by providing a product type and housing 
option that is not widely available in the City of Star. This will help to encourage a diverse community with 
options available to existing and future residents.  
 
This site is unique given the topography of the area, and the noted wetland and floodplain areas, both of which 
have been studied as part of this project. In accord with Goal 9.3 we have made an effort to recognize and 
protect the natural beauty and resources of the area by preserving and protecting open space within the 
subdivision. This goal will be further supported with the R-5 district, which will allow for a density that is 
conducive to clustering homes and caters to the housing product sought after by an older age group.  
 
In conjunction with annexation and zoning of the property we propose to enter into a development agreement 
to guide future development of the site. A development agreement will not only support the design and 
standards the City of Star would like to see in this area, but will also provide a foundation for the type of 
community that best serves this large age group of homeowners.  

ShawnN
Text Box
R-5
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As part of the development agreement, we request a waiver to the front setback to living space. Typically, the 
R-5 district requires a 15’ setback from living space, however, we propose a 10’ setback from living space to 
allow for flexibility to accommodate a specific housing product type. This waiver will allow the homes proposed 
for the community to adhere to the front driveway setback while placing the living space closer to the sidewalk 
and streets. This orientation provides a pedestrian-oriented and walkable feel for the community with easily 
manageable front yards (fully maintained by the HOA). This footprint and product style has worked well in other 
communities designed by the developer and is highly sought-after by the demographic being targeted. 
 
Preliminary Plat  
As noted, the subject request includes a preliminary plat for the approximately 27 acres comprising the Langtree 
Bungalows Subdivision boundary. Overall, 103 buildable lots, 17 common lots, 4 common driveway lots, and 1 
lot for the private roadway are proposed for 125 lots total.  
 
The average lot size is 6,841 square feet, with a minimum lot size of 5,202 square feet in accord with R-5 code 
requirements. The gross density of the project is 3.80 du/acre which is below the maximum density permitted 
in the R-5 district.  

 
In accord with City code, this subdivision will utilize City services upon annexation. Water and sewer will be 
extended from Floating Feather north via the proposed entrance to Langtree Bungalows. As the project 
progresses, we will work with the remaining public utilities to ensure that adequate services are provided. 
 
Open Space and Amenities 
Overall, this development contains approximately 4.43 acres, or 16.53%, open space exceeding the City’s 
requirement of 15% total open space and 10% useable open space. In accord with City Code, a landscape buffer 
is being provided along Floating Feather. 
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A central park has been included as a focal point and gathering place for residents with a clubhouse and ancillary 
parking. Pedestrian walkways are included within the central open space and throughout the development to 
allow for interconnectivity and easy access to amenities. In addition, there will be a pickleball court, internal 
walkways and green space located in the north part of the development.  
 
In accord with the City of Star’s request, we have included a 6-foot easement on our east boundary to allow for 
extension of a walkway from Floating Feather to Star Middle School. In addition, we have been coordinating 
with the irrigation district to determine whether we will be able to place a pathway within their easement along 
the Foothill Ditch that bisects the property and hope to include that amenity should it be permitted. The 
developer also plans to include a walking path within the 2.7-acre open space at the northwest part of the site 
to provide an active and natural amenity for future residents.  
 
All common space will be owned and maintained by the homeowners’ association. 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

Project Phasing  
We propose to construct the proposed preliminary plat in two phases, as depicted on the enclosed phasing 
exhibit.  
 
The first phase will include construction of the proposed primary access point, Langtree Lane, as well as 46 
single-family residential lots, 5 common lots and 3 common driveway lots. The first phase was configured to 
facilitate development of land closest to Floating Feather frontage and to accommodate extending services 
available to the site. Phase 2 includes the remainder of the single-family homes proposed, with 57 buildable lots 
and 11 common lots. Phase 2 includes over 4 acres of open space including a large open space area on the west 
part of the site, preserved open space adjacent to the Foothill Ditch, a pathway to a planned subdivision to the 
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east and a pathway lot along the eastern border of the Langtree Bungalows Subdivisions to be dedicated to the 
City.  
 
Access and Connectivity 
The primary entrance for the subdivision will be a full access point via Floating Feather Road and will extend 
through the Langtree Bungalows Subdivision. We have coordinated with the property owner to the east to 
facilitate an emergency access via a common driveway for the first phase of development. We have also 
included a stub street to the north to act as an emergency access for the Fire Department for the northern half 
of the development. Otherwise, no vehicular connections are proposed to adjacent subdivisions or residences. 
 
Private Street & Gated Entry 
In lieu of a public roadway, we propose to include a private roadway within the community along with a 
functioning gate at the main entrance. The developer wishes to include private streets to emphasize the unique 
community feel and exclusivity of the Langtree Bungalows Subdivision. In speaking with adjacent neighbors, it 
was also understood that there is no desire for connectivity or stub streets to surrounding communities. As such, 
private streets internal to the subdivision presented a viable solution.  
 
The private street will provide access and frontage for 103 single-family residences; 6 lots will take access via 
common driveways as depicted on the preliminary plat. 
 
We believe the age-restricted community will best function with a private street and that a gate will enhance 
safety and security for future residents. The community will benefit from this design as it will decrease potential 
cut-through traffic by creating a clear path of travel for residents and visitors of the Langtree Bungalows 
Subdivision. This design will also adhere to adjacent neighbors’ requests to minimize and prevent traffic entering 
existing neighborhoods.  
 
Roadways will be improved to ACHD’s standards and will be coordinated with the City to ensure we are meeting 
all requirements. A private street and common driveway maintenance agreement will be included within the 
CC&Rs for the development to ensure the roadway is managed appropriately and repaired as necessary.  
 
Fire Department Emergency Access 
Per the Fire Department’s request, we plan to include two points for emergency access within the project site. 
One point of access will be located near the southeast part of the site and will connect via a common driveway 
(Lot 8, Block 2) to a road planned within the adjacent property (Parcel No. S0405449930). This point of access 
will serve as the secondary emergency access for the first phase of development. The second emergency access 
proposed will be via a stub street at the north part of the property. Details regarding connection and 
requirements for this access point need to be determined, however, the intent is for this point of access to serve 
the second phase of development for the subdivision.  
 
Floodplain Study  
Unstudied floodplain crosses a portion of the northeast part of the property according to the existing FEMA 
FIRM panel 160236. In accord with City Code and FEMA requirements, we hired a consultant to study the area 
to determine a base flood elevation for the property. Ms. Angie Michaels, P.E., with Engineering with a Mission, 
LLC. has since finished the study and submitted the information to FEMA on March 29, 2021. Ultimately, she 
recommended that the Floodzone A be removed for this portion of the Foothill Ditch based on her findings. Her 
full report is enclosed with this application for reference. The previous and recommended base flood elevation 
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have been indicated on our preliminary plat. We will continue to coordinate with the City and FEMA to complete 
any requirements associated with the floodplain study.  
 
Irrigation Districts  
The Foothill Ditch bisects the property and a drainage ditch is located on the west boundary of the site. The 
Foothill Ditch is maintained by the Farmers Union Ditch Company, the Middleton Irrigation Association 
Incorporated, and the Middleton Mill Ditch Company. The drainage ditch is maintained by the Middleton 
Irrigation Association and the Middleton Mill Ditch Company. We will continue to coordinate with the irrigation 
companies to ensure their standards are being met throughout the project’s duration.  
 
As requested by the application checklist, the following information reflects the contact information for the 
irrigation districts associated with or adjacent to this project to the best of our knowledge:  
 

• Middleton Irrigation Association Incorporated: PO Box 848, Middleton, Idaho 83644 

• Middleton Mill Ditch Company: PO Box 848, Middleton, Idaho 83644 

• Farmers Union Ditch Company: 10389 West Beacon Light Road, Star, Idaho 83669 
 
Housing Style and Similar Projects Completed 
Our flagship 55+ active adult subdivision, the Village Bungalows, is located in Meridian, Idaho with 74 single-
family homes on a 12-acre site. Our luxury homes are mostly single-level craftsman style homes with front 
porches, extra wide hallways, 9-10 foot ceilings, roll-in showers, fireplaces and a butler’s pantry. Our community 
features a clubhouse with a full kitchen, fitness center and yoga room, a central park and walking paths. We 
designed this neighborhood with community connection in mind and a focus on maintenance-free lifestyle with 
all yard, snow removal and sprinkler maintenance covered by HOA. Attached to this application as an exhibit 
are exterior renderings of single-family homes that have been constructed in other communities the developer 
has completed.  
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***All information must be filled out to be processed. 

 

 

 

 

Applicant Information:                                                                                                                          

PRIMARY CONTACT IS:  Applicant ___ Owner ___ Representative ___ 
 
Applicant Name: __________________________________________________________   
Applicant Address: ______________________________________  Zip: ______________   
Phone: _______________  Email: ________________________ 
 
Owner Name: ____________________________________________________________   
Owner Address: _________________________________________  Zip: _____________   
Phone: ________________  Email: ________________________ 
 
Representative (e.g., architect, engineer, developer): 
Contact: ___________________________ Firm Name: ___________________________  
Address: ________________________________________________ Zip: ____________ 
Phone: ________________ Email: ________________________ 
 
Property Information:                                                                                                                    

Subdivision Name: ________________________________________________________ 
Site Location: ____________________________________________________________ 
Approved Zoning Designation of Site: _________________________________________ 
Parcel Number(s): _________________________________________________________ 
 
Zoning Designations:                                                                                                                    

 

 Zoning Designation Comp Plan Designation      Land Use                 

Existing    

Proposed    

North of site    

South of site    

East of site    

West of site    

 

 

PRELIMINARY PLAT APPLICATION 

 

    FILE NO.: __________________________ 
Date Application Received: ____________  Fee Paid: ___________ 

    Processed by:   City: _________________________   
 

Walsh Group
P.O. Box 1297, Eagle, Idaho

208.329.5715 kelli@walshgrp.com

x

83616

Bryan & Marie Pecht
10090 West Floating Feather Road, Star, Idaho 83669

Stephanie Hopkins KM Engineering, LLP.
5725 North Discovery Way, Boise, Idaho

208.639.6939

shopkins@kmengllp.com
83713

208.639.6939

Langtree Bungalows
9670 & 10090 West Floating Feather Road, Star, Idaho

RUT
S0405449100 & S0S405449010

RUT
R-5
RUT
RUT
RUT

R-3-DA

Neighborhood Residential

Neighborhood Residential
Rural Residential with Transition Overlay

Neighborhood Residential
Neighborhood Residential & Existing Public Use

Neighborhood Residential

Single-family Residence
Single-family Residential Subdivision

Single-family residences & Star Middle School

Single-family residences

Single-family residences
Single-family residential subdivision

ShawnN
Text Box
R-4



Preliminary Plat Application Form #520 

Rev 2-2021 

Page 2 of 13 

 

 

SITE DATA: 
 

 

 

 

 

 

 

 

 

        

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

FLOOD ZONE DATA: (This Info Must Be Filled Out Completely Prior to Acceptance):                                                                                                                    

Total Acreage of Site in Special Flood Hazard Area - ____________________________ 
 

a. A note must be provided on the final plat documenting the current flood zone in 

which the property or properties are located.  The boundary line must be drawn on 

the plat in situations where two or more flood zones intersect over the property or 

properties being surveyed. 
 

b. FEMA FIRM panel(s): #160xxxxxxC, 160xxxxxxE, etc.: ______________________ 

FIRM effective date(s): mm/dd/year _____________________________________ 

Flood Zone(s): Zone X, Zone A, Zone AE, Zone AH, etc.: ____________________ 

Base Flood Elevation(s): AE____.0 ft., etc.: _______________________________ 
 

c. Flood Zones are subject to change by FEMA and all land within a floodplain is 

regulated by Chapter 10 of the Star City Code. 

 

Public Streets - ___________________         Private Streets - _____________________ 

Describe Pedestrian Walkways (location, width, material) - ________________________ 
_______________________________________________________________________ 

Describe Bike Paths (location, width, material) - _________________________________ 
_______________________________________________________________________ 

 

Total Acreage of Site - _____________________________ 
Breakdown of Acreage of Land in Contiguous Ownership - ________________________ 
Total Acreage of Site in Special Flood Hazard Area - _____________________________ 
Dwelling Units per Gross Acre - __________________ 

Minimum Lot Size - ________________________________ 

Minimum Lot Width - _______________________________ 

Total Number of Lots - ____________ 
   Residential - ___________________ 

   Commercial - __________________ 
   Industrial - ____________________ 
   Common - ____________________ 

Total Number of Units - _____________ 

   Single-family - __________________ 

   Duplex - _______________________ 

   Multi-family - ____________________ 

Percent of Site and Total Acreage of Common Area - _________%   /   __________acres 
Percent of Common Space to be used for drainage - ______________ 
Describe Common Space Areas (amenities, landscaping, structures, etc.) - ___________ 
_______________________________________________________________________
_______________________________________________________________________ 

Proposed Dedicated Lots & Acreage (school, parks, etc): _________________________ 

 

125
103
0

0
17 Common Driveway - 4

103

103
0

0

16.35 4.43

Central common open space area with clubhouse, pickleball court, linear open space adjacent to  
the Foothill Ditch, 6' common lot on east for City pathway, ~3.5 acre open space at NW of site

6' common lot to be dedicated to City
for pathway to Star Middle School

0 Throughout subdivision
Paved pedestrian walkways included along

proposed private street section, working with Irrigation District to place pathway adjacent to ditch, City pathway on east

16001C0130J

n/a

+/- 27 acres
+/- 27 acres

TBD
3.8 du/acre

5,202 Square Feet
50'

TBD

TBD - Flood study recommends removal of floodplain

5.18.2021
Zone A - unstudied

2507.7 ft - Zone A

ShawnN
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d. Please see link for help with FEMA information https://msc.fema.gov/portal/search.   
 

e. All maps will delineate flood plain lines. 

 

PUBLIC SERVICES (Describe what services are available and agency providing service): 
 Potable Water - _____________________________________________________ 
 Irrigation Water- _____________________________________________________ 
 Sanitary Sewer- _____________________________________________________ 
 Fire Protection - _____________________________________________________ 
 Schools - __________________________________________________________ 
 Roads - ____________________________________________________________ 
  

SPECIAL ON-SITE FEATURES (Yes or No – If yes explain in your narrative):                                                                                                                    
 

Areas of Critical Environmental Concern - ____________   Floodplain - ______________ 

Evidence of Erosion - ____________________________   Fish Habitat - _____________ 

Historical Assets - _______________________________   Mature Trees - ____________ 

Riparian Vegetation - ____________________________    Steep Slopes - ____________ 

Stream/Creek - _________________________________   Unstable Soils - ___________ 

Unique Animal Life - _____________________________   Unique Plant Life - _________ 

 
Application Requirements:                                                                                                                    
(Applications are required to contain one copy of the following unless otherwise noted. When combining 
with other applications (Annexation, CUP, etc.) please include one paper copy for all applications) 
 

Applicant 
     (√) Description 

Staff 
   (√) 

 Pre-application meeting with Planning Department required prior to neighborhood meeting.  

 

Copy of neighborhood meeting notice sent to property owners within 300 feet and meeting 
sign-in sheet. (Please contact the City for addresses & labels) 
(Applicants are required to hold a neighborhood meeting to provide an opportunity for 
public review of the proposed project prior to the submittal of an application.)  

  Completed and signed Preliminary Plat Application   

  

Fee:  Please contact the City for current fee. Fees may be paid in person with check or 
electronically with credit card. Please call City for electronic payment. Additional service 
fee will apply to all electronic payments.   

  Narrative explaining the project.  (must be signed by applicant)   

 Legal description of the property (word.doc and pdf version with engineer’s seal)  

 Recorded warranty deed for the subject property  

  

If the signature on this application is not the owner of the property, an original notarized 
statement (affidavit of legal interest) from the owner stating the applicant is authorized to 
submit this application.   

 Approval of the proposed subdivision name from Ada County Surveyor’s office.  

 
One (1) 8½” X 11” copy and electronic copy in pdf. format of vicinity map showing the 
location of the subject property  

 One (1) full-size copy and one (1) 11” X 17” copy of the Preliminary Plat   

 Electronic copy in pdf. format of Preliminary Plat  

 One (1) full-size copy and one (1) 11” X 17” copy of the landscape plan  

 Electronic copy in pdf. format of landscape plan  

 Electronic copy in pdf. format of preliminary site grading & drainage plans   

 Phasing plan shall be included in the application if the project is to be phased.  

x

x

x

x

x
x
x

x

x

x
x
x
x
x
x
x

No
No

No
No

No
No

Yes, information provided herein.
No

Yes, mitigation tbd.

No
No

Star Middle School, Star High School, Star Elementary School 
West Floating Feather will serve as primary frontage, ACHD owned and maintained

Star Water District
Foothill Ditch
Star Sewer District

Internal roads proposed to be private, will be maintained by HOA

Star Fire District

No

https://msc.fema.gov/portal/search














 



 



 



 


