
Agency Transmittal 
 
December 2, 2020 

 
 
Notice is hereby given by the City of Kuna that the following action(s) are under consideration: 
 

File Number &  
Case Name: 

20-12-S (Preliminary Plat) & 20-20-DR (Design Review)– Lugarno 
Terra North. 

Project Description 

Select Development requests to subdivide approximately 38.5 acres 
into 153 total lots (133 buildable lots, 20 common lots).  The subject 
site is zoned R-4 (Medium Density Residential).  The subject site is 
located at 2075 E Rodeo Lane, Kuna, ID 83634, within Section 18, 
Township 2 North, Range 1 East; (APN: R7534260375, 
R7534260500, R7534260218 & R7534260156).  

Site Location 
 2075 E Rodeo Lane, Kuna, ID 83634 

Applicant 

Randy Fullmer 
PO Box 1030 
Meridian, ID 83680 
208-288-0700 
randy@selectmanagement.com 

Representative 

Billy Edwards 
PO Box 1030 
Meridian, ID 83680 
208-921-5531 
wedwards@selectdev.com 

Public Hearing Date 
Tuesday, February 23, 2020 
6:00 pm 
Kuna City Hall is located at 751 W. 4th Street, Kuna, ID 83634 

Staff Contact 
 

Doug Hanson, Planner I 
dhanson@kunaid.gov 
Phone:  208.922.5274 
Fax:  208.922.5989 

 
City of Kuna 
Planning & Zoning Department 

City of Kuna 
P.O. Box 13 

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

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

 

mailto:dhanson@kunaid.gov
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Enclosed is information to assist you with your consideration and response. All comments as 
to how this action may affect the service(s) your agency provides, is greatly appreciated. 
Please contact staff with any questions. If your agency needs different or additional 
information to review and provide comments please notify our office and they will be 
sent to you. If your agency needs additional time for review, please let our office know as 
soon as possible. No response within 15 business days will indicate you have no objection or 
comments for this project. 
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CityofKuna 
Planning& Zoning 
Department 
P.O. Box 13 
Kuna, Idaho 83634 
208.922.5274 
Fax: 208.922.5989 
Website: www.kunacity.id.gov 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Contact/Applicant Information 

Commission & Council Review Application 
Note: Engineering fees shall be paid by the applicant 
if required. 

*Please submit the appropriate checklist (s) with application 
Type of Review (check all that apply): 

Annexation 
Appeal 
Comprehensive Plan Amendment 
Design Review 
Development Agreement 
Final Planned Unit Development 
Final Plat 
Lot Line Adjustment 
Lot Split 
Planned Unit Development 
Preliminary Plat 
Rezone 
Special Use 
Temporary Business 
Vacation 
Variance 

Owners of Record:   Phone Number: 
Address:   E-Mail: 

 
 

City, State, Zip:   Fax #:  
 

Applicant (Developer):   Phone Number: 
Address:   E-Mail: 

 
 

City, State, Zip:   Fax #:  
 

Engineer/Representative:   Phone Number: 
Address:   E-Mail: 

 
 

City, State, Zip:   Fax #:  
 

 

Subject Property Information 

 

Site Address: 
Site Location (Cross Streets): 
Parcel Number (s): 
Section, Township, Range: 
Property size : 
Current land use:  Proposed land use: 
Current zoning district:  Proposed zoning district: 

For Office Use Only 
File Number (s)  

Project name  

Date Received  

Date Accepted/ 
Complete 

 

Cross Reference 
Files 

 

Commission Hearing 
Date 

 

City Council Hearing 
Date 
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Project Description 

Residential Project Summary (if applicable) 

 
Non-Residential Project Summary (if applicable) 

 
Applicant’s Signature:  Date:   

Number of building lots: Other lots: 
Gross floor area square footage: Existing (if applicable): 
Hours of operation (days & hours): Building height: 
Total number of employees: Max. number of employees at one time: 
Number and ages of students/children: Seating capacity: 
Fencing type, size & location (proposed or existing to remain): 

Proposed Parking: a. Handicapped spaces: Dimensions: 
b. Total Parking spaces: Dimensions: 
c. Width of driveway aisle:   

Proposed Lighting: 
Proposed Landscaping (berms, buffers, entrances, parking areas, common areas, etc.): 

Are there existing buildings? Yes No 
Please describe the existing buildings: 
Any existing buildings to remain? Yes No 
Number of residential units:   Number of building lots: 
Number of common and/or other lots:    
Type of dwellings proposed: 

Single-Family 
Townhouses 
Duplexes 
Multi-Family 
Other 

Minimum Square footage of structure (s): 
Gross density (DU/acre-total property):   Net density (DU/acre-excluding roads): 
Percentage of open space provided:   Acreage of open space: 
Type of open space provided (i.e. landscaping, public, common, etc.): 

Project / subdivision name: 
General description of proposed project / request: 

 
Type of use proposed (check all that apply): 

Residential 
Commercial 
Office 
Industrial 
Other 

 
Amenities provided with this development (if applicable): 
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FILE NO.: ___________________________________________________________________________________ 
 
CROSS REF.:_________________________                  ______________________________________________ 
 
FILES:_______________________________________________________________________________________ 
 

 
The City of Kuna has adopted a Design Review process whose purpose is to make Kuna a pleasant and 
comfortable place to live and work.  This Design Review process is based on standards and guidelines 
found in the Design Review Ordinance No. 2007-02 and the Architecture and Site Design Booklet. Both 
documents can be found online (www.cityofkuna.com) or are picked up in the City’s Planning and zoning 
department is located at 751 W 4th Street, Kuna ID.   
 
The Design Review application applies to the following land use actions: 
 
►Multi- family dwellings (3 or more)  
►Commercial   
►Industrial  
►Institutional 
►Office  
►Common Area  
►Subdivision Signage  
►Proposed Conversions 
►Proposed changes in land use and/or building use or exterior remodeling   
►Exterior restoration, and enlargement or expansion of existing buildings, signs or sites. 
 

Application Submittal Requirements 
 

Applicant 
Use 

 Staff 
Use 

 Date of pre- application meeting : _____________________________________________ 
If determined applicable. Note: Pre-Applications are valid for a period of three (3) months. 
 

  

 A complete Design Review Application form 
Note: It is the applicant’s responsibility to use a current application. 
 

 

 Detailed letter of explanation or justification for the application, describing the project and design 
elements, and how the project complies with Design Review standards. 
 

 

 One (1) Vicinity Map (8 ½” x 11”) at 1” = 300’ scale (or similar), label the location of the property and 
adjacent streets. 
 

 

 One 8 ½” x 11” colored aerial photo depicting proposed site, street names, and surrounding area 
within five-hundred feet (500’).  
 

 

 Copy of Deed; and, if the applicant is not the owner, an original notarized statement (affidavit of 
legal interest) from the owner (and all interested parties) stating the applicant is authorized to submit 
this application. 

 

 City of Kuna 
Design Review 

Application 

P.O. Box 13 
Kuna, Idaho 83634 

(208) 922.5274 
Fax: (208) 922.5989 

Website: www.kunacity.id.gov 
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 Detailed site, landscape, drainage plan, elevation and to scale. (No smaller than 1”=30’, unless 
otherwise approved.)  
One of each plan (site, landscape, drainage plan and elevations) is required to be submitted in the 
following plan sizes: 

(2) 24” x 36”  LARGE FORMAT PLANS 
    (1) 11” X 17” PLAN REDUCATIONS 

    (1) 8 ½” x 11” PLAN REDUCTIONS 
 

 

 Provide a color rendering and material sample board specifically noting where each color and 
material is to be located on the structure. 
Note: Provide photo of the colored rendering and material samples board to City Staff electronically 
in a JPG or PDF format. 

 

 
The Applicant is obligated to provide a site plan that graphically portrays the site and includes the following 

features: 
 

Site Plan 
Applicant 

Use 
 Staff  

Use 

 North Arrow  
 To scale drawings  
 Property lines  
 Name of “Plan Preparer” with contact information  
 Name of project and date  
 Existing structures, identify those which are to be relocated or removed  
 On-site and adjoining streets, alleys, private drives and rights-of-way  
 Drainage location and method of on-site retention / detention  
 Location of public restrooms   
 Existing / proposed utility service and any above-ground utility structures and 

their location  
 

 Location and width of easements, canals and drainage ditches  
 Location and dimension of off-street parking  
 Locations and sizes of any loading area, docks, ramps and vehicle storage or 

service areas 
 

 Trash storage areas and exterior mechanical equipment, with proposed method 
of screening 

 

 Sign locations (a separate sign application must be submitted with this 
application) 

 

 On-site transportation circulation plan for motor vehicles, pedestrians and 
bicycles 

 

 Locations and uses of ALL open spaces  
 Locations, types and sizes of sound and visual buffers (Note: all buffers must be 

located outside the public right-of-way) 
 

 Parking layout including spaces, driveways, curb cuts, circulation patterns, 
pedestrian walks and vision triangle 

 

 Locations of subdivision lines (if applicable)   
 Illustration that demonstrates adequate sight distance is provided for motor 

vehicles, pedestrians and bicycles 
 

 Location of walls and fences and indication of their height and material of 
construction 

 

 Roofline and foundation plan of building, location on the site  
 Location and designations of all sidewalks  
 Location and designation of all rights-of-way and property lines  
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Landscape and Streetscape Plan 
The landscape and streetscape plans need to be drawn by the project architect, professional landscape 
architect, landscape designer, or qualified nurseryman for development’s possessing more than twelve 
thousand (12,000) square feet of private land.  The landscaped and streetscape plans must be colored.  
The Planning Director or City Forester may require the preparation of a landscape plan for smaller 
developments by one of the noted individuals if the lot(s) have unique attributes.  

Applicant 
Use  Staff  

Use 

 North Arrow  
 To scale drawings  
 Boundaries, property lines and dimensions  
 Name of “Plan Preparer” with contact information  
 Name of project and date  
 Type and location of all plant materials and other ground covers. 

Please review the City’s plant list and rely upon it to identify the site’s planting 
strategy. Include botanical and common name, quantity, spacing and sizes of 
all proposed landscape materials at the time of planting, and at maturity. A list 
of acceptable trees is available upon request from City Planning Staff. 

 

 Existing vegetation identified by specific size. Identify those which are proposed 
to be relocated or removed 

 

 Method of irrigation 
Note: All plant materials, except existing native plants not damaged during 
construction or xeriscape species shown not to require regular watering, shall be 
irrigated by underground sprinkler systems set on a timer in order to obtain 
proper watering duration and ease of maintenance.  

 

 Location, description, materials, and cross-sections of special features, including 
berming, retaining walls, hedges, fencings, fountains street/pathway furniture 
(benches, etc.), etc.  

 

 Sign locations 
Note: A separate sign application must be submitted with this application 

 

 Locations and uses for open spaces q 
 Parking layout including spaces, driveways, curb cuts, circulation patterns, 

pedestrian walks and vision triangle  
 

 Illustration that demonstrates adequate sight distance is provided for motor 
vehicles, pedestrians and bicycles 

 

 Location and designations of all sidewalks  
 Clearly identify pressurized irrigation lines and underground water storage  
 Engineered grading and drainage plans: A generalized drainage plan showing 

direction drainage with proposed on-site retention. Upon submission of 
building/construction plans for an approved design review application, a 
detailed site grading and drainage plan, prepared by a registered professional 
engineer (PE) shall be submitted to the City for review and approval by the City 
Engineer. 
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Building Elevations 
Applicant 

Use 
 Staff  

Use 

 Detailed elevation plans of each side of any proposed building(s) or additions(s) 
Note: Four (4) elevations to include all sides of development and must be in 
color 

 

 Identify the elevations as to north, south, east, and west orientation  
 Colored copies of all proposed building materials and indication where each 

material and color application is to be located 
Note: Submit as 11”x17” reductions 

 

 Screening/treatment of mechanical equipment  
 Provide a cross-section of the building showing any roof top mechanical units 

and their roof placement 
 

 Detailed elevation plans showing the materials to be used in construction of 
trash enclosures 

 

 
Lighting Plan 

Applicant 
Use 

 Staff  
Use 

 Exterior lighting including detailed cut sheets and photometric plan (pedestrian, 
vehicle, security, decoration) 

 

 Types and wattage of all light fixtures 
Note: The City encourages use of “dark sky” lighting fixtures 

 

 Placement of all light fixtures shown on elevations and landscaping plans  
 

Roof Plans 
Applicant 

Use 
 Staff  

Use 

 Size and location of all roof top mechanical units  
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Design Review Application 
 

Applicant:  Phone:  

� Owner � Representative Fax/Email:  

Applicant’s Address:  

 Zip:  

Owner:  Phone:  

Owner’s Address:  Email:  

 Zip:  

Represented By: (if different from above)  Phone:  

Address:  Email:  

 Zip:  

Address of Property:  

 Zip:  
Distance from Major 
Cross Street:  

Street 
Name(s):   

 
 

Please check the box that reflects the intent of the application 
 
� BUILDING DESIGN REVIEW     � DESIGN REVIEW MODIFICATION 
� SUBDIVISION / COMMON AREA LANDSCAPE   � STAFF LEVEL APPLICATION 

 
 
 
This Design Review application is a request to construct, add or change the following: (Briefly explain the nature of 
the request.) 
 

 

1. Dimension of Property:   

2. Current Land Use(s):  

3. What are the land uses of the adjoining properties? 
 North:   

 South:   

 East:   

 West:   

4. Is the project intended to be phased, if so what is the phasing time period?  

Please explain:  
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5. The number and use(s) of all structures:  

  

  

6. Building heights:  
Number of 
stories:  

The height and width relationship of new structures shall be compatible and consistent with the architectural 
character of the area and proposed use. 

Note: The maximum building height for each zoning district is as follows: 

L-O: 35’ C-2: 60’ CBD: 80’ M-2: 60’ P: 60’ 

C-1: 35’ C-3: 60’ M-1: 60’ M-3: 60’  

7. What is the percentage of building space on the lot when compared to the total lot area?  
8. Exterior building materials & colors: (Note: This section must be completed in compliance with the City of Kuna 

Ordinance No. 2007-21A (as amended); found online at (www.cityofkuna.com) under the City Code. 

MATERIAL COLOR 
Roof:  /  
Walls: (State percentage of wall coverage fro each type of building material below for each frontage wall) If there is not adequate space to 
identify the various building materials and applications, please list them on the attached sheet of this application. Please attach photos to support 
application types. 

 

 

% of Wood application:  /  
% EIFS: 
(Exterior Insulation Finish System)  /  

% Masonry:  /  

% Face Block:  /  

% Stucco:  /  

& other material(s):  /  

List all other materials:  

Windows/Doors:  /  
(Type of window frames & styles / doors & styles, material) 

Soffits and fascia material:  /  

Trim, etc.:  /  

Other:  /  

9. Please identify Mechanical Units:  
Type/Height:  

Proposed Screening Method:  

10. Please identify trash enclosure: (size, location, screening & construction materials)  

  
11. Are there any irrigation ditches/canals on or adjacent to the 

property?  

If yes, what is the name of the irrigation or drainage 
provider?  

12. Fencing: (Please provide information about new fencing material as well as any exiting fencing material) 

  

Type:  

http://www.cityofkuna.com/
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Size:  

Location:  

(Please  note that the City has height limitations of fencing material and requires a fence permit to be obtained prior to installation) 

13. Proposed method of On-site Drainage Retention/Detention: 

  

14. Percentage of Site Devoted to Building Coverage:  

% of Site Devoted to Landscaping: 
(Including landscaped rights-of-way)  Square 

Footage:  

% of Site that is Hard Surface: 
(Paving, driveways, walkways, etc.)  Square 

Footage:  

% of Site Devoted to other uses:  

Describe:  

% of landscaping within the parking lot (landscaped islands, etc.):   

  

15. For details, please provide dimensions of landscaped areas within public rights-of-way: 

  

16. Are there any existing trees of 4” or greater in caliper on the property? (Please provide the information on the site plans.) 
If yes, what type, size and the general location? (The City’s goal is to preserve existing trees with a four inch (4”) or greater caliper 
whenever possible): 
  

  

  

17. Dock Loading Facilities:  

Number of docking facilities and their location:  

  

Method of screening:  

  

18. Pedestrian Amenities: (bike racks, receptacles, drinking fountains, benches, etc.)  

  

  

19. Setbacks of the proposed building from property lines: 

Front  -feet  Rear  -feet   Side  -feet  Side  -feet 

20. Parking requirements:   

Total Number of Parking Spaces:  Width and Length of 
Spaces:  

Total Number of Compact Spaces 8’x17’):  

21. Is any portion of the property subject to flooding conditions? Yes  No   
 
IF THE PLANNING DIRECTOR OR DESIGNEE, THE DESIGN REVIEW BOARD AND/OR THE CITY COUNCIL DETERMINE THAT 
ADDITIONAL AND/OR REVISED INFORMATION IS NEEDED, AND/OR IF OTHER UNFORESEEN CIRCUMSTANCES ARISE, ANY 
DATES OUTLINED FOR PROCESSING MAY BE RE-SCHEDULED BY THE CITY. APPLICANT/REPRESENTATIVE MUST ATTEND THE 
DESIGN REVIEW BOARD MEETING/PLANNING AND ZONING MEETINGS. 
 
The Ada County Highway District may also conduct public meetings regarding this application. IF you have questions about the meeting date or the 
traffic that this development may generate or the impact of that traffic on streets in the area, please contact the Ada County Highway District at 
208.387.6170. In order to expedite you request, please have ready the file number indicated in this notice.  
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Signature of Applicant _____________________________________________Date_________________________ 
 
City staff comments: 
___________________________________________________________________________________________ 
 
___________________________________________________________________________________________ 
 
Signature of receipt by City Staff_____________________________________________ Date________________ 
 

 
FOR ADDITIONAL INFORMATION: 

(Please list page number and item in reference) 
 
____________________________________________________________________________

____________________________________________________________________________

____________________________________________________________________________

____________________________________________________________________________

____________________________________________________________________________

____________________________________________________________________________

____________________________________________________________________________

____________________________________________________________________________
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ARTICLE 5.  RIGHTS TO COMMON AREAS 

5.1 Use of Common Area; Delegation of Use.  Every Owner shall have a right to use 
the Common Area subject to the following provisions: 

5.1.1 The right of the Association to levy and increase Assessments for the 
construction, protection, maintenance, repair, management and operation of Improvements on the 
Common Area, including the right to Special Assessments; 

5.1.2 The right of the Association to suspend the voting rights and rights of use, 
or interest in, the Common Area by an Owner for any period during which any Assessment or 
charge against such Owner’s Lot remains unpaid, and for a period not to exceed sixty (60) days 
for any infraction of the Association Rules;  

5.1.3 The right of the Association to dedicate or transfer all or any part of the 
Common Area to any public agency, authority or utility or other Person for such purposes and 
subject to such conditions as may be permitted by the Project Documents; provided however, that 
no such dedication or transfer shall be effective without the approval of the Owners of at least two-
thirds (2/3) of the total voting power in the Association; 

5.1.4 The right of the Association to prohibit the construction of Improvements 
on all Common Areas;   

5.1.5 The Common Area cannot be mortgaged or conveyed without the approval 
of the Owners of at least two-thirds (2/3) of the total voting power in the Association.   

5.2 Delegation of Right to Use.  Any Owner may delegate, in accordance with the 
Project Documents, such Owner’s right of enjoyment to the Common Area to the members of such 
Owner’s family residing on such Lot, the tenants residing reside on such Lot or to such Owner’s 
contract purchasers who reside on such Owner’s Lot.  Only Grantor or the Association shall have 
the right to delegate the right of enjoyment to the Common Area to the general public, and such 
delegation to the general public shall be for a fee set by Grantor or the Association. 

5.3 Damages.  Each Owner shall be fully liable for any damage to any Common Area 
that may be sustained by reason of the negligence or willful misconduct of the Owner, such 
Owner’s contract purchasers or such Owner’s family and guests, both minor and adult.  In the case 
of joint ownership of a Lot, the liability of such Owners shall be joint and several.  The cost of 
correcting such damage shall be a Limited Assessment against the Lot and may be collected as 
provided herein for the collection of other Assessments. 

5.4 Association’s Responsibility.  The Association shall maintain and keep the 
Common Area in good repair, such maintenance to be funded as provided in this Declaration.  This 
maintenance shall include, without limitation, maintenance, repair and replacement, subject to any 
insurance then in effect, of all landscaping and other flora, structures, fencing installed by Grantor 
along perimeter portions of the Property and other Improvements situated within the Common 
Area. 



































































 

Mr. Jace Hellman 

Planning & Zoning Department, City of Kuna 

751 West 4th Street 

Kuna, ID 83634 

 

07 October 2020 

 

RE: Lugarno Terra Subdivision Expansion 

       NORTH 

 

Dear Mr. Hellman, 

On behalf of Select Development & Contracting, LLC (Applicant) please accept applications for Preliminary Plat and Design Review for 

38.5 acres of property directly north of the existing Lugarno Terra subdivision noted as (see attached site map): 

 

Overview of proposed projects: 

 

North Expansion – Lugarno Terra Subdivision 

• The Lugarno Terra Subdivision North Expansion will include 133 single family residential lots ranging in size from ±5,612SF to 

±13,100SF. Density per acre is 3.4 residential units per acre. 

• Project will be constructed in two Phases, North and South phases. 

• Amenities will include central park area, shelter w/grill in main park area, walking paths w/benches providing connectivity 

throughout, playground, and tennis/pickleball court. 

• Common/Open Space area totaling 3.13 acres. 

• Large Landscape Buffer along future South Stroebel Road and East Ardell Road. 

• Dedicated Landscape areas mingled throughout subdivision to soften road intersections that represent 13.8% of total project. 

• Applicant will work with a select group of quality residential builders to insure quality construction and variation of construction. 

• Home prices will average $475,000. 

• Strong CC&R’s to insure the Lugarno Terra sub is well maintained. 

• South Stroebel Road will be constructed the entire length of the east boundary of the Sub with the development of this project. 

• Proposing full access from both existing Lugarno Terra Subdivision and South Stroebel Road in accordance with ACHD 

standards. 

•  Vinyl fencing bordering perimeter of entire subdivision including shared property lines with buildable and common lots. 

 

Preliminary Plat 

The Applicant is submitting a preliminary plat based on two phases, there will be a North and South phase.  There is an existing open 

irrigation ditch that does not fall within any jurisdiction.  The applicant’s goal is to start site work this winter on tiling the irrigation ditch 

prior to 2021 irrigation season.  The applicant is proposing phase 1 this coming 2021 with phase 2 to follow dependent on economic state. 

 

Interior streets will be dedicated to ACHD through the plating process in conformance with District standards.  Two access points are 

proposed one from existing Lugarno Terra subdivision and the other off the future South Stroebel Road. 

 

All necessary utility easements are noted on the plat. 
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Design Review 

A complete Design Review (DR) application accompanies this submittal for landscaping throughout the overall subdivision.  All planned 

utilities and preliminary storm drain facilities (with directional flow arrows) are shown on the Pre-Plat map and is stamped by a professional 

engineer.  The Pre-Plat also shows all property lines, right-of-ways, easements, and street lights per City of Kuna spacing requirements.  

The landscape plans identify all the other required DR checklist items to include; signage locations, vision triangles, fencing 

locations/details, etc..  Specific applications for signage will be submitted later, when appropriate for City review and approval 

 

Lugarno Terra Subdivision – North Expansion 

Estimated Yearly Tax Generation (2020 Tax Rates) 

133 Single Family Homes 

Estimated Valuation of $475,000 per Home 

 

Tax 

District 

Levy Description Annual Taxes at Buildout 

1 0.002149935 ADA COUNTY $135,822.14

3 0.000118422 EMERGENCY MEDICAL $7,481.31

6 0.000701539 ADA COUNTY HIGHWAY DISTRICT $44,319.73

9 0.004084898 SCHOOL DISTRICT NO.3 $258,063.43

11 0.000402437 KUNA LIBRARY $25,423.96

17 0.002173433 KUNA CITY $137,306.63

22 0.000098827 KUNA CEMETERY $6,243.40

28 0.0009982 KUNA FIRE $63,061.29

43 0.000021106 MOSQUITO ABATEMENT $1,333.37

100 0.000124293 COLLEGE OF WESTERN IDAHO $7,852.21

   

TOTAL 0.010873089  $686,907.47
 

 

In conclusion, the goal of the Applicant is not to meet City zoning requirements but to exceed them in an effort to complement the City’s 

vision and provide additional housing opportunities for your growing community.  We look forward to working with Staff to accomplish 

this great project. 

 

Thank you in advance for consideration of our applications.  Please feel free to contact me if you have any questions. I can be reached at 

(208) 288-0700 or at wedwards@selectdev.com. 

Thank you in advance. 

Sincerely,   
William Edwards, Project Manager 
Select Development & Contracting, LLC.                                                                  





Lugarno Terra Proposed Development 

The following summarizes the results of an area of influence model run for a proposed 

development located northeast of SH 69 and Deer Flat Road. The proposed 

development will consist of 132 single-family units with an anticipate build out by 

2025. See figure 1.  

 
               Figure 1 

Table 1 provides the existing demographics for TAZ 1184 and the proposed 
development’s demographics used for the area of influence model run. A cumulative 

analysis was also conducted to take into account a pending preliminary plats – 
Ledgestone Plaza (425 units) and Ledgestone South (393 units).  

Table 1 

 
2020 2025 with proposal  2040 

HH Jobs  HH Jobs  HH Jobs 

TAZ 1184 15 0 248 32 116 98 

Surrounding TAZs 16 0 216 43 260 137 

Total 31 0 464 75 376 235 

 

Figure 2: area of influence results for the proposed development  
Figures 3 and 4: peak hour results 

Figure 5: surrounding TAZs and demographics 
Table 2, Figures 6 and 7: Cumulative demographics and results 
Figures 8, 9 and 10: compounded annual growth rates   
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Figure 2: Area of Influence, Peak hour demand contribution to the total peak hour demand  

 



Figure 3:  Peak Hour Demand with Proposed Development  **primary access for Lugarno is Deer Flat, moved the centroid to reflect** 

 



Figure 4: Peak Hour Demand without Proposed Development  

 



Figure 5: Surrounding Area TAZs 

 



Cumulative Analysis 

 

Table 2: Cumulative Analysis Demographics 

 
2020 2025 with proposal  

HH Jobs  HH Jobs  

TAZ 1184 15 0 248 32 

Surrounding TAZs* 16 0 1,034 43 

Total 431 160 1,517 211 

*includes an additional units for Ledgestone Plaza and South   
 

Figure 6: Area of Influence, Peak hour demand contribution to the total peak hour demand 

 



Figure 7:  Peak Hour Demand with Proposed Developments   

 



Figure 8: 2020 to 2025 Compounded Annual Growth Rate 

 



Figure 9: 2025 to 2030 Compounded Annual Growth Rate 

 



Figure 10: 2030 to 2040 Compounded Annual Growth Rate 
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EXECUTIVE SUMMARY 
CR Engineering, Inc. has been retained to prepare a traffic impact study (TIS) for the proposed Lugarno Terra North 
development located east of Meridian Road between Hubbard Road and Deer Flat Road in Kuna, Idaho, as shown 
in Figure 1.1. The scope of this TIS was determined through coordination with the Ada County Highway District 
(ACHD) and Idaho Transportation Department, (ITD) with inputs from the Community Planning Association of 
Southwest Idaho (COMPASS).  
 
The TIS evaluates the potential traffic impacts resulting from background traffic growth, in-process developments, 
and the proposed development, and identifies improvements to mitigate the impacts if needed. Traffic impacts were 
evaluated based on the proposed land uses and access as shown in the preliminary site plan under weekday AM and 
PM peak hours traffic conditions. Table 1 summarizes the improvements needed to mitigate the traffic impacts for 
the following analysis years traffic conditions: 

 2020 Existing traffic 
 2024 Build-out year background traffic 
 2024 Build-out year total traffic 

 
Table 1 – Proposed Roadway and Intersection Improvements Summary 

Study Area 
Intersection or Roadway 

2020 
Existing 

2024 Build-Out Year 
Background Total 

 
Columbia Rd 

and 
Locust Grove Rd 

None 
3x3 Signal 

or 
 Single-lane roundabout 

None  
beyond prior improvements 

 
Hubbard Rd 

and 
Locust Grove Rd 

None None None 

 
Meridian Rd  

and 
Deer Flat Rd 

Dual EB Left-Turn Lanes1 SBR Overlap Phase1 
None  

beyond prior improvements1 

 
Stroebel Rd 

and 
Deer Flat Rd 

None None None 

 
Locust Grove Rd 

and 
Deer Flat Rd 

None None None 

 
Stroebel Rd 

and 
Hubbard Rd 

N/A EB right-turn lane2 
None  

beyond prior improvements2 

 
Ardell Rd 

and 
Meridian Rd 

N/A NB right-turn lane2 
None  

beyond prior improvements2 

 
Ardell Rd 

and 
Locust Grove Rd 

N/A SB right-turn lane2 
None  

beyond prior improvements2 

Locust Grove Rd, 
Columbia Rd to Hubbard Rd None None None 

Locust Grove Rd, 
Hubbard Rd to Deer Flat Rd None None None 

Deer Flat Rd, 
West of Locust Grove Rd None None None 

1 One or more lane group volume/capacity (v/c) ratios exceed 0.90 but less than 1.00 
2 Turn lane based on ACHD or ITD guidelines; intersection meets minimum operational thresholds without turn lane 
 

1 

2 

3 

4 

5 

6 

7 

8 
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 1.0 Proposed Development 

1.1 Lugarno Terra North is estimated to contain 133 single-family dwelling units. The expected build-out year 
is 2024 but may change depending on market conditions. 

 
1.2 Based on the procedures outlined in the Trip Generation Handbook, 3rd Edition and the Trip Generation 

Manual, 10th Edition, both published by the Institute of Transportation Engineers (ITE), the proposed 
development is estimated to generate approximately 1,352 trips per weekday with 99 trips during the AM 
peak hour and 134 trips during the PM peak hour. 

 Based on the proposed land use, the development is not expected to retrain trips within the site 
 Based on the proposed land use, the development is not expected to attract pass-by trips  
 All trips generated by the development were assumed to be made by personal or commercial vehicles 

 
1.3 The estimated site traffic distribution patterns are: 

 10% with origins/destinations west of the site  
 18% with origins/destinations east of the site  
 57% with origins/destinations north of the site 
 15% with origins/destinations south of the site  

 
1.4 Lugarno Terra North does not have site frontages on the existing roadways to have direct access to the 

transportation system.  Lugarno Terra North is planning to construct one-half of Ardell Road along the 
northern site frontage and Stroebel Road along the eastern site frontage. Lugarno Terra North is proposing 
one full access on Stroebel Road and connectivity to Mortdale Avenue within the existing Lugarno Terra 
Subdivision for site access: 

 2.0 Improvements Needed to Mitigate 2020 Existing Traffic 
2.1 With 2020 existing traffic, all study area intersections meet minimum operational thresholds analyzed with 

the existing intersection control, signal timing, and lane configurations, with the exception of one 
intersection. The intersection, operational deficiencies, and mitigation improvements are:  

 Deer Flat Road and Meridian Road intersection 
• The intersection meets minimum operational thresholds, with the exception of one lane group. The 

eastbound left-turn lane group operates with a volume to capacity (v/c) ratio of above 1.00 during 
the AM and PM peak hours based on the existing signal timing plan, exceeding ACHD’s and ITD’s 
minimum operational thresholds. 

• Construct one additional eastbound left-turn lane 
o Dual eastbound left-turn lanes are needed to accommodate the existing eastbound left-turn 

volume, which exceeds 470 vehicles per hour (vph) in the AM and exceeds 260 vph in the PM 
peak hour 

o The eastbound left-turn lane group is expected to operate with a v/c ratio of 0.93 in the AM peak 
hour with dual eastbound left-turn lanes, exceeding ITD’s 0.90 threshold. However, the 
eastbound approach is under ACHD jurisdiction and meets their 1.00 threshold. 

o The intersection and all other lane groups are expected to meet minimum operational thresholds 
 
2.2 With 2020 existing traffic, none of the study area intersections require turn lanes based on ACHD’s or ITD’s 

turn-lane guidelines.  
 
2.3 With 2020 existing traffic, all study area roadway segments meet ACHD’s level of service planning 

thresholds with the existing lane configuration. Besides the intersection improvements, no roadway capacity 
improvements are needed to mitigate 2020 existing traffic operations. 
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 3.0 Improvements Needed to Mitigate 2024 Build-Out Year Background 
Traffic 

3.1. With 2024 background traffic, two study area intersections are expected to exceed minimum operational 
thresholds analyzed with the existing intersection control and lane configurations, or with the preceding 
improvements needed under 2020 existing traffic. The intersections, operational deficiencies, and mitigation 
improvements are: 

 Deer Flat Road and Meridian Road intersection 
• The intersection meets minimum operational thresholds, with the exception of one lane group. The 

southbound right-turn lane group is expected to operate with a v/c ratio of 1.00 during the PM peak 
hour, which exceeds ITD’s 0.90 threshold.  

• Modify the signal to allow the southbound right-turn movement to operate with an overlap phase 
o The southbound right-turn volume exceeds 350 vph in the AM peak hour and exceeds 550 vph 

in the PM peak hour 
 

 Columbia Road and Locust Grove Road intersection (two options) 
• The intersection exceeds minimum operational thresholds in the AM and PM peak hours. The 

eastbound approach in the AM peak hour and the westbound approach in the PM peak are expected 
to operate with v/c ratios above 1.00, which exceeds ACHD’s 1.00 threshold.  

• Traffic signal with left-turn lanes on all approaches (3x3 signal) 
o The intersection is expected to meet MUTCD traffic signal Warrants 1 and 2 (eight-hour and 

four-hour vehicular volume) with 2024 background traffic conditions 
• Single-lane roundabout 

o The intersection is identified in the ACHD 2020 Capital Improvement Plan (CIP) for 
improvements 

 
3.2. The Hubbard Road and Locust Grove Road intersection is expected to operate at LOS D under 2024 PM 

peak hour background traffic conditions.  The intersection is not expected to meet signal warrants under 
2024 background traffic conditions. 

 
3.3. With 2024 background traffic, three study area intersections are expected to require turn lanes based on 

ACHD’s and ITD’s turn-lane guidelines, which were also identified in the previous TISs for in-process 
developments in the area. The intersections and turn lanes warranted are: 

 Stroebel Road and Hubbard Road intersection 
• Eastbound right-turn lane 

o Identified in the Ledgestone South Subdivision TIS to mitigate the development’s impacts 
 Ardell Road and Meridian Road intersection  
• Northbound right-turn lane 

o Identified in the Ledgestone Plaza Subdivision TIS to mitigate the development’s impacts  
 Ardell Road and Locust Grove Road intersection  
• Southbound right-turn lane 

o Identified in the Ledgestone South Subdivision TIS to mitigate the development’s impacts 
 
3.4. With 2024 background traffic, all study area roadway segments are expected to meet ACHD’s level of 

service planning thresholds with the existing lane configuration. Besides the signal modifications, no 
capacity improvements are needed on the study area roadway segments to mitigate 2024 background traffic 
operations. 
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 4.0 Improvements Needed to Mitigate 2024 Build-Out Year Total Traffic 

4.1 With 2024 total traffic, all study area intersections are expected to meet minimum operational thresholds 
analyzed with the existing intersection control and lane configurations or with the preceding mitigation 
improvements.  None of the study area intersections are expected to require turn lanes based on ACHD’s 
and ITD’s turn-lane guidelines beyond those warranted under 2024 background traffic conditions.  As a 
result, no additional improvements beyond the improvements needed to mitigate 2020 existing traffic and 
2024 background traffic are proposed to mitigate 2024 total traffic operations.  
 

4.2 The Hubbard Road and Locust Grove Road intersection is expected to operate at LOS E in the PM peak 
hour.  The intersection is not expected to meet signal warrants under 2024 total traffic conditions. 
 

4.3 The estimated site traffic as a percentage of the 2024 total traffic at the study area intersections are: 
 Columbia Road and Locust Grove Road intersection – AM peak = 1.6%, PM peak = 2.1% 
 Hubbard Road and Locust Grove Road intersection – AM Peak = 3.7%, PM peak = 4.0% 
 Deer Flat Road and Meridian Road intersection – AM Peak = 1.1%, PM peak = 1.2% 
 Stroebel Road and Deer Flat Road intersection – AM Peak = 6.2%, PM peak = 6.2% 
 Locust Grove Road and Deer Flat Road intersection – AM Peak = 0.9%, PM peak = 0.8% 
 Stroebel Road and Hubbard Road intersection – AM peak = 5.9%, PM peak = 7.1% 
 Ardell Road and Meridian Road intersection – AM Peak = 1.9%, PM peak = 2.0% 
 Ardell Road and Locust Grove Road intersection – AM Peak = 2.4%, PM peak = 2.5% 

 
4.4 With 2024 total traffic, all study area roadway segments are expected to meet ACHD’s level of service 

planning thresholds with the existing lane configuration. Beyond the intersection improvements, no roadway 
capacity improvements are needed to mitigate 2024 total traffic operations. 
 

4.5 The estimated site traffic as a percentage of 2024 total traffic on the study area roadway segments are: 
 Locust Grove Road between Columbia Road and Hubbard Road – AM Peak = 4.6%, PM peak = 4.3% 
 Locust Grove Road between Hubbard Road and Deer Flat Road – AM Peak = 2.9%, PM peak = 2.2% 
 Deer Flat Road west of Locust Grove Road – AM peak = 1.4%, PM peak = 0.8% 
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William Edwards

From: Sub Name Mail <subnamemail@adacounty.id.gov>

Sent: Wednesday, October 07, 2020 2:48 PM

To: William Edwards

Subject: RE: Lugarno Terra Phase 2 - Subdivision Name

Mr. Edwards; 

 

Using the name “Lugarno Terra Subdivision No 2” would be acceptable for the contiguous property to the north.  Since it 

is a sequential phase of an existing development, we do not reserve (or re-reserve) the name, as long as the developer 

will be the same as the original development. 

 

The southerly property (Parcel S1419223001), but must be a different name since it is not contiguous and is across a 

public right-of-way. 

Using Lugarno Terra South would be approvable, or you can choose another name. 

 

 

Glen Smallwood 

Surveying Technician 
 

Ada County Development Services   

200 W. Front St., Boise, ID 83702  

(208) 287-7926 office 

(208) 287-7909 fax 

 

From: William Edwards <WEdwards@selectdev.com>  

Sent: Wednesday, October 7, 2020 8:53 AM 

To: Sub Name Mail <subnamemail@adacounty.id.gov> 

Subject: [EXTERNAL] Lugarno Terra Phase 2 - Subdivision Name 

 

 

Jerry or Glen, 

I am currently putting together my Preliminary Plat and Design Review application for the City of Kuna regarding the 

expansions to the existing Lugarno Terra Subdivision. This subdivision is located on East Deer Flat Road just east of 

Meridian Road. Our intention is to utilize the same, already approved, subdivision name Lugarno Terra for both these 

expansions. Please confirm this is acceptable to so I can include this email with my application. I really like to get this 

submitted today if you can expedite your response that would be greatly appreciated. 

Thanks, 

 

Billy Edwards | Project Manager 

 

208.288.0700 office 

208.921.5531 cell 

208.519.5336 direct 

 

CAUTION: This email originated from outside Ada County email servers. Do not click on links or open attachments unless you 

recognize the sender and know the content is safe. Verify the sender by mouse-hovering over their display name in order to see 

the sender’s full email address and confirm it is not suspicious. If you are unsure an email is safe, please report the email by 

using the 'Phish Alert' button in Outlook. 
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208.898.9527 fax 

Select Management Co. | Select Development Co. 

PO Box 1030 

Meridian, Idaho 83680 

 

wedwards@selectdev.com 
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 Neighborhood Meeting Certification
CITY OF KUNA PLANNING & ZONING * 763 W. Avalon, Kuna, Idaho, 83634 * www.kunacity.id.gov * (208) 922-5274 * Fax: (208) 922-5989 
GENERAL INFORMATION: 
You must conduct a neighborhood meeting prior to application for variance, conditional use, zoning 
ordinance map amendment, expansion or extension of a nonconforming use, and/or a subdivision.  Please 
see Section 5-1A-2 of the Kuna City Code or ask one of our planners for more information on neighborhood 
meetings. 

The meeting must be held either on a weekend between 10 a.m. and 7 p.m., or a weekday between 6 p.m. 
and 8 p.m.  Meetings cannot be conducted on holidays, holiday weekends, or the day before or after a 
holiday or holiday weekend. The meeting must be held at one of the following locations: 

• The Subject Property; 
• The nearest available public meeting place (Examples include fire stations, libraries and 

community centers); 
• An office space within a 1-mile radius of the subject property. 

The meeting cannot take place more than 2 months prior to acceptance of the application and the 
application will not be accepted before the neighborhood meeting is conducted. You are required to send 
written notification of your meeting, allowing a reasonable amount of time before your meeting for property 
owners to plan to attend.  Contacting and/or meeting individually with residents will not fulfill Neighborhood 
Meeting requirements. 

You may request a list of the people you need to invite to the neighborhood meeting from our department.  
This list includes property owners within 300 feet of the subject property.  Once you have held your 
neighborhood meeting, please complete this certification form and include it with your application. 

Please Note:  The neighborhood meeting must be conducted in one location for attendance by all 
neighboring residents.  Contacting and/or meeting individually with residents does not comply with the 
neighborhood meeting requirements. 

Please include a copy of the sign-in sheet for your neighborhood meeting, so we have written record of who 
attended your meeting and the letter of intent sent to each recipient. In addition, provide any concerns that 
may have been addressed by individuals that attended the meeting. 

Description of proposed project:   

Date and time of neighborhood meeting:   

Location of neighborhood meeting:   
 
 SITE INFORMATION: 
Location: Quarter:  Section:  Township:  Range:  Total Acres:  
Subdivision Name:  Lot:  Block:  
Site Address:  Tax Parcel Number(s):  
    

Please make sure to include all parcels & addresses included in your proposed use. 

CURRENT PROPERTY OWNER: 

Name:    

Address:   City:   State:   Zip:   

CONTACT PERSON (Mail recipient and person to call with questions): 

Name:   Business (if applicable):   

Address:   City:   State:   Zip:  
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PROPOSED USE: 
I request a neighborhood meeting list for the following proposed use of my property (check all that apply):  

Application Type Brief Description 
Annexation   
 Re-zone  
 Subdivision (Sketch Plat and/or Prelim. Plat)  
 Special Use  
 Variance  
Expansion of Extension of a Nonconforming Use  
Zoning Ordinance Map Amendment  

 
APPLICANT: 
Name:   
Address:   
City:   State:   Zip:  
Telephone:   Fax:   
I certify that a neighborhood meeting was conducted at the time and 
location noted on this form and in accord with Section 5-1A-2 of the Kuna 
City Code 

Signature: (Applicant)                                            Date  
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NEIGHBORHOOD MEETING MINUTES 

 

Meeting Date: ___________________________ Number of Attendees: _____________________ 

Meeting Location: _________________________________________________________________ 

Description of Project Presented: 

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________ 

 

Attendee’s comments: 

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________ 

I hereby certify that the above information is complete and correct to the best of by knowledge.  
 
__________________________________________________________________________________________ 
Printed Name 
 
__________________________________________________________________________________________ 
Signature 
 

 
Date 
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