
 

 

 

 

 

 

 

 

 

 

 

 

 

March 4, 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 April 20, 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: Park River Subdivision 

Files #’s AZ-21-01 Annexation-Zoning 

   DA-21-02 Development Agreement 

   PP-21-04 Preliminary Plat 

                     

Applicant/Representative:  Todd Tucker, HHS Construction, LLC, 729 S. Bridgeway Pl, Eagle, ID 

83616 

 

Owner:  Kerry Lawson, 21817 Blessinger Road, Star, Idaho 83616 

              

Action:  The Applicant is seeking approval of an Annexation and Zoning (R-3), a Development 

Agreement, and Preliminary Plat for a proposed residential subdivision consisting of 320 residential 

lots and 22 common lots.  The property is located at the south end of Blessinger Road in Star, 

Idaho, Canyon County and consists of 150.47 acres with a proposed density of 2.1 dwelling units 

per acre. 

 

Property Location:  The subject property is generally located south of W. State Street (Hwy 44) in 

the Canyon County portion of Star, Idaho.  Ada County Parcel No. R3404000000, R3404100000, 

R3404500000.  

 

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 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 
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City of Star 
P.O. Box 130 

Star, Idaho 83669 

P: 208-286-7247 F: 208-286-7569 

 

Annexation & Rezone Application  Form #505 

Rev 12-2020 

Page 1 of 8 

 

 

                     

                                   ***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:                                                                                                                    
Site Address: ________________________________ Parcel Number: _______________ 
Total Acreage of Site: _______________________________ 
Total Acreage of Site in Special Flood Hazard Area: ______________________________ 
Proposed Zoning Designation of Site: _________________________________________ 
 
Zoning Designations:                                                                                                                    

 

 Zoning Designation Comp Plan Designation      Land Use                 

Existing    

Proposed    

North of site    

South of site    

East of site    

West of site    

 

ANNEXATION & ZONING - REZONE APPLICATION 

 

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

    Processed by:   City: _________________________   
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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: _________________________   
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SITE DATA: 
 

 

 

 

 

 

 

 

 

        

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

FLOOD ZONE DATA: 
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): _________________________ 
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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.   

  

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  

  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  

 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.  

Preliminary Plat Application Form #520 

Rev 12-2020 

Page 3 of 9 
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River Park Estates Subdivision 
 

Narrative 

 
 

HHS Construction, LLC is pleased to submit the following applications for the River Park Estates 

Subdivision. We are requesting approval of an Annexation & Rezone, Preliminary Plat, and a Flood 
Hazard Development for this property.   

 

Table of Contents 
Vicinity Map …………………………………………………….. 2 
Site Location and Existing Uses .……………………………... 2 

Annexation & Zoning Description …………………………… 3 
Subdivision Description ……………………………………….. 3 
Development Statistics ……………………………………….. 3 

Flood Hazard Description …………………………………….. 4 
Architecture …………………………………………………….. 4 

Development Agreement …………………………………… 4 
Open Space & Amenities ……………………………………. 5 
Comprehensive Plan Compliance …………………………. 6 

Transportation ………………………………………………….. 7 
Conceptual Phasing ……………………………………...…... 8 

Conclusion ……………………………………………………… 8 
  



 

Vicinity Map 

 
 

Site Location and Existing Uses 
The subject property is comprised of three parcels (R3404000000, R3404100000, R3404500000) and is 

approximately 150.7 acres in size.  The property is located on Blessinger Road south of Hwy-44 at the 
western terminus of Big Wood Way, in Canyon County.  The property is currently being used as a horse 

boarding and riding facility, a wedding venue, and a single-family residence. 



 

Annexation and Zoning 

The property is located within the City of Star’s 

Area of Impact.  The property abuts the city 
limits of Star along the eastern property line.  

Annexation of this property will fulfill the City of 
Star’s desire for orderly development. 
 

The property is identified as Neighborhood 

Residential on the Future Land Use Map.  The 
Star Comprehensive Plan recognizes the 
Neighborhood Residential land use as suitable 

primarily for single-family residential uses.  It 
anticipates developments that will provide 

densities between three and five units per acre.  
The Zoning Compatibility Matrix shows the 
residential zones R-1 through R-5 as appropriate 

for the Neighborhood Residential land use. 
 

We are requesting the property be zoned R-3 

with a development agreement. The overall 
residential density of the subdivision is 2.12 
dwelling units per acre.  This is consistent with the 

Comprehensive Plan. 
 

Subdivision 

The preliminary plat for the River Park subdivision 

includes 320 single-family lots.  Three different lot 
sizes are provided within the subdivision.  The 

largest lots are 81 feet wide with an average lot 
size of 12,773 square feet, with the next largest 
lots being 65 feet wide with an average lot size 

of 10,086 square feet.  The smallest lots are 55 feet wide with an average lot size of 7,963 square feet.  
This provides a mix of lots that can accommodate a variety of home sizes. The existing home will remain, 

and be located on an approximately 1.7 acre lot. All streets within the subdivision are 36 feet wide from 
back-of-curb to back-of-curb.  The sidewalks will be five feet wide and detached from the curb with 
an eight-foot-wide landscape strip. There are several mature trees currently located on the property.  

Due to the amount of fill required to raise the property out of the floodplain, some of the trees may 
need to be removed.  However, we will try and relocate as many trees as possible.  The largest group 

of trees on the property are located along the river, and we are keeping those trees. We will be 
installing numerous trees as part of the landscaping plan for this subdivision.   
 

Development Statistics 

Total Acreage ………………………. 150.47 

Buildable Lots ………………………... 320 

Estate Lot …………………………….. 1 

81’ Wide Lots ………………………… 79  (25 %) 

65’ Wide Lots ………………………… 196  (61 %) 

55’ Wide Lots ………………………… 44  (14 %) 

Common Lots ……………………….. 22 

Total Open Space (AC) …………… 45.59 

Total Open Space (%) ……………... 30.3 

Useable Open Space (AC) ……….. 44.18 

Useable Open Space (%) …………. 29.4 



 

Flood Hazard 

The majority of the property is located within the Floodplain – AE Zone.  The southern portion of the 

property is located within the Floodway of the Boise River.  No structures or grading are proposed within 
the Floodway.  The property will be developed in a manner to raise the developed lots and street 

improvements above the base flood elevation.  The material that will be used to raise the site is 
excavated from the subject property.  The areas where the material is excavated from will result in 
several large ponds, which are incorporated into the design of the subdivision.  These ponds provide a 

wonderful amenity for the residents to enjoy. 
 

The Canyon County Canal runs through the northern portion of the property and the Boise River forms 
the southern edge of the subdivision.  We are not proposing any alterations to either one of these 

watercourses. 
 

There is some riparian vegetation that is located along the Boise River at the southern end of the 

development.   
 

Architecture 

One of the items that sets Boise Hunter Homes apart from the other home builders in the Treasure Valley 

is our world class architecture. The majority of our beautiful homes are designed by architect Michael 
Woodley, AIA, who is one of the most prolific architects in homebuilding, and he exclusively works with 
Boise Hunter Homes in Idaho. In 2015, Michael was inducted into the Homebuilding Hall of Fame. And 

in 2020 at the Gold Nugget Grand Awards, the top awards show in homebuilding, Michael and his firm 
were the recipients of the "Best Residential Detached Collection of the Year" and the "Best Interior of a 

Home Priced $500,000 to $800,000". In designing our homes, Michael leads us through an extensive 
process to design floorplans and finishes that exceed buyer expectations and meet the high standard 
of functionality and style that sets us apart from the rest. 
 

    
 

Development Agreement 

Section 8-3A-4: Zoning District Dimensional Standards notes that the minimum setback requirement per 
story is five feet. Two-story homes are a very important floorplan to our prospective buyers, who typically 
want a larger home, views, and bigger backyards. We accomplish each of these priorities through our 

award-winning architecture, which is modulated to avoid a box-like look, and instead is functional and 
aesthetically pleasing from every angle.  
 

The intent of the increased setbacks for multi-story homes within the R-3 Zone is multi-faceted.  The 
additional 5-foot setback for the second story is one way to create modulation in the roofline of the 
home.  This modulation produces a more visually appealing front façade. However, there are other 

ways to achieve the same outcome of quality architecture without building a “wedding cake” style 
house.   



 

Boise Hunter Homes produces gorgeous homes with stellar architecture designed by world class 
architect Mike Woodley who has won numerous Golden Nugget awards at the Pacific Coast Builders 

Conference and International Builders Conference. 
 

Our homes are designed with varying roof lines that provide visual interest on all four sides.  This is 
achieved by modulating the façade, so the homes do not appear “boxy”.  In addition, the sides of 
our homes are articulated so there is not a solid wall plane.  This reduces the wall mass on the sides of 

the homes which reduces the amount of the second story that is near the adjacent homes. Finally, we 
provide an abundance of windows that create a welcoming feel to the home. 

 

    
 

Section 8-7-3.E of the Unified Development Code states “A development agreement, when associated 

with an annexation and/or rezone, may be used in lieu of a Planned Unit Development application for 
deviations to dimensional standards.”  We have included a development agreement with our 

applications to allow for a five-foot wide side yard setback for 2-story homes within the subdivision.  No 
other waivers or variances are associated with this subdivision. Approval of this development 
agreement will allow Boise Hunter Homes to bring our world class architecture to the City of Star within 

this wonderful subdivision.   
   

Open Space and Amenities 

The Star Unified Development 
Code requires residential 

subdivisions provide a total of 
15% open space with a 

minimum usable open space 
requirement of 10%.  The River 
Park Estates Subdivision is 

150.47 acres requiring a total 
open space of 22.5 acres, 
and a usable open space 

requirement of 15 acres.  We 
are providing approximately 

46 acres of total open space 
and the vast majority of that is 
usable at 44.5 acres. 

 
Numerous amenities are provided throughout the subdivision for use by the residents.  Most notable of 

these amenities are the two beautiful parks located along the Boise River at the southern end of the 
subdivision.  These river parks will provide approximately 12.5 acres of open space for residents to 
recreate by the river.   

 



 

In addition to the open space, the western park also provides a swimming pool with bathrooms, 
changing areas, and a covered patio area for relaxing in the shade. The eastern river park provides a 

wide-open grassy area to be used as athletic ball fields.  Both of the river parks have direct access to 
the public street network within the community and will be fenced with wrought iron with access 

provided to River Park Subdivision residents.  
 
Another amenity provided along the Boise River will be a greenbelt pathway.  Approximately 2,100 

feet of greenbelt will be constructed along the north side of the Boise River within the subdivision.  This 
is consistent with the pathway shown on the City of Star Recreational & Alternate Transportation Plan.  

This greenbelt provides a wonderful recreational opportunity for subdivision residents as well as the 
general public. 
 

There are five large ponds located throughout the subdivision.  These ponds total approximately 20 
acres and will provide a plethora of recreational opportunities for the residents.  All ponds have access 
provided in at least two locations to allow residents who don’t have lots abutting the ponds the ability 

to use them.  It is anticipated that these ponds will be stocked with fish. Paved access will be extended 
to benches near the ponds in certain locations.  This will provide an opportunity for residents to sit near 

the ponds or fish if they choose. 
 
Two open space lots are provided in the northeast portion of the subdivision.  These lots total 

approximately 1 acre in size, and provide opportunities for outdoor recreation.   
 

Comprehensive Plan Compliance 

As previously noted, this property is identified as Neighborhood Residential on the Future Land Use Map 
for the City of Star.  We feel that the proposed project aligns very well with the goals and objectives 

identified in the Neighborhood Residential section of the Comprehensive Plan.  Below is a list of goals 
and objectives that apply to this project and an explanation of how the development is in compliance 

with those goals and objectives: 
 
8.3 Goal 

Encourage the development of a diverse community that provides a mix of land uses, housing types, 

and a variety of employment options, social and recreational opportunities, and where possible, an 

assortment of amenities within walking distance of residential development. 

 
The proposed subdivision provides a variety of lot sizes to accommodate various housing sizes.  The lots 

range from 7,865 square feet to 22,825 square feet in size.  In addition, there is an approximate 2-acre 
estate lot within the subdivision.  Numerous recreational opportunities are provided for the residents of 
the subdivision as well as a green belt along the Boise River for the greater community. 

 
8.4 Objectives 

Preserve the family friendly feel of Star. 

 
This subdivision is comprised of single-family residential lots with home sizes to accommodate families 

of all sizes.  With the community parks, pool, and overall community design we are excited for the 
future HOA to bring together residents through a variety of events and neighborhood gatherings. 

 
Implement the Land Use Map and associated policies as the official guide for development. 

 

As previously noted, this property is located within the Neighborhood Residential land use area.  The 
proposed development was largely dictated by the uses and policies outlined by the Future Land Use 

map for this area. 
 

 



 

Manage Urban sprawl in order to minimize costs of urban services and to protect rural areas. 

 

The proposed subdivision is located adjacent to an existing platted subdivision with urban services 
stubbed to the subject property.   

 
Require the conservation and preservation of open spaces and public access to the Boise River and 

BLM lands and interconnected pathways to be open to the public in new developments. 

 
Public access will be provided to the Boise River via the green belt that will be installed as part of this 

subdivision. 
 
8.5.3 Policies Related Mostly to the Urban Residential Planning Areas 

The estate and Neighborhood Residential Land Use is to encourage urban style development densities 

to limit urban sprawl. 

 

The proposed subdivision is located within the Neighborhood Residential land use and is located 
adjacent to an existing platted subdivision.  The density of the proposed subdivision is 2.12 dwelling 

units per acres which is far below the 3-5 dwelling units per acre anticipated with the Neighborhood 
Residential land use. 
 

Low densities within the Estate and Neighborhood Residential Land Use are to be designed within the 

floodplain, ridgeline developable areas, hillside developable areas and where new residential lots are 

proposed adjacent to existing residential lot of one acre and larger where those existing larger lots are 

not likely to be subdivided in the future. 

 

The property is located within the Neighborhood Residential land use and the floodplain.  The 
subdivision will be graded in a way to raise the buildable lots and street infrastructure out of the 

floodplain.  The property is not located adjacent to any land that is not likely to be subdivided in the 
future. 

 

Transportation 

Because this development has over 100 dwelling units, we were required to complete a Transportation 
Impact Study (TIS).  The TIS was completed by Kittelson and Associates and submitted to the Canyon 

Highway District (CHD#4) and the Idaho Transportation Department (ITD) for review. Both of those 
agencies are in the process of reviewing the submitted TIS.  

 

As previously noted, all streets within the subdivision are 36 feet wide from back-of-curb to back-of-
curb.  The sidewalks will be five feet wide and detached from the curb with an eight-foot-wide 

landscape strip. 
 

The proposed subdivision will be extending two streets that were previously stubbed to the property 
through the development.  Blessinger Road will be extended from the north boundary of the property 
through the subdivision and Big Wood Way will be extended from the east through the subdivision.  We 

are proposing the extension of two stub streets from this development.  One street will be extended to 
the east in the northeast corner of the subdivision and the second street will be extended to the west 

near the middle of the subdivision.  As such, when the development is completed there will be four 
access points either into or out of the subdivision. 
 

 

 

 

 

 



 

Conceptual Phasing Plan 

Due to the size of the subdivision, we anticipate final platting it in five phases.  The phases have been 

thoughtfully designed to insure two points of access are provided for each phase.  The grading 
operation will be completed for the entire site at once with infrastructure constructed with each phase.   

 

 
  
Conclusion 

The proposed Annexation & Zoning, and Preliminary Plat applications for the River Park Estates 
subdivision were created after carefully considering the Star Unified Development Code, 

Comprehensive Plan, site location, and surrounding neighborhoods.  We look forward to discussing the 
applications with you in greater detail. If you have any questions regarding this submittal, please 
contact Todd Tucker at 208-618-2157 or ttucker@boisehunterhomes.com. 

 
Sincerely, 

 
 
Todd Tucker 
Planning and Entitlement Manager 
















