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DESIGN REVIEW
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SHEET NOTES

Elevations 

Rear Elevation

scale: 1/8" =1'-0"

Left Elevation

scale: 1/8" =1'-0"

Right Elevation

scale: 1/8" =1'-0"

Front Elevation

scale: 1/8" =1'-0"

Lot 34, 35, 36 and 37

COLOR #6: SW7017/DORIAN GRAY

MATERIAL: AS INDICATED

MATERIAL/COLOR SCHEDULE:

COLOR #1: SW6070/HERON PLUME

MATERIAL: AS INDICATED

COLOR #2: SW7018/DOVETAIL

MATERIAL: AS INDICATED

COLOR #3: SW2823/ROOKWOOD CLAY

MATERIAL: AS INDICATED

COLOR #4: SW2826/COLONIAL REVIVAL GREEN

MATERIAL: AS INDICATED

COLOR #5: SW6988/BOHEMIAN BLACK

MATERIAL: AS INDICATED

COLOR:TERRATONE

MATERIAL: GARAGE DOORS

COLOR:DRIFTWOOD

MATERIAL: ENTRY DOOR

COLOR:CLAY

MATERIAL: VINYL WINDOWS

#4

1. LAP SIDING LP SmartSide: SMOOTH FINISH, 5.84” (4.84” EXPOSED) X .375”, COLOR AS
INDICATED.

2. VERTICAL SIDING  LP SmartSide: CEDAR FINISH, 15.94” X .315”, NO GROOVE, WITH
2.7” X .625” REVERSIBLE TRIM AT 16” O.C. COLOR AS INDICATED.

3. TRIM LP SmartSide: 5.5” X .625”, SMOOTH FINISH, COLOR AS INDICATED.
4. FASCIAS LP SmartSide: 7.21” X .625” CUT TO 6” VERTICAL, SMOOTH FINIHS, COLOR AS

INDICATED.
5. RAKES LP SmartSide: 7.21” X .625”, SMOOTH FINISH, COLOR AS INDICATED.
6. GABLE TRIM LP SmartSide: 3.5” X .625”, SMOOTH FINISH, COLOR AS INDICATED.
7. SOFFIT LP SmartSide: SMOOTH FINISH, CUT TO WIDTH, VENTILATED
8. WINDOWS: CASCADE VINYL SINGLE HUNG AND CASEMENT, “CLAY” EXTERIOR

FINISH, “FLAT” GRID PROFILE
9. ENTRY DOORS: THERMA-TRU PAINTED FIBERGLASS, “CLASSIC CRAFT AMERICAN

STYLE” CCA8220-SPL, COLOR: DRIFTWOOD
10. HEAD TRIM LP SmartSide: 11.21” X .625”, SMOOTH FINISH, COLOR AS INDICATED.
11. COLUMNS: PAINTED WOOD, COLOR AS INDICATED.
12. BEAM:PAINTED WOOD, COLOR AS INDICATED.
13. BRACKET: PAINTED WOOD, COLOR AS INDICATED.
14. ASPHALT SHINGLE ROOFING, PASCO 30-YEAR OR SIMILAR, COLOR: ANTIQUE BLACK
15. BASE TRIM LP  SmartSide: 9.21” X .910”, SMOOTH FINISH, COLOR AS INDICATED.
16. LANTERN STYLE LIGHT FIXTURE.
17. GUTTERS AND DOWNSPOUTS, COLOR AS INDICATED.
18. GAS METER SCREEN/OPENABLE: 3' WIDE X 4'-6" TALL, LP SmartSide:5.5"x .625"

SMOOTH FINISH TRIM RAN HORIZONTAL WITH 1" SPACE BETWEEN.   PAINT TO
MATCH WALL SIDING BEHIND.

19. PATIO DOOR.
20. GARAGE DOORS: AMARR OAK SUMMIT, S2000 SERIES INSULATED STEEL, “BB30

BEAD BOARD LONG PANEL THAMES” COLOR:TERRATONE.
21. TRIM LP SmartSide: 7.21” X .625”, SMOOTH FINISH, COLOR AS INDICATED.

1979a400
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COREY BARTON HOMES
Union Square Townhomes
Union Square Subdivision No. 4
Lots 34-37 and 38-41

Rear Perspective - Left Side Corner



GROWING  POSSIBILITIES 

131 SW 5th Ave, Suite A 
Meridian, ID 83642 

(208) 288-1992 
 
 
 

203010-419 Preliminary Plat Review Letter 

August 19, 2021 
 
 
Mayor Trevor Chadwick 
City of Star 
P.O. Box 130 
Star, ID 83669 
 
Re: Fountain Park Subdivision Preliminary Plat Application 
 
 
Dear Mayor: 
 
Keller Associates, Inc. has reviewed the Preliminary Plat for the Fountain Park Subdivision dated April 
28, 2021. We reviewed the applicant’s package to check conformance with the City’s Subdivision 
Ordinance and coordinated our review with Shawn L. Nickel. We have the following comments and 
questions based on our review.   

1. The legal description we were provided does not match along the northern boundary.  It does 
not include any property north of the long east-west property line.   

2. There are no landscaping plans included, and this is required for preliminary plats. 
Landscape plans including fencing, buffer areas, and street trees will have to conform to the 
City subdivision ordinance. Landscape plans including fencing, buffer areas, and street trees 
will have to conform to the City subdivision ordinance. 

3. It is unclear the intent for the stormwater improvement for Palmer Lane; please provide 
additional information.  

4. Potable water cannot be used for irrigation purposes. A separate pressure irrigation system 
will be required. Construction plans for a subdivision-wide pressure irrigation system will be 
required for each final plat. Plan approvals and license agreements from the affected 
irrigation and/or canal companies will be required. 

5. Historic irrigation lateral, drain, and ditch flow patterns shall be maintained unless approved 
in writing by the local irrigation district or ditch company. 

6. Finish grades at subdivision boundaries shall match existing finish grades. Runoff shall be 
maintained on subdivision property unless otherwise approved. 

7. 10-foot easements for pressure irrigation lines will need to be shown once the applicant 
determines the alignment location(s) for the facilities. Show all ditch and drainage 
easements. 

8. Easements for sewer/water facilities will be required where placed outside of the public right 
of way. 

 



203010-419 Preliminary Plat Review Letter 

We recommend that conditions 1 – 3 listed above be addressed prior to approval of the 
Preliminary Plat. Any variance or waivers to the City of Star standards, ordinances, or policies must be 
specifically approved in writing by the City. Approval of the above-referenced Preliminary Plat does not 
relieve the Registered Professional Land Surveyor or the Registered Professional Engineer of those 
responsibilities. 

If you have any questions, please do not hesitate to call Keller Associates at (208) 288-1992. 

Sincerely,  

KELLER ASSOCIATES, INC. 

Ryan V. Morgan, P.E. 
City Engineer 

cc: File 

pcornelison
Ryan Morgan







  

(208) 286-7772 
11665 W. STATE ST., SUITE B  

STAR, IDAHO 83669 

MIDDLETON RURAL FIRE DISTRICT STAR FIRE PROTECTION DISTRICT 

Fountain Park Subdivision 

 
 
 

DATE:    August 27, 2021 

TO:    City of Star, Planning & Zoning  

FROM:   Victor Islas, Deputy Chief  

SUBJECT:  Fire District Review  

PROJECT NAME:  Fountain Park Subdivision (AZ-21-19, DA-21-24-24, PP-21-17)    

 

Fire District Summary Report:  
 
Overview: This development can be serviced by the Star Fire Protection District.  This development shall 
comply with the 2018 International Fire Code (IFC) and any codes set forth by the City of Star, Idaho.   
 
Fire Response Time:  This development will be served by the Star Fire Protection District Station 51, 
located at 11655 W. State St., Star, Idaho.  Station 51 is 3.1 miles with a travel time of 7 minutes under 
ideal driving conditions to the proposed entrance of the development N. Palmer Lane.  
 
Accessibility: Roadway Access, Traffic, Radio Coverage  
 
Access roads shall be provided and maintained following Appendix D and Section 503 of the IFC. Access 
shall include adequate roadway widths, signage, turnarounds, and turning radius for fire apparatus.  
 
Access road design shall be designed and constructed to allow for evacuation simultaneously with 
emergency response operations.  
 
All access roads in this development shall remain clear and unobstructed during construction of the 
development. Additional parking restrictions may be required as to always maintain access for emergency 
vehicles. Hydrants shall always remain unobstructed per city code.  
 
One- or two-family dwelling residential developments: Developments of one- or two-family dwellings 
where the number of dwelling units exceeds 30 shall provide with at least two separate and approved fire 
apparatus access roads.  
 
Review note: Additional Access will be required off Pollard Lane.   
 
The fire district requires that Autoturn models be submitted for review.  Autoturn models should be reflect 
the utilization of a 36’ long fire engine and a 50’ long ladder truck.  
 
Traffic calming devices will require approval by the Fire District.  
 
An unobstructed vertical clearance of no less than 13 feet 6 inches shall be always maintained.   
 
 



  

(208) 286-7772 
11665 W. STATE ST., SUITE B  

STAR, IDAHO 83669 

MIDDLETON RURAL FIRE DISTRICT STAR FIRE PROTECTION DISTRICT 

Fountain Park Subdivision 

 
 
 
 
 
The applicant shall work with City of Star, Ada County and Fire District to provide an address identification 
plan and signage which meets the requirements set forth by each agency. Addressing shall be placed in a 
position that is plainly legible and visible from the street or road fronting the property, as set forth in 
International Fire Code Section 505.1 
 
Upon commencement of initial construction of a new structure, a clear visible freestanding sign or post 
hall be erected and maintained in place until the permanent address numerals are attached or otherwise 
displaced upon the premises at completion.  
 
Dead-end fire apparatus access road turnarounds will be required for the two purposed shared driveways.  
 
Water Supply:  
Water supply requirements will be followed as described in Appendix B of the 2015 International Fire Code 
unless agreed upon by the Fire District.  
 

1. Fire Flow: One-  and two-fami ly  dwellings not exceeding 3,600 square feet require a fire-flow 
of 1,000 gallons per minute for a duration of 1 hours to service the entire project. One-  and  
two- fami ly  dwellings in excess of 3,600 square feet require a minimum fire flow as specified in 
Appendix B of the International Fire Code. 

2. Water Supply: Acceptance of the water supply for fire protection will be by the Fire District and 
water quality by the Star Sewer & Water District for bacteria testing.  

3. Water Supply: Final Approval of the fire hydrant locations shall be by the Star Fire Protection 
District or their designee in accordance with International Fire Code Section (IFC) 508.5.4 as 
follows:  

a. Fire hydrants shall have a Storz LDH connection in place of the 4 ½” outlet. The Storz 
connection may be integrated into the hydrant, or an approved adapter may be used on the 
4 1/2" outlet.  

b. Fire hydrants shall have the Storz outlet face the main street or parking lot drive aisle.  
c. Fire hydrants shall be placed on corners when spacing permits.  
d. Fire hydrants shall not have any vertical obstructions to outlets within 10’.  
e. Fire hydrants shall be placed 18” above finished grade to the center of the Storz outlet.  
f. Fire hydrants shall be provided to meet the requirements of the City of Star and Star Sewer 

and Water District Standards.  
g. Show all proposed or existing hydrants for all new construction or additions to existing 

buildings within 1,000 feet of the project. 
 

 
 
Inspections:  
Final inspection by the Fire District of the above listed including hydrant flow must be completed before 
building permits are issued 
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11665 W. STATE ST., SUITE B  

STAR, IDAHO 83669 

MIDDLETON RURAL FIRE DISTRICT STAR FIRE PROTECTION DISTRICT 

Fountain Park Subdivision 

 
 
 
 
Additional Comments:  
Side Setback as per City Code.  Any modification to setback will require review and approval by the Fire 
District.  
 
Streetlights shall be turned on once residential building begins, Lighting is essential in assisting first 
responders with identifying entrances safely while responding to calls for service.  
 
Additional fire and life safety review and permitting will be required for commercial buildings, multi-
family and townhomes.  
 
 
 



 
 
 

 
 
 
 
 
June 11, 2021 
 
By e-mail:  Snickel@staridaho.org  
 
City of Star 
P.O. Box 130 
Star, Idaho 83669 
 
Subject: Fountain Park Subdivision, AZ-21-19/DA-21-24/PP-21-17 
 
Dear Mr. Nickel:  

Thank you for the opportunity to respond to your request for comment.  While DEQ does not review 
projects on a project-specific basis, we attempt to provide the best review of the information provided.  
DEQ encourages agencies to review and utilize the Idaho Environmental Guide to assist in addressing 
project-specific conditions that may apply.  This guide can be found at: 
https://www.deq.idaho.gov/public-information/assistance-and-resources/outreach-and-education/  
 
The following information does not cover every aspect of this project; however, we have the following 
general comments to use as appropriate: 
 

1. AIR QUALITY 

• Please review IDAPA 58.01.01 for all rules on Air Quality, especially those regarding fugitive 
dust (58.01.01.651), trade waste burning (58.01.01.600-617), and odor control plans 
(58.01.01.776). 
 

• All property owners, developers, and their contractor(s) must ensure that reasonable controls 
to prevent fugitive dust from becoming airborne are utilized during all phases of construction 
activities per IDAPA 58.01.01.651. 
 

• DEQ recommends the city/county require the development and submittal of a dust prevention 
and control plan for all construction projects prior to final plat approval.  Dust prevention and 
control plans incorporate appropriate best management practices to control fugitive dust that 
may be generated at sites.   
 

• Citizen complaints received by DEQ regarding fugitive dust from development and 
construction activities approved by cities or counties will be referred to the city/county to 
address under their ordinances. 

 

Brad Little, Governor 
Jess Byrne, Director 

1445 N Orchard Street, Boise, ID 83706 
(208) 373-0550 

mailto:Snickel@staridaho.org
https://www.deq.idaho.gov/public-information/assistance-and-resources/outreach-and-education/
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• Per IDAPA 58.01.01.600-617, the open burning of any construction waste is prohibited. The 
property owner, developer, and their contractor(s) are responsible for ensuring no prohibited 
open burning occurs during construction. 
 

• For questions, contact David Luft, Air Quality Manager, at (208) 373-0550. 

2. WASTEWATER AND RECYCLED WATER 

• DEQ recommends verifying that there is adequate sewer to serve this project prior to 
approval.  Please contact the sewer provider for a capacity statement, declining balance 
report, and willingness to serve this project.   

• IDAPA 58.01.16 and IDAPA 58.01.17 are the sections of Idaho rules regarding wastewater and 
recycled water.  Please review these rules to determine whether this or future projects will 
require DEQ approval.  IDAPA 58.01.03 is the section of Idaho rules regarding subsurface 
disposal of wastewater.  Please review this rule to determine whether this or future projects 
will require permitting by the district health department.  

• All projects for construction or modification of wastewater systems require preconstruction 
approval.  Recycled water projects and subsurface disposal projects require separate permits 
as well. 

• DEQ recommends that projects be served by existing approved wastewater collection systems 
or a centralized community wastewater system whenever possible.  Please contact DEQ to 
discuss potential for development of a community treatment system along with best 
management practices for communities to protect ground water. 

• DEQ recommends that cities and counties develop and use a comprehensive land use 
management plan, which includes the impacts of present and future wastewater management 
in this area.  Please schedule a meeting with DEQ for further discussion and recommendations 
for plan development and implementation.   

For questions, contact Valerie Greear, Water Quality Engineering Manager at (208) 373-0550. 

3. DRINKING WATER 

• DEQ recommends verifying that there is adequate water to serve this project prior to approval.  
Please contact the water provider for a capacity statement, declining balance report, and 
willingness to serve this project. 

• IDAPA 58.01.08 is the section of Idaho rules regarding public drinking water systems.  Please 
review these rules to determine whether this or future projects will require DEQ approval. 

• All projects for construction or modification of public drinking water systems require 
preconstruction approval.   

• DEQ recommends verifying if the current and/or proposed drinking water system is a 
regulated public drinking water system (refer to the DEQ website at: deq.idaho.gov/water-
quality/drinking-water.aspx).  For non-regulated systems, DEQ recommends annual testing for 
total coliform bacteria, nitrate, and nitrite. 

http://www.deq.idaho.gov/water-quality/drinking-water.aspx
http://www.deq.idaho.gov/water-quality/drinking-water.aspx
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• If any private wells will be included in this project, we recommend that they be tested for total 
coliform bacteria, nitrate, and nitrite prior to use and retested annually thereafter. 

• DEQ recommends using an existing drinking water system whenever possible or construction 
of a new community drinking water system.  Please contact DEQ to discuss this project and to 
explore options to both best serve the future residents of this development and provide for 
protection of ground water resources. 

• DEQ recommends cities and counties develop and use a comprehensive land use management 
plan which addresses the present and future needs of this area for adequate, safe, and 
sustainable drinking water.  Please schedule a meeting with DEQ for further discussion and 
recommendations for plan development and implementation.   

For questions, contact Valerie Greear, Water Quality Engineering Manager at (208) 373-0550. 

4. SURFACE WATER 

• Please contact DEQ to determine whether this project will require a National Pollution 
Discharge Elimination System (NPDES) Permit. A Construction General Permit from EPA may be 
required if this project will disturb one or more acres of land, or will disturb less than one acre 
of land but are part of a common plan of development or sale that will ultimately disturb one 
or more acres of land.   

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

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

• The Federal Clean Water Act requires a permit for filling or dredging in waters of the United 
States.  Please contact the US Army Corps of Engineers, Boise Field Office, at 10095 Emerald 
Street, Boise, or call 208-345-2155 for more information regarding permits.   

For questions, contact Lance Holloway, Surface Water Manager, at (208) 373-0550. 

5. SOLID WASTE, HAZARDOUS WASTE AND GROUND WATER CONTAMINATION 

• Solid Waste. No trash or other solid waste shall be buried, burned, or otherwise disposed of at 
the project site.  These disposal methods are regulated by various state regulations including 
Idaho’s Solid Waste Management Regulations and Standards (IDAPA 58.01.06), Rules and 
Regulations for Hazardous Waste (IDAPA 58.01.05), and Rules and Regulations for the 
Prevention of Air Pollution (IDAPA 58.01.01). Inert and other approved materials are also 
defined in the Solid Waste Management Regulations and Standards 

https://idwr.idaho.gov/streams/stream-channel-alteration-permits.html
https://idwr.idaho.gov/streams/stream-channel-alteration-permits.html
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• Hazardous Waste.  The types and number of requirements that must be complied with under 
the federal Resource Conservations and Recovery Act (RCRA) and the Idaho Rules and Standards 
for Hazardous Waste (IDAPA 58.01.05) are based on the quantity and type of waste generated.  
Every business in Idaho is required to track the volume of waste generated, determine whether 
each type of waste is hazardous, and ensure that all wastes are properly disposed of according 
to federal, state, and local requirements. 

• Water Quality Standards.  Site activities must comply with the Idaho Water Quality Standards 
(IDAPA 58.01.02) regarding hazardous and deleterious-materials storage, disposal, or 
accumulation adjacent to or in the immediate vicinity of state waters (IDAPA 58.01.02.800); and 
the cleanup and reporting of oil-filled electrical equipment (IDAPA 58.01.02.849); hazardous 
materials (IDAPA 58.01.02.850); and used-oil and petroleum releases (IDAPA 58.01.02.851 and 
852).   Petroleum releases must be reported to DEQ in accordance with IDAPA 58.01.02.851.01 
and 04.  Hazardous material releases to state waters, or to land such that there is likelihood that 
it will enter state waters, must be reported to DEQ in accordance with IDAPA 58.01.02.850. 

• Ground Water Contamination.  DEQ requests that this project comply with Idaho’s Ground 
Water Quality Rules (IDAPA 58.01.11), which states that “No person shall cause or allow the 
release, spilling, leaking, emission, discharge, escape, leaching, or disposal of a contaminant into 
the environment in a manner that causes a ground water quality standard to be exceeded, 
injures a beneficial use of ground water, or is not in accordance with a permit, consent order or 
applicable best management practice, best available method or best practical method.”   

For questions, contact Albert Crawshaw, Waste & Remediation Manager, at (208) 373-0550. 

6. ADDITIONAL NOTES 

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

• If applicable to this project, DEQ recommends that BMPs be implemented for any of the 
following conditions:  wash water from cleaning vehicles, fertilizers and pesticides, animal 
facilities, composted waste, and ponds.  Please contact DEQ for more information on any of 
these conditions. 

 
  

https://www.deq.idaho.gov/waste-management-and-remediation/storage-tanks/leaking-underground-storage-tanks-in-idaho/
https://www.deq.idaho.gov/waste-management-and-remediation/storage-tanks/leaking-underground-storage-tanks-in-idaho/
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We look forward to working with you in a proactive manner to address potential environmental impacts 
that may be within our regulatory authority.  If you have any questions, please contact me, or any of our 
technical staff at (208) 373-0550. 
 
Sincerely,  
 
 
 
Aaron Scheff 
Regional Administrator 
DEQ-Boise Regional Office  
 
EDMS#: 2021AEK105 





Communities in Motion 2040 2.0 Development Review 
 

The Community Planning Association of Southwest Idaho (COMPASS) is the metropolitan planning organization 
(MPO) for Ada and Canyon Counties. COMPASS has developed this review as a tool for local governments to 
evaluate whether land developments are consistent with the goals of Communities in Motion 2040 2.0 (CIM 2040), 
the regional long-range transportation plan for Ada and Canyon Counties. This checklist is not intended to be 
prescriptive, but rather a guidance document based on CIM 2040 2.0 goals. 
 

 
 
 
 

 
 
 
 
 
 
 
 
 
 

 
 

 

 

 
 

Recommendations 

This proposal exceeds growth forecasted for this area. Transportation infrastructure may not be able to support the 
new transportation demands.  

COMPASS has identified the installation of a traffic signal at the State Highway 44 (State Street) and Palmer Lane 
intersection (Key 22718) in the FY2021-2027 Regional Transportation Improvement Program. Construction is 
scheduled for 2027.  

ValleyConnect 2.0 proposes a regional bus route from Canyon County to downtown Meridian via Highway 44. This 
service would be less than ½ a mile from this development when operational. 

 

More information about COMPASS and Communities in Motion 2040 2.0: 
Web: www.compassidaho.org 
Email info@compassidaho.org 
More information about the development review process:  
http://www.compassidaho.org/dashboard/devreview.htm 

Development Name: Fountain Park     Agency: Star 

CIM Vision Category: Future Neighborhoods 
 
New households: 251   New jobs: 0   Exceeds CIM forecast: Yes 
 

Farmland contributes to the local economy, creates 
additional jobs, and provides food security to the region. 
Development in farm areas decreases the productivity 
and sustainability of farmland.  
 

Farmland consumed: Yes 
Farmland within 1 mile: 802 
 

Housing within 1 mile: 690 
Jobs within 1 mile: 130 
Jobs/Housing Ratio: 0.2 
 

Nearest bus stop: >4 miles 
Nearest public school: 2.4 miles 
Nearest public park: 1.3 miles 
Nearest grocery store: >4 miles 
 
 

CIM Corridor: None 
Pedestrian level of stress: N/A 
Bicycle level of stress: N/A 
 

A good jobs/housing balance – a ratio between 1 and 
1.5 – reduces traffic congestion. Higher numbers 
indicate the need for more housing and lower numbers 
indicate an employment need. 

Residents who live or work less than ½ mile from 
critical services have more transportation choices. 
Walking and biking reduces congestion by taking cars off 
the road, while supporting a healthy and active lifestyle.   
 

Level of Stress considers facility type, number of vehicle 
lanes, and speed. Roads with G or PG ratings better 
support bicyclists and pedestrians of all ages and comfort 
levels.  
 

Nearest police station: 2.6 miles 
Nearest fire station: 2.5 miles 
 

Developments within 1.5 miles of police and fire 
stations ensure that emergency services are more 
efficient and reduce the cost of these important public 
services.   

http://www.compassidaho.org/
mailto:info@compassidaho.org
http://www.compassidaho.org/dashboard/devreview.htm


Requesting Agency:

Total Cost (Prev. + Prog.): $9,356

Key # : 13476

Project Description : Construct a partial (1/2) continuous flow intersection (CFI), including displaced 
left-turn lanes, at State Highway 44 (State Street) and State Highway 55 (Eagle 
Road) in the City of Eagle.

SH-44 (State Street) and SH-55 (Eagle Road) Intersection, 1/2 CFI, Eagle

COMPASS PM:

Total Previous Expenditures: $1,376

Inflated

Project Year: 2021

Total Programmed Cost: $7,980

Federal PM:Regionally Significant:

ITD

Congestion Reduction/System Reliability
Freight Movement and Economic Vitality
Transportation Safety
Community Infrastructure

Local Match 7.34%Program State Hwy - Safety & Capacity (Capacity)Funding Source NHPP

TotalCost 

Year*

Preliminary 

Engineering

Preliminary 

Engineering 

Consulting

Right-of-Way Utilities Construction 

Engineering

Construction Federal Share Local Share

2021 326 6,67730 0 0 7,980947 7,394 586

$586Fund 

Totals:
$7,394$7,980$6,677$947$0$0$326$30

Requesting Agency:

Total Cost (Prev. + Prog.): $850

Key # : 22718

Project Description : Install a traffic signal at the State Highway 44 (State Street) and Palmer Lane 
intersection in the City of Star to improve safety and mobility.

SH-44 (State Street), Palmer Lane Intersection Improvements, Star

COMPASS PM:

Total Previous Expenditures: $0

Inflated

Project Year: 2027

Total Programmed Cost: $850

Federal PM:Regionally Significant:

Private Developer

Congestion Reduction/System Reliability
Transportation Safety
Community Infrastructure

Local Match 100.00%Program Hwy - Local PartnershipsFunding Source Local (Regionally Significant)

TotalCost 

Year*

Preliminary 

Engineering

Preliminary 

Engineering 

Consulting

Right-of-Way Utilities Construction 

Engineering

Construction Federal Share Local Share

2021 0 070 0 0 700 0 70
2027 0 6950 0 0 78085 0 780

$850Fund 

Totals:
$0$850$695$85$0$0$0$70

Monday, April 05, 2021
2:22 PM

Page 63 of 94*PD = Preliminary Development (projects with development activity 
but no programmed year of construction)

Sorted by Project Name
All Values in Thousands of Dollars
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 1     Fountain Park Subdivision 
SPP21-0015/ PP-21-17 

Development Services Department 

 
Project/File:  Fountain Park Subdivision/ SPP21-0015/ AZ-21-19/ DA-21-24/ PP-21-17 

This is an annexation and rezone application to annex 60.21 acres into the City of Star 
with an R-5 zoning and a preliminary plat application to develop 251 residential lots 
and 27 common lots on 60.21 acres with a development agreement. 

Lead Agency: City of Star 

Site address:  621 N. Palmer Lane 

Staff Approval: August 6, 2021 

Applicant: Challenger Development Inc. 
 1977 E. Overland Road 
 Meridian, ID 83642 
  
Representative: Becky McKay 
 Engineering Solutions 
 1029 N. Rosario Street, Suite 100 
 Meridian, ID 83642 
  
Staff Contact:  Paige Bankhead, E.I. 
 Phone: 387-6293 
 E-mail: pbankhead@achdidaho.org 

A.  Findings of Fact 
1. Description of Application:   The applicant is requesting approval of an annexation and rezone 

application to annex 60.21 acres into the City of Star with an R-5 zoning and a preliminary plat 
application to develop 251 residential lots and 27 common lots on 60.21 acres with a development 
agreement. 
 

The City of Star designates this area as Neighborhood Residential. 
 

2.  Description of Adjacent Surrounding Area: 
Direction Land Use Zoning 
North Rural Urban Transition (Ada County) RUT 
South High Density Residential/Rural Urban Transition (Ada County) R-13/RUT 
East Rural Urban Transition (Ada County) RUT 
West Rural Urban Transition (Ada County) RUT 

 
3. Site History:  ACHD has not previously reviewed this site for a development application. 
4. Transit:  Transit services are not available to serve this site.  

5. New Center Lane Miles:  The proposed development includes 1.99 centerline miles of new public 
road. 

Vicinity Map 

 

mailto:pbankhead@achdidaho.org
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6. Impact Fees: There will be an impact fee that is assessed and due prior to issuance of any building 
permits. The assessed impact fee will be based on the impact fee ordinance that is in effect at that 
time. The impact fee assessment will not be released until the civil plans are approved by ACHD. 

7. Capital Improvements Plan (CIP)/ Integrated Five Year Work Plan (IFYWP): 
There are no roadways, bridges or intersections in the general vicinity of the project that are in the 
Integrated Five Year Work Plan (IFYWP) or the District’s Capital Improvement Plan (CIP). 

8. Roadways to Bikeways Master Plan:  ACHD’s Roadways to Bikeways Master Plan (BMP) was 
adopted by the ACHD Commission in May of 2009 and was update in 2018.  The plan seeks to 
implement the Planned Bicycle Network to support bicycling as a viable transportation option for 
Ada County residents with a wide range of ages and abilities,  maintain bicycle routes in a state of 
good repair in order to ensure they are consistently available for use, promote awareness of existing 
bicycle routes and features and support encouragement programs and to facilitate coordination and 
cooperation among local jurisdictions in implementing the Roadways to Bikeways Plan 
recommendations. 

• The BMP identifies Palmer Lane Roads as Level 2 facility. The applicant will be required to 
improve Palmer Lane abutting the site as ½ of a 36-foot wide collector street section with 
curb, gutter, sidewalk and pavement for bike lanes. 

B.  Traffic Findings for Consideration 
1. Trip Generation:  This development is estimated to generate 2,271 additional vehicle trips per day; 

219 additional vehicle trips per hour in the PM peak hour, based on the traffic impact study. 

2. Traffic Impact Study  
CR Engineering, Inc. prepared a traffic impact study for the proposed Fountain Park Subdivision.  
An executive summary of the findings as presented by CR Engineering, Inc is in Attachment 3. 
The following executive summary is not the opinion of ACHD staff.  ACHD has reviewed the 
submitted traffic impact study for consistency with ACHD policies and practices, and may have 
additional requirements beyond what is noted in the summary.   ACHD Staff comments on the 
submitted traffic impact study can be found below under staff comments. 



 3      Fountain Park Subdivision 
SPP21-0015/ PP-21-17 

 
Intersections (yellow) and roadway segments (red) included in the study. 

a. Policy 
Mitigation Proposals: Mitigation recommendations shall be provided within the report.  At a 
minimum, for each roadway segment and intersection that does not meet the minimum 
acceptable level of service planning threshold or v/c ratio, the report must discuss feasible 
measures to avoid or reduce the impact to the system. To be considered adequate, measures 
should be specific and feasible. Mitigation may also include: 

• Revision to the Phasing Plan to coincide with the District’s planning Capital Projects. 

• Reducing the scope and/or scale of the project. 
Alternative Mitigation Measures:  7106.7.3 states that if traditional mitigation measures 
such as roadway widening and intersection improvements are infeasible as determined by 
ACHD, the TIS may recommend alternative mitigation measures.    Alternative mitigation 
measures shall demonstrate that impacts from the project will be offset. 

• If the impacted roadway segments and/or intersections are programmed as funded in 
the Integrated Five Year Work Plan (IFYWP) or the Capital Improvements Plan (CIP); 
no alternative mitigation is required.  

• If the impacted roadway segments and/or intersections are not programmed in either 
the IFYWP or the CIP; the applicant may (i) analyze the shoulder hour and (ii) provide 
a safety analysis to determine alternative mitigation requirements. 

o If the impacted roadway segments and intersections meet the minimum 
acceptable level of service planning thresholds in the shoulder hour the 
applicant may suggest feasible alternative mitigation such as: sidewalks, bike 
facilities, connectivity, safety improvements, etc. within 1.5 miles of the 
proposed development. 
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o If the shoulder hour planning thresholds are exceeded the applicant may 
request to enter into a Development Agreement and pay into the Priority 
Corridor Fund an amount determined by the ACHD to offset impacts from the 
project. 

• Alternative Mitigation may also include: 
o Revision to the Phasing Plan to coincide with the District’s future Capital 

Projects.   
o Reducing the scope and/or scale of the project. 

Level of Service Planning Thresholds:  District Policy 7206.4.1 states that, Level of Service 
Planning Thresholds have been established for principal arterials and minor arterials within 
ACHD’s Capital Improvement Plan and are also listed in section 7106.  Unless otherwise 
required to provide a Traffic Impact Study under section 7106, a proposed development with 
site traffic less than 10% of the existing downstream roadway or intersection peak hour traffic 
shall not be required to provide mitigation for a roadway or intersection that currently exceeds 
the minimum acceptable level of service planning threshold or V/C ratio.    

 
b. Staff Comments/Recommendations: Staff has reviewed the submitted traffic impact study 

(TIS) and generally agrees with the findings and recommendations.  The study found that all 
roadway segments meet ACHD’s Acceptable Level of Service (LOS) thresholds under the 
existing, 2025 background and 2025 total traffic conditions. The study does not recommend any 
additional dedicated turn lanes at the site access proposed on Palmer Lane. 
 
The study recommends signalizing the intersection of SH-44/Palmer Lane and constructing a 
dedicated southbound left-turn lane and northbound left-turn at the intersection lane under the 
2025 background conditions and total conditions. The Idaho Transportation Department (ITD) 
has programmed this intersection to be signalized in 2027 and has requested that the applicant 
contribute their proportionate share to the future improvements at the intersection of SH-
44/Palmer Lane. The applicant should not be required to construct the improvements 
recommended on the northbound and southbound legs be constructed with this development 
due to the fact that the peak hour site trips at this intersection are 5.4% in the PM peak hour, 
less than the 10% threshold to require improvements per District Policy 7206.4.1. 
 
The study shows that the intersection of Hamlin Avenue/SH-44 operates acceptably under all 
traffic conditions. This intersection is currently restricted to right-in/right-out only. 
 
The study recommends that Wilder Farms Street, the public road proposed to provide access 
to the subdivision on Palmer Lane, be classified as a collector street section due to the proposed 
average daily traffic (ADT) of 1,960 trips with 129 trips in the PM peak hour at the total build out 
of the development.  Staff supports the applicant’s proposal to construct this road as a collector 
street. 
 

3. Condition of Area Roadways 
Traffic Count is based on Vehicles per hour (VPH) 

* Acceptable level of service for a two-lane principal arterial is “E” (690 VPH). 

Roadway Frontage Functional 
Classification 

PM Peak 
Hour 

Traffic Count 

PM Peak 
Hour Level 
of Service 

Existing 
Plus  

Project 

Palmer Lane 990-feet Collector 76  Better than 
“D” 

Better than 
“D” 

**Hamlin Avenue 0-feet Local 1 NA NA 
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* Acceptable level of service for a two-lane collector is “D” (425 VPH).  
** ACHD does not set level of service thresholds for local roadways. 
 

4. Average Daily Traffic Count (VDT) 
Average daily traffic counts are based on ACHD’s most current traffic counts. 

• The average daily traffic count for Palmer Lane north of SH-44 was 591 on 04/04/2018. 
• The average daily traffic count for Hamlin Avenue north of SH-44 was 8 on 12/11/2019.   

C.  Findings for Consideration 
1. Palmer Lane – Collector Road 

a. Existing Conditions: Palmer Lane is improved with 2-travel lanes and no curb, gutter or 
sidewalk abutting the site.  There is 50-feet of right-of-way for Palmer Lane (20-feet from 
centerline). 

b. Policy: 
Collector Street Policy:  District policy 7206.2.1 states that the developer is responsible for 
improving all collector frontages adjacent to the site or internal to the development as required 
below, regardless of whether access is taken to all of the adjacent streets. 

Master Street Map and Typologies Policy:  District policy 7206.5 states that if the collector 
street is designated with a typology on the Master Street Map, that typology shall be considered 
for the required street improvements.  If there is no typology listed in the Master Street Map, 
then standard street sections shall serve as the default. 

Street Section and Right-of-Way Policy:  District policy 7206.5.2 states that the standard 
right-of-way width for collector streets shall typically be 50 to 70-feet, depending on the location 
and width of the sidewalk and the location and use of the roadway.  The right-of-way width may 
be reduced, with District approval, if the sidewalk is located within an easement; in which case 
the District will require a minimum right-of-way width that extends 2-feet behind the back-of-
curb on each side. 

The standard street section shall be 46-feet (back-of-curb to back-of-curb). This width typically 
accommodates a single travel lane in each direction, a continuous center left-turn lane, and bike 
lanes. 

Residential Collector Policy:  District policy 7206.5.2 states that the standard street section 
for a collector in a residential area shall be 36-feet (back-of-curb to back-of-curb).  The District 
will consider a 33-foot or 29-foot street section with written fire department approval and taking 
into consideration the needs of the adjacent land use, the projected volumes, the need for 
bicycle lanes, and on-street parking. 

Off-Site Streets Policy:  District Policy 7206.2.3 states that if the proposed development is not 
served by a public street that is fully improved to urban standards (curb, gutter, sidewalk) or a 
minimum 30-feet of pavement, then the developer shall provide 30-feet of pavement with 3-foot 
wide gravel shoulders from the site to the public street specified by the District; OR the 
developer shall provide 24-feet of pavement with 3-foot wide gravel shoulders and a minimum 
6-foot wide detached asphalt/concrete pedestrian facility, from the site to a public street 
specified by the District.  

Alternatives to pavement widening including sidewalks and pathways or other proposals, may 
be considered by the District.  The extent of roadway improvements (improvement type and 
length) will be determined by evaluating certain criteria.  Criteria to establish improvement type 
and length include but are limited to:  traffic volumes (existing and projected); number of 
pedestrians (existing and projected); location of pedestrian “attractors” and “generators” (i.e. 
parks and schools); number of access points/streets serving the proposed development; usable 
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right-of-way; need for traffic calming; utilities and irrigation facilities.  All utility relocation costs 
associated with the off-site street widening shall be borne by the developer. 

Sidewalk Policy:  District policy 7206.5.6 requires a concrete sidewalk at least 5-feet wide to 
be constructed on both sides of all collector streets.  A parkway strip at least 6-feet wide between 
the back-of-curb and street edge of the sidewalk is required to provide increased safety and 
protection of pedestrians.  Consult the District’s planter width policy if trees are to be placed 
within the parkway strip.  Sidewalks constructed next to the back-of-curb shall be a minimum of 
7-feet wide. 

Detached sidewalks are encouraged and should be parallel to the adjacent roadway. 
Meandering sidewalks are discouraged.   

A permanent right-of-way easement shall be provided if public sidewalks are placed outside of 
the dedicated right-of-way.  The easement shall encompass the entire area between the right-
of-way line and 2-feet behind the back edge of the sidewalk.  Sidewalks shall either be located 
wholly within the public right-of-way or wholly within an easement. 

ACHD Master Street Map:  ACHD Policy Section 3111.1 requires the Master Street Map 
(MSM) guide the right-of-way acquisition, collector street requirements, and specific roadway 
features required through development.  This segment of Palmer Lane is designated in the 
MSM as a Residential Collector with 2-lanes and on-street bike lanes, a 36-foot street section 
within 50-feet of right-of-way. 

c. Applicant Proposal: The applicant has proposed to improve Palmer Lane abutting the site as 
½ of a 36-foot wide street section with vertical curb, gutter, and 5-foot wide detached sidewalk 
and dedicate additional right-of-way to total 37-feet from the centelrine of Palmer Lane abutting 
the site. 

d. Staff Comments/Recommendations:  The applicant’s proposal meets District Policy and 
should be approved, as proposed.  If street trees are desired, an 8-foot wide planter strip is 
required. For detached sidewalk, the applicant may reduce the right-of-way to 2-feet behind 
the back of curb and provide a right-of-way easement that extends from the right-of-way line 
to 2-feet behind the back of curb. 

Palmer Lane from the site to SH-44 has approximately 25-feet of pavement. District Policy 
requires that if a proposed development is not served by a public street that is fully improved to 
urban standards (curb, gutter, sidewalk) or a minimum 30-feet of pavement, then the developer 
shall provide 30-feet of pavement with 3-foot wide gravel shoulders from the site to the public 
street specified by the District; OR the developer shall provide 24-feet of pavement with 3-foot 
wide gravel shoulders and a minimum 6-foot wide detached asphalt/concrete pedestrian facility, 
from the site to a public street specified by the District.  Therefore, the applicant should be 
required to widen the pavement to 30-feet from the site’s south property line to SH-44 or provide 
24-feet of pavement with 3-foot wide gravel shoulders and a minimum 6-foot wide detached 
asphalt/concrete pedestrian facility from the site’s south property line to SH-44. 

2. New N/S Collector Roadway - Wilder Farms Drive/Tallis Avenue 
a. Existing Conditions: There are no existing roadways within the site. 

b. Policy: 
Collector Street Policy:  District policy 7206.2.1 states that the developer is responsible for 
improving all collector frontages adjacent to the site or internal to the development as required 
below, regardless of whether access is taken to all of the adjacent streets. 

Master Street Map and Typologies Policy:  District policy 7206.5 states that if the collector 
street is designated with a typology on the Master Street Map, that typology shall be considered 
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for the required street improvements.  If there is no typology listed in the Master Street Map, 
then standard street sections shall serve as the default. 

Street Section and Right-of-Way Policy:  District policy 7206.5.2 states that the standard 
right-of-way width for collector streets shall typically be 50 to 70-feet, depending on the location 
and width of the sidewalk and the location and use of the roadway.  The right-of-way width may 
be reduced, with District approval, if the sidewalk is located within an easement; in which case 
the District will require a minimum right-of-way width that extends 2-feet behind the back-of-
curb on each side. 

The standard street section shall be 46-feet (back-of-curb to back-of-curb). This width typically 
accommodates a single travel lane in each direction, a continuous center left-turn lane, and bike 
lanes. 

Residential Collector Policy:  District policy 7206.5.2 states that the standard street section 
for a collector in a residential area shall be 36-feet (back-of-curb to back-of-curb).  The District 
will consider a 33-foot or 29-foot street section with written fire department approval and taking 
into consideration the needs of the adjacent land use, the projected volumes, the need for 
bicycle lanes, and on-street parking. 

Sidewalk Policy:  District policy 7206.5.6 requires a concrete sidewalk at least 5-feet wide to 
be constructed on both sides of all collector streets.  A parkway strip at least 6-feet wide between 
the back-of-curb and street edge of the sidewalk is required to provide increased safety and 
protection of pedestrians.  Consult the District’s planter width policy if trees are to be placed 
within the parkway strip.  Sidewalks constructed next to the back-of-curb shall be a minimum of 
7-feet wide. 

Detached sidewalks are encouraged and should be parallel to the adjacent roadway. 
Meandering sidewalks are discouraged.   

A permanent right-of-way easement shall be provided if public sidewalks are placed outside of 
the dedicated right-of-way.  The easement shall encompass the entire area between the right-
of-way line and 2-feet behind the back edge of the sidewalk.  Sidewalks shall either be located 
wholly within the public right-of-way or wholly within an easement. 

ACHD Master Street Map:  ACHD Policy Section 3111.1 requires the Master Street Map 
(MSM) guide the right-of-way acquisition, collector street requirements, and specific roadway 
features required through development.  A new collector roadway was identified on the MSM 
with the street typology of Commercial Collector.  The new collector roadway should extend 
from the site’s south property line through the property stubbing to the north.  The Commercial 
Collector typology as depicted in the Livable Street Design Guide recommends a 3-lane 
roadway with bike lanes, and on street parking, a 46-foot street section within 70-feet of right-
of-way. 

Landscape Medians Policy:  District policy 7207.5.16 states that landscape medians are 
permissible where adequate pavement width is provided on each side of the median to 
accommodate the travel lanes and where the following is provided: 

• The median is platted as right-of-way owned by ACHD. 
• The width of an island near an intersection is 12-feet maximum for a minimum distance of 

150-feet.  Beyond the 150-feet, the island may increase to a maximum width of 30-feet. 
• At an intersection that is signalized or is to be signalized in the future, the median width 

shall be reduced to accommodate the necessary turn lane storage and tapers. 
• The Developer or Homeowners Association shall apply for a license agreement if 

landscaping is to be placed within these medians. 
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• The license agreement shall contain the District’s requirements of the developer including, 
but not limited to, a “hold harmless” clause; requirements for maintenance by the 
developer; liability insurance requirements; and restrictions. 

• Vertical curbs are required around the perimeter of any raised median.  Gutters shall slope 
away from the curb to prevent ponding. 

c. Applicant Proposal: The applicant has proposed to construct one collector roadway, Wilder 
Farms Drive, to intersect Palmer Lane and extend it through the site to stub to the site’s north 
property line. The applicant has proposed to construct Tallis Avenue to stub to the site’s south 
property line and intersect Wilder Farms Drive. 

 

Collector road network within the site in blue 

The applicant has proposed to construct the streets as 36-foot wide collector street sections 
with vertical curb, gutter, 8-foot wide planter strips within 50-feet of right-of-way and 5-foot wide 
detached concrete sidewalks located outside of the right-of-way. The applicant has proposed 
to construct the entry portion of Wilder Farms Drive as a 52-foot wide street section with 21-foot 
wide travel lanes, a 12-foot wide landscape median, vertical curb, cutter, 8-foot wide planter 
strips within 60-feet of right-of-way and 5-foot wide detached concrete sidewalks located outside 
of the right-of-way. 

d. Staff Comments/Recommendations:  The applicant’s proposal to construct Wilder Farms 
Drive and Tallis Avenue meets District Policy and should be approved, as proposed. For 
detached sidewalk located outside of the right-of-way, the applicant should be required to 
provide a permanent right-of-way easement that extends from the right-of-way line to 2-feet 
behind the back of sidewalk. 

The applicant should be required to plat the landscape median as right-of-way owned by 
ACHD. The applicant or homeowners association shall enter into a license agreement with 
ACHD for the maintenance of the landscape median. 
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The north/south collector shown on the MSM through the site has been shifted to the east 
since it cannot be constructed through the Amazon Falls development as that development 
application was submitted prior to ACHD’s acceptance of the Master Street Map that includes 
the north/south commercial collector through that site. 

 

3. Off-site Hamlin Avenue – Collector 
a. Policy: 

Collector Street Policy:  District policy 7206.2.1 states that the developer is responsible for 
improving all collector frontages adjacent to the site or internal to the development as required 
below, regardless of whether access is taken to all of the adjacent streets. 

Master Street Map and Typologies Policy:  District policy 7206.5 states that if the collector 
street is designated with a typology on the Master Street Map, that typology shall be considered 
for the required street improvements.  If there is no typology listed in the Master Street Map, then 
standard street sections shall serve as the default. 

Street Section and Right-of-Way Policy:  District policy 7206.5.2 states that the standard right-
of-way width for collector streets shall typically be 50 to 70-feet, depending on the location and 
width of the sidewalk and the location and use of the roadway.  The right-of-way width may be 
reduced, with District approval, if the sidewalk is located within an easement; in which case the 
District will require a minimum right-of-way width that extends 2-feet behind the back-of-curb on 
each side. 
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The standard street section shall be 46-feet (back-of-curb to back-of-curb). This width typically 
accommodates a single travel lane in each direction, a continuous center left-turn lane, and bike 
lanes. 

Residential Collector Policy:  District policy 7206.5.2 states that the standard street section for 
a collector in a residential area shall be 36-feet (back-of-curb to back-of-curb).  The District will 
consider a 33-foot or 29-foot street section with written fire department approval and taking into 
consideration the needs of the adjacent land use, the projected volumes, the need for bicycle 
lanes, and on-street parking. 

Off-Site Streets Policy:  District Policy 7206.2.3 states that if the proposed development is not 
served by a public street that is fully improved to urban standards (curb, gutter, sidewalk) or a 
minimum 30-feet of pavement, then the developer shall provide 30-feet of pavement with 3-foot 
wide gravel shoulders from the site to the public street specified by the District; OR the developer 
shall provide 24-feet of pavement with 3-foot wide gravel shoulders and a minimum 6-foot wide 
detached asphalt/concrete pedestrian facility, from the site to a public street specified by the 
District.  

Alternatives to pavement widening including sidewalks and pathways or other proposals, may be 
considered by the District.  The extent of roadway improvements (improvement type and length) 
will be determined by evaluating certain criteria.  Criteria to establish improvement type and length 
include but are limited to:  traffic volumes (existing and projected); number of pedestrians (existing 
and projected); location of pedestrian “attractors” and “generators” (i.e. parks and schools); 
number of access points/streets serving the proposed development; usable right-of-way; need for 
traffic calming; utilities and irrigation facilities.  All utility relocation costs associated with the off-
site street widening shall be borne by the developer. 

b. Applicant Proposal: The applicant has proposed to extend Hamlin Avenue located off-site to the 
southwest, shown below, to the north to intersect with Hinsdale Drive, a local road. The applicant 
has proposed to dedicate 76-feet of right-of-way for Hamlin Avenue, but has not proposed a street 
section for this off-site road segment. They have indicated they are currently working with that 
property owner to obtain right-of-way or a permanent right-of-way easement to construct Hamlin 
Avenue and Hinsdale Avenue. 
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c. Staff Comments/Recommendations: In order to construct Hamlin Avenue off-site as proposed, 

the applicant should be required to obtain approval from the property owner directly west of the 
site, and provide the legal description and exhibit for the right-of-way dedication to ACHD for the 
off-site segments prior to ACHD’s approval of the construction plans that include the construction 
of Hinsdale Drive to the site’s west property line. The applicant should be required to construct 



 12      Fountain Park Subdivision 
SPP21-0015/ PP-21-17 

Hamlin Avenue off-site in the alignment proposed from Schultz Street to Hinsdale Drive with a 
minimum of 30-feet of pavement and 3-foot wide gravel shoulders, or provide 24-feet of pavement 
with 3-foot wide gravel shoulders and a minimum 6-foot wide detached asphalt/concrete 
pedestrian facilities.  The applicant may construct Hamlin Avenue off-site as a 36-foot wide 
collector street section with vertical curb, gutter and 5-foot wide detached or 7-foot wide attached 
concrete sidewalk if desired. The applicant’s proposal to dedicate 76-feet of right-of-way for the 
off-site segment of Hamlin Avenue will accomodate a 36-foot wide collector street section with 
sidewalks and should be approved, as proposed. 

If street trees are desired, an 8-foot wide planter strip should be required. 

For detached sidewalk located outside of the right-of-way, the applicant may reduce the right-of-
way width to 2-feet behind the back of sidewalk and provide a permanent right-of-way easement 
that extends from the right-of-way line to 2-feet behind the back of sidewalk. 

This off-site segment of Hamlin Avenue will be required to be fully improved as a 36-foot wide 
collector street section with the development of that parcel in the future.  

4. Internal Local Roads and Off-site Hinsdale Drive 
a. Existing Conditions: There are no existing local roads within the site. 

b. Policy: 
Local Roadway Policy: District Policy 7207.2.1 states that the developer is responsible for 
improving all local street frontages adjacent to the site regardless of whether or not access is 
taken to all of the adjacent streets.   

Street Section and Right-of-Way Policy: District Policy 7207.5 states that right-of-way widths 
for all local streets shall generally not be less than 47-feet wide and that the standard street 
section shall be 33-feet (back-of-curb to back-of-curb). 

Standard Urban Local Street—33-foot Street Section and Right-of-way Policy:  District 
Policy 7207.5.2 states that the standard street section shall be 33-feet (back-of-curb to back-of-
curb) for developments with any buildable lot that is less than 1 acre in size.  This street section 
shall include curb, gutter, and minimum 5-foot wide concrete sidewalks on both sides and shall 
typically be constructed within 47-feet of right-of-way. 
For the City of Kuna and City of Star:  Unless otherwise approved by Kuna or Star, the standard 
street section shall be 36-feet (back-of-curb to back-of-curb) for developments with any 
buildable lot that is less than 1 acre in size.  This street section shall include curb, gutter, and 
minimum 5-foot wide concrete sidewalks on both sides and shall typically be constructed within 
50-feet of right-of-way. 

Continuation of Streets Policy:  District Policy 7207.2.4 states that an existing street, or a 
street in an approved preliminary plat, which ends at a boundary of a proposed development 
shall be extended in that development.  The extension shall include provisions for continuation 
of storm drainage facilities.  Benefits of connectivity include but are not limited to the following: 

• Reduces vehicle miles traveled. 
• Increases pedestrian and bicycle connectivity. 
• Increases access for emergency services. 
• Reduces need for additional access points to the arterial street system. 
• Promotes the efficient delivery of services including trash, mail and deliveries. 
• Promotes appropriate intra-neighborhood traffic circulation to schools, parks, 

neighborhood commercial centers, transit stops, etc. 
• Promotes orderly development. 
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Sidewalk Policy:  District Policy 7207.5.7 states that five-foot wide concrete sidewalk is 
required on both sides of all local street, except those in rural developments with net densities 
of one dwelling unit per 1.0 acre or less, or in hillside conditions where there is no direct lot 
frontage, in which case a sidewalk shall be constructed along one side of the street.  Some local 
jurisdictions may require wider sidewalks. 

The sidewalk may be placed next to the back-of-curb.  Where feasible, a parkway strip at least 
8-feet wide between the back-of-curb and the street edge of the sidewalk is recommended to 
provide increased safety and protection of pedestrians and to allow for the planting of trees in 
accordance with the District’s Tree Planting Policy.  If no trees are to be planted in the parkway 
strip, the applicant may submit a request to the District, with justification, to reduce the width of 
the parkway strip. 

Detached sidewalks are encouraged and should be parallel to the adjacent roadway. 
Meandering sidewalks are discouraged.   

A permanent right-of-way easement shall be provided if public sidewalks are placed outside of 
the dedicated right-of-way.  The easement shall encompass the entire area between the right-
of-way line and 2-feet behind the back edge of the sidewalk.  Sidewalks shall either be located 
wholly within the public right-of-way or wholly within an easement. 

Cul-de-sac Streets Policy:  District policy 7207.5.8 requires cul-de-sacs to be constructed to 
provide a minimum turning radius of 50-feet; in rural areas or for temporary cul-de-sacs the 
emergency service providers may require a greater radius.  Landscape and parking islands may 
be constructed in turnarounds if a minimum 29-foot street section is constructed around the 
island.  The pavement width shall be sufficient to allow the turning around of a standard 
AASHTO SU design vehicle without backing.  The developer shall provide written approval from 
the appropriate fire department for this design element. 

The District will consider alternatives to the standard cul-de-sac turnaround on a case-by-case 
basis.  This will be based on turning area, drainage, maintenance considerations and the written 
approval of the agency providing emergency fire service for the area where the development is 
located. 

Off-Site Streets Policy:   
Local Streets with less than 400 VTD (exiting + proposed) 
District Policy 7207.2.3 states that if the proposed development is not served by a public street 
with at least 24-feet of pavement then the developer shall pave the street or widen the existing 
pavement to provide 24-feet of pavement with 3-foot gravel shoulders from the site to a public 
street specified by the District. 

Local Streets with 400 to 1,000 VTD (existing or proposed) 
District Policy 7207.2.3 states that if the proposed development is not served by a public street 
with at least 30-feet of pavement then the developer shall pave the street or widen the existing 
pavement to provide a minimum 24 to 30-feet of pavement as determined by the District, with 
3-foot gravel shoulders from the site to a public street specified by the District. 

Local Streets with greater than 1,000 VTD (existing or proposed) 
District Policy 7207.2.3 states that if the proposed development is not served by a public street 
with a minimum of 30-feet of pavement, then the developer shall pave the street or widen the 
existing pavement to provide 30-feet of pavement with 3-foot gravel shoulders from the site to 
a public street specified by the District; OR shall provide 24-feet of pavement with 3-foot gravel 
shoulders and a minimum 6-foot wide detached asphalt/concrete pedestrian facility from the 
site to a public street specified by the District. 

All Local Streets 
Alternatives to pavement widening include sidewalks, pathways, or other proposals such as 
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passive traffic calming measures or mitigation through design elements, may be considered by 
the District.  The extend of the roadway improvements (improvement type and length) will be 
determined by evaluating site specific criteria. Criteria to establish improvement type and length 
include but are not limited to:  traffic volumes (existing and projected); number of pedestrians 
(existing and projected); location of pedestrian “attractors” and “generators” (i.e. parks and 
schools); number of access points/streets serving the proposed development; usable right-of-
way; need for traffic calming; utilities and irrigation facilities.  All utility relocation costs 
associated with the off-site street widening shall be borne by the developer. 

c. Applicant’s Proposal:  The applicant has proposed to construct all internal local roads as 36-
foot wide local street sections with curb, gutter and 5-foot wide concrete sidewalk within 50-feet 
of right-of-way. 

The applicant has proposed to construct 5 knuckles, 3 with landscape islands. The applicant 
has also proposed to construct 2 cul-de-sacs with landscape islands. 

The applicant has proposed to construct a cul-de-sac off-site at the terminus of Colona Way, a 
local road that stubs to the site’s north property line, shown below. 

  
The applicant has proposed to construct a small portion of Hinsdale Drive to intersect with Hamlin 
Avenue off-site and dedicate 50-feet of right-of-way for this small off-site segment shown below, 
but has not proposed a street section for this segment. They have indicated they are currently 
working with that property owner to obtain right-of-way or a permanent right-of-way easement to 
construct Hamlin Avenue and Hinsdale Avenue. 
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Staff Comments/Recommendations:  The applicant’s proposal for the internal local road 
street sections, cul de sacs and knuckles meets District Policy and should be approved, as 
proposed. The applicant shall plat the landscape islands as right-of-way owned by ACHD. The 
applicant or homeowners association shall enter into a license agreement with ACHD for the 
maintenance of the landscape islands. 

In order to construct Hinsdale Drive to intersect Hamlin Avenue off-site as proposed, the 
applicant should be required to obtain approval from the property owner directly west of the site, 
and provide the legal description and exhibit for the right-of-way dedication to ACHD for the off-
site segments prior to ACHD’s approval of the construction plans that include the construction 
of Hinsdale Drive to the site’s west property line. At a minimum, the applicant should be required 
to construct the off-site segment of Hinsdale Drive with a minimum of 24-feet of pavement with 
3-foot wide gravel shoulders within a minimum of 50-feet of right-of-way. Hinsdale Drive will be 
required to be fully improved as a full 36-foot wide local street section with curb, gutter and 
sidewalk within 50-feet of right-of-way when that parcel develops in the future. The applicant 
may construct this road as a 36-foot wide local street section with curb, gutter and 5-foot wide 
concrete sidewalk within 50-feet of right-of-way if desired. If street trees are desired, an 8-foot 
wide planter strip is required. For detached sidewalk located outside of the right-of-way, the 
applicant may reduce the right-of-way width to 2-feet behind the back of sidewalk and provide 
a permanent right-of-way easement that extends from the right-of-way line to 2-feet behind the 
back of sidewalk. 

In order to construct the temporary cul-de-sac at the terminus of Colona Way that is proposed 
off-site on the parcel directly north of the site, the applicant should be required to obtain approval 
and provide a temporary easement for the cul-de-sac from that property owner prior to ACHD’s 
approval of the construction plans for the phase of the development that will construct Colona 
Way to stub to the site’s north property line. If the applicant cannot obtain approval and a 
temporary cul-de-sac easement from the parcel owner to construct the cul-de-sac prior to 
ACHD’s approval of the construction plans for the phase of the development that includes 
Colona Way, then the applicant should be required to construct a temporary cul-de-sac within 
the site at the terminus of Colona Way at the site’s north property line. The cul-de-sac shall be 
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constructed per District Policy’s standard cul-de-sac design requirements for local roads. See 
Finding 6. 

5. Roadway Offsets 
a. Existing Conditions: There are no existing roadways within the site. 

b. Policy: 
Collector Offset Policy:  District policy 7206.4.2 states that the preferred spacing for new 
collectors intersecting existing collectors is ¼ mile to allow for adequate signal spacing and 
alignment. 

District policy 7206.4.5, states that the preferred spacing for a new local street intersecting a 
collector roadway to align or offset a minimum of 330-feet from any other street (measured 
centerline to centerline). 

Local Offset Policy: District policy 7207.4.2, requires local roadways to align or provide a 
minimum offset of 125-feet from any other street (measured centerline to centerline). 

c. Applicant’s Proposal: The applicant has proposed to construct one collector road, Wilder 
Farms Drive, to intersect Palmer Lane 1,650-feet north of SH-44. 

The applicant has proposed to construct Tallis Avenue, a collector road, to intersect Wilder 
Farms Drive, a collector road, on the south side of the road 530-feet west of Palmer Lane. 

The applicant has proposed to construct a local road, Hinsdale Drive, to intersect Hamlin 
Avenue, a collector road, 230-feet north of Schultz Street which is located off-site. 

The applicant has proposed to construct Simsbury Street, a local road, to intersect Tallis 
Avenue, a collector road, on the east and west sides of the street 195-feet south of Wilder Farms 
Drive, 

The applicant has proposed to construct 3 local roads to intersect a collector road, Wilder Farms 
Drive: 

• Tallis Avenue on the north side of Wilder farms Drive 530-feet west of Palmer Lane, 
• Regent Street on the east and west sides of Wilder Farms Drive located 145-feet south of 

the site’s north property line, and 
• Shelton Drive on the south side of Wilder Farms Drive 355-feet south of Regent Street. 
 

d. Staff Comments/Recommendations: The applicant’s proposal to construct Wilder Farms 
Drive to intersect Palmer Lane, Tallis Avenue to intersect Wilder Farms Drive and the local 
roads to intersect Wilder Farms Drive meets District Policy and should be approved, as 
proposed. 

The applicant’s proposal to construct Simsbury Street to intersect Tallis Avenue, a collector 
road, 195-feet south of Wilder Farms Drive does not meet District Policy which requires local 
roads intersecting a collector to be offset a minimum of 330-feet from any other street. However, 
staff recommends a modification of Policy to allow the applicant’s proposal due to the fact that 
that the length of Tallis Avenue, 307-feet, restricts the applicant from meeting District Policy. 
The City of Star has requested that the alignment of Wilder Farms Drive be circuitous through 
the site and intersect Palmer Lane which limits the applicants alignment options for a collector 
road that also extends to the site’s south property line. This is a 41% modification of Policy and 
can be approved at the Development Services Manager Level since it is a dimension 
modification on a collector road. 

The applicant’s proposal to construct Hinsdale Drive to intersect Hamlin Avenue, a collector 
road, located off-site does not meet District Policy which requires local roads intersecting a 
collector road to be offset a minimum of 330-feet from any other street. However, staff 
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recommends a modification of Policy to allow the applicant’s proposal due to the fact that this 
roadway provides access across the irrigation ditch for circulation and connectivity to Hamlin 
Avenue for the site. This is a 31% modification of Policy and can be approved at the 
Development Services Manager Level since it is a dimension modification on a collector road. 

6. Stub Streets 
a. Existing Conditions: There are no roads that stub to the site. 

b. Policy: 
Stub Street Policy:  District policy 7206.2.4.3 (collector)/ 7207.2.4.3 (local) states that stub 
streets will be required to provide circulation or to provide access to adjoining properties.  Stub 
streets will conform with the requirements described in Section 7206.2.4 (collector)/ 7207.2.4 
(local), except a temporary cul-de-sac will not be required if the stub street has a length no 
greater than 150-feet.  A sign shall be installed at the terminus of the stub street stating that, 
"THIS ROAD WILL BE EXTENDED IN THE FUTURE.” or “THIS IS A DESIGNATED 
COLLECTOR ROADWAY.  THIS STREET WILL BE EXTENDED AND WIDENDED IN THE 
FUTURE.” 

In addition, stub streets must meet the following conditions: 
• A stub street shall be designed to slope towards the nearest street intersection within the 

proposed development and drain surface water towards that intersection; unless an 
alternative storm drain system is approved by the District. 

• The District may require appropriate covenants guaranteeing that the stub street will 
remain free of obstructions. 

Temporary Dead End Streets Policy:  7206.2.4.4 (collector)/ 7207.2.4.4 (local) requires that 
the design and construction for cul-de-sac streets shall apply to temporary dead end streets.  
The temporary cul-de-sac shall be paved and shall be the dimensional requirements of a 
standard cul-de-sac.  The developer shall grant a temporary turnaround easement to the District 
for those portions of the cul-de-sac which extend beyond the dedicated street right-of-way.  In 
the instance where a temporary easement extends onto a buildable lot, the entire lot shall be 
encumbered by the easement and identified on the plat as a non-buildable lot until the street is 
extended. 

c. Applicant Proposal: The applicant has proposed the following: 

• Construct Wilder Farms Drive, a collector road, to stub to the site’s north property line 
and locate it 1,145-feet to the west of the site’s east property line. 

• Construct Tallis Avenue, a collector road, to stub to the site’s south property and locate 
it 488-feet west of the site’s east property line. 

• Construct Colona Way, a local road, to stub to the site’s north property line and locate 
it 315-feet east of the site’s west property line. A temporary turnaround is proposed to 
be constructed at the terminus of this road off-site. 

• Construct Hinsdale Drive, a local road, to the site’s west property line and locate it 253-
feet north of the site’s south property line. This road is proposed to be extended off-site 
to intersect Hamlin Avenue. 

• Construct Bluford Street, a local road, to stub to the site’s west property line and locate 
it 340-feet south of the site’s north property line.  

d. Staff Comments/Recommendations: The applicant’s proposal meets District Policy and 
should be approved, as proposed The applicant should be required to install signs at the 
terminus Bluford Street, stating that, "THIS ROAD WILL BE EXTENDED IN THE FUTURE”. 
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Bluford Street, Tallis Avenue and Wilder Farms Drive are proposed to be less than 150-feet in 
length, therefore, a temporary cul-de-sac is not required at the terminus of those streets. 

Per Findings 3 and 4, the applicant should be required to obtain approval from the property 
owner directly west of the site, and provide the legal description and exhibit for the right-of-way 
dedication to ACHD in order to construct Hamlin Avenue to intersect Hinsdale Drive off-site prior 
to ACHD’s approval of the construction plans that include the construction of Hinsdale Drive to 
the site’s west property line. If the applicant is not able to obtain approval from this property 
owner, then the applicant should be required to stub Hinsdale Drive to the site’s west property 
line located 253-feet of the site’s south property line, as proposed, and install a sign at the 
terminus stating that "THIS ROAD WILL BE EXTENDED IN THE FUTURE”. This stub street 
would be less than 150-feet long, therefore, a temporary cul-de-sac is not required at the 
terminus of the street. 

The applicant’s proposal to construct Colona Way to stub to the site’s north property line and 
construct an off-site temporary cul-de-sac meets District Policy and should be approved, as 
proposed. The applicant should be required to install a sign at the terminus of Colona Way 
stating that "THIS ROAD WILL BE EXTENDED IN THE FUTURE”.  Per Finding 4, in order to 
construct the temporary cul-de-sac off-site on the parcel directly north of the site at the terminus 
of Colona Way, the applicant should be required to obtain approval and provide a temporary 
easement for the cul-de-sac from that property owner prior to ACHD’s approval of the 
construction plans for the phase of the development that will construct Colona Way to stub to 
the site’s north property line. If the applicant cannot obtain approval and a temporary cul-de-sac 
easement from the parcel owner to construct the cul-de-sac prior to ACHD’s approval of the 
construction plans for that phase of the development, then the applicant should be required to 
construct a temporary cul-de-sac within the site at the terminus of Colona Way at the site’s north 
property line. 

Temporary cul-de-sacs shall be paved and shall be the dimensional requirements of a standard 
cul-de-sac.  The developer shall grant a temporary turnaround easement to the District for those 
portions of the cul-de-sac which extend beyond the dedicated street right-of-way.  In the 
instance where a temporary easement extends onto a buildable lot, the entire lot shall be 
encumbered by the easement and identified on the plat as a non-buildable lot until the street is 
extended. 

7. Driveways 
7.1 Palmer Lane and Wilder Farms Drive 

a. Existing Conditions: There is one existing 20-foot wide gravel driveway from the site onto 
Palmer Lane located 165-feet north of the site’s south property line.  

b. Policy: 
Access Policy:  District Policy 7205.4.1 states that all access points associated with 
development applications shall be determined in accordance with the policies in this section 
and Section 7202.  Access points shall be reviewed only for a development application that is 
being considered by the lead land use agency.  Approved access points may be relocated 
and/or restricted in the future if the land use intensifies, changes, or the property redevelops. 

District Policy 7206.1 states that the primary function of a collector is to intercept traffic from the 
local street system and carry that traffic to the nearest arterial.  A secondary function is to service 
adjacent property.  Access will be limited or controlled.  Collectors may also be designated at 
bicycle and bus routes. 

Driveway Location Policy (Stop Controlled Intersection):  District policy 7206.4.4 requires 
driveways located on collector roadways near a STOP controlled intersection to be located 
outside of the area of influence; OR a minimum of 150-feet from the intersection, whichever is 
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greater. Dimensions shall be measured from the centerline of the intersection to the centerline 
of the driveway. 

Successive Driveways:  District policy 7206.4.5 Table 1, requires driveways located on 
collector roadways with a speed limit of 45 MPH and daily traffic volumes greater than 100 VTD 
to align or offset a minimum of 285-feet from any existing or proposed driveway. 

Driveway Width Policy:  District policy 7206.4.6 restricts high-volume driveways (100 VTD or 
more) to a maximum width of 36-feet and low-volume driveways (less than 100 VTD) to a 
maximum width of 30-feet. Curb return type driveways with 30-foot radii will be required for high-
volume driveways with 100 VTD or more.  Curb return type driveways with 15-foot radii will be 
required for low-volume driveways with less than 100 VTD. 

Driveway Paving Policy:  Graveled driveways abutting public streets create maintenance 
problems due to gravel being tracked onto the roadway.  In accordance with District policy, 
7206.4.6, the applicant should be required to pave the driveway its full width and at least 30-
feet into the site beyond the edge of pavement of the roadway and install pavement tapers in 
accordance with Table 2 under District Policy 7206.4.6. 

c. Applicant’s Proposal: The applicant has proposed to close the existing driveway from the site 
onto Palmer Lane with curb, gutter and sidewalk. 

The applicant has proposed to construct one curb cut type driveway to access the pool facilities 
on the south side of Wilder Farms Drive located 160-feet north of Shelton Drive, a local road. 

d. Staff Comments/Recommendations: The applicant’s proposal meets District Policy and 
should be approved, as proposed.The applicant should be required to construct the driveway 
on Wilder Farms Drive as a curb return type driveway. 

6.2 Simsbury Street and Gramville Avenue 

a. Existing Conditions: There are no local roads within the site. 

b. Policy: 
Driveway Location Policy: District policy 7207.4.1 requires driveways near intersections to be 
located a minimum of 75-feet (measured centerline-to-centerline) from the nearest local street 
intersection, and 150-feet from the nearest collector or arterial street intersection. 

Successive Driveways:  District Policy 7207.4.1 states that successive driveways away from an 
intersection shall have no minimum spacing requirements for access points along a local street, 
but the District does encourage shared access points where appropriate. 

Driveway Width Policy:  District policy 7207.4.3 states that where vertical curbs are required, 
residential driveways shall be restricted to a maximum width of 20-feet and may be constructed 
as curb-cut type driveways. 

Driveway Paving Policy:  Graveled driveways abutting public streets create maintenance 
problems due to gravel being tracked onto the roadway.  In accordance with District policy, 
7207.4.3, the applicant should be required to pave the driveway its full width and at least 30-feet 
into the site beyond the edge of pavement of the roadway. 

c. Applicant’s Proposal: The applicant has proposed to construct 7 perpendicular parking stalls 
located outside of the right-of-way that will back onto the local road Gramville Avenue, shown 
below. 
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d. Staff Comments/Recommendations: The applicant’s proposal to construct perpendicular 
parking that will back directly onto Gramville Avenue is not approved as proposed. Staff has 
concerns about ADA compliance and cars backing into traffic, especially near an intersection. If 
additional parking is necessary to serve the site, then an off-site parking lot should be constructed 
outside of the right-of-way.   

8. Traffic Calming 
a. Speed Control and Traffic Calming Policy (Local):  District policy 7207.3.7 states that the 

design of local street systems should discourage excessive speeds by using passive design 
elements.  If the design or layout of a development is anticipated to necessitate future traffic 
calming implementation by the District, or the streets extend greater than 750-feet in length, then 
the District will require changes to the layout and/or the addition of passive design elements such 
as horizontal curves, bulb-outs, chokers, etc.  The District will also consider texture changes to 
the roadway surface (i.e. stamped concrete) as a passive design element.  These alternative 
methods may require maintenance and/or license agreement. 

b. Staff Comments/Recommendations: Simsbury Street and Colona Way are local roads that 
are proposed to have straight segments of roadway that are longer than 750-feet within the 
development. The applicant should be required to redesign the roadways or provide passive 
traffic calming measures consistent with District Policy with the revised preliminary plat. Stop 
signs, speed humps and valley gutters will not be accepted as traffic calming. 

9. Bridge for Lateral 12 Crossing and Mossman Lateral Pipe Crossings, and 
Irrigation Lateral Crossing for Hamlin Avenue (off-site) 
The District will require that the applicant submit the bridge plans for the crossing of Lateral 12 
(Hinsdale Drive), the Mossman Lateral pipe crossings throughout the site and the off-site lateral 
crossing for Hamlin Avenue for review and approval prior to the pre-construction meeting and final 
plat approval.  Note: all plan submittals for bridges or pipe crossings of irrigation facilities should be 
submitted to ACHD for review no later than December 15th for construction in the following year 
prior to irrigation season.  

10. Tree Planters 
Tree Planter Policy:  Tree Planter Policy: The District’s Tree Planter Policy prohibits all trees in 
planters less than 8-feet in width without the installation of root barriers. Class II trees may be 
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allowed in planters with a minimum width of 8-feet, and Class I and Class III trees may be allowed 
in planters with a minimum width of 10-feet. 

11. Landscaping 
Landscaping Policy: A license agreement is required for all landscaping proposed within ACHD 
right-of-way or easement areas.  Trees shall be located no closer than 10-feet from all public storm 
drain facilities.  Landscaping should be designed to eliminate site obstructions in the vision triangle 
at intersections.  District Policy 5104.3.1 requires a 40-foot vision triangle and a 3-foot height 
restriction on all landscaping located at an uncontrolled intersection and a 50-foot offset from stop 
signs.  Landscape plans are required with the submittal of civil plans and must meet all District 
requirements prior to signature of the final plat and/or approval of the civil plans. 

12. Other Access 
Palmer Lane, Tallis Avenue and Wilder Farm Drive are classified as collector roadways. Other than 
the access specifically approved with this application, direct lot access is prohibited to these 
roadways and should be noted on the final plat. 

D. Site Specific Conditions of Approval 
1. Submit a revised preliminary plat to ACHD for review prior to submitting the construction plans for 

the development to ACHD that includes the following Simsbury Street and Colona Way redesigned 
to have less than 750-feet of straight long segments or provide passive traffic calming measures 
consistent with District Policy. Stop signs, speed humps and valley gutters will not be accepted as 
traffic calming. 

2. The applicant’s proposal to construct perpendicular parking that will back directly onto Gramville 
Avenue is not approved. 

3. Widen the pavement on Palmer Lane to 30-feet from the site’s south property line to SH-44 or 
provide 24-feet of pavement with 3-foot wide gravel shoulders and a minimum 6-foot wide detached 
asphalt/concrete pedestrian facility from the site’s south property line to SH-44. 

4. Dedicate additional right-of-way for Palmer Lane abutting the site to total 37-feet from the centerline 
of the road, as proposed. 

5. Improve Palmer Lane as ½ of a 36-foot wide collector street section with curb, gutter and 5-foot 
wide detached of 7-foot wide attached concrete sidewalk, as proposed.  

6. Construct one collector roadway, Wilder Farms Drive, to intersect Palmer Lane 1,650-feet north of 
SH-44, as proposed.  

7. Construct one collector road, Tallis Avenue, to intersect Wilder Farms Drive 530-feet west of Palmer 
Lane, as proposed. 

8. Construct all collector streets within the site as 36-foot wide collector street sections with vertical 
curb, gutter, 8-foot wide planter strips within 50-feet of right-of-way and 5-foot wide detached 
concrete sidewalks located outside of the right-of-way, as proposed.  

9. Construct the entry portion of Wilder Farms Drive as a 52-foot wide street section with 21-foot wide 
travel lanes, a 12-foot wide landscape median, vertical curb, cutter, 8-foot wide planter strips within 
60-feet of right-of-way and 5-foot wide detached concrete sidewalks located outside of the right-of-
way.  

10. Construct one collector road, Wilder Farms Drive, to stub to the site’s north property line located 
1,145-feet west of the site’s east property line, as proposed. 

11. Construct one collector road, Tallis Avenue, to stub to the site’s south property line located 488-
feet west of the site’s east property line, as proposed. 
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12. Install a sign at the terminus of Wilder Farms Drive and Tallis Avenue that will stub to the site’s 
north and south property lines stating that, “THIS IS A DESIGNATED COLLECTOR ROADWAY.  
THIS STREET WILL BE EXTENDED AND WIDENDED IN THE FUTURE.” A temporary cul-de-sac 
is required at the terminus of Wilder Farms Drive and Tallis Avenue. 

13. Obtain approval from the property owner directly west of the site to construct  the off-site roads 
Hamlin Avenue and Hinsdale Avenue, and provide the legal description and exhibit for the right-of-
way dedication to ACHD prior to ACHD’s approval of the construction plans that include the 
construction of Hinsdale Drive to the site’s west property line.  

14. Construct Hamlin Avenue, a collector road, off-site extending from Schultz Street to the north to 
Hinsdale Drive, as proposed, and construct it as a 30-foot wide with a minimum of 30-feet of 
pavement and 3-foot wide gravel shoulders, or provide 24-feet of pavement with 3-foot wide gravel 
shoulders and a minimum 6-foot wide detached asphalt/concrete pedestrian facility within 76-feet 
of right-of-way.The applicant may construct Hamlin Avenue off-site as 36-foot wide collector street 
section with curb, gutter and 5-foot wide detached or 7-foot wide attached concrete sidewalk within 
76-feet of right-of-way if desired.  

15. Extend Hinsdale Drive to intersect Hamlin Avenue 230-feet north of Schultz Street off-site, as 
proposed. Construct the off-site segment of Hinsdale Drive with a minimum of 24-feet of pavement 
and 3-foot wide gravel shoulders within a minimum of 50-feet of right-of-way.  The applicant may 
construct Hinsdale Avenue off-site as a 36-foot wide local street section with curb, gutter and 5-foot 
wide concrete sidewalk within 50-feet of right-of-way if desired. 

16. If the applicant is not able to obtain approval from the property owner to construct Hinsdale Drive 
and Hamlin Avenue off-site as proposed, then stub Hinsdale Drive to the site’s west property line 
located 253-feet north of the site’s south property line and install a sign at the terminus stating that 
"THIS ROAD WILL BE EXTENDED IN THE FUTURE”. A temporary cul-de-sac is not required at 
this terminus since it would be less than 150-feet long. 

17. Construct Simsbury Street, a local road, to intersect Tallis Avenue, a collector road, on the east and 
west sides of the street located 195-feet south of Wilder Farms Drive, as proposed. 

18. Construct Tallis Avenue, a local road, to interesct Wilder Farms Drive on the north side of the street 
located 530-feet west of Palmer Lane, as proposed. 

19. Construct Regent Street, a local road, to intersect Wilder Farms Drive on the east and west sides 
of the street located 145-feet south of the site’s north property line, as proposed. 

20. Construct Shelton Drive, a local road, ot intersect Wilder Farms Drive on the south side of the street 
located 355-feet south of Regent Street, as proposed. 

21. Construct a 25-foot wide curb return type driveway on Wilder Farms Drive located 160-feet north of 
Shelton Drive, as proposed. 

22. Construct all internal local roads as 36-foot wide local street sections with curb, gutter and 5-foot 
wide concrete sidewalk within 50-feet of right-of-way, as proposed.  

23. If street trees are desired, an 8-foot wide planter strip is required. 

24. For detached sidewalk located outside of the right-of-way, the applicant may reduce the right-of-
way width to 2-feet behind the back of sidewalk and provide a permanent right-of-way easement 
that extends from the right-of-way line to 2-feet behind the back of sidewalk. 

25. Construct Bluford Street, a local road, to stub to the site’s west property line and locate 340-feet 
south of the site’s north property line, as proposed. 

26. Construct Colona Way, a local road, to stub to the site’s north property line and locate it 315-feet 
east of the site’s west property line, as proposed.  
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27. Install a sign at the terminus of Colona Way and Bluford Street stating that "THIS ROAD WILL BE 
EXTENDED IN THE FUTURE”. 

28. Construct a temporary cul-de-sac at the terminus of Colona Way, as proposed. If the temporary 
cul-de-sac will be located off-site on the parcel directly north of the site, as proposed, obtain 
approval and provide a temporary easement for the cul-de-sac from that property owner prior to 
ACHD’s approval of the construction plans for the phase of the development that will construct 
Colona Way to stub to the site’s north property line.  

29. Temporary cul-de-sacs at the terminus of stub streets shall be paved and shall be the dimensional 
requirements of a standard cul-de-sac.  Grant a temporary turnaround easement to the District for 
those portions of the cul-de-sac which extend beyond the dedicated street right-of-way.  In the 
instance where a temporary easement extends onto a buildable lot, the entire lot shall be 
encumbered by the easement and identified on the plat as a non-buildable lot until the street is 
extended. 

30. Construct 5 knuckles, 3 with landscape islands, as proposed. 

31. Construct 2 cul-de-sacs with landscape islands, as proposed. 

32. Close the existing 20-foot wide gravel driveway from the site onto Palmer Lane located 165-feet 
north of the site’s south property line with curb, gutter and sidewalk with the improvements for 
Palmer Lane abutting the site, as proposed. 

33. Plat landscape medians and islands as right-of-way owned by ACHD. The applicant or homeowners 
association shall enter into a license agreement with ACHD for the maintenance of the landscape 
medians and islands. 

34. Submit the bridge plans for the crossing of Lateral 12 (Hinsdale Drive), the Mossman Lateral pipe 
crossings throughout the site and the off-site lateral crossing for Hamlin Avenue for review and 
approval prior to the pre-construction meeting and final plat approval.  Note: all plan submittals for 
bridges or pipe crossings of irrigation facilities should be submitted to ACHD for review no later than 
December 15th for construction in the following year prior to irrigation season.  

35. Direct lot access is prohibited to Palmer Lane, Tallis Avenue and Wilder Farms Drive and should 
be noted on the final plat. 

36. Submit civil plans to ACHD Development Services for review and approval.  The impact fee 
assessment will not be released until the civil plans are approved by ACHD.  

37. Payment of impact fees is due prior to issuance of a building permit. 

38. Comply with all Standard Conditions of Approval. 

E.  Standard Conditions of Approval 
1. All proposed irrigation facilities shall be located outside of the ACHD right-of-way (including all 

easements).  Any existing irrigation facilities shall be relocated outside of the ACHD right-of-way 
(including all easements).  

2. Private Utilities including sewer or water systems are prohibited from being located within the ACHD 
right-of-way. 

3. In accordance with District policy, 7203.3, the applicant may be required to update any existing non-
compliant pedestrian improvements abutting the site to meet current Americans with Disabilities 
Act (ADA) requirements.  The applicant’s engineer should provide documentation of ADA 
compliance to District Development Review staff for review.   
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4. Replace any existing damaged curb, gutter and sidewalk and any that may be damaged during the 
construction of the proposed development.  Contact Construction Services at 387-6280 (with file 
number) for details. 

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

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

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

8. Utility street cuts in pavement less than five years old are not allowed unless approved in writing by 
the District.  Contact the District’s Utility Coordinator at 387-6258 (with file numbers) for details. 

9. All design and construction shall be in accordance with the ACHD Policy Manual, ISPWC Standards 
and approved supplements, Construction Services procedures and all applicable ACHD Standards 
unless specifically waived herein.  An engineer registered in the State of Idaho shall prepare and 
certify all improvement plans. 

10. Construction, use and property development shall be in conformance with all applicable 
requirements of ACHD prior to District approval for occupancy. 

11. No change in the terms and conditions of this approval shall be valid unless they are in writing and 
signed by the applicant or the applicant’s authorized representative and an authorized 
representative of ACHD.  The burden shall be upon the applicant to obtain written confirmation of 
any change from ACHD. 

12. If the site plan or use should change in the future, ACHD Planning Review will review the site plan 
and may require additional improvements to the transportation system at that time. Any change in 
the planned use of the property, which is the subject of this application, shall require the applicant 
to comply with ACHD Policy and Standard Conditions of Approval in place at that time unless a 
waiver/variance of the requirements or other legal relief is granted by the ACHD Commission.   

F. Conclusions of Law 
1. The proposed site plan is approved, if all of the Site Specific and Standard Conditions of Approval 

are satisfied. 
2. ACHD requirements are intended to assure that the proposed use/development will not place an 

undue burden on the existing vehicular transportation system within the vicinity impacted by the 
proposed development. 

G. Attachments 
1. Vicinity Map 
2. Site Plan 
3. TIS Executive Summary 
4. Utility Coordinating Council 
5. Development Process Checklist 
6. Request for Reconsideration Guidelines OR Appeal Guidelines 
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Ada County Utility Coordinating Council 
 
 

Developer/Local Improvement District 
Right of Way Improvements Guideline Request 

 
 

  Purpose:  To develop the necessary avenue for proper notification to utilities of local highway and 
road improvements, to help the utilities in budgeting and to clarify the already existing process. 
 
 

1) Notification: Within five (5) working days upon notification of required right of way improvements 
by Highway entities, developers shall provide written notification to the affected utility owners and 
the Ada County Utility Coordinating Council (UCC). Notification shall include but not be limited to, 
project limits, scope of roadway improvements/project, anticipated construction dates, and any 
portions critical to the right of way improvements and coordination of utilities. 

 
2) Plan Review: The developer shall provide the highway entities and all utility owners with 

preliminary project plans and schedule a plan review conference.  Depending on the scale of 
utility improvements, a plan review conference may not be necessary, as determined by the utility 
owners. Conference notification shall also be sent to the UCC. During the review meeting the 
developer shall notify utilities of the status of right of way/easement acquisition necessary for their 
project. At the plan review conference each company shall have the right to appeal, adjust and/or 
negotiate with the developer on its own behalf. Each utility shall provide the developer with a letter 
of review indicating the costs and time required for relocation of its facilities. Said letter of review 
is to be provided within thirty calendar days after the date of the plan review conference.  

 
3) Revisions: The developer is responsible to provide utilities with any revisions to preliminary 

plans. Utilities may request an updated plan review meeting if revisions are made in the 
preliminary plans which affect the utility relocation requirements. Utilities shall have thirty days 
after receiving the revisions to review and comment thereon. 

 
4) Final Notification: The developer will provide highway entities, utility owners and the UCC with 

final notification of its intent to proceed with right of way improvements and include the anticipated 
date work will commence. This notification shall indicate that the work to be performed shall be 
pursuant to final approved plans by the highway entity. The developer shall schedule a 
preconstruction meeting prior to right of way improvements. Utility relocation activity shall be 
completed within the times established during the preconstruction meeting, unless otherwise 
agreed upon. 

 
Notification to the Ada County UCC can be sent to: 50 S. Cole Rd. Boise 83707, or Visit iducc.com 
for e-mail notification information.  
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Development Process Checklist 
 
Items Completed to Date: 
 

Submit a development application to a City or to Ada County 
 

The City or the County will transmit the development application to ACHD 
 

The ACHD Planning Review Section will receive the development application to review 
 

The Planning Review Section will do one of the following: 
 

Send a “No Review” letter to the applicant stating that there are no site specific conditions of approval at 
this time. 

 
Write a Staff Level report analyzing the impacts of the development on the transportation system and 

evaluating the proposal for its conformance to District Policy. 
 

Write a Commission Level report analyzing the impacts of the development on the transportation system 
and evaluating the proposal for its conformance to District Policy. 

 
Items to be completed by Applicant: 
 

For ALL development applications, including those receiving a “No Review” letter: 
• The applicant should submit one set of engineered plans directly to ACHD for review by the Development 

Review Section for plan review and assessment of impact fees.  (Note:  if there are no site improvements 
required by ACHD, then architectural plans may be submitted for purposes of impact fee assessment.) 

• The applicant is required to get a permit from Construction Services (ACHD) for ANY work in the right-of-way, 
including, but not limited to, driveway approaches, street improvements and utility cuts.  

 
Pay Impact Fees prior to issuance of building permit.  Impact fees cannot be paid prior to plan review approval. 

 
DID YOU REMEMBER: 
Construction (Non-Subdivisions) 

 Driveway or Property Approach(s) 
• Submit a “Driveway Approach Request” form to ACHD Construction (for approval by Development Services & Traffic 

Services).  There is a one week turnaround for this approval. 
 

 Working in the ACHD Right-of-Way  
• Four business days prior to starting work have a bonded contractor submit a “Temporary Highway Use Permit 

Application” to ACHD Construction – Permits along with: 
a) Traffic Control Plan 
b) An Erosion & Sediment Control Narrative & Plat, done by a Certified Plan Designer, if trench is >50’ or you 

are placing >600 sf of concrete or asphalt. 
 
Construction (Subdivisions) 

 Sediment & Erosion Submittal 
• At least one week prior to setting up a Pre-Construction Meeting an Erosion & Sediment Control Narrative & Plan, done 

by a Certified Plan Designer, must be turned into ACHD Construction to be reviewed and approved by the ACHD 
Stormwater Section.  

  
 Idaho Power Company 
• Vic Steelman at Idaho Power must have his IPCO approved set of subdivision utility plans prior to Pre-Con being 

scheduled. 
 

 Final Approval from Development Services is required prior to scheduling a Pre-Con. 
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Request for Appeal of Staff Decision 
 
1. Appeal of Staff Decision:  The Commission shall hear and decide appeals by an applicant of 

the final decision made by the Development Services Manager when it is alleged that the 
Development Services Manager did not properly apply this section 7101.6, did not consider all of 
the relevant facts presented, made an error of fact or law, abused discretion or acted arbitrarily 
and capriciously in the interpretation or enforcement of the ACHD Policy Manual. 

 
a. Filing Fee:  The Commission may, from time to time, set reasonable fees to be charged 

the applicant for the processing of appeals, to cover administrative costs. 
 

b. Initiation:  An appeal is initiated by the filing of a written notice of appeal with the Secretary 
and Clerk of the District, which must be filed within ten (10) working days from the date of 
the decision that is the subject of the appeal.  The notice of appeal shall refer to the 
decision being appealed, identify the appellant by name, address and telephone number 
and state the grounds for the appeal. The grounds shall include a written summary of the 
provisions of the policy relevant to the appeal and/or the facts and law relied upon and 
shall include a written argument in support of the appeal.  The Commission shall not 
consider a notice of appeal that does not comply with the provisions of this subsection.  
 

c. Time to Reply:  The Development Services Manager shall have ten (10) working days 
from the date of the filing of the notice of appeal to reply to the notice of the appeal, and 
may during such time meet with the appellant to discuss the matter, and may also consider 
and/or modify the decision that is being appealed. A copy of the reply and any 
modifications to the decision being appealed will be provided to the appellant prior to the 
Commission hearing on the appeal.   
 

d. Notice of Hearing:  Unless otherwise agreed to by the appellant, the hearing of the appeal 
will be noticed and scheduled on the Commission agenda at a regular meeting to be held 
within thirty (30) days following the delivery to the appellant of the Development Services 
Manager’s reply to the notice of appeal. A copy of the decision being appealed, the notice 
of appeal and the reply shall be delivered to the Commission at least one (1) week prior 
to the hearing. 
 

e. Action by Commission:  Following the hearing, the Commission shall either affirm or 
reverse, in whole or part, or otherwise modify, amend or supplement the decision being 
appealed, as such action is adequately supported by the law and evidence presented at 
the hearing. 
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Request for Reconsideration of Commission Action 
 
1. Request for Reconsideration of Commission Action:  A Commissioner, a member of ACHD 

staff or any other person objecting to any final action taken by the Commission may request 
reconsideration of that action, provided the request is not for a reconsideration of an action 
previously requested to be reconsidered, an action whose provisions have been partly and 
materially carried out, or an action that has created a contractual relationship with third parties. 

 
a. Only a Commission member who voted with the prevailing side can move for 

reconsideration, but the motion may be seconded by any Commissioner and is voted on 
by all Commissioners present.   

 
If a motion to reconsider is made and seconded it is subject to a motion to postpone to a 
certain time.  
 

b. The request must be in writing and delivered to the Secretary of the Highway District no 
later than 11:00 a.m. 2 days prior to the Commission’s next scheduled regular meeting 
following the meeting at which the action to be reconsidered was taken.  Upon receipt of 
the request, the Secretary shall cause the same to be placed on the agenda for that next 
scheduled regular Commission meeting.   

 
c. The request for reconsideration must be supported by written documentation setting forth 

new facts and information not presented at the earlier meeting, or a changed situation that 
has developed since the taking of the earlier vote, or information establishing an error of 
fact or law in the earlier action.  The request may also be supported by oral testimony at 
the meeting.  

 
d. If a motion to reconsider passes, the effect is the original matter is in the exact position it 

occupied the moment before it was voted on originally.  It will normally be returned to 
ACHD staff for further review.  The Commission may set the date of the meeting at which 
the matter is to be returned.  The Commission shall only take action on the original matter 
at a meeting where the agenda notice so provides.  

 
e. At the meeting where the original matter is again on the agenda for Commission action, 

interested persons and ACHD staff may present such written and oral testimony as the 
President of the Commission determines to be appropriate, and the Commission may take 
any action the majority of the Commission deems advisable. 

 
f. If a motion to reconsider passes, the applicant may be charged a reasonable fee, to cover 

administrative costs, as established by the Commission. 
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             CITY OF STAR 
 

                   LAND USE STAFF REPORT 
 

 
TO:   Mayor & Council 

FROM:   Shawn L. Nickel, Planning Director & Zoning Administrator  

MEETING DATE: October 12, 2021 – PUBLIC HEARING - Tabled from September 7 ,2021 

FILE(S) #: PP-21-12 Preliminary Plat for Moon Valley Townhomes 

 DA-21-13-MOD Development Agreement Modification 

 PR-21-11 Private Street 

             

OWNER/APPLICANT/REPRESENTATIVE 

  

Property Owner:     Property Owner:    

Ball Real Estate Investments, LLC    Sundance Investments, LP 

7033 E. Greenway Parkway, Ste. 300   3405 E. Overland Road, Ste. 150   

Scottsdale, Arizona 85254    Meridian, Idaho 83642 

 

Representative:     Applicant: 

Wendy Shrief, JUB Engineers, Inc.   M3 ID Moon Valley, Inc. 

2760 W. Excursion Lane Ste. 400   1087 W. River St. Suite 310 

Meridian, Idaho 83642    Boise, Idaho 83702 

             

REQUEST 

  

Request:  The Applicant is seeking approval of a Preliminary Plat for a proposed residential 

subdivision in the Mixed-Use zone consisting of 156 residential lots and 1 common lot, a 

Development Agreement Modification and Private Streets. The property is located 8323 W. 

Moon Valley Road in Star, Idaho, and consists of 12.06 acres with a proposed density of 12.94 

units per acre.  

            

PROPERTY INFORMATION 

 

Property Location:   The subject property is generally located on the western end of W. Moon 

Valley Road and adjacent to Highway 16. Ada County Parcel No’s. 

S0416110105, S0416110207 & S0416120646. 

 

Existing Site Characteristics:  The property is currently vacant. 
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Irrigation/Drainage District(s):  - Little Pioneer Ditch, P.O. Box 70, Star, Idaho 83669 

       - Drainage District #2, c/o Sawtooth Law Offices, 1101 W.    

         River Street Ste. 110, Boise, Idaho 83707 

  

Flood Zone:  The development is located in a special flood hazard zone per FEMA FIRM panel 

#16001C0130 H and 16601C0140 H.  Base flood elevation in the AE zone is 2491-2494. 

 

Special On-Site Features: 

 Areas of Critical Environmental Concern – No known areas. 

 Evidence of Erosion – No known areas. 

 Fish Habitat – No known areas. 

 Mature Trees – No. 

 Riparian Vegetation – No known areas. 

 Steep Slopes – No. 

 Stream/Creek – None. 

 Unique Animal Life – No unique animal life has been identified. 

 Unique Plant Life – No unique plant life has been identified. 

 Unstable Soils – No known issues. 

 Wildlife Habitat – No wildlife habitat has been developed or will be destroyed. 

 Historical Assets – No historical assets have been observed.   

 

APPLICATION REQUIREMENTS 

 

 Pre-Application Meeting Held  September 16, 2020  

 Neighborhood Meeting Held    February 24, 2021   

 Application Submitted & Fees Paid  April 20, 2021 

 Application Accepted    May 10, 2021   

 Residents within 300’ Notified  August 17, 2021 

 Agencies Notified    May 10, 2021 

 Legal Notice Published   August 19, 2021 

 Property Posted     August 27, 2021 

  

HISTORY   

               

April 16, 2019 Council approved a Comprehensive Plan Map Amendment (CPA-19-01) 

and Rezone from Residential (R-2) to Mixed Use (RZ-18-07) with a 

Development Agreement Modification (DA-19-02-MOD).  
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SURROUNDING ZONING/COMPREHENSIVE PLAN MAP/LAND USE DESIGNATIONS 

 

 Zoning Designation Comp Plan Designation Land Use 

Existing Mixed Use Commercial Vacant 

Proposed Mixed Use Commercial Residential/Townhomes 

North of site RUT/R-1/C-1 Commercial Single Family 

Residential/Vacant 

South of site Mixed Use (MU-DA) Mixed Use (MU) Approved Moon Valley 

Subdivision 

East of site RUT 

 

Mixed Use (MU) Single Family 

Residential/Agricultural 

West of site Commercial (C-2) Commercial/Industrial 

Corridor 

Vacant/Highway 

16/Agricultural 

 

ZONING ORDINANCE STANDARDS / COMPREHENSIVE PLAN 

 

UNIFIED DEVELOPMENT CODE: 

8-3B-1: ZONING DISTRICTS AND PURPOSE ESTABLISHED:  

 

MU MIXED USE DISTRICT: To provide for a mixture of uses which may, at the sole discretion of 

the Council, include office, commercial, and/or residential depending upon the specific 

comprehensive plan area designated as Mixed Use. Development within this zone is to proceed 

through the PUD process unless a development agreement has already been executed for the 

particular property. Identifying areas for mixed-use development has two objectives. The first 

objective is to give the city a better tool to manage the type of developments through the 

planned unit development and/or the Development Agreement process. The second objective is 

that this zone may allow the development community to be more innovative in design and 

placement of structures subject to Council review and approval. Rezoning within this land use 

designation is to be strictly monitored by the city to assure that the Mixed-Use areas are not 

being used simply to justify high density residential use. Residential uses may be part of an 

overall mixed-use development that includes a non-residential component and may not exceed 

30% of the overall size of the development. 

DA DEVELOPMENT AGREEMENT: This designation, following any zoning designation noted on 

the official zoning map of the city (i.e., C-2-DA), indicates that the zoning was approved by the 

city with a development agreement, with specific conditions of zoning. 

8-3A-3:  USES WITHIN ZONING DISTRICTS 

The following table lists principal permitted (P), accessory uses (A), conditional (C), or prohibited 

(N) uses. 
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8-3A-4: ZONING DISTRICT DIMENSIONAL STANDARDS: 

Zoning 

District   

Maximum 

Height   

Note 

Conditions 
 

Minimum Yard Setbacks 

Note Conditions  

 Front (1)  Rear   Interior Side   

Street 

Side   

MU 35'   For MU and CBD – Unless otherwise approved by the Council 

as a part of a PUD or Development Agreement, all residential 

buildings shall follow the residential setbacks shown in this 

table based upon the project density and all other buildings 

shall follow setbacks for the C-2 zone (3). 

 

R-12 and 

higher 

35’ 15’ to living 

area 20’ to 

garage 

15’ 4’ if 

alley load 

5’ for single story 

10’ for multi-story 

20’  

 

Notes: 

1. Front yard setback shall be measured from the face of the garage to the face of the sidewalk, 

allowing for 20’ of parking on the driveway without overhang onto the sidewalk. 

2. Interior side yard setbacks for lots with 50’ or less of lot width shall be allowed 5’ interior 

side yard setbacks for one and two-story structures. 

3. All setbacks in the M-U zone shall be a minimum of 15’ when adjacent to a residential use or 

zone. 

 

ZONING DISTRICT USES 

 

A R MU 

Accessory structure A A C/P 

Dwelling:    

Multi-family 1 N C C 

Secondary 1 A A C 

Single-family attached N C C 

Single-family detached P P C 

Two-family duplex N P C 
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8-4D-3: STANDARDS (PRIVATE STREETS): 

 

All private streets shall be designed and constructed to the following standards: 

A. Design Standards: 

1. Easement: The private street shall be constructed on a perpetual ingress/egress easement or a 

single platted lot (with access easement) that provides access to all applicable properties. 

2. Connection Point: Where the point of connection of the private street is to a public street, the 

private street shall be approved by the transportation authority.  

3. Emergency Vehicle: The private street shall provide sufficient maneuvering area for 

emergency vehicles as determined and approved by the Star Fire District. 

4. Gates: Gates or other obstacles shall not be allowed, unless approved by Council through a 

Planned Unit Development or Development Agreement. 

B. Construction Standards: 

1. Obtain approval from the county street naming committee for a private street name(s); 

2. Contact the transportation authority to install an approved street name sign that complies 

with the regulations of the county street naming ordinance; 

3. Roadway and Storm Drainage: The private street shall be constructed in accord with the 

roadway and storm drainage standards of the transportation authority or as approved by the 

city of Star based on plans submitted by a certified engineer. 

4. Street Width: The private street shall be constructed within the easement and shall have a 

travel lane that meets ACHD width standards for the City of Star, or as determined by the 

Council and Star Fire District. 

5. Sidewalks: A five foot (5') attached or detached sidewalk shall be provided on one side of the 

street in commercial districts. This requirement may be waived if the applicant can demonstrate 

that an alternative pedestrian path exists. 

6. Fire Lanes: All drive aisles as determined by the Star Fire District to be fire lanes, shall be 

posted as fire lanes with no parking allowed. In addition, if a curb exists next to the drive aisle, it 

shall be painted red. 

7.  No building permit shall be issued for any structure using a private street for access to a 

public street until the private street has been approved. 

C.  The applicant or owner shall establish an on-going maintenance fund through the Owner’s 

association with annual maintenance dues to ensure that funds are available for future repair 

and maintenance of all private streets. This shall be a requirement in a development agreement 
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and/or as part of a planned unit development. A reserve account condition shall be included in 

the recorded CC&R’s and shall be provided to the City for review. The condition of approval 

shall include the following: 

1. Private Road Reserve Study Requirements. 

a. At least once every three years, the board shall cause to be conducted a 

reasonably competent and diligent visual inspection of the private road 

components that the association is obligated to repair, replace, restore, or 

maintain as part of a study of the reserve account requirements of the 

common interest development, if the current replacement value of the major 

components is equal to or greater than one-half of the gross budget of the 

association, excluding the association’s reserve account for that period. The 

board shall review this study, or cause it to be reviewed, annually and shall 

consider and implement necessary adjustments to the board’s analysis of the 

reserve account requirements as a result of that review. 

b. The study required by this section shall at a minimum include: 

i. Identification of the private road components that the association is 

obligated to repair, replace, restore, or maintain. 

ii. Identification of the probable remaining useful life of the components 

identified in paragraph (1) as of the date of the study. 

iii. An estimate of the cost of repair, replacement, restoration, or 

maintenance of the components identified in paragraph (1). 

iv. An estimate of the total annual contribution necessary to defray the 

cost to repair, replace, restore, or maintain the components identified 

in paragraph (1) during and at the end of their useful life, after 

subtracting total reserve funds as of the date of the study. 

v. A reserve funding plan that indicates how the association plans to 

fund the contribution identified in paragraph (4) to meet the 

association’s obligation for the repair and replacement of all private 

road components. 

c. A copy of all studies and updates shall be provided to the City, to be included 

in the development application record. 

 

8-4D-4: REQUIRED FINDINGS (PRIVATE STREETS):  

 

In order to approve the application, the administrator and/or Council shall find the following: 

A. The design of the private street meets the requirements of this article; 

B. Granting approval of the private street would not cause damage, hazard, or nuisance, or other 

detriment to persons, property, or uses in the vicinity; and 

C. The use and location of the private street shall not conflict with the comprehensive plan 

and/or the regional transportation plan. 



  
A 

 

MOON VALLEY TOWNHOMES                                                             
FILE # PP-21-12/DA-21-13-MOD/PR-21-11 

7 

 

8-4E-2: STANDARDS FOR COMMON OPEN SPACE AND SITE AMENITY REQUIREMENTS: 

 

A. Open Space and Site Amenity Requirement (see also Chapter 8 “Architectural Review”): 

1. The total land area of all common open space shall equal or exceed fifteen percent (15%) of 

the gross land area of the development.  Ten percent (10%) of that area shall be usable open 

space. 

2.  Each development is required to have at least one site amenity. 

3. One additional site amenity shall be required for each additional twenty (20) acres of 

development area, plus one additional amenity per 75 residential units.  

4. Developments with a density of less than 2 dwelling units per acre may request a 50% 

reduction in total required open space to the Council. 

5. For multi-family developments, see Section 8-5-20 for additional standards. 

B. Qualified Open Space: The following may qualify to meet the common open space 

requirements: 

1. Any open space that is active or passive in its intended use, and accessible or visible by all 

residents of the development, including, but not limited to: 

a. Open grassy area of at least fifty feet by one hundred feet (50' x 100') in area; 

b. Qualified natural areas; 

c. Ponds or water features where active fishing, paddle boarding or other activities are provided 

(50% qualifies towards total required open space, must be accessible by all residents to qualify.) 

ponds must be aerated; 

d. A plaza. 

2. Additions to a public park or other public open space area. 

3. The buffer area along collector and arterial streets may be included in required overall 

common open space for residential subdivisions. 

4. Parkways along local residential streets with detached sidewalks that meet all the following 

standards may count toward the common open space requirement: 

a. The parkway is a minimum of eight feet (8') in width from street curb to edge of sidewalk and 

includes street trees as specified otherwise herein. 

b. Except for alley accessed dwelling units, the area for curb cuts to each residential lot or 

common driveway shall be excluded from the open space calculation. For purposes of this 

calculation, the curb cut area shall be a minimum area of twenty-six feet (26') by the width of the 
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parkway. 

c. Stormwater detention facilities do not qualify to meet the common area open space 

requirements, unless all of the following is met: 

1. Must be at least fifty feet by one hundred feet (50' x 100') in area; 

2. Specifically designed as a dual use facility, as determined by the administrator, to include 

minimal slopes, grass throughout, and guarantee of water percolation within 24 hours of 

storm event. 

3.  Is located in a development that has a second usable open space area that contains a 

qualified site amenity as herein defined. 

 

5. Visual natural space, including open ditches, wetlands, slopes or other areas that may not be 

readily accessible to residents, and is provided with open style fencing, may qualify for up to 

20% of the required open space total.  

C. Qualified Site Amenities: Qualified site amenities shall include, but not be limited to, the 

following: 

1. Clubhouse; 

2. Fitness facilities, indoors or outdoors; 

3. Public art; 

4. Picnic area; or 

5. Recreation amenities: 

a. Swimming pool. 

b. Children's play structures. 

c. Sports courts. 

d. Additional open space in excess of 5% usable space. 

e. RV parking for the use of the residents within the development. 

f. School and/or Fire station sites if accepted by the district. 

g. Pedestrian or bicycle circulation system amenities meeting the following requirements: 

(1) The system is not required for sidewalks adjacent to public right of way; 

(2) The system connects to existing or planned pedestrian or bicycle routes outside the 

development; and 

(3) The system is designed and constructed in accord with standards set forth by the city of Star; 
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D. Location:  The common open space and site amenities shall be located on a common lot or 

an area with a common maintenance agreement. 

E. Maintenance: 

1. All common open space and site amenities shall be the responsibility of an owners' 

association for the purpose of maintaining the common area and improvements thereon. 

8-6A-7: REQUIRED FINDINGS: 

In consideration of a preliminary plat or combined preliminary and final plat, the decision-

making body shall make the following findings: 

A. The plat is in conformance with the comprehensive plan; 

B. Public services are available or can be made available and are adequate to accommodate the 

proposed development; 

C. There is public financial capability of supporting services for the proposed development; 

D. The development will not be detrimental to the public health, safety or general welfare; and 

E. The development preserves significant natural, scenic or historic features. 

COMPREHENSIVE PLAN:  

 

8.2.3 Land Use Map Designations: 

 

Mixed Use: 

 

Generally suitable for a mixture of uses which may, at the sole discretion of the Council, 

include office, commercial, and/or residential depending upon the specific area 

designated as Mixed Use. See Mixed Use Implementation Policies for specific criteria. 

Development within this land use designation is to proceed through the PUD and/or 

development agreement process. Identifying areas for mixed-use development has two 

objectives. The first objective is to give the city a better tool to manage the type of 

developments through the planned unit development and/or the Development 

Agreement process. The second objective is that this land use designation will allow the 

development community to be more innovative in design and placement of structures. 

Development design guidelines should also be established to guide development within 

mixed-use areas. Rezoning within this land use designation is to be strictly monitored by 

the city to assure that the Mixed-Use areas are not being used simply to justify high 

density residential use. 

 

8.3 Goal: 
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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. 

 

8.4 Objectives: 

 

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

development. 

• Manage urban sprawl in order to minimize costs of urban services and to protect 

rural areas. 

• Encourage land uses that are in harmony with existing resources, scenic areas, 

natural wildlife areas, and surrounding land uses. 

 

8.5.3 Policies Related Mostly to the Urban Residential Planning Areas: 

 
A. The Neighborhood Residential Land Use is to encourage urban style development 

densities to limit urban sprawl.  

B. Low densities within the 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 lots of one 

acre and larger where 

 

8.5.7 Policies Related Mostly to the Mixed-Use Planning Areas 

 

A. Council, at their sole discretion, shall determine what mix of uses are appropriate 

for any mixed-use area considering existing property owners rights. 

B. Development within the Mixed-Use Designation is to proceed through the CUP, 

PUD, and/or Development Agreement process, and a concept plan must be 

included with any such proposed use.  

C. In general, mixed use areas along state highways should be predominantly 

commercial with a very minor component of residential unless the residential is 

placed on upper floors as part of a mixed-use building.  

D. Mixed-use areas along state and U.S. Highways where direct access to the state 

highway is prohibited, like along State Highway 16 between State Highway 44 and 

US Highway 20/26, should be predominately residential with a minor component of 

neighborhood commercial, or light industrial if sufficient roadway access, by means 

of backage or other roads, to the State Highway is provided.  

E. Mixed-use areas located between commercial and residential land use 

designations are to provide a compatible transition between the higher intensity use 

of commercial and the lower intensity use of Neighborhood Residential. Uses for 

these mixed-use areas could include multi-family housing and or office related uses 

if determined by the Council through the public hearing process, to be appropriate. 
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8.5.9 Additional Land Use Component Policies: 

 

• Encourage flexibility in site design and innovative land uses. 

• Encourage landscaping to enhance the appearance of subdivisions, structures, 

and parking areas. 

• Require more open space and trees in subdivisions. 

• Work with Ada County Highway District (ACHD), Canyon Highway District #4 

(CHD4), and Idaho Department of Transportation (ITD) for better coordination of 

roadway and access needs. 

• Support well-planned, pedestrian-friendly developments. 

• Dark sky provision should be adopted within the code to assure down style 

lighting in all developments and Star should consider joining the International 

Dark Sky Association. 

• The City should utilize the 2018 Treasure Valley Tree Selection Guide when 

requiring trees within developments. 

 

18.4 Implementation Policies: 

 

E. Development Agreements allow the city to enter into a contract with a developer upon 

rezoning. The Development Agreement may provide the city and the developer with 

certain assurances regarding the proposed development upon rezoning. 

 

PROJECT OVERVIEW 

 

PRELIMINARY PLAT: 

 

The Preliminary Plat submitted contains 156 single family residential lots, and 1 common area 

lot on 12.06 acres for a density of 12.94 dwelling units per acre. The residential lots range in size 

from 1,164 square feet to 1,357 square feet, with an average lot size of 1,164 square feet. Each 

townhome will be located on individual lots to allow for private home ownership. All streets are 

proposed to be private streets and must be built to ACHD standards. The Applicant is also 

requesting two (2) gates at the front of the property.  The submitted preliminary plat 

indicates street widths at 25-26 feet, well below the minimum required by Section 8-4D-

34B (4) of the UDC. The applicant is proposing the development to gated on both sides of 

the main entrance. All private streets and gates must be approved by the Council and Fire 

District and shall meet all Star Fire District standards.  

 

The development will be serviced by Star Sewer & Water District with connections that are on 

the southern boundary of the proposed development. The development will also connect to 

existing pressure irrigation.  
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The preliminary plat indicates that the development will contain a total of 4.40 acres (36.5%) 

total open space within the one common lot. The development meets the minimum of 15% 

open space, 10% usable space required by Code.  

 

The current Unified Development Code, Section 8-4E-2 requires a development of this size to 

have a minimum of 3 site amenities. The applicant is proposing a clubhouse; pool, firepit and 

large gazebo with a BBQ. There will also be a walking path around the central open area. These 

amenities satisfy the code requirement for development amenities.   

 

The development will be accessed from South Herons Flight Lane which is a public road. There is 

a secondary, emergency access on the southwest corner of the property. Applicant is proposing 

this to be gated.  

 

ADDITIONAL DEVELOPMENT FEATURES: 

 

• Private Streets  

The development is proposed to contain private streets. As was approved with the rest 

of the Moon Valley development, all private streets should be built to ACHD roadway 

standards, including a minimum of 33 feet of improved width. The applicant may request 

approval through the development agreement for alternatives to this requirement. 

However, Star Fire District must approve the use of these streets as proposed. The Fire 

District has requested that the applicant meet with the District to discuss the 

planned access. 

 

• Sidewalks 

Sidewalks are proposed at five-foot (5’) widths and will be attached throughout this 

portion of the subdivision. 

 

• Lighting  

Streetlights shall reflect the “Dark Sky” criteria with all lighting.  The same streetlight 

design shall continue throughout the entire development. 

 

• Street Names and Addressing 

Street names and addressing must be approved by the Ada Street Naming 

Committee prior to signature of final plat.    

 

• Landscaping - As required by the Unified Development Code, Chapter 8, Section 8-8C-2-

M(2) Street Trees; A minimum of one street tree shall be planted for every thirty-five (35) 

linear feet of street frontage. The applicant should request a waiver of this 

requirement through the Development Agreement for an alternative landscaping 

plan for the omission of the street trees.  The applicant shall use “Treasure Valley Tree 

Selection Guide”, as adopted by the Unified Development Code. 
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• Setbacks – The applicant has requested special setbacks for the attached units with zero-

lot-lines.  

 

• Parking – The development requires a minimum of 39 visitor parking spaces and the 

applicant is proposing 55, satisfying Section 8-4B-3 of the Unified Development Code.  

 

DEVELOPMENT AGREEMENT - MODIFICATION 

 

Through the Development Agreement process, the applicant is proposing to work with the City 

and neighboring property owners to provide further insurances that the development will be 

built as presented and/or modified by the Council through the review process. Items that should 

be considered by the applicant and Council include the following:  

 

• Density; 

• Percentage of Residential in Mixed Use Zone; 

• ITD Proportionate Share Fees; 

• Private Road Maintenance; 

• Private Road Study Every Three (3) Years; 

• Emergency Access; 

 

AGENCY RESPONSES 

 

 Star Fire District    August 30, 2021 

 Keller and Associates    May 28, 2021 

 ITD      June 16, 2021 

 ACHD      August 4, 2021 

 Central District Health Dept   May 12, 2021 

 DEQ      May 21, 2021 

      

PUBLIC RESPONSES 

 

           Staff has received multiple letters from concerned neighbors regarding the development. 

 

STAFF ANALYSIS & RECOMMENDATIONS 

 

Staff has concerns with the proposal for additional residential development on this mixed-use 

zoned property as it relates to the Comprehensive Plan and Unified Development Code. 

Regarding Mixed-Use, the Comprehensive Plan states the following within the Goals and 

Policies: 
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8.2.3 Land Use Map Designations: 

 

Mixed Use: 

 

Generally suitable for a mixture of uses which may, at the sole discretion of the Council, 
include office, commercial, and/or residential depending upon the specific area 

designated as Mixed Use. 

 

8.5.7 Policies Related Mostly to the Mixed-Use Planning Areas 

 

A. Council, at their sole discretion, shall determine what mix of uses are appropriate for 

any mixed-use area considering existing property owners rights. 

 

8.5.9 Additional Land Use Component Policies: 

 

• Work with Ada County Highway District (ACHD), Canyon Highway District #4 

(CHD4), and Idaho Department of Transportation (ITD) for better coordination of 

roadway and access needs. 

Regarding the Unified Development Code, specifically the purpose statement for Mixed Use, the 

Code states: 

8-3B-1: ZONING DISTRICTS AND PURPOSE ESTABLISHED:  

MU MIXED USE DISTRICT: To provide for a mixture of uses which may, at the sole discretion of 

the Council, include office, commercial, and/or residential depending upon the specific 

comprehensive plan area designated as Mixed Use. Development within this zone is to proceed 

through the PUD process unless a development agreement has already been executed for the 

particular property. Identifying areas for mixed-use development has two objectives. The first 

objective is to give the city a better tool to manage the type of developments through the 

planned unit development and/or the Development Agreement process. The second objective is 

that this zone may allow the development community to be more innovative in design and 
placement of structures subject to Council review and approval. Rezoning within this land use 

designation is to be strictly monitored by the city to assure that the Mixed-Use areas are not 

being used simply to justify high density residential use. Residential uses may be part of an 

overall mixed-use development that includes a non-residential component and may not exceed 

30% of the overall size of the development. 

This last portion of property previously zoned Mixed Use by the Council increases the total 

residential use in this entire development to 100% residential. The purpose statement for Mixed 

Use clearly intends for this zoning designation to have some non-residential uses. Council has 

voiced this concern during past public hearings on previous phases (see attached Council 

minutes from 4-16-19). In addition, the Comprehensive Plan Future Land Use Map designates 
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this property as Commercial. And while this applicant is not requesting a rezone, where findings 

regarding Comprehensive Plan compliance is not necessary, and the existing zoning designation 

and existing Development Agreement does allow for this use, staff finds it hard to make the 

recommendation that Findings of Fact #1 for a Preliminary Plat can be met. 

 

Therefore, Council should consider the entire record and testimony presented at their scheduled 

public hearing prior to rendering its decision on the matter. Should the Council vote to approve 

the applications, either as presented or with added conditions of approval, Council shall direct 

staff to draft findings of fact and conclusions of law for the Council to consider at a future date. 

Staff has included proposed Conditions of Approval in the event that Council approves the 

request. 

 

FINDINGS 

 

The Council may approve, conditionally approve, deny or table this request.  In order to 

approve these applications, the Unified Development Code requires that Council must find the 

following: 

 

ANNEXATION/REZONE FINDINGS: 

 

1.  The map amendment complies with the applicable provisions of the Comprehensive Plan. 

 The purpose of the Star Comprehensive Plan is to promote the health, safety, and 

general welfare of the people of the City of Star and its Impact Area.  Some of the prime 

objectives of the Comprehensive Plan include: 

✓ Protection of property rights. 

✓ Adequate public facilities and services are provided to the people at reasonable 

cost. 
✓ Ensure the local economy is protected. 

✓ Encourage urban and urban-type development and overcrowding of land. 

✓ Ensure development is commensurate with the physical characteristics of the 

land. 

The goal of the Comprehensive Plan for Land Use is to encourage the development of a 

diverse community that provides a mixture of land uses, housing types, and a variety of 

employment options, social and recreational opportunities, and where possible provides 

an assortment of amenities within walking distance of a residential development. The 

City must find compliance with the Comprehensive Plan. 

 

2.  The map amendment complies with the regulations outlined for the proposed district,  

     specifically, the purposes statement. 

The City must find that the proposal complies with the proposed district and purpose 

statement. The purpose of the residential districts is to provide regulations and districts 

for various residential neighborhoods with gross densities in compliance with the intent 

of the Comprehensive Plan designation. Housing shall be single family detached unless 
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approved with a PUD or development agreement. Connection to municipal water and 

sewer facilities are required for all subdivision and lot split applications in all districts 

exceeding one dwelling unit per acre. Private streets may be approved in this district for 

access to newly subdivided or split property.  

 
3.  The map amendment shall not be materially detrimental to the public health, safety, and  

     welfare; and 

 The City must find that there is no indication from the material submitted by any 

political agency stating that this annexation and zoning of this property will be materially 

detrimental to the public health, safety or welfare.   

 

4.  The map amendment shall not result in an adverse impact upon the delivery of services by  

     any political subdivision providing public services within the city including, but not limited to,  

     school districts. 

The City must find that it has not been presented with any information from agencies 

having jurisdiction that public services will be adversely impacted other than traffic, 
which will continue to be impacted as the City grows. 

 

5.  The annexation is in the best interest of the city. 

The City must find  that this annexation is reasonably necessary for the orderly 

development of the City. 

 

PRELIMINARY PLAT FINDINGS: 

 

1.  The plat is in compliance with the Comprehensive Plan. 

The City must find that this Plat follows designations, spirit and intent of the 

Comprehensive Plan regarding residential mixed-use developments and meets several of 
the objectives of the Comprehensive Plan such as:  

1.  Designing development projects that minimize impacts on existing adjacent  

     properties, and 

2.  Managing urban sprawl to protect outlying rural areas.   

 

2.  Public Services are available or can be made available and are adequate to accommodate 

     the proposed development. 

The City must find that Agencies having jurisdiction on this parcel were notified of this 

action, and that it has not received notice that public services are not available or cannot 

be made available for this development. 

 

3.  There is public financial capability of supporting services for the proposed development; 

The City must find that they have not been notified of any deficiencies in public financial 

capabilities to support this development. 

 

4.  The development will not be detrimental to the public health, safety or general welfare; 
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The City must find that it has not been presented with any facts stating this Preliminary 

Plat will be materially detrimental to the public health, safety and welfare.  Residential 

uses are a permitted use within the zone. 

 

5.  The development preserves significant natural, scenic or historic features; 

The City must find that there are no known natural, scenic, or historic features that have 

been identified within this Preliminary Plat. 

 

PRIVATE ROAD FINDINGS:  

 

A. The design of the private street meets the requirements of this article; 

 The City must find that the proposed private road meets the design standards in the 

            Code. 

B. Granting approval of the private street would not cause damage, hazard, or nuisance, or other 

detriment to persons, property, or uses in the vicinity: 

The City must find that it has not been presented with any facts stating this private road 

will cause damage, hazard or nuisance, or other detriment to persons, property or uses in 

the vicinity.  

 
C. The use and location of the private street shall not conflict with the comprehensive plan 

and/or the regional transportation plan. 

 

The City must find that the use is not in conflict with the comprehensive plan and/or 

regional transportation plan. 

 

Upon granting approval or denial of the application, the Council shall specify: 

 

1. The Ordinance and standards used in evaluating the application;   

2. The reasons for recommending approval or denial; and   

3. The actions, if any, that the applicant could take to obtain approval. 

 

CONDITIONS OF APPROVAL 

 

1. The approved Preliminary Plat for Moon Valley Townhomes shall comply with all statutory 

requirements of applicable agencies and districts having jurisdiction in the City of Star. 

2. All private streets shall have a minimum street width of 33’ and shall be constructed to 

ACHD standards, unless otherwise approved by the Council and Star Fire District. 

3. Applicant shall provide approval from Ada County on private street names and or 

addressing plan prior to signing the final plat.  
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4. All approvals relating to floodplain/floodway issues and requirements shall be completed 

and approved by the City Flood Administrator prior to submittal of the final plat. 

Construction of any kind is prohibited prior to approval of a Floodplain application. 

5. The property with the approved Preliminary Plat shall be satisfactorily weed abated at all 

times, preventing a public nuisance, per Star City Code.  

6. Street trees shall be installed per Chapter 8, Section 8-8C-2-M(2) Street Trees.  

7. All signed Irrigation District Agreements with the Irrigation Districts shall be provided to the 

City of Star with each subsequent Final Plat application. 

8. Pressurized irrigation systems shall comply with the Irrigation District(s) and the City of Star 

Codes.  Plans for pressurized irrigation systems shall be submitted to, and approved by the 

City of Star Engineer, prior to installation.   

9. A plat note supporting the “Right to Farm Act” as per Idaho Code Title 22, Chapter 45, shall 

be shown on the Final Plat. 

10. A copy of the CC&R’s shall be submitted to the City of Star at Final Plat. 

11. A letter from the US Postal Service shall be given to the City at Final Plat stating the 

subdivision is in compliance with the Postal Service. 

12. A form signed by the Star Sewer & Water District shall be submitted to the City prior to the 

signature of the Final Plat stating that all conditions of the District have been met. 

13. A plat note shall state that development standards for residential development shall comply 

with the effective building and zoning requirements at time of building permit issuance, 

unless amended in the Development Agreement or CUP conditions. 

14. Streetlights shall comply with the Star City Code and shall be of the same design throughout 

the entire subdivision. Streetlights shall be continuous throughout the subdivision and shall 

be maintained by the Homeowners Association.  Streetlights shall be installed and energized 

prior to issuing any building permits. Design shall follow Code with requirements for light 

trespass and “Dark Skies” lighting. Client has submitted a plan and Staff would like to 

work with the applicant on locations of streetlights. Applicant has not submitted a 

streetlight design/cutsheet. Streetlight design must be submitted and approved by 

Staff prior to signing the final plat.  

15. Development standards for single family residential units shall comply with effective building 

and zoning requirements at time of building permit issuance, or as approved through the 

Development Agreement or as stated herein. 

16. All common areas shall be maintained by the Homeowners Association. 

17. The applicant shall provide a sign, to be located at all construction entrances, indicating the 

rules for all contractors that will be working on the property starting at grading and running 

through home sales that addresses items including but not limited to dust, music, dogs, 

starting/stopping hours for contractors (7a.m. start time). Sign shall be approved by the 

City prior to start of construction. 

18. A sign application is required for any subdivision signs. 

19. Any additional Condition of Approval as required by Staff and City Council. 
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COUNCIL DECISION 

 

The Star City Council __________________ File # PP-21-13/DA-21-12 MOD/PR-21-11for Moon 

Valley Townhomes on ___________________ ______, 2020. 



Discussion from April 16, 2019 Moon Valley Subdivision Regarding Mixed Use 

1:58:17 of Tape 

MK -  Mr. Mayor, if I can continue. So, Mr. Tate, also, we discussed the, my concerns about signing a 

blank check if you will on the mixed use area on the northwestern corner, and would you be willing to 

put into the development agreement, or amendment, that when you bring forward a proposal for that 

that you would be willing to follow our updated Comprehensive Plan, coming soon to a City near you, 

and also our updated Development Code, or whatever that might be at the time? 

MT – We’ve submitted the Development Agreement and Conditional Use permit not knowing what’s 

coming, I do not feel comfortable in saying that I will agree to something that I haven’t seen in the 

future, so I respectfully, I would like to keep it with our development agreement and conditional use 

permit just cause its an unknown quantity and not know what’s going on…… 

TC -  So let’s talk about this mixed-use thing here. I know you made a comment and I’ve heard this 

comment many times, about no one’s going to want to drive down to Palmer and come back on to 

highway 44, however, if you know the citizens of Star and they drive 7 miles anyway to get to anyplace 

to go, so if we have shops and stuff in there and we made that a priority to get it done, your going to 

have people that are going to visit that, you’ll have 200 folks or whatever here that would visit those 

things. I would personally like to see…., this is an important corner, this is a vital corner, our City is 

upside down and we’ve said this many times and our residential vs commercial projects, and were not 

viable yet, you know as far as tax base goes, so were taking a whole big section of this and turning it into 

residential… That corner right there, that little stub, that you have going north there right underneath 

plan, I’d like to see something done different in there with mixed use and do some shops and 

boardwalks and stuff along that lake to make it attractive and make is some place where people want to 

come,  

MT- Right, and that’s why we pulled it all the way back to the lake to leave that as an opportunity  

TC – So your option, your idea is for that section on the side of that to be mixed use right there or is that 

going to be open space? 

MT – Right here?  

TC – Yes. 

MT – This is part of that mixed use, this area that we have in our preliminary plat, so its kind of wraps 

that corner. 

TC - So it will wrap around that section there and go up? 

MT – All the way to Moon Valley Road, yep. If you would actually go to the next slide, that, yeah here 

you go, so here’s that lake, so the application actually includes all this property that goes up to Moon 

Valley Road. 

TC - And that empty spot on the right there is not your property?  

MT - And so to your point, about wanting to see those uses, you know I’d like to see those uses too, just 

from a project standpoint, commercial property is worth more, and we’ve done all types of 

ShawnN
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development so that’s not out of our bailiwick to do that so at this point we don’t have enough 

information on the access to be able to tell what’s realistic in there or not.  

KN – I think you have some good ideas as far as light office, maybe a retirement center, Dr.’s office.. 

MT – I think that’s a good idea.. 

KN – Stuff like that I think people would drive out of their way…. 

MT -  And keep in mind, we can do some of that here, and there’s all this property on the north side 

that’s going to have a lot more visibility to traffic that could come in and be a lot easier to get in and 

maybe if some big application came in we would at least be able to have a right in right out directly on 

to state street in that area. 

KN – I think that what your hearing from the Council is that were pretty intent on seeing that develop as 

commercial use, I don’t think your going to find an approval tonight without some sort of agreement 

that that is what is going to turn into, so I don’t know if I want to speak for these guys but what I’m 

hearing is, what I feel is that were not going to be ambiguous on this may end up residential because it’s 

not going to end up residential. 

TC – Our Comprehensive Plan is out there, the new one, its on our website, its been out there, it’s 

something I would encourage you guys to look at, and see what the plan is, and the discussion that the 

community has had and all that, for this corner, and I understand that, the access thing, trust me, we’ve 

been dealing with that for 8 months, almost solid, trying to get access to a lot of those properties and 

that stuff over there, so I get it. But, I also understand the nature of our citizens and what we’ve had to 

do for the last 20 years I’ve been here. I have to go 7 miles any direction to get to a service or amenity, 

so I don’t think anyone is going to have an issue of taking a right on Short Road to get in there to do 

something, or go back down to Palmer to come back out. 

KN – We have to realize that when other options come along, which they will. 

TC- They will come along 

KN- That will change 

TC- Maybe, I don’t know, it’s a possibility, I mean, its…, we want commercial, no doubt about it, its like 

Mr. Neilson has been saying, we need something there, it’s got to happen, so, so there’s no way we’re 

gonna allow it to turn into residential… 

MT- I hear what your saying, I don’ think I’ve ever been in a position where its gone totally backwards 

and where I’ve got somebody saying more intensity, more intensity, which is a fun place to be, um, but if 

you remember, you know the property is currently zoned for a mix of R-2, you know, smorgasbord, 

we’ve got the entire property that the DA would apply to, and right now what’s in front of you is this 

preliminary plat that does not include that mixed use area so we will have to have another application 

come in to do something with that mixed use area so I think that that discussion would be appropriate 

at that time, looking at whatever use gets proposed in that area, so you will have another bite at the 

apple, if.. 

TC- I get it but the red flag shows up when you say your not going to guarantee that it won’t go 

residential and that’s the red flag that comes up for us 



MT-Sure 

TC- You see what I mean 

MT- Sure 

TC- That was your words not mine 

MT – I just want to be open with you guys. I hope you appreciate that, I’m not trying to shine you on, 

here but what I know is we’ve got an incredibly nice project here in front of you tonight, maybe one of 

the nicest here in the valley, were excited about it, we want to be part of Star and we think this is a good 

location to do it, and we heard what Staff said and were hearing exactly what you’re saying and wanting 

to see a mix of uses, and that’s what I’m seeing, were gonna have to be back here again for this piece 

here. 

KN – I just want to say that personally I’ll say that I lost sight of that so that’s a good point  

MT – Yeah, What were really asking tonight is this is what the DA, CUP and Preliminary Plat includes this 

area, and not this area or the part on the south side of the river, so same would go on that south side. 
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Staff Technical Report 
6/16/2021 

 
 
Development: Moon Valley Townhomes 
   
 
Lead Agency:  City of Star  
  Shawn Nickel 
  Snickel@staridaho.org 

208-286-7247 
  
 
Location: Southeast corner of SH-16 / SH-44   
  SH-44 MP 13.2 
 
 
Applicant: M3 Companies     
  Mark Tate 

1087 W. River Street, Suite 310      
 Boise, ID 83702    
 MTate@m3companiesllc.com 
 Phone: 208.939.6263    

 
   
Consultant: Kittelson & Associates 
  John Ringert 

CR Engineering, Inc. 
101 S. Capitol Blvd, Suite 600 
JRINGERT@kittelson.com 
Phone: 208-338-2683 

 
 
Staff Contact: Erika Bowen 
  Idaho Transportation Department  
  District 3 Development Services Technical Engineer 
  Erika.Bowen@itd.idaho.gov 
  Phone: 208-265-4312 ext. #7 
 
 
 
 
 
 
 
 
 
 

mailto:Snickel@staridaho.org
mailto:MTate@m3companiesllc.com
mailto:Erika.Bowen@itd.idaho.gov
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Proportionate Share Contribution  
 
 

ITD District 3 has issued Memo 39-Development Proportionate Share Contribution (Updated 11-13-2020) as a 
means to request equitable contribution from developers to improve public facilities needed to serve new 
growth and development.  

  
ITD does not have jurisdictional authority to require proportionate share contribution from the developer 
because they are not asking for a direct access approach. ITD and the city of Star have entered into an 
Intergovernmental Agreement for the city to collect proportionate share contributions on the department’s 
behalf to be used towards future ITIP projects on the State highway system jointly selected by the two agencies.  

 
 

Intersection Proportionate Share Contribution 
SH-44 / Short Road $52,039 
SH-44 / Palmer Lane $14,350 
SH-16 / SH-44 N/A 

TOTAL $66,389 
Approximate per household unit $426 

 

Traffic Impact Study Overview 
 
1. Proposed Development 

 
The proposed Moon Valley Townhomes development is estimated to contain 156 low-rise multi-family 
townhomes.    Anticipated buildout year is 2023. 

 
2.   Vicinity Map 
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3. Trip Generation:  
 

 
 

 
4. Trip Distribution 
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5. Traffic Impact Study Recommendations 
Dated: April 2021 

 
Kittelson & Associates prepared a traffic impact analysis for the proposed Moon Valley Townhomes 
Development.  Below is an executive summary of the findings as presented by Kittelson & Associates. The 
following executive summary is not the opinion of ITD staff. ITD staff has reviewed the submitted traffic 
impact study for consistency with ITD policies and practices and may have additional and/or varied 
requirements beyond what is noted in the summary.  
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ITD Proportionate Share Contributions 
 

1. SH-44 and Palmer Lane  
*All supporting documentation in Appendix A 

 
ITD programmed the Palmer Lane signalization project for 2027 construction with the understanding that 
the department would request proportionate share contributions from new nearby developments to help 
accelerate the project.  
 
Staff estimates the design, construction and right-of-way costs as $1,479,414.  
 
Separately, ITD has a programmed project to widen SH-44 through the Palmer Lane intersection to the 
ultimate configuration.  
 
ITD is currently working on the SH-44 corridor plan with a design year of 2045. The Traffic Analysis for this 
segment of the corridor has been reviewed by FHWA and deemed acceptable. Due to the nature of the 
signalization project and that its benefit and construction focuses on the local road traffic, proportionate 
share shall be based on Palmer Lane site trips versus Palmer Lane intersection trips at 2045. 
 
 
 
Total Site Traffic 
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Total 2045 Traffic 
 

 

 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
Staff calculates the developer’s proportionate share to be $14,350 (0.97%) based on Palmer Lane site trips 
versus Palmer Lane intersection trips at 2045 buildout. 
 
 

2. SH-44 and Short Road 
*All supporting documentation in Appendix B 
 
Per the TIS, the intersection of SH-44 and Short road operates at acceptable levels of operation with SH-44 
being widened to a five lane section. ITD has a project programmed in 2023 to widen SH-44. 
 
The TIS performed a right turn lane warrant for the intersection and found that an eastbound right turn 
lane is warranted under existing traffic conditions. The requirement to instlall a rigth turn lane was 
mentioned in ITD’s development condition memo to the Anderson Property development adjacent to 
Moon Valley Townhomes. ITD did not have jurisdiction to require this of Anderson Property, but requested 
it from the city of Star. 
 
ITD staff estimates the design, construction and right-of-way costs to construct and eastbound right turn 
lane at Short Road as $1,479,414.  
 

Proportionate Share Calculations 

AM Site = 11 AM Total = 1,047 AM % = 1.05 

PM Site = 13 PM Total = 1,472 PM % = 0.88 

Average Proportionate Share Percentage  Avg % = 0.97 

SH-44 / Palmer Lane Cost Estimate $1,479,414 

Proportionate Share Contribution $14,350 
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Proportionate share shall be based on site trips utilizing the right turn lane versus total right turn 
movements at 2023 total buildout.  
 
Total Site Traffic 
 

 
 
Total 2023 Traffic 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
Staff calculates the developer’s proportionate share to be $52,039 (25.10%) based on right turn site trips 
versus total right turn trips at 2023 total buildout. 

 
 

Proportionate Share Calculations 

AM Site = 8 AM Total = 65 AM % = 12.31 

PM Site = 25 PM Total = 66 PM % = 37.88 

Average Proportionate Share Percentage  Avg % = 25.10 

SH-44 / Short Road Right Turn Lane Cost Estimate $207,325 

Proportionate Share Contribution $52,039 
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3. SH-44 and SH-16 
 

Analysis was not requested at the intersection of SH-16 / SH-44. ITD has been requesting all nearby 
devleopments to contribute to proporitonate share at this intersection for unique trips. All of Moon Valley 
Townhomes sit traffic are entering the SH-44 / Short Road intersection or SH-44 / Palmer lane intersection. 
ITD is already requesting propopnrtiane share contribution towards imrpvometns at these two 
intersections. See above sections.  

 
Staff does not recommend a proportionate share contribution at the intersection of SH-16 / SH-44.  

 
 
*ITD Staff Recommendations are intended to assure that the proposed development will not place an undue burden 
on the existing State Highway system within the vicinity impacted by the proposed development. 
 
** Recommendations included in ITD’s Staff Technical Report along with any development conditions (see associated 
Permit Committee Agenda/Minutes) is only valid for the period of one year from the date of the TIS report. ITD 
reserves the right to request an updated TIS to reflect current traffic conditions if an approved encroachment 
application and/or proportionate share contribution are not obtained/provided within one year. 

 
 
 
 
 

 
6. Appendices 

 
Appendix A   SH-44 / Palmer Lane Documentation  
 
Appendix B  SH-44 / Short Road Documentation  
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Appendix A 

SH-44 / Palmer Lane Documentation 
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Appendix B 

SH-44 / Short Road Documentation 
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June 21, 2021 

 

Mark Tate  

M3 Companies    

1087 W. River Street, Suite 310  

Boise, ID 83702   

MTate@m3companiesllc.com 

Phone: 208.939.6263   

 

 

VIA EMAIL  

 

RE: Moon Valley Townhomes – ITD Development Condition Memo 

 

Dear Mr. Tate,  

 

The Idaho Transportation Department (ITD) appreciated the opportunity to review the Moon Valley Townhomes 

Traffic Impact Study (TIS) located on the southeast corner of SH-16 and SH-44. We have completed our review 

and although we do not have any technical questions, we do have concerns for the development’s added trips to 

the intersections of SH-44 / Short Road and SH-44 / Palmer Lane. 

 

ITD has entered into an agreement with the city of Star to collect a proportionate share contribution from each 

new development for impacts to the State highway system. As two agencies we are working together to 

accelerate highway construction within Star’s area of impact to accommodate new development growth. ITD 

values your contribution to the transportation system so we can help keep goods, services and the public moving 

at an efficient pace.  

 

Per the TIS, an eastbound right turn lane is warranted at the intersection of SH-44 / Short Rd. Since the 

improvement is at a public road intersection, ITD has estimated the cost of the improvement and calculated your 

development’s proportionate share based off site traffic volumes versus total right turn lane traffic volumes at 

2023 buildout.  

 

ITD programmed the SH-44 / Palmer Lane signalization project for 2027 construction with the understanding that 

the department would request proportionate share contributions from new nearby developments to help 

accelerate the project.  ITD calculated your development’s proportionate share based off Palmer Lane site trips 

versus total 2045 Palmer Lane site trips.  

 

mailto:MTate@m3companiesllc.com
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ITD determined Moon Valley Townhomes proportionate share contribution as the following. Details 

of the proportionate share calculation are included in the attached ITD Staff Technical Report.     

 

 
 

 

Maintaining safety and mobility for Idaho’s motorists is of utmost importance to ITD. We appreciate your 

improvements to livability in Star, ID as we want all residents to travel safely and efficiently around the Treasure 

Valley. If you have any questions please contact me by email at jayme.coonce@itd.idaho.gov or 208-334-8302. 

 

 

Sincerely, 

 

 

 

Jayme Coonce, P.E. 

ITD – District 3 

Engineer Manager 

 

Cc: 

Shawn Nickel – City of Star 

Paige Bankhead – ACHD  

John Ringert – Kittelson & Associates 

 

mailto:jayme.coonce@itd.idaho.gov


GROWING  POSSIBILITIES 

131 SW 5th Ave, Suite A 
Meridian, ID 83642 

  
(208) 288-1992 

 
 
 

203010-436 

May 28, 2021 
 
 
Mayor Trevor Chadwick 
City of Star 
P.O. Box 130 
Star, ID 83669 
 
Re: Moon Valley Townhomes Subdivision Preliminary Plat Application 
 
Dear Mayor: 
 
Keller Associates, Inc. has reviewed the Preliminary Plat for the Moon Valley Townhomes Subdivision 
dated May 3, 2021. We reviewed the applicant’s package to check conformance with the City’s 
Subdivision Ordinance and coordinated our review with Shawn L. Nickel. We have the following 
comments based on our review.   

1. No landscape plan is provided, landscape plans including fencing, buffer areas, and street 
trees will have to conform to the City subdivision ordinance.   

2. Street lights are required at all intersections. Street lighting shall be in accordance with 
ISPWC and the City of Star Supplementals. Cut sheet for lights and light poles shall be 
approved in writing by the City prior to installation.  

3. Some bearings shown on the plans indicate opposite directions from those in the legal 
description (e.g. NE vs SW), please rectify. 

4. Plat note #2 references Canyon County Highway District, please clarify if this is CCHD or 
ACHD because the project is located in Ada County.  

5. Plat references several times that Lot 1 incudes a parking lot, is this a parking lot or private 
roads.  

6. Drive isles shall be limited to 150 feet from the center of the perpendicular drive isle to the 
end dead end, or a fire turnaround is required, several isles appear to exceed this 
requirement.  

7. Potable water cannot be used for irrigation purposes. A separate pressure irrigation system 
will be required. Construction plans for a subdivision-wide pressure irrigation system will be 
required for each final plat. Plan approvals and license agreements from the affected 
irrigation and/or canal companies will be required. 

8. Historic irrigation lateral, drain, and ditch flow patterns shall be maintained unless approved 
in writing by the local irrigation district or ditch company. 

9. Finish grades at subdivision boundaries shall match existing finish grades. Runoff shall be 
maintained on subdivision property unless otherwise approved. 



 
 

203010-436 

10. 10-foot easements for pressure irrigation lines will need to be shown once the applicant 
determines the alignment location(s) for the facilities. Show all ditch and drainage 
easements. 

11. Easements for sewer/water facilities will be required where placed outside of public right of 
way. 

We recommend that the conditions 1–6 listed above be addressed prior to approval of the 
Preliminary Plat. Any variance or waivers to the City of Star standards, ordinances, or policies must be 
specifically approved in writing by the City. Approval of the above-referenced Preliminary Plat does not 
relieve the Registered Professional Land Surveyor or the Registered Professional Engineer of those 
responsibilities. 
 
If you have any questions, please do not hesitate to call Keller Associates at (208) 288-1992. 
 
Sincerely,  
 
KELLER ASSOCIATES, INC. 
 
 
Ryan V. Morgan, P.E. 
City Engineer 
 
cc: File 
       
 

csturlin
Ryan Morgan



  

(208) 286-7772 
11665 W. STATE ST., SUITE B  

STAR, IDAHO 83669 

MIDDLETON RURAL FIRE DISTRICT STAR FIRE PROTECTION DISTRICT 

Moon Valley Townhomes Subdivision 

 
 
 

DATE:    August 30, 2021 

TO:    City of Star, Planning & Zoning  

FROM:   Victor Islas, Deputy Chief  

SUBJECT:  Fire District Review  

PROJECT NAME:  Moon Valley Townhomes Subdivision (PP-21-12, DA-21-13-MOD)    

Fire District Summary Report:  
 
Overview: This development can be serviced by the Star Fire Protection District.  This development shall 
comply with the 2018 International Fire Code (IFC) and any codes set forth by the City of Star, Idaho.   
 
Fire Response Time:  This development will be served by the Star Fire Protection District Station 51, 
located at 11655 W. State St., Star, Idaho.  Station 51 is 3 miles with a travel time of 8 minutes under ideal 
driving conditions.  
 
Accessibility: Roadway Access, Traffic, Radio Coverage  
 
Access roads shall be provided and maintained following Appendix D and Section 503 of the IFC. Access 
shall include adequate roadway widths, signage, turnarounds, and turning radius for fire apparatus.  
 
Access road design shall be designed and constructed to allow for evacuation simultaneously with 
emergency response operations.  
 
All access roads in this development shall remain clear and unobstructed during construction of the 
development. Additional parking restrictions may be required as to always maintain access for emergency 
vehicles. Hydrants shall always remain unobstructed per city code.  
 
One- or two-family dwelling residential developments: Developments of one- or two-family dwellings 
where the number of dwelling units exceeds 30 shall provide with at least two separate and approved fire 
apparatus access roads.  
 
Review Note:  The Fire District would like to meet with the developer to discuss the current access that is 
planned.  
 
Residential structures that sit more than 150ft off the roadway will require additional turnaround for 
emergency access.  
 
The fire district requires that Autoturn models be submitted for review.  Autoturn models should be reflect 
the utilization of a 36’ long fire engine and a 50’ long ladder truck.  
 
Traffic calming devices will require approval by the Fire District.  
 
An unobstructed vertical clearance of no less than 13 feet 6 inches shall be always maintained.   
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It shall be the responsibility of the developer and or HOA to maintain clearance of access roads all year 
around. This shall include but not limited to snow removal and vehicles.  
 
No street parking shall be allowed.  No parking signs to be posted as per IFC D103.6.  
 
The applicant shall work with City of Star, Ada County and Fire District to provide an address identification 
plan and signage which meets the requirements set forth by each agency. Addressing shall be placed in a 
position that is plainly legible and visible from the street or road fronting the property, as set forth in 
International Fire Code Section 505.1 
 
Upon commencement of initial construction of a new structure, a clear visible freestanding sign or post 
hall be erected and maintained in place until the permanent address numerals are attached or otherwise 
displaced upon the premises at completion.  
 
Electronic gates will require Knox key switch and yelp activation.  
 
Review Note:  During our review it has been noted that the access to the proposed development site is 
limited to W. Moon Valley Rd. via S. Short Rd and N. Palmer Ln.  With the addition of this development 
this will add additional traffic to the area which could in turn decrease response time to emergent and non-
emergent calls for service.  
 
Water Supply:  
Water supply requirements will be followed as described in Appendix B of the 2018 International Fire Code 
unless agreed upon by the Fire District.  
 

1. Fire Flow: One-  and two-fami ly  dwellings not exceeding 3,600 square feet require a fire-flow 
of 1,000 gallons per minute for a duration of 1 hours to service the entire project. One-  and  
two- fami ly  dwellings in excess of 3,600 square feet require a minimum fire flow as specified in 
Appendix B of the International Fire Code. 

2. Water Supply: Acceptance of the water supply for fire protection will be by the Fire District and 
water quality by the Star Sewer & Water District for bacteria testing.  

3. Water Supply: Final Approval of the fire hydrant locations shall be by the Star Fire Protection 
District or their designee in accordance with International Fire Code Section (IFC) 508.5.4 as 
follows:  

a. Fire hydrants shall have a Storz LDH connection in place of the 4 ½” outlet. The Storz 
connection may be integrated into the hydrant, or an approved adapter may be used on the 
4 1/2" outlet.  

b. Fire hydrants shall have the Storz outlet face the main street or parking lot drive aisle.  
c. Fire hydrants shall be placed on corners when spacing permits.  
d. Fire hydrants shall not have any vertical obstructions to outlets within 10’.  
e. Fire hydrants shall be placed 18” above finished grade to the center of the Storz outlet.  
f. Fire hydrants shall be provided to meet the requirements of the City of Star and Star Sewer 

and Water District Standards.  
g. Show all proposed or existing hydrants for all new construction or additions to existing 

buildings within 1,000 feet of the project. 
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Inspections:  
Final inspection by the Fire District of the above listed including hydrant flow must be completed before 
building permits are issued 
 
 
Additional Comments:  
Side Setback as per City Code.  Any modification to setback will require review and approval by the Fire 
District.  
 
Streetlights shall be turned on once residential building begins, Lighting is essential in assisting first 
responders with identifying entrances safely while responding to calls for service.  
 
Additional life safety review and permits will be required for commercial and residential buildings prior 
to construction.    
 



 
 
 

 
 
 
 
 
May 21, 2021 
 
 
By e-mail:  snickel@staridaho.org 
 
City of Star 
P.O. Box 130 
Star, Idaho 83669 
 
Subject: Moon Valley Townhomes Subdivision, PP-21-12/DA-21-13-MOD 
 
Dear Mr. Nickel:  

Thank you for the opportunity to respond to your request for comment.  While DEQ does not review 
projects on a project-specific basis, we attempt to provide the best review of the information provided.  
DEQ encourages agencies to review and utilize the Idaho Environmental Guide to assist in addressing 
project-specific conditions that may apply.  This guide can be found at: deq.idaho.gov/assistance-
resources/environmental-guide-for-local-govts.  
 
The following information does not cover every aspect of this project; however, we have the following 
general comments to use as appropriate: 
 

1. AIR QUALITY 

• Please review IDAPA 58.01.01 for all rules on Air Quality, especially those regarding fugitive 
dust (58.01.01.651), trade waste burning (58.01.01.600-617), and odor control plans 
(58.01.01.776). 
 

• All property owners, developers, and their contractor(s) must ensure that reasonable controls 
to prevent fugitive dust from becoming airborne are utilized during all phases of construction 
activities per IDAPA 58.01.01.651. 
 

• DEQ recommends the city/county require the development and submittal of a dust prevention 
and control plan for all construction projects prior to final plat approval.  Dust prevention and 
control plans incorporate appropriate best management practices to control fugitive dust that 
may be generated at sites.   
 

• Citizen complaints received by DEQ regarding fugitive dust from development and 
construction activities approved by cities or counties will be referred to the city/county to 
address under their ordinances. 

Brad Little, Governor 
Jess Byrne, Director 

1445 N Orchard Street, Boise, ID 83706 
(208) 373-0550 

http://www.deq.idaho.gov/assistance-resources/environmental-guide-for-local-govts
http://www.deq.idaho.gov/assistance-resources/environmental-guide-for-local-govts
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• Per IDAPA 58.01.01.600-617, the open burning of any construction waste is prohibited. The 
property owner, developer, and their contractor(s) are responsible for ensuring no prohibited 
open burning occurs during construction. 
 

• For questions, contact David Luft, Air Quality Manager, at (208) 373-0550. 

2. WASTEWATER AND RECYCLED WATER 

• DEQ recommends verifying that there is adequate sewer to serve this project prior to 
approval.  Please contact the sewer provider for a capacity statement, declining balance 
report, and willingness to serve this project.   

• IDAPA 58.01.16 and IDAPA 58.01.17 are the sections of Idaho rules regarding wastewater and 
recycled water.  Please review these rules to determine whether this or future projects will 
require DEQ approval.  IDAPA 58.01.03 is the section of Idaho rules regarding subsurface 
disposal of wastewater.  Please review this rule to determine whether this or future projects 
will require permitting by the district health department.  

• All projects for construction or modification of wastewater systems require preconstruction 
approval.  Recycled water projects and subsurface disposal projects require separate permits 
as well. 

• DEQ recommends that projects be served by existing approved wastewater collection systems 
or a centralized community wastewater system whenever possible.  Please contact DEQ to 
discuss potential for development of a community treatment system along with best 
management practices for communities to protect ground water. 

• DEQ recommends that cities and counties develop and use a comprehensive land use 
management plan, which includes the impacts of present and future wastewater management 
in this area.  Please schedule a meeting with DEQ for further discussion and recommendations 
for plan development and implementation.   

For questions, contact Valerie Greear, Water Quality Engineering Manager at (208) 373-0550. 

3. DRINKING WATER 

• DEQ recommends verifying that there is adequate water to serve this project prior to approval.  
Please contact the water provider for a capacity statement, declining balance report, and 
willingness to serve this project. 

• IDAPA 58.01.08 is the section of Idaho rules regarding public drinking water systems.  Please 
review these rules to determine whether this or future projects will require DEQ approval. 

• All projects for construction or modification of public drinking water systems require 
preconstruction approval.   

• DEQ recommends verifying if the current and/or proposed drinking water system is a 
regulated public drinking water system (refer to the DEQ website at: deq.idaho.gov/water-
quality/drinking-water.aspx).  For non-regulated systems, DEQ recommends annual testing for 
total coliform bacteria, nitrate, and nitrite. 

http://www.deq.idaho.gov/water-quality/drinking-water.aspx
http://www.deq.idaho.gov/water-quality/drinking-water.aspx
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• If any private wells will be included in this project, we recommend that they be tested for total 
coliform bacteria, nitrate, and nitrite prior to use and retested annually thereafter. 

• DEQ recommends using an existing drinking water system whenever possible or construction 
of a new community drinking water system.  Please contact DEQ to discuss this project and to 
explore options to both best serve the future residents of this development and provide for 
protection of ground water resources. 

• DEQ recommends cities and counties develop and use a comprehensive land use management 
plan which addresses the present and future needs of this area for adequate, safe, and 
sustainable drinking water.  Please schedule a meeting with DEQ for further discussion and 
recommendations for plan development and implementation.   

For questions, contact Valerie Greear, Water Quality Engineering Manager at (208) 373-0550. 

4. SURFACE WATER 

• Please contact DEQ to determine whether this project will require a National Pollution 
Discharge Elimination System (NPDES) Permit. A Construction General Permit from EPA may be 
required if this project will disturb one or more acres of land, or will disturb less than one acre 
of land but are part of a common plan of development or sale that will ultimately disturb one 
or more acres of land.   

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

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

• The Federal Clean Water Act requires a permit for filling or dredging in waters of the United 
States.  Please contact the US Army Corps of Engineers, Boise Field Office, at 10095 Emerald 
Street, Boise, or call 208-345-2155 for more information regarding permits.   

For questions, contact Lance Holloway, Surface Water Manager, at (208) 373-0550. 

5. SOLID WASTE, HAZARDOUS WASTE AND GROUND WATER CONTAMINATION 

• Solid Waste. No trash or other solid waste shall be buried, burned, or otherwise disposed of at 
the project site.  These disposal methods are regulated by various state regulations including 
Idaho’s Solid Waste Management Regulations and Standards (IDAPA 58.01.06), Rules and 
Regulations for Hazardous Waste (IDAPA 58.01.05), and Rules and Regulations for the 
Prevention of Air Pollution (IDAPA 58.01.01). Inert and other approved materials are also 
defined in the Solid Waste Management Regulations and Standards 

https://idwr.idaho.gov/streams/stream-channel-alteration-permits.html
https://idwr.idaho.gov/streams/stream-channel-alteration-permits.html


Response to Request for Comment  
May 21, 2021 
Page 4 
 

• Hazardous Waste.  The types and number of requirements that must be complied with under 
the federal Resource Conservations and Recovery Act (RCRA) and the Idaho Rules and Standards 
for Hazardous Waste (IDAPA 58.01.05) are based on the quantity and type of waste generated.  
Every business in Idaho is required to track the volume of waste generated, determine whether 
each type of waste is hazardous, and ensure that all wastes are properly disposed of according 
to federal, state, and local requirements. 

• Water Quality Standards.  Site activities must comply with the Idaho Water Quality Standards 
(IDAPA 58.01.02) regarding hazardous and deleterious-materials storage, disposal, or 
accumulation adjacent to or in the immediate vicinity of state waters (IDAPA 58.01.02.800); and 
the cleanup and reporting of oil-filled electrical equipment (IDAPA 58.01.02.849); hazardous 
materials (IDAPA 58.01.02.850); and used-oil and petroleum releases (IDAPA 58.01.02.851 and 
852).   Petroleum releases must be reported to DEQ in accordance with IDAPA 58.01.02.851.01 
and 04.  Hazardous material releases to state waters, or to land such that there is likelihood that 
it will enter state waters, must be reported to DEQ in accordance with IDAPA 58.01.02.850. 

• Ground Water Contamination.  DEQ requests that this project comply with Idaho’s Ground 
Water Quality Rules (IDAPA 58.01.11), which states that “No person shall cause or allow the 
release, spilling, leaking, emission, discharge, escape, leaching, or disposal of a contaminant into 
the environment in a manner that causes a ground water quality standard to be exceeded, 
injures a beneficial use of ground water, or is not in accordance with a permit, consent order or 
applicable best management practice, best available method or best practical method.”   

For questions, contact Albert Crawshaw, Waste & Remediation Manager, at (208) 373-0550. 

6. ADDITIONAL NOTES 

• If an underground storage tank (UST) or an aboveground storage tank (AST) is identified at the 
site, the site should be evaluated to determine whether the UST is regulated by DEQ.  EPA 
regulates ASTs.  UST and AST sites should be assessed to determine whether there is potential 
soil and ground water contamination.  Please call DEQ at (208) 373-0550, or visit the DEQ 
website deq.idaho.gov/waste-mgmt-remediation/storage-tanks.aspx for assistance. 

• If applicable to this project, DEQ recommends that BMPs be implemented for any of the 
following conditions:  wash water from cleaning vehicles, fertilizers and pesticides, animal 
facilities, composted waste, and ponds.  Please contact DEQ for more information on any of 
these conditions. 

 
  

http://www.deq.idaho.gov/waste-mgmt-remediation/storage-tanks.aspx
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We look forward to working with you in a proactive manner to address potential environmental impacts 
that may be within our regulatory authority.  If you have any questions, please contact me, or any of our 
technical staff at (208) 373-0550. 
 
Sincerely,  
 
 
 
Aaron Scheff 
Regional Administrator 
DEQ-Boise Regional Office  
 
EDMS#: 2021AEK95 
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Development Services Department 

 
Project/File:  Moon Valley Townhomes/ SPP21-0010/ PP-21-12 

This is a preliminary plat application to allow for the development of a 157-lot 
residential subdivision on 12-acres.  The site is located southeast of Highway 16 and 
State Street. 

Lead Agency: City of Star 

Site address: 8323 W. Moon Valley Road, 
 S0416120627, S0416110207   
 and S0416120646  

Staff Approval: August 4, 2021 

Applicant: Mark Tate 
 M3 ID Moon Valley  
 1087 W. River Stret, Ste. 310 
 Boise, ID 83702 

Representative: Wendy Shrief 
 JUB Engineers 
 2760 W. Excursion Lane, Ste 400 
 Meridian, ID 83642 
  
Staff Contact:  Dawn Battles, Planner II 
 Phone: 387-6218 
 E-mail: dbattles@achdidaho.org 

A.  Findings of Fact 
1. Description of Application:   The applicant is requesting approval of a preliminary plat application 

to allow for the development of 157-lots (156 residential lots and 1 common lot) on a lot within the 
Moon Valley Commons Subdivision previously approved in 2019.  This application also includes a 
modification to an existing development agreement with the City of Star to allow for attached single 
family homes to be constructed within the mixed-use zoning district.  The applicant’s proposal is 
not consistent with the City of Star’s future land use map which designates this area as commercial. 
 

2.  Description of Adjacent Surrounding Area: 
Direction Land Use Zoning 
North Rural-Urban Transition (Ada County) RUT 
South Compact/High-Density Residential R-8 
East Compact/High-Density Residential R-8 
West Commercial C-1 and CBD 

 
3. Site History:  ACHD staff has previously reviewed a portion of this site as Moon Valley Commons 

Subdivision/SPP20-0002/ PP-20-05 consisting of 93 residential lots, 34 common lots, 1 commercial 

mailto:dbattles@achdidaho.org
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lot and private roads in March 2020.  The requirements of this staff report are consistent with those 
of the prior action. 

4. Adjacent Development:  The following developments are pending or underway in the vicinity of 
the site: 

• Moon Valley Subdivision, consisting of 268 single family building lots, 22 common lots, 8 
driveway lots and a private road on 145-acress located south and southeast of the site was 
approved by ACHD in March 2019. 

5. Transit:  Transit services are not available to serve this site.       

6. Pathway Crossings:  United States Access Board R304.5.1.2 Shared Use Paths. In shared use 
paths, the width of curb ramps runs and blended transitions shall be equal to the width of the shared 
use path.  

AASHTO's Guidelines for the Development of Bicycle Facilities 5.3.5 Other Intersection 
Treatments: The opening of a shared use path at the roadway should be at least the same width 
as the shared use path itself. If a curb ramp is provided, the ramp should be the full width of the 
path, not including any flared sides if utilized. . . . Detectable warnings should be placed across the 
full width of the ramp. 

FHWA's "Designing Sidewalks and Trails for Access" (1999) reflected common ADA-related 
concepts: Chapter 6, Page 16-6: The width of the ramp should be at least as wide as the average 
width of the trail to improve safety for users who will be traveling at various speeds. In addition, the 
overall width of the trail should be increased, so the curb ramp can be slightly offset to the side. 
The increased width reduces conflict at the intersection by providing more space for users at the 
bottom of the ramp. 

7. New Center Lane Miles:  The proposed development includes 0 centerline miles of new public 
road. 

8. Impact Fees: There will be an impact fee that is assessed and due prior to issuance of any building 
permits. The assessed impact fee will be based on the impact fee ordinance that is in effect at that 
time. The impact fee assessment will not be released until the civil plans are approved by ACHD. 

9. Capital Improvements Plan (CIP)/ Integrated Five Year Work Plan (IFYWP): 
There are no roadways, bridges or intersections in the general vicinity of the project that are in the 
Integrated Five Year Work Plan (IFYWP) or the District’s Capital Improvement Plan (CIP). 

10. Roadways to Bikeways Master Plan:  ACHD’s Roadways to Bikeways Master Plan (BMP) was 
adopted by the ACHD Commission in May of 2009 and was update in 2018.  The plan seeks to 
implement the Planned Bicycle Network to support bicycling as a viable transportation option for 
Ada County residents with a wide range of ages and abilities,  maintain bicycle routes in a state of 
good repair in order to ensure they are consistently available for use, promote awareness of existing 
bicycle routes and features and support encouragement programs and to facilitate coordination and 
cooperation among local jurisdictions in implementing the Roadways to Bikeways Plan 
recommendations. 

The BMP identifies Moon Valley Road, east of the site, as a Level 2 facility that will be constructed 
as part of a future ACHD project.   

B.  Traffic Findings for Consideration 
1. Trip Generation:  This development is estimated to generate 1,139 vehicle trips per day; 88 vehicle 

trips per hour in the PM peak hour, based on the traffic impact study. 

2. Traffic Impact Study  
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Kittleson & Associates prepared a traffic impact study for the proposed Moon Valley Townhomes.  
The executive summary of the findings as presented by Kittelson & Associates can be found as 
Attachment 3.  ACHD has reviewed the submitted traffic impact study for consistency with ACHD 
policies and practices and may have additional requirements beyond what is noted in the summary.   
ACHD Staff comments on the submitted traffic impact study can be found below under staff 
comments. 

   Study Areas 

a. Policy: 
Mitigation Proposals:  Mitigation recommendations shall be provided within the report.  At a 
minimum, for each roadway segment and intersection that does not meet the minimum 
acceptable level of service planning threshold or v/c ratio, the report must discuss feasible 
measures to avoid or reduce the impact to the system. To be considered adequate, measures 
should be specific and feasible. Mitigation may also include: 

• Revision to the Phasing Plan to coincide with the District’s planning Capital Projects. 

• Reducing the scope and/or scale of the project. 
 

Alternative Mitigation Measures:  7106.7.3 states that if traditional mitigation measures such 
as roadway widening and intersection improvements are infeasible as determined by ACHD, 
the TIS may recommend alternative mitigation measures.   Alternative mitigation measures shall 
demonstrate that impacts from the project will be offset. 

• If the impacted roadway segments and/or intersections are programmed as funded in 
the Integrated Five Year Work Plan (IFYWP) or the Capital Improvements Plan (CIP); 
no alternative mitigation is required. 

• If the impacted roadway segments and/or intersections are not programmed in either 
the IFYWP or the CIP; the applicant may (i) analyze the shoulder hour and (ii) provide a 
safety analysis to determine alternative mitigation requirements. 

o If the impacted roadway segments and intersections meet the minimum 
acceptable level of service planning thresholds in the shoulder hour the applicant 
may suggest feasible alternative mitigation such as: sidewalks, bike facilities, 
connectivity, safety improvements, etc. within 1.5 miles of the proposed 
development. 
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o If the shoulder hour planning thresholds are exceeded the applicant may request 
to enter into a Development Agreement and pay into the Priority Corridor Fund 
an amount determined by the ACHD to offset impacts from the project. 

• Alternative Mitigation may also include: 

o Revision to the Phasing Plan to coincide with the District’s future Capital 
Projects. 

o Reducing the scope and/or scale of the project. 

Level of Service Planning Thresholds:  District Policy 7206.4.1 states that, Level of Service 
Planning Thresholds have been established for principal arterials and minor arterials within 
ACHD’s Capital Improvement Plan and are also listed in section 7106.  Unless otherwise 
required to provide a Traffic Impact Study under section 7106, a proposed development with 
site traffic less than 10% of the existing downstream roadway or intersection peak hour traffic 
shall not be required to provide mitigation for a roadway or intersection that currently exceeds 
the minimum acceptable level of service planning threshold or V/C ratio. 

b. Staff Comments/Recommendations:  The TIS indicates that all roadway segments in the 
study area are expected to operate at an acceptable level of serve planning threshold during 
the AM and PM peak hours under existing traffic, 2023 background traffic and 2023 total traffic 
conditions.  The TIS also notes that the intersections in the study area are expected to operate 
at an acceptable level of service planning threshold in the AM and PM peak hours under existing 
traffic conditions with the exception of SH-44/Palmer Lane.  

The TIS recommends mitigation measures for the following intersections to mitigate existing 
traffic, 2023 background traffic and 2023 total traffic conditions.  The percentage of site 
generated traffic under total traffic conditions (2023) in the PM peak hour is provided in 
parenthesis. 

Intersections: 

• SH-44/Palmer Lane (2%) 

▪ Signal warrant analysis indicated that the intersection meets warrants under 
existing traffic, 2023 background and 2023 total traffic conditions. 

The critical movements at the intersection are expected to operate as follows: 

• Existing Conditions—LOS F in the PM peak hours (northbound left and through-right) 
and LOS E in the PM peak hours (southbound left and through-right). 

• 2023 Background Conditions—LOS F in the AM and PM peak hours (southbound left 
and through-right) with 3-lanes on SH-44.  LOS E in the PM peak hours (southbound 
left and through-right) with 5-lanes on SH-44. 

• 2023 Total Traffic Conditions—LOS F in the AM and PM peak hours (southbound left 
and through-right) with 3-lanes on SH-44.  LOS E in the PM peak hours (southbound 
left and through-right) with 5-lanes on SH-44.  

Consistent with ACHD policy, a signal warrant analysis was completed for the intersection.  The 
intersection analysis found that the intersection meets the 8 and 4 hour peak hour warrants. 

This intersection is located off-site, and Palmer Lane is not scheduled for any improvements in 
the CIP or the IFYWP.  In addition, the proposed site traffic at this intersection will also be less 
than 10% of the 2023 total traffic conditions. Therefore, consistent with District policy 7205.3.1 
Level of Service Planning Threshold, which states, a proposed development with site traffic less 
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than 10% of the existing downstream roadway or intersection peak hour traffic shall not be 
required to provide mitigation; no improvements are required at this intersection.   

The TIS also notes under total traffic conditions that this intersection is expected to operate at 
an acceptable level of service planning threshold in the AM and PM peak hours as a signalized 
intersection with 5-lanes on SH-44.    

See Findings for Consideration 1 for ITD’s comments on this intersection. 

• SH-44/Short Road (3.1%) 

▪ Northbound left movement exceeds ITD’s threshold for 2023 background and 
2023 total traffic conditions with 3-lanes and 5-lanes on SH-44 

▪ Eastbound right-turn lane warranted on SH-44 under existing traffic and 2023 
background traffic conditions with 5-lanes on SH-44.  

The TIS notes signalization of this intersection was not evaluated because it would not meet 
ITD or ACHD spacing standards due to a signal being planned for the SH-44/Palmer Lane 
intersection.   

This intersection is located off-site, and Short Road is not scheduled for any improvements in 
the CIP or the IFYWP.  In addition, the proposed site traffic at this intersection will also be less 
than 10% of the 2023 total traffic conditions. Therefore, consistent with District policy 7205.3.1 
Level of Service Planning Threshold, which states, a proposed development with site traffic less 
than 10% of the existing downstream roadway or intersection peak hour traffic shall not be 
required to provide mitigation; no improvements are required at this intersection. 

See Findings for Consideration 1 for ITD’s comments on this intersection.  

Site Access Evaluation 

• Site Access 5, onto the public portion of Herons Flight Lane, a proposed full access 
driveway located approximately 2,200-feet west of Short Road was evaluated and 
identified that intersection sight distance was insufficient.  The TIS notes the speed limit 
on Moon Valley Road should be reduced to 20 miles per hour. However, staff is not 
agreeable to the reduced speed limit and therefore the applicant revised the site plan and 
relocated the access approximately 100-feet south, onto the private portion of Herons 
Flight Lane, to obtain adequate intersection sight distance. While the intersection sight 
distance is still below the posted speed limit, the TIS notes the driveway should be 
approved as there will be few, if any, westbound left-turning movements, and slower 
speeds will be obtained due to the roadway terminating in a cul-de-sac to the south.  
Additionally, to ensure adequate sight distance, the existing vegetation along Heron 
Flight Lane, north of the proposed site access, should be trimmed and maintained.  Staff 
recommends approval of the driveway onto the private portion of Herons Flight Lane to 
be located approximately 2,300-feet west of Short Road as it is needed to serve the site. 

Local Roadway Volumes-Short Road 
The TIS notes that the average daily traffic count for Short Road south of SH-44 is 1,065 trips per 
day.  With the additional traffic anticipated to be generated by the development, the average daily 
traffic count for Short Road is anticipated to increase to 3,380.  ACHD policy allows a threshold of 
2,000 trips per day on local streets. The TIS recommends the reclassification of Short Road to a 
collector roadway.  Although Short Road is classified as a local street, it functions as a commercial 
local street due to the existing church abutting the site and the approved commercial site within the 
Moon Valley Commons development.  ACHD policy allows up to 8,500 average daily trips (ADT) 
per day on a local commercial street, negating the concerns regarding ADT on Short Road.   
 

3. Condition of Area Roadways 
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Traffic Count is based on Vehicles per hour (VPH) 

 
* Acceptable level of service for a two-lane collector is “D” (425 VPH).  

4. Average Daily Traffic Count (VDT) 
Average daily traffic counts are based on ACHD’s most current traffic counts. 

• The average daily traffic count for Moon Valley Road west of Short Road was 116 on 
December 9, 2020.   

• The average daily traffic count for Moon Valley Road between Palmer Lane to Short Road 
was 268 on December 9, 2020. 

• The average daily traffic count for Palmer Lane south of SH-44 was 729 on December 9, 
2020. 

• The average daily traffic count for Short Road south of SH-44 was 1,065 on December 9, 
2020.   

C. Findings for Consideration 
1. State Highway SH-44 /State Street 

SH-44 is under the jurisdiction of the Idaho Transportation Department (ITD).  The applicant, City 
of Star, and ITD should work together to determine if additional right-of-way or improvements are 
necessary on SH-44.  

Staff Comments/Recommendations: On June 21, 2021, ITD issued a comment letter on the 
traffic impact study prepared for the Moon Valley Townhomes subdivision, see Attachment 4. 

ITD has requested that the City of Star require the developer to pay their proportionate share of 
$66,389 towards future improvements programmed by ITD and mitigation required as part of the 
TIS at the following intersections: 

• SH-44/Short Road ($52,039) 

• Short Road/Palmer Lane ($14,350) 

2. Moon Valley Road 
a. Existing Conditions: Moon Valley Road is improved with 2-travel lanes, 25-feet of pavement 

and no curb, gutter or sidewalk abutting the site.  There is 55 to 75-feet of right-of-way for Moon 
Valley Road (17 to 23-feet from centerline).  There is prescriptive right-of-way abutting the site 
along Moon Valley Road. 

b. Policy: 

Roadway Frontage Functional 
Classification 

PM Peak Hour 
Traffic Count 

PM Peak Hour 
Level of 
Service 

Moon Valley Road 445-feet Collector 51 Better than “D” 

Moon Valley Road 
(Palmer Lane to Short 

Road) 
None Collector 9 Better than “D” 

Palmer Lane None Collector 18 Better than “D” 

Short Road None Local 49 N/A 
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Collector Street Policy:  District policy 7206.2.1 states that the developer is responsible for 
improving all collector frontages adjacent to the site or internal to the development as required 
below, regardless of whether access is taken to all of the adjacent streets. 

Master Street Map and Typologies Policy:  District policy 7206.5 states that if the collector 
street is designated with a typology on the Master Street Map, that typology shall be considered 
for the required street improvements.  If there is no typology listed in the Master Street Map, 
then standard street sections shall serve as the default. 

Street Section and Right-of-Way Policy:  District policy 7206.5.2 states that the standard 
right-of-way width for collector streets shall typically be 50 to 70-feet, depending on the location 
and width of the sidewalk and the location and use of the roadway.  The right-of-way width may 
be reduced, with District approval, if the sidewalk is located within an easement; in which case 
the District will require a minimum right-of-way width that extends 2-feet behind the back-of-
curb on each side. 

The standard street section shall be 46-feet (back-of-curb to back-of-curb). This width typically 
accommodates a single travel lane in each direction, a continuous center left-turn lane, and bike 
lanes. 

Residential Collector Policy:  District policy 7206.5.2 states that the standard street section 
for a collector in a residential area shall be 36-feet (back-of-curb to back-of-curb).  The District 
will consider a 33-foot or 29-foot street section with written fire department approval and taking 
into consideration the needs of the adjacent land use, the projected volumes, the need for 
bicycle lanes, and on-street parking. 

Half Street Policy:  District Policy 7206.2.2 required improvements shall consist of pavement 
widening to one-half the required width, including curb, gutter and concrete sidewalk (minimum 
5-feet), plus 12-feet of additional pavement widening beyond the centerline established for the 
street to provide an adequate roadway surface, with the pavement crowned at the ultimate 
centerline.  A 3-foot wide gravel shoulder and a borrow ditch sized to accommodate the roadway 
storm runoff shall be constructed on the unimproved side. 

Sidewalk Policy:  District policy 7206.5.6 requires a concrete sidewalk at least 5-feet wide to 
be constructed on both sides of all collector streets.  A parkway strip at least 6-feet wide between 
the back-of-curb and street edge of the sidewalk is required to provide increased safety and 
protection of pedestrians.  Consult the District’s planter width policy if trees are to be placed 
within the parkway strip.  Sidewalks constructed next to the back-of-curb shall be a minimum of 
7-feet wide. 

Detached sidewalks are encouraged and should be parallel to the adjacent roadway. 
Meandering sidewalks are discouraged.   

A permanent right-of-way easement shall be provided if public sidewalks are placed outside of 
the dedicated right-of-way.  The easement shall encompass the entire area between the right-
of-way line and 2-feet behind the back edge of the sidewalk.  Sidewalks shall either be located 
wholly within the public right-of-way or wholly within an easement. 

ACHD Master Street Map:  ACHD Policy Section 3111.1 requires the Master Street Map 
(MSM) guide the right-of-way acquisition, collector street requirements, and specific roadway 
features required through development.  This segment of Moon Valley Road is designated in 
the MSM as a Town Center Collector with 2-lanes and on-street bike lanes, a 36-foot street 
section within 54-feet of right-of-way. 

c. Applicant Proposal:  The applicant is proposing to construct Moon Valley Road, abutting the 
site as ½ of a 36-foot street section to include pavement widening, vertical curb, gutter and a 7-



 8       Moon Valley Townhomes/  
                                                                                                                         SPP21-0010/ PP-12-21 
 

foot wide planter strip within 25-feet of right-of-way and 5-foot wide detached concrete sidewalk 
located outside of the dedicated right-of-way abutting the site. 

d. Staff Comments/Recommendations:  The applicant’s proposal meets District policy and 
should be approved, as proposed. 

Provide a permanent easement to 2-feet behind back of sidewalk for any sidewalk located 
outside of the dedicated right-of-way. 

As noted above, the existing right-of-way along Moon Valley Road abutting the site is 
prescriptive right-of-way.  Therefore, the applicant should be required to dedicate right-of-way 
from centerline of Moon Valley Road to extend to 2-feet behind back of curb abutting the site. 

3. Herons Flight Lane 
a. Existing Conditions: Herons Flight Lane terminates in a cul-de-sac turnaround at the site’s 

northwest property line and is improved with 2-travel lanes, and no curb, gutter or sidewalk 
abutting the site.  There is 62-feet of right-of-way for Herons Flight Lane abutting the site (35-
feet from centerline) with an additional 128-feet of right-of-way located at the terminus of the 
roadway to allow for a cul-de-sac turnaround.  The cul-de-sac turnaround is partially constructed 
at the terminus of the roadway. 

Herons Flight Lane continues as a 25-foot wide private roadway from the cul-de-sac turnaround 
to the south.  

b. Policy: 
Local Roadway Policy: District Policy 7207.2.1 states that the developer is responsible for 
improving all local street frontages adjacent to the site regardless of whether or not access is 
taken to all of the adjacent streets.   

Street Section and Right-of-Way Policy: District Policy 7207.5 states that right-of-way widths 
for all local streets shall generally not be less than 47-feet wide and that the standard street 
section shall be 33-feet (back-of-curb to back-of-curb). 

Standard Urban Local Street—33-foot Street Section and Right-of-way Policy:  District 
Policy 7207.5.2 states that the standard street section shall be 33-feet (back-of-curb to back-of-
curb) for developments with any buildable lot that is less than 1 acre in size.  This street section 
shall include curb, gutter, and minimum 5-foot wide concrete sidewalks on both sides and shall 
typically be constructed within 47-feet of right-of-way. 
For the City of Kuna and City of Star:  Unless otherwise approved by Kuna or Star, the standard 
street section shall be 36-feet (back-of-curb to back-of-curb) for developments with any 
buildable lot that is less than 1 acre in size.  This street section shall include curb, gutter, and 
minimum 5-foot wide concrete sidewalks on both sides and shall typically be constructed within 
50-feet of right-of-way. 

Sidewalk Policy:  District Policy 7207.5.7 states that five-foot wide concrete sidewalk is 
required on both sides of all local street, except those in rural developments with net densities 
of one dwelling unit per 1.0 acre or less, or in hillside conditions where there is no direct lot 
frontage, in which case a sidewalk shall be constructed along one side of the street.  Some local 
jurisdictions may require wider sidewalks. 

The sidewalk may be placed next to the back-of-curb.  Where feasible, a parkway strip at least 
8-feet wide between the back-of-curb and the street edge of the sidewalk is recommended to 
provide increased safety and protection of pedestrians and to allow for the planting of trees in 
accordance with the District’s Tree Planting Policy.  If no trees are to be planted in the parkway 
strip, the applicant may submit a request to the District, with justification, to reduce the width of 
the parkway strip. 
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Detached sidewalks are encouraged and should be parallel to the adjacent roadway. 
Meandering sidewalks are discouraged.   

A permanent right-of-way easement shall be provided if public sidewalks are placed outside of 
the dedicated right-of-way.  The easement shall encompass the entire area between the right-
of-way line and 2-feet behind the back edge of the sidewalk.  Sidewalks shall either be located 
wholly within the public right-of-way or wholly within an easement. 

Half Street Policy:  District Policy 7207.2.2 required improvements shall consist of pavement 
widening to one-half the required width, including curb, gutter and concrete sidewalk (minimum 
5-feet), plus 12-feet of additional pavement widening beyond the centerline established for the 
street to provide an adequate roadway surface, with the pavement crowned at the ultimate 
centerline.  A 3-foot wide gravel shoulder and a borrow ditch sized to accommodate the roadway 
storm runoff shall be constructed on the unimproved side. 

c. Applicant’s Proposal:   The applicant is proposing to improve Herons Flight Lane with curb, 
gutter and 5-foot wide attached concrete sidewalk abutting the site. 

The applicant is proposing to vacate a portion of the cul-de-sac turnaround at the terminus of 
the public portion of Herons Flight Lane abutting the site and is proposing permanent structures 
within the proposed vacation area.  

 

 

 

 

 

 

 

 

d. Staff Comments/Recommendations:  Consistent with ACHD’s action in 2020 for Moon Valley 
Commons, the applicant should be required to improve Herons Flight Lane as ½ of a 36-foot 
wide local street section to include pavement widening, curb, gutter and 5-foot wide concrete 
sidewalk abutting the site.   

The applicant’s proposal to vacate a portion of the cul-de-sac turnaround at the terminus of the 
public portion of Herons Flight Lane does not meet District policy which requires that cul-de-sac 
turnarounds to be constructed at the terminus of stub and dead-end streets that extend greater 
than 150-feet, as they provide a place for the public, delivery and service vehicles, and ACHD 
maintenance vehicles to turn around; this segment of Herons Flight Lane is approximately 290-
feet in length and should not be approved as proposed.  

If the applicant chooses to apply to vacate a portion of Herons Flight Lane, the vacation requires 
a separate application and has its own approval process.  Additionally, as part of the vacation 
application, the construction of a cul-de-sac turnaround would be recommended by staff, per 
policy, at the terminus of the public roadway. The cul-de-sac turnaround should be constructed 

Proposed Vacation Area 
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with curb, gutter, and a 5-foot wide attached sidewalk and with a minimum radius of 50-feet.  The 
vacation should be completed prior to plan approval and ACHD’s signature on the final plat. 

The applicant should be required to revise the preliminary plat to remove the permanent 
structures within the proposed vacation area prior to plan submittal.   

The applicant should be required to improve the cul-de-sac turnaround at the terminus of 
Herons Flight Lane with curb, gutter and 5-foot wide concrete sidewalk.  

Dedicate additional right-of-way to total 2-feet behind of the back of sidewalk or provide a 
permanent easement to 2-feet behind back of sidewalk for any sidewalk located outside of the 
dedicated right-of-way on Herons Flight Way abutting the site. 

4. Private Roads 
a. Existing Conditions:  Herons Flight Lane exists as a 25-foot wide private road extending south 

from the cul-de-sac terminus of the public portion of Herons Flight Lane. 
b. Private Road Policy: District policy 7212.1 states that the lead land use agencies in Ada County 

establish the requirements for private streets. The District retains authority and will review the 
proposed intersection of a private and public street for compliance with District intersection 
policies and standards.  The private road should have the following requirements: 

• Designed to discourage through traffic between two public streets, 
• Graded to drain away from the public street intersection, and 

• If a private road is gated, the gate or keypad (if applicable) shall be located a minimum of 
50-feet from the near edge of the intersection and a turnaround shall be provided. 

c. Applicant Proposal:  The applicant is proposing to utilize the existing private portion of Herons 
Flight Lane to provide access to the site.  All other roadways within the site are proposed to be 
constructed as private roads. 

d. Staff Comments/Recommendations:  If the City of Star approves the private road, and if Herons 
Flight Lane is widened, then the applicant shall be required to pave the private roadways their full 
widths and at least 30-feet into the site beyond the edge of pavement of all public streets and 
install pavement tapers with 15-foot curb radii abutting the existing roadway edge.  If private roads 
are not approved by the City of Star, the applicant will be required to revise and resubmit the 
preliminary plat to provide public standard local streets in these locations. 

Street name and stop signs are required for the private road.  The signs may be ordered through 
the District.  Verification of the correct, approved name of the road is required. 

ACHD does not make any assurances that the private road, which is a part of this application, will 
be accepted as a public road if such a request is made in the future.  Substantial redesign and 
reconstruction costs may be necessary in order to qualify this road for public ownership and 
maintenance. 

The following requirements must be met if the applicant wishes to dedicate the roadway to ACHD: 
• Dedicate a minimum of 50-feet of right-of-way for the road. 
• Construct the roadway to the minimum ACHD requirements. 
• Construct a stub street to the surrounding parcels. 

5. Driveways 
5.1 Moon Valley Road 

a. Existing Conditions:  There is an existing driveway from the site onto Moon Valley Road located 
274-feet west of the site’s east property line.     

b. Policy: 
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Access Policy:  District Policy 7205.4.1 states that all access points associated with development 
applications shall be determined in accordance with the policies in this section and Section 7202.  
Access points shall be reviewed only for a development application that is being considered by 
the lead land use agency.  Approved access points may be relocated and/or restricted in the 
future if the land use intensifies, changes, or the property redevelops. 

District Policy 7206.1 states that the primary function of a collector is to intercept traffic from the 
local street system and carry that traffic to the nearest arterial.  A secondary function is to service 
adjacent property.  Access will be limited or controlled.  Collectors may also be designated at 
bicycle and bus routes. 

Driveway Location Policy (Stop Controlled Intersection):  District policy 7206.4.4 requires 
driveways located on collector roadways near a STOP controlled intersection to be located 
outside of the area of influence; OR a minimum of 150-feet from the intersection, whichever is 
greater. Dimensions shall be measured from the centerline of the intersection to the centerline of 
the driveway. 

Successive Driveways:  District policy 7206.4.5 Table 1, requires driveways located on collector 
roadways with a speed limit of 35 MPH and daily traffic volumes greater than 100 VTD to align or 
offset a minimum of 285-feet from any existing or proposed driveway. 

Driveway Width Policy:  District policy 7206.4.6 restricts high-volume driveways (100 VTD or 
more) to a maximum width of 36-feet and low-volume driveways (less than 100 VTD) to a 
maximum width of 30-feet. Curb return type driveways with 30-foot radii will be required for high-
volume driveways with 100 VTD or more.  Curb return type driveways with 15-foot radii will be 
required for low-volume driveways with less than 100 VTD. 

Driveway Paving Policy:  Graveled driveways abutting public streets create maintenance 
problems due to gravel being tracked onto the roadway.  In accordance with District policy, 
7206.4.6, the applicant should be required to pave the driveway its full width and at least 30-feet 
into the site beyond the edge of pavement of the roadway and install pavement tapers in 
accordance with Table 2 under District Policy 7206.4.6. 

Minor Improvements Policy: District Policy 7203.3 states that minor improvements to existing 
streets adjacent to a proposed development may be required.  These improvements are to correct 
deficiencies or replace deteriorated facilities.  Included are sidewalk construction or replacement; 
curb and gutter construction or replacement; replacement of unused driveways with curb, gutter 
and sidewalk; installation or reconstruction of pedestrian ramps; pavement repairs; signs; traffic 
control devices; and other similar items. 

c. Applicant’s Proposal:  The applicant is proposing to close the existing driveway onto Moon 
Valley Road located 274-feet west of the site’s east property line with vertical curb, gutter, a 7-
foot wide landscape strip and 5-foot wide detached concrete sidewalk. 

d. Staff Comments/Recommendations: The applicant’s proposal to close the existing driveway on 
Moon Valley Road meets District policy and should be approved as proposed.  

6. Tree Planters 
Tree Planter Policy:  Tree Planter Policy: The District’s Tree Planter Policy prohibits all trees in 
planters less than 8-feet in width without the installation of root barriers. Class II trees may be 
allowed in planters with a minimum width of 8-feet, and Class I and Class III trees may be allowed 
in planters with a minimum width of 10-feet. 

7. Landscaping 
Landscaping Policy: A license agreement is required for all landscaping proposed within ACHD 
right-of-way or easement areas.  Trees shall be located no closer than 10-feet from all public storm 
drain facilities.  Landscaping should be designed to eliminate site obstructions in the vision triangle 
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at intersections.  District Policy 5104.3.1 requires a 40-foot vision triangle and a 3-foot height 
restriction on all landscaping located at an uncontrolled intersection and a 50-foot offset from stop 
signs.  Landscape plans are required with the submittal of civil plans and must meet all District 
requirements prior to signature of the final plat and/or approval of the civil plans. 

8. Other Access 
Moon Valley Road is classified as a collector roadway.  Direct lot access is prohibited to this 
roadway and should be noted on the final plat. 

D. Site Specific Conditions of Approval 
1. Revise the preliminary plat to remove the permanent structures shown within the proposed vacation 

area on Herons Flight Lane prior to plan submittal. 

2. Construct Moon Valley Road, abutting the site as ½ of a 36-foot street section to include pavement 
widening, vertical curb, gutter and a 7-foot wide planter strip within 25-feet of right-of-way and 5-
foot wide detached concrete sidewalk located outside of the dedicated right-of-way abutting the 
site. If street trees are desired, then provide an 8-foot wide planter strip. Provide a permanent 
easement to 2-feet behind back of sidewalk for any sidewalk located outside of the dedicated right-
of-way.   

3. Dedicate the existing prescriptive right-of-way abutting the site from centerline of Moon Valley Road 
to extend to 2-feet behind back of curb. 

4. Improve Herons Flight Lane as ½ of a 36-foot wide local street section to include pavement 
widening, curb, gutter and 5-foot wide concrete sidewalk abutting the site.   

5. Improve the cul-de-sac turnaround at the terminus of Herons Flight Lane with curb, gutter and 5-
foot wide concrete sidewalk. 

6. Dedicate additional right-of-way to total 2-feet behind of the back of sidewalk or provide a 
permanent easement to 2-feet behind back of sidewalk for any sidewalk located outside of the 
dedicated right-of-way on Herons Flight Way abutting the site. 

7. Utilize the existing private roadway located at the terminus of Herons Flight Lane to provide access 
to the site and if widened, pave the private roadway its full width and at least 30-feet into the site.  
If a gate(s) or keypad is proposed for the private road, they shall be located a minimum of 50-feet 
from the near edge of the intersection. 

8. A street name and stop sign are required for the private road if there is not one in place.  The signs 
may be ordered through the District.  Verification of the correct approved name of the road is 
required. 

9. Close the existing driveway from the site onto Moon Valley Road located 274-feet west of the site’s 
east property line with vertical curb, gutter, a 7-foot wide landscape strip and 5-foot wide detached 
concrete sidewalk, as proposed. 

10. Direct lot access is prohibited to Moon Valley Road and should be noted on the final plat. 

11. Submit civil plans to ACHD Development Services for review and approval.  The impact fee 
assessment will not be released until the civil plans are approved by ACHD.  

12. Payment of impact fees is due prior to issuance of a building permit. 

13. Comply with all Standard Conditions of Approval. 

E.  Standard Conditions of Approval 
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1. All proposed irrigation facilities shall be located outside of the ACHD right-of-way (including all 
easements).  Any existing irrigation facilities shall be relocated outside of the ACHD right-of-way 
(including all easements).  

2. Private Utilities including sewer or water systems are prohibited from being located within the ACHD 
right-of-way. 

3. In accordance with District policy, 7203.3, the applicant may be required to update any existing non-
compliant pedestrian improvements abutting the site to meet current Americans with Disabilities 
Act (ADA) requirements.  The applicant’s engineer should provide documentation of ADA 
compliance to District Development Review staff for review.   

4. Replace any existing damaged curb, gutter and sidewalk and any that may be damaged during the 
construction of the proposed development.  Contact Construction Services at 387-6280 (with file 
number) for details. 

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

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

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

8. Utility street cuts in pavement less than five years old are not allowed unless approved in writing by 
the District.  Contact the District’s Utility Coordinator at 387-6258 (with file numbers) for details. 

9. All design and construction shall be in accordance with the ACHD Policy Manual, ISPWC Standards 
and approved supplements, Construction Services procedures and all applicable ACHD Standards 
unless specifically waived herein.  An engineer registered in the State of Idaho shall prepare and 
certify all improvement plans. 

10. Construction, use and property development shall be in conformance with all applicable 
requirements of ACHD prior to District approval for occupancy. 

11. No change in the terms and conditions of this approval shall be valid unless they are in writing and 
signed by the applicant or the applicant’s authorized representative and an authorized 
representative of ACHD.  The burden shall be upon the applicant to obtain written confirmation of 
any change from ACHD. 

12. If the site plan or use should change in the future, ACHD Planning Review will review the site plan 
and may require additional improvements to the transportation system at that time. Any change in 
the planned use of the property which is the subject of this application, shall require the applicant 
to comply with ACHD Policy and Standard Conditions of Approval in place at that time unless a 
waiver/variance of the requirements or other legal relief is granted by the ACHD Commission.   

F. Conclusions of Law 
1. The proposed site plan is approved, if all of the Site Specific and Standard Conditions of Approval 

are satisfied. 
2. ACHD requirements are intended to assure that the proposed use/development will not place an 

undue burden on the existing vehicular transportation system within the vicinity impacted by the 
proposed development. 

G. Attachments 
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1. Vicinity Map 
2. Site Plan 
3. TIS 
4. ITD Memo 
5. Utility Coordinating Council 
6. Development Process Checklist 
7. Appeal Guidelines 
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VICINITY MAP 
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SITE PLAN 
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Ada County Utility Coordinating Council 
 
 

Developer/Local Improvement District 
Right of Way Improvements Guideline Request 

 
 

  Purpose:  To develop the necessary avenue for proper notification to utilities of local highway and 
road improvements, to help the utilities in budgeting and to clarify the already existing process. 
 
 

1) Notification: Within five (5) working days upon notification of required right of way improvements 
by Highway entities, developers shall provide written notification to the affected utility owners and 
the Ada County Utility Coordinating Council (UCC). Notification shall include but not be limited to, 
project limits, scope of roadway improvements/project, anticipated construction dates, and any 
portions critical to the right of way improvements and coordination of utilities. 

 
2) Plan Review: The developer shall provide the highway entities and all utility owners with 

preliminary project plans and schedule a plan review conference.  Depending on the scale of 
utility improvements, a plan review conference may not be necessary, as determined by the utility 
owners. Conference notification shall also be sent to the UCC. During the review meeting the 
developer shall notify utilities of the status of right of way/easement acquisition necessary for their 
project. At the plan review conference each company shall have the right to appeal, adjust and/or 
negotiate with the developer on its own behalf. Each utility shall provide the developer with a letter 
of review indicating the costs and time required for relocation of its facilities. Said letter of review 
is to be provided within thirty calendar days after the date of the plan review conference.  

 
3) Revisions: The developer is responsible to provide utilities with any revisions to preliminary 

plans. Utilities may request an updated plan review meeting if revisions are made in the 
preliminary plans which affect the utility relocation requirements. Utilities shall have thirty days 
after receiving the revisions to review and comment thereon. 

 
4) Final Notification: The developer will provide highway entities, utility owners and the UCC with 

final notification of its intent to proceed with right of way improvements and include the anticipated 
date work will commence. This notification shall indicate that the work to be performed shall be 
pursuant to final approved plans by the highway entity. The developer shall schedule a 
preconstruction meeting prior to right of way improvements. Utility relocation activity shall be 
completed within the times established during the preconstruction meeting, unless otherwise 
agreed upon. 

 
Notification to the Ada County UCC can be sent to: 50 S. Cole Rd. Boise 83707, or Visit iducc.com 
for e-mail notification information.  
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Development Process Checklist 
 
Items Completed to Date: 
 

Submit a development application to a City or to Ada County 
 

The City or the County will transmit the development application to ACHD 
 

The ACHD Planning Review Section will receive the development application to review 
 

The Planning Review Section will do one of the following: 
 

Send a “No Review” letter to the applicant stating that there are no site specific conditions of approval at 
this time. 

 
Write a Staff Level report analyzing the impacts of the development on the transportation system and 

evaluating the proposal for its conformance to District Policy. 
 

Write a Commission Level report analyzing the impacts of the development on the transportation system 
and evaluating the proposal for its conformance to District Policy. 

 
Items to be completed by Applicant: 
 

For ALL development applications, including those receiving a “No Review” letter: 
• The applicant should submit one set of engineered plans directly to ACHD for review by the Development 

Review Section for plan review and assessment of impact fees.  (Note:  if there are no site improvements 
required by ACHD, then architectural plans may be submitted for purposes of impact fee assessment.) 

• The applicant is required to get a permit from Construction Services (ACHD) for ANY work in the right-of-way, 
including, but not limited to, driveway approaches, street improvements and utility cuts.  

 
Pay Impact Fees prior to issuance of building permit.  Impact fees cannot be paid prior to plan review approval. 

 
DID YOU REMEMBER: 
Construction (Non-Subdivisions) 

 Driveway or Property Approach(s) 
• Submit a “Driveway Approach Request” form to ACHD Construction (for approval by Development Services & Traffic 

Services).  There is a one week turnaround for this approval. 
 

 Working in the ACHD Right-of-Way  
• Four business days prior to starting work have a bonded contractor submit a “Temporary Highway Use Permit 

Application” to ACHD Construction – Permits along with: 
a) Traffic Control Plan 
b) An Erosion & Sediment Control Narrative & Plat, done by a Certified Plan Designer, if trench is >50’ or you 

are placing >600 sf of concrete or asphalt. 
 
Construction (Subdivisions) 

 Sediment & Erosion Submittal 
• At least one week prior to setting up a Pre-Construction Meeting an Erosion & Sediment Control Narrative & Plan, done 

by a Certified Plan Designer, must be turned into ACHD Construction to be reviewed and approved by the ACHD 
Stormwater Section.  

  
 Idaho Power Company 
• Vic Steelman at Idaho Power must have his IPCO approved set of subdivision utility plans prior to Pre-Con being 

scheduled. 
 

 Final Approval from Development Services is required prior to scheduling a Pre-Con. 
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Request for Appeal of Staff Decision 
 
1. Appeal of Staff Decision:  The Commission shall hear and decide appeals by an applicant of 

the final decision made by the Development Services Manager when it is alleged that the 
Development Services Manager did not properly apply this section 7101.6, did not consider all of 
the relevant facts presented, made an error of fact or law, abused discretion or acted arbitrarily 
and capriciously in the interpretation or enforcement of the ACHD Policy Manual. 

 
a. Filing Fee:  The Commission may, from time to time, set reasonable fees to be charged 

the applicant for the processing of appeals, to cover administrative costs. 
 

b. Initiation:  An appeal is initiated by the filing of a written notice of appeal with the Secretary 
and Clerk of the District, which must be filed within ten (10) working days from the date of 
the decision that is the subject of the appeal.  The notice of appeal shall refer to the 
decision being appealed, identify the appellant by name, address and telephone number 
and state the grounds for the appeal. The grounds shall include a written summary of the 
provisions of the policy relevant to the appeal and/or the facts and law relied upon and 
shall include a written argument in support of the appeal.  The Commission shall not 
consider a notice of appeal that does not comply with the provisions of this subsection.  
 

c. Time to Reply:  The Development Services Manager shall have ten (10) working days 
from the date of the filing of the notice of appeal to reply to the notice of the appeal, and 
may during such time meet with the appellant to discuss the matter, and may also consider 
and/or modify the decision that is being appealed. A copy of the reply and any 
modifications to the decision being appealed will be provided to the appellant prior to the 
Commission hearing on the appeal.   
 

d. Notice of Hearing:  Unless otherwise agreed to by the appellant, the hearing of the appeal 
will be noticed and scheduled on the Commission agenda at a regular meeting to be held 
within thirty (30) days following the delivery to the appellant of the Development Services 
Manager’s reply to the notice of appeal. A copy of the decision being appealed, the notice 
of appeal and the reply shall be delivered to the Commission at least one (1) week prior 
to the hearing. 
 

e. Action by Commission:  Following the hearing, the Commission shall either affirm or 
reverse, in whole or part, or otherwise modify, amend or supplement the decision being 
appealed, as such action is adequately supported by the law and evidence presented at 
the hearing. 
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