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             CITY OF STAR 
 

                   LAND USE STAFF REPORT 
 

 
TO:   Mayor & Council 

FROM:   City of Star Planning Department  

MEETING DATE: February 1, 2022 

FILE(S) #: FP-21-31, Final Plat, Greendale Grove Subdivision, Phase 2 

 

REQUEST 

 

The Applicant is seeking approval of a Final Plat for Greendale Grove Subdivision Phase 2 

consisting of 66 residential lots and 9 common lots on 19.56 acres. The phase is located in the 

northern portion of the approved preliminary plat, adjacent to N. Wing Road in Star, Idaho. The 

subject property is generally located at the northeast corner of N. Wing Road and W. Beacon 

Light Road in Star, Idaho.  Ada County Parcel Number is S0332430010. 

 

REPRESENTATIVE:         OWNER/APPLICANT: 

 

Becky McKay     Austin Edwards 

Engineering Solutions, LLP   Greendale Grove Properties, LLC 

1029 N. Rosario Street, Ste. 100  701 S. Allen Street, Ste. 104 

Meridian, Idaho 83642   Meridian, Idaho 83642 

 

PROPERTY INFORMATION 

 

Land Use Designation - Residential R-3-DA 

 

Phase 2        

Acres -    19.56 acres       

Residential Lots -  66     

Common Lots -  9      

     

HISTORY   

 

June 4, 2019 Council approved applications for Annexation and Zoning (AZ-18-12 and 

AZ-18-13) and Preliminary Plat (PP-18-12 and PP-18-13) for Greendale 
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Grove and Greendale Subdivision. The preliminary plat was approved for 

121 single family residential lots, 14 common lots and 1 private road lot.   

 

October 12, 2021 Council approved the application for Greendale Grove Final Plat, Phase 1 

(FP-21-18), consisting of 13.88 acres with 55 single family residential lots 

and 7 common lots.  

     

GENERAL DISCUSSION 

 

The Final Plat layout for Phase 2 generally complies with the approved Preliminary Plat. 

 

Staff Reviewed Comments from the Preliminary Plat Approval/Findings of Fact: 

 

Lot sizes as listed on the preliminary plat range in size from the smallest at 6,500 square feet to 

19,872 square feet, with an average lot size of 8,128 square feet. The subdivision is proposed to 

develop in four (4) phases.  The Applicant has provided a variety of lot widths and depths for 

several different housing plans and types. 

 

The existing dwelling and accessory structures on the property will remain and be part of a 5.01-

acre lot. Common/open space is provided and consists of a central common area consisting of 

three workout stations and pathways. The UDC at the time required common/open space to 

meet of exceed 5% of the gross land area.  

 

There is one private street proposed within this subdivision. The proposed W. Foxglove Court, 

now W. Mauve Clover Lane, which takes access from N. Wing Road, provides access to Lots 51-

54, Block 4, was originally submitted as a public road. ACHD has indicated that they will not 

accept and maintain short cul-de-sacs with 4-6 lots. The applicant has discussed the option of a 

common driveway to serve these lots, however, the Star Fire District will not accept this option 

due to emergency access concerns. The only alternative that the applicant has at this time is to 

change the road into a private street.  

 

The Applicant is asking for a waiver of the 500’ block lengths for several blocks within this 

subdivision. 

 

No special setbacks have been requested with this application.  

 

Staff analysis of Final Plat Submittal: 

 

Lot Layout – The gross density of Phase 2 is 3.37 du/acre, with lots ranging in size from 6,523 

square feet to 16,525 square feet.  

Phase 1 consisted of 55 residential lots and phase 2 has 66 residential lots. This equals 121, 

which is the maximum amount approved on the preliminary plat.  

 

Common/Open Space and Amenities - Completed in phase 1: 
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• Open Area with Work Out Stations 

• Pathways Connecting Streets with Common Areas (Bike and Pedestrian Circulation) 

Mailbox Clusters – The Star Postmaster, Mel Norton has approved the mailbox clusters for this 

development to be placed in two locations. Location A is on the common lot on the west side of 

Beacon Light. Location B is on Lot 10 on the east side of Silvermound Ave. Postmaster’s letter of 

approval was included in the application material.    

 

Streetlights –A Streetlight design has been provided with the final plat application and the 

proposed light style and type meet Dark Sky requirements and comply with the City Code. A 

streetlight plan was also included in the final plat application. Staff is supportive of the locations 

of streetlights.  

 

Street Names – Ada County modified some street names and the applicant had to change one 

street from public to private. These changes are reflected on the final plat and the letter from 

Ada County was submitted and is part of the application packet.  

 

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 shall use “Treasure Valley Tree Selection Guide”, as adopted by the 

Unified Development Code. Section 8-8C-2, J5 states that a minimum of one deciduous shade 

tree per four thousand (4,000) square feet of common area shall be provided. The submitted 

landscape plan appears to satisfy these requirements.  

 

Fiber Optic Conduit – The City has been requiring newly approved subdivisions to install a 

2” (High Density Polyethylene) HDPE SDR-11 roll pipe in the shared utility trench to be 

used for future fiber optic telecommunication cables. The Greendale Grove Subdivision 

Preliminary Plat was approved prior to the establishment of this policy. Staff recommends 

that the developer provide this within all phases of the development. A condition of 

approval has been placed on this final plat approval. 

 

PUBLIC NOTIFICATIONS 

 

Notifications of this application were sent to agencies having jurisdiction on December 22, 2021.     

 

December 30, 2021 Keller Associates   Checklist  

      

FINDINGS 

 

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

to approve this Final Plat, the Unified Development Code requires that Council must find  

the following: 

 

A.  The Plat is in conformance with the Comprehensive Plan. 
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The Council finds that this subdivision upon Preliminary Plat approval was in conformance with 

the Comprehensive Plan; no changes have been made to change this status. 

 

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

proposed development. 

Staff finds that all public services are available and able to accommodate this development. 

 

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

Staff knows of no financial hardship that would prevent services from being provided. 

 

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

Staff finds no facts to support that this subdivision phase will be detrimental to the public 

health, safety or general welfare. 

 

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

Staff finds that existing conditions have not substantially changed from the approved 
Preliminary Plat of this subdivision. 

 

 

CONDITIONS OF APPROVAL 

 

1. Owner/Developer will agree to install a 2” (High Density Polyethylene) HDPE SDR-11 

roll pipe in the shared utility trench to be used for future fiber optic 

telecommunication cables.  

2. The approved Preliminary Plat for Greendale Grove Subdivision shall comply with all 

statutory requirements of applicable agencies and districts having jurisdiction in the City of 

Star. 

3. The property associated with this approved Final Plat, in addition to the property of all future 

phases shall be satisfactorily weed abated at all times, preventing a public nuisance, per Star 

City Code Chapter 3, Section 3-1-1 through 3-1-7. 

4. The property associated with this approved Final Plat, in addition to the property of all future 

phases shall be properly maintained throughout the construction process to include trash 

picked up and trash receptacles emptied with regular frequency, streets swept and cleaned 

weekly, including any streets used to access the property and all debris shall be prevented 

from accumulating on any adjacent property or public right of way and shall remove all 

debris from public way at least daily.  

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

City of Star with each subsequent Final Plat application. 

6. The Applicant/Owner shall submit a private street maintenance plan, including future 

funding, in compliance with Section 8-4D-3C of the UDC, with the submittal of the 

final plat application. 

7. 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.   
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8. The approved Preliminary Plat shall comply with the City of Star Unified Development Code 

regarding landscaping, both internal buffers and frontages. (See Section 8-4 B Landscaping 

Requirements) 

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 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. 

11. The subsequent Final Plats shall comply with and be in accordance with the current City of 

Star Code, with the exception of any waivers granted by Council. 

12. Requested surety shall be required at 150% of the total estimated installed cost, as approved 

by the City Engineer or Administrator.  The term of approval shall not exceed 180 days. (See 

Section 8-1 C-1 of the Unified Development Code for a list of eligible items.)  

13. 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. 

14. 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. 

15. A separate sign application is required for any subdivision sign. 

16. As built plans for pressurized irrigation systems shall be submitted to the City of Star prior 

to signature of the final plat. 

17. Applicant shall provide the City with two (2) full size and two (1) 11”x17” copy of the signed 

recorded final plat with all signatures, prior to any building permits being issued.  

18. 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. 

19. The mylar/final plat shall be signed by the owner, Surveyor, Central District Health, ACHD 

and City Engineer, prior to being delivered to the City of Star for City Clerk’s signature. 

20. A copy of signed irrigation agreements shall be submitted to the City prior to signature of 

the final plat. 

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

22. 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. 

23. A copy of the recorded CC&R’s shall be submitted to the City of Star prior to any building 

permits being issued. 

24. Prior to signature of the final plat, a signed Irrigation District Agreement with the 

Irrigation Districts shall be provided to the City of Star. This requirement shall be with each 

subsequent Final Plat application. 

25. Any additional Condition of Approval as required by Staff and City Council. 

 

COUNCIL DECISION 
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The Star City Council _________________ File # FP-21-31 Greendale Grove Subdivision, Final Plat, 

Phase 2 on __________________ _______, 2022.  
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Greendale Grove Subdivision No. 2 

Final Plat - Project Narrative 

 
 

Greendale Grove Properties, LLC, hereby applies for Final Plat approval for Greendale Grove 

Subdivision No. 2, consisting of 66 single-family residential lots and 9 common lots on 19.56 acres 

of land located north of W. Beacon Light Road and east of N. Wing Road.  The land was annexed 

with a zoning of R-3 under Ordinance No. 293 in 2019.  Gross and net densities for the project are 

3.37 and 5.12, respectively.  Common area provided for the subdivision is 3.37 acres, 17.2 percent 

of the site.  Amenities include a 2.77-acre park with workout stations, parkway strips, and 

pedestrian pathways.  

 

The final plat complies with the approved preliminary plat and meets all requirements and/or 

standard conditions of approval thereof.  The project conforms with acceptable engineering, 

architectural and surveying practices and local standards. 

 

The property can be served adequately by essential public facilities and services, as the 

developer will extend sanitary sewer and water mains to and through the proposed development, 

thereby making them available to adjacent properties.  Road improvements will be made in 

accordance with Ada County Highway District standards, and impact fees will be paid to Ada 

County Highway District with each building lot. 
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CITY OF STAR 
FINAL PLAT AND CONSTRUCTION DRAWING REVIEW CHECKLIST

Subdivision: Greendale Grove Phase: 2    Date:
  

12/30/2021

Developable Lots: 71 Review No: 1

Developer: Greendale Grove Properties, LLC. – Miles Elleston

Tel: 208.477.9465 Fax:      Email:
melleston@hubblehomes.c
om

Engineer: Kathleen M. Stroschein, P.E. – Engineering Solutions

Tel: 208.938.0980 Fax:      Email: kathys@engsol.com

Property Address: Wing Rd/Beacon Light Rd

Reviewed By: Mike Hickman, Keller Associates

Review Check By: Ryan Morgan, P.E., Keller Associates

FINAL PLAT REVIEW
ITEM OK NEED N/A FINAL PLAT APPLICATION REQUIREMENTS

1 X    
Submit two (2) copies of final engineering construction 
drawings showing streets, sidewalk, water, sewer, 
pressure irrigation, street lighting, landscaping, and other 
public improvements.       

2     X
Submit one (1) 8½ x 11 map showing property in relation 
to floodplain and/or floodway.  Provide Floodplain 
Development Permit Application as required.       

3 X     Provide (1) copy of the “Preliminary Plat Findings of Fact 
and Conclusions of Law”.       

4 X     Landscape plan provided. Confirm consistent with 
approved preliminary plat.       

5 X     Verified written legal description.       

6   X  
Letter of credit for outstanding pressure irrigation and 
landscaping improvements only when weather 
conditions precludes construction of improvements prior 
to signature of mylar.       

ITEM OK NEED N/A FINAL PLAT REVIEW

7 X  

Public and private easements are shown on plat for open 
spaces, access drives, drainage facilities, floodway 
maintenance boundaries, offsite storage areas and 
connecting piping for detached flood water storage 
impoundments, existing irrigation ditches, new irrigation 
ditches or pipelines, bicycle / pedestrian pathways 
(connectivity to adjacent developments), and irrigation 
piping.  Please update instrument numbers before 
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final signatures are obtained. 

It appears Lot 41, block 4 was not included in the 
notes as a common lot.

8 X     Right to Farm Act Note on face of plat.       

9     X

Note on face of plat:  “This subdivision is located within 
zone XX as shown on the firm panel ### , City of Star, 
Ada County, (or Canyon County?) Idaho and 
Incorporated Areas.  A building permit shall not be issued 
for any lot that is located within the mapped floodplain 
until a Flood Plain Development Permit is obtained for 
the individual lot.  Each lot within the mapped floodplain 
shall require an individual Flood Plain Development 
Permit.”       

10 X    
10-foot utility and irrigation easements are shown, or 
noted, along the front lot lines, rear lot lines, and side lot 
lines as required.  

11 X    

Note is shown on  the final plat:  “Minimum building 
setbacks shall be in accordance with the City of Star 
applicable zoning and subdivision regulations at the 
time of issuance of individual building permits or as 
specifically approved and / or required, or as shown 
on the this plat.”       

12 X     Seal of Professional Land Surveyor is displayed, dated, 
and signed on face of plat.       

13 X    
Water and sewer easements shown on face of plat.  In 
Owner Certification referencing sewer and water.      

14 X    

On the signature page of the plat please include the 
following 
“I, THE UNDERSIGNED, CITY ENGINEER IN AND 
FOR THE CITY OF STAR, ADA COUNTY, IDAHO, ON 
THIS DAY,
                                      , HEREBY APPROVE THIS 
PLAT.” underneath the APPROVAL OF CITY 
ENGINEER line, and before the signature line.       

15   X   “Change of Ownership” document filed with the IDWR to 
the HOA for all conveyable water rights.       

CONSTRUCTION DRAWING REVIEW
ITEM OK NEED N/A GENERAL

16 X    
Construction drawings are stamped, signed, & dated by 
a professional engineer licensed in the State of Idaho.  
     

17 X    
Natural features map showing all existing site features 
and 1-foot contour elevations is provided in accordance 
with the City’s code.       
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18 X     Each sheet has north arrow, graphic scale, date, title 
block and sheet number.       

19 X     All profiles are drawn to the same horizontal scale as 
plan views.       

20 X  

Street lighting plans are provided showing pole locations 
and luminary types. At every corner and end of cul-de-
sac.  All street lighting shall be in accordance with the 
current edition of the ISPWC and the City of Star 
Supplemental Specifications.  

ITEM OK NEED N/A FLOODPLAIN DEVELOPMENT

21     X
Provide completed Floodplain Application.  Floodplain 
application must be approved prior to approval of final 
plat.       

22     X Floodplain and floodway boundaries and elevations are 
shown on the grading plans and final plat.       

23     X
Building lowest floor elevations are greater than or equal 
to 2-feet above the base flood elevation, or verification is 
provided of flood proofing.       

24     X
Enclosed spaces located below 2-feet above the BFE 
adequately vented (1 square inch of venting per square 
foot of enclosed space).       

25     X
Roadway centerline elevations and manhole and other 
minor structure rim elevations are 0.5-feet above the 
base flood elevation.       

26     X

All buildings are set back a minimum of 50-feet from the 
floodway boundary line except that when the area of 
special flood hazard boundary is 50-feet or less from the 
flood way line, the boundary line shall be the setback 
line.       

27     X
Easements and conveyance provisions have been made 
for connection between the floodway and any detached 
floodwater storage impoundment.       

28     X
Calculations are provided and show 48-hour max time 
period for 100% utilization of detached storage 
impoundment.       

ITEM OK NEED N/A GRADING PLAN

29 X    
Grading plans are provided and are stamped, dated, and 
signed by a professional engineer licensed in the State 
of Idaho.       

30 X     Grading plans show finished, existing, and base flood 1-
foot contour elevations.       

31 X   Drainage facilities and easements are shown.       

32 X    
Plan and profile sheets show proposed and existing 
utilities (rim elevations, pipe invert elevations, etc.), 
finished centerline roadway grades, existing grade, and 
base flood elevations.       

33     X Existing irrigation ditches, canals, and easements are 
shown.       
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34 X     Cut and fill slopes are no steeper that 2H:1V.  (Spot 
checked by City Engineer)       

35 X    
Tops and toes of all cut and fill slopes are set back from 
property boundary at least 3-feet plus 1/5 the height of 
the cut or fill but need not exceed 10-feet. (Spot checked 
by City Engineer)       

36 X    

Tops and toes of cut and fill slopes are set back from 
structures 6-feet plus 1/5 of the height of the cut or fill but 
need not exceed 10-feet. (Spot checked by City 
Engineer)       

37 X    
Provisions have been made for permeant erosion control 
at pipe outfalls, along steep earth slopes, and within 
drainage ditches.       

38 X    
The vertical datum used for elevations shown on grading 
and drainage plans is NAVD 88 for all developments that 
are fully or partially within the floodplain.       

39 X     Existing and proposed elevations match at property 
boundaries.       

ITEM OK NEED N/A DRAINAGE PLAN 

40 X    
Drainage plans are provided and stamped, dated, and 
signed by a professional engineer licensed in the State 
of Idaho.       

41 X    
Drainage calculations are provided and stamped, dated, 
and signed by a professional engineer licensed in the 
State of Idaho.       

42 X     Narrative is provided that describes the proposed 
method of stormwater retention.       

43 X    
Drainage calculations contain no arithmetic errors. 
Drainage basin map areas match calculations. 
 (Spot checked by City Engineer)       

44 X    
The design storm, percolation rate, or other design 
criteria are within accepted limits. (ITD Zone A—IDF 
Curve;  Storage designed for 100 year storm;  Primary 
conveyance designed for 25-year storm)       

45 X    
Peak discharge rate and velocity through sand and 
grease traps calculated and are less than 0.5 ft/sec.  
     

46 X     Section view of drainage facility provided.       

47 X     Able to determine drainage directions from information 
given.       

48 X     Drainage facilities do not conflict with other utilities.  
(Spot check by City Engineer)       

49     X Provision for conveyance or disposal of roof drainage 
provided for commercial developments.       

50 X    
Storm water pretreatment provided.  BMP facilities are 
designed in conformance with the “State of Idaho 
Catalog of Stormwater Best Management Practices”.  
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51 X     5-foot setback from property line maintained for drainage 
facilities.       

52 X     Drainage basin / pond dimensions listed or noted.       

53 X     Drainage facilities drawn to scale on grading and 
drainage plan.       

54 X   Drain rock, ASTM C33 sand, or pond liner specified.  
     

55 X    
3-foot separation from bottom of drainage facility to 
maximum seasonal high groundwater elevation shown 
on detail.       

56     X Vegetative cover shown over biofiltration facilities.  
     

57     X
Appropriate license agreements have been executed 
and are provided for offsite discharge of storm water.  
     

ITEM OK NEED N/A GRAVITY IRRIGATION

58   X   Plan approval letter is provided from the appropriate 
irrigation district.       

ITEM OK NEED N/A PRESSURE IRRIGATION

59 X    
Plans for a pressure irrigation system are provided 
(Required only if development contains more than four 
lots).       

60 X     The pressure irrigation system is not connected to the 
potable water system.       

61 X   Design provides a minimum of 15 gpm @ 45 PSI to each 
destination point.  

62 X     Easements are provided for all pressure irrigation piping.  
(Note on face of plat).       

63 X     Main line distribution piping is 3-inches in diameter or 
greater.       

64     X Provisions are made for diversion and flow measurement 
from a gravity irrigation source ditch.       

65 X  
Applicant provided verification with a signed contract 
indicating written assurance that provisions have been 
made for ownership, operation, and maintenance of the 
irrigation system.       

66     X
Provide written verification and plan approval from Star 
Sewer and Water District if potable water is planned to 
be used as a secondary irrigation source.       

67 X   Provided verification that water rights will be transferred 
to the association managing entity.       

68 X  
If pressure irrigation will not be available to each lot at all 
times, provide rotation schedule for irrigation system 
usage identifying times and days that pressure irrigation 
will be available to each lot.       

ITEM OK NEED N/A RE-SUBMITTAL REQUIREMENTS*
69   X   Return (1) one revised plan set in pdf format with the 
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redlined set for review and/or approval to Keller 
Associates.  Unbound or un-collated plan sets will not be 
accepted.       

70   X  
Provide a response letter, referencing the City of Star, 
with the revised plan set that highlights what actions 
were taken to correct any outstanding items.       

*All re-submittals should be returned to the City of Star for re-review.

Notes:

Additional Final Plat Comments:

      

Additional Construction Drawing Comments:

      


