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             CITY OF STAR 
 

                   LAND USE STAFF REPORT 
 

 
TO:   Mayor & Council 

FROM:   City of Star Planning Department  

MEETING DATE: May 9, 2023 (originally approved 4-5-22) 

FILE(S) #: FP-21-35, Revised Final Plat, River Park Estates Subdivision  

  

REQUEST 

 

Applicant is seeking approval of a Final Plat for River Park Estates Subdivision Phase 1 consisting 

of 89 residential lots and 8 common lots on 44 acres. The phase is located at the northeast 

corner of the approved preliminary plat, at the south end of Blessinger Road in Star, Canyon 

County, Idaho. The project is generally located south of W. State Street (Hwy 44) in the Canyon 

County portion of Star, Idaho. Canyon County Parcel Numbers R3404000000, R3404100000, 

R3404500000. This is a re-approval of the original Final Plat application with the change to 

private streets. 

REPRESENTATIVE/APPLICANT:   Owner: 

Todd Tucker      River Park Investments, LLC 

Boise Hunter Homes     923 W. Bridgewater Place 

923 W. Bridgeway Place    Eagle, Idaho 83616 

Eagle, Idaho 83616         

 

PROPERTY INFORMATION 

 

Land Use Designation - Residential R-2-DA 

 

Phase 1 

Acres -    44 acres        

Residential Lots -  89     

Common Lots -  8      

     

HISTORY   

 

April 10, 2021 Council approved applications for Annexation and Zoning (AZ-21-01), 

Preliminary Plat (PP-21-04) and a Development Agreement (DA-21-02) for 

River Park Estates Subdivision. The preliminary plat was approved for a 
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maximum of 301 single family residential lots.      

 

GENERAL DISCUSSION 

 

The Final Plat layout for River Park Estates Subdivision generally complies with the approved 

Preliminary Plat. 

 

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

 

The Preliminary Plat submitted contains indicates that residential lots range in size from 7,885 

square feet to 24,564 square feet with the average buildable lot area of 10,734 square feet. The 

applicant has provided three basic lot types with minimum widths of 55- feet (44 total), 65 feet 

(196 total) and 81 feet (79 total) for a variety of lot options. The existing home will be retained 

and included as part of the subdivision within a 1.7-acre lot. Streets are proposed to be public 

throughout the development and will be under the jurisdiction of Canyon Highway District No. 

4. Proposed local streets measure 36 ft from back of curb to back of curb on the submitted 

preliminary plat which meets the minimum City width requirement of the UDC. 

 

The applicant has indicated that the development will contain a total of 45.59 acres (30.3%) of 

open space with 44.18 acres (29.4%) of qualified open space. This exceeds the minimum 

requirements for total and usable open space in the current Unified Development Code, Section 

8-4E-2.  Amenities proposed include open space area along the entirety of the Boise River (12.5 

acres) that will include two parks, a public greenbelt along the river and a swimming pool with 

bathrooms, changing rooms and covered patio area. Open play area that can be used for 

athletic ball fields will make up the remainder of the river open area. In addition, there are 5 

ponds totaling approximately 20 acres that will be located throughout the development and will 

be stocked with fish and accessible to the residents of the subdivision. Beaches and paved 

pathways are also designed to provide additional access to the ponds. There will also be two 

smaller open space areas in the northern portion of the development to provide recreational 

opportunities.  

 

The development will be accessed on the north from Blessinger Road. The development will also 

have a direct connection to Star River Ranch Subdivision to the east and will provide a future 

stub street to the west.  

 

The applicant has provided a conceptual phasing plan showing 5 phases for the development. 

 

Sidewalks: Sidewalks are proposed at five-foot (5’) widths and will be detached throughout the 

overall subdivision with an 8’ landscape strip. 

 

Setbacks:  Applicant has requested 5’ side yard setbacks for one and two-story homes.  

 

Floodplain: The property is located within a Special Flood Hazard Area. The applicant has 

submitted an application Permit to Develop in an Area of Special Flood Hazard to the City 
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Engineer for review and approval.  

 

Staff analysis of Final Plat Submittal: 

 

Private Streets – The Council approved, through a Development Agreement Modification 

on April 18, 2023, the allowance for all streets within the subdivision to be private. The 

applicant shall work with the City of Star, Star Fire District and the Star Police Department 

in coordination on public safety and access for the subdivision. Landruff Lane may initially 

remain private, however, the applicant shall dedicate the common lot containing Landruff 

Lane to the City for future dedication to the public as a public street. This shall be 

required prior to recordation of the final plat. All streets associated with the subdivision 

shall be constructed to City and CHD4 standards.  

 

The Applicant shall submit as part of the proposed CC&R’s, a private street maintenance 

plan, including future funding, in compliance with Section 8-4D-3C of the UDC, The 

CC&R’s shall be reviewed and approved by Staff prior to signature of the final plat. 

 

Lot Layout – The gross density of the final plat is 2.0 du/acre, with lots ranging in size from 

15,424 square feet to 8,248 square feet.  This is aligned with the Preliminary Plat.  

 

Common/Open Space and Amenities  

• Large Open Area, 50’ x 100’ 

• Gathering Area/Gazebo 

 

Mailbox Clusters – Applicant/Owner has not provided Postmaster approval for the location of 

the mailbox clusters. This approval shall be provided prior to signature of the final plat.  

 

Streetlights – Applicant has provided a street line plan, and staff is supportive of the proposed 

locations for lights. Applicant will need to provide a street light design for approval prior to 

signing the final plat.  

  

Street Names – Preliminary approval has been provided by Canyon County Development 

Services. Not all names on the plat are on the preliminary approval. Applicant/Owner will need 

to provide final approval of all street names prior to signature of final plat.  

 

Subdivision Name – Preliminary approval has been provided by Canyon County Development 

Services. Applicant/Owner will need to provide final approval of subdivision name 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 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 
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Applicant/Owner shall submit a revised landscape plan showing street trees on all streets 

and the correct number of trees in the common areas. Staff suggests more shade trees 

and less conifers, as appropriate.   

      

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. 

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 

 

• Per the Development Agreement and prior to signing the final plat, developer is to pay 

the traffic mitigation fee required by the Idaho Transportation Department. The 

developer will pay the city $659.00 per buildable lot within each phase prior to 

signature on the final plat for the applicable phase, capped at $210,787. The City will 

allocate funds to roadway improvements in the vicinity of the project. Phase 1 has 88 

residential lots for a fee of $57,992 (88 x $659.00). In lieu of collection proportionate 

share contributions, ITD will accept the installation of a 520’ eastbound right turn lane 

at Blessinger Road, meeting ITD standards, during the development of Phase 1. 

• City Council added these Conditions of Approval at the Preliminary Plat 

• Reduce the overall density by 19 lots for 2.0 dwelling units per acre (a 

maximum of 301 lots) and an R-2 Zoning Designation. 

• Provide a berm with landscaping along the south side of the east-west 

collector street (Landruff Lane), and a privacy fence along the north side 

and along the northern boundary of the development. Applicant will 
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need to provide updated landscape plan showing these requirements 

before signature of final plat for Phase 1.  

• Work with the Boise Flood Control District and Star Fire District on a potential 

River access through the southern open space area. 

• Provide a public access easement dedication along the southern greenbelt 

and also along the Canyon County Ditch. 

• Council approves waiver to allow 5-foot side yard setbacks for one and two-

story homes. Council also approves remaining R-3 setbacks for the 

development. 

• Council approves waiver to block lengths. 

 

• Council’s approval of the updated Final Plat (5-9-23) with private streets includes, in 

addition to the original conditions of approval contained in this approval, the 

following: 

• The applicant shall work with the City of Star, Star Fire District and 

the Star Police Department in coordination on public safety and 

access for the subdivision. This may include dedication of public 

easement throughout the subdivision without encumbrances. 

• All streets associated with the subdivision shall be constructed to 

City and CHD4 standards.  

• All access points shall be constructed with subsequent phases of 

the development. 

• The applicant shall work with CDH4 on Landruff Lane. That means 

the applicant shall have the City Engineer, CHD4 or a 3rd party 

engineering consulting firm (at the City’s discretion) inspect the 

improvements to make sure they are constructed to the approved 

plans. Notwithstanding the foregoing, commencing after 

recordation of the present plat, CHD4 shall have an irrevocable 

offer of dedication of Lot 1, Block 15* (Landruff Lane, ), to be 

exercised by CDH4 no later than the first building permit on the 

property, such exercise to be by written notice to the homeowners 

association for River Park Estates No. 1. At such time, Lot 1, Block 

15 shall be dedicated and conveyed to CDH4 upon execution of a 

deed of dedication to CHD4. If CHD4 fails to provide such notice 

prior to the first residential building permit on the property, Lot 1, 

Block 15 shall be dedicated via a deed of dedication to the City of 

Star, with the homeowners association retaining the obligation of 

ongoing maintenance of Lot 1, Block 15 until such time as 

maintenance of Lot 1, Block 15 is accepted by the City of Star. 
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• The City strongly suggests that the connection to Big Wood Way 

stay open, however it is acknowledged that CHD4 has final 

authority over connection to public streets. 

• The Applicant shall submit as part of the proposed CC&R’s, a 

private street maintenance plan, including future funding, in 

compliance with Section 8-4D-3C of the UDC, The CC&R’s shall be 

reviewed and approved by Staff prior to signature of the final plat. 

• 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. 

• 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.  

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

including one (1) tree per thirty-five (35) linear feet. A revised Landscape Plan shall be 

submitted prior to signature of the final plat that indicates street trees on all 

roadways. If street trees will be done per lot, by the builder, Certificate of Occupancy 

will be held until trees are verified in place.  

• Final approval from the Postmaster, for the mail cluster location must be submitted to 

the city before signature of the final plat.  

• Final approval from Canyon County Development Services for the approved 

subdivision and street names must be submitted to the city before signature of the 

final plat.  

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

the entire subdivision and shall be maintained by the Homeowners Association.  Streetlights 

shall be installed prior to any building occupancy. Applicant/Owner shall submit a 

streetlight design prior to Final Plat approval.  Streetlights shall comply with the Star 

City Code regarding light trespass and “Dark Sky” initiative.   

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

City of Star with each subsequent Final Plat application. 

• Applicant shall meet all the setback requirements in the Unified Development Code Section 

8-3A-4 (for R-3), as approved through waiver by Council.  

• 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.   

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

be shown on the Final Plat. 

• 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. 

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

Star Code, as approved through waiver by Council. 

• 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.)  

• A public access easement shall be recorded along both the southern greenbelt and 

along the Canyon County Ditch for future pathway access. The Applicant shall 

construct the greenbelt pathway as part of the subdivision development, during the 

appropriate phase.  

• 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. 

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

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

to signature of the final plat. 

• 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.  

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

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

by Council.  

• The mylar/final plat shall be signed by the owner, Surveyor, Central District Health, CDH#4 

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

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

• 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. 

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

permits being issued. 

• Any requirements as specified by the fire district.  

• Any additional Conditions of Approval as required by Staff and City Council at the final plat 

meeting. 

 

COUNCIL DECISION 

 

The Star City Council _________________ File # FP-21-35 River Park Estates Subdivision Revised 

Final Plat, on _____________ _____, 2023.  



 



 

 
 

River Park Estates Subdivision #1 
Amended Final Plat 

 

 
Boise Hunter Developers, LLC is pleased to submit an application for an Amended Final Plat 
for Phase 1 of the River Park Estates Subdivision.   
 
On April 18, 2023, the Star City Council approved an amendment to the Development 
Agreement for the River Park Estates Subdivision allowing all streets within the subdivision to be 
private.  As the final plat was previously approved by the City Council with public streets, we 
are now requesting an amendment to the final plat to indicate the streets will be private.  No 
other change is proposed to the final plat. 
 
Sincerely, 

 
 

Todd Tucker 
Planning & Entitlement Manager 
Boise Hunter Homes 



City of Star, P.O. Box 130, Star, Idaho 83669   P: 208-286-7247   F: 208-286-7569 

         ***All information must be filled out to be processed. 

 

 
 
 
 

Applicant Information:                                                                                                                          

PRIMARY CONTACT IS:  Applicant ___ Owner ___ Representative ___ 
 

Applicant Name: __________________________________________________________________________   
Applicant Address: ______________________________________________________  Zip: ______________   
Phone: ____________________ Fax: _____________________ Email: ______________________________ 
 
Owner Name: ____________________________________________________________________________   
Owner Address: ________________________________________________________  Zip: ______________   
Phone: ____________________ Fax: _____________________ Email: ______________________________ 
 
Representative (e.g., architect, engineer, developer): 
Contact: ________________________________ Firm Name: ______________________________________  
Address: _______________________________________________________________ Zip: _____________  
Phone: _____________________ Fax: ____________________ Email: ______________________________ 

Subdivision Name: ___________________________________________________     Phase: _____________ 
Approved Zoning Designation of Site: _________________________________________________________   
Parcel Number(s): _________________________________________________________________________ 
 
              Approved Final Plat                  Proposed Changes 
 
SITE DATA: 
Total Acreage of Site: ___________________________  ________________________________ 
Total Acreage of Site in Special Flood Hazard Area:  
           ___________________________  _________________________________ 
 
Total Number of Lots:  __________________________  _________________________________ 
     Residential:     ______________________________       ______________________________ 
     Commercial:   ______________________________       ______________________________  
     Industrial:        ______________________________       ______________________________  
     Common:        ______________________________       ______________________________ 
 
Total Number of Units:  __________________________  _________________________________ 
     Single-family:  _______________________________       ______________________________ 
     Duplex:     _______________________________       ______________________________ 
     Multi-family:    _______________________________       ______________________________ 
 

 

AMENDED 
FINAL PLAT APPLICATION 

    FILE NO.: ___________________________________ 
    Date Application Received: _____________________    Fee Paid: _____________ 
    Processed by:   ______________________________________   
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             Approved Final Plat                  Proposed Changes 
 
 
Proposed Dedicated Lots & Acreage (school, parks, etc):  
_____________________________________________  ___________________________________ 
_____________________________________________  ___________________________________ 
_____________________________________________  ___________________________________ 
 
Dwelling Units per Gross Acre:  ____________________  ___________________________________ 
Minimum Lot Size:  ______________________________  ___________________________________ 
Minimum Lot Width:  _____________________________  ___________________________________ 
Total Acreage of Common Lots:  ___________________  ___________________________________ 
Percent of Site as Common Area:  __________________  ___________________________________ 
Percent of Common Space to be used for drainage: _________________          ________________________
  
Drainage Space Acres: ___________________________  ___________________________________ 
 
Describe Common Space Areas (amenities, landscaping, structures, etc.):   
__________________________________________ __________________________________________ 
__________________________________________ __________________________________________ 
__________________________________________ __________________________________________ 
 
Flood Zone Data:                                                                                                                    

Subdivision Name: ___________________________________     Phase: ____________ 

Special Flood Hazard Area: total acreage ____________ number of homes ___________  

a. A note must be provided on the final plat documenting the current flood zone in which the 
property or properties are located.  The boundary line must be drawn on the plat in 
situations where two or more flood zones intersect over the property or properties being 
surveyed. 
 

b. FEMA FIRM panel(s): #160xxxxxxC, 160xxxxxxE, etc.: ______________________ 
FIRM effective date(s): mm/dd/year _____________________________________ 
Flood Zone(s): Zone X, Zone A, Zone AE, Zone AH, etc.: ____________________ 
Base Flood Elevation(s): AE____.0 ft., etc.: _______________________________ 
 

c. Flood Zones are subject to change by FEMA and all land within a floodplain is regulated by 
Chapter 10 of the Star City Code. 

 
Application Requirements:                                                                                                                    

(Applications are required to contain one copy of the following unless otherwise noted.) 
  Applicant 
     (√) Description 

Staff 
   (√) 

 Completed and signed Amended Final Plat Application   
 Fee     

  

Narrative describing the proposed changes(s), reason for amendment request, addressing 
compliance with the standard conditions of approval of the preliminary plat, and detailing any 
proposed amenities.  (narrative must be signed by applicant)   

 
Legal description of the property (paper and electronic version with engineer’s seal): 

 Submit two (2) paper and one (1) electronic copy  
 Recorded warranty deed for the subject property  
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If the signature on this application is not the owner of the property, an original notarized statement 
(affidavit of legal interest) from the owner stating the applicant is authorized to submit this 
application.   

 Copy of subdivision name approval from Ada County Surveyor’s office.  
 Copy of the “final” street name evaluation/approval from Ada County.  

 

A signed statement from the Star Sewer & Water District that subdivision information has been 
submitted to the District in GIS format and the property has been annexed into the Star Sewer & 
Water District.  GIS to include pressurized irrigation, streetlights, and storm drains in addition to Star 
Sewer & Water requirements.  (form attached)  

 
A letter from the US Postal Service stating the development is in compliance with the Postal Service 
and they approve the mail box location.  

 Three (3) 11” X 17” vicinity maps showing the location of the subject property  
 Three (3) 24” X 36” copies of the Amended Final Plat (folded to 8 ½” X 11” size)  
 One (1) 8 ½” X 11” copy of the Amended Final Plat  
 One (1) 8 ½” X 11” copy of the original Final Plat  
 Three (3) 24” X 36” copies of the amended landscape plan, including natural features   
 One (1) 8 ½” X 11” copy of the amended landscape plan   -   colored rendition  
 One (1) 8 ½” X 11” copy of the original landscape plan  
 Three (3) 24” X 36” copies of site grading & drainage plans  
 One (1) 8 1/2 “ X 11” copy of approved Preliminary Plat  

 
One (1) set of amended final engineering construction drawings, stamped and signed by a 
registered engineer/surveyor.                                                                                                        (EC)  

 
Storm drainage calculations must be submitted for private drives and parking areas within 
subdivisions.                                                                                                                                  (EC)  

 Two (2) copies of Streetlight design and location information  
 Special Flood Information  
 Copy of signed agreements with irrigation companies.  
 Two (2) copies of the Covenants, Conditions, & Restrictions (CC&R's)  

 

Two (2) Electronic versions of submitted application including signed Amended Final Plat 
Application, narrative, legal description, warranty deed, vicinity map, amended final plat, copy 
original final plat, amended landscape plan, color copy amended landscape plan, site grading & 
drainage plans, copy preliminary plat, amended final engineering construction drawings, storm 
drainage calculations, streetlight design and location, and irrigation company agreements in pdf 
format submitted on disks with the files named with project name and plan type.  We encourage you 
to also submit at least one color version for presentation purposes.  

 
Submit (1) 11” X 17” and (1) 18” X 24” recorded copy of Final Plat to the Star City Planning 
Department prior to any building permits being issued.  

 
** Set of plans needs to be submitted to the Ada county Highway District.   
    Date Submitted: ____________  

 
FEE REQUIREMENT:                                                                                                            
 

** I have read and understand the above requirements. I further understand fees are due at the time of filing.     
I understand that there may be other fees associated with this application incurred by the City in obtaining reviews or 
referrals by architect, engineering, or other professionals necessary to enable the City to expedite this application.  I 
understand that I, as the applicant, am responsible for all payments to the City of Star. 
 
 
_______________________________________________      ____________________  
 Applicant/Representative Signature        Date 
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