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             CITY OF STAR 
 

                   LAND USE STAFF REPORT 
 

 
TO:   Mayor & Council 

FROM:   City of Star – Planning & Zoning Department  

MEETING DATE: June 20, 2023 

FILE(S) #: FP-23-07 Final Plat, Edgefield at Star River Ranch Subdivision, Phase 1 

  

REQUEST 

 

The Applicant is seeking approval of a Final Plats for Edgefield at Star River Ranch Subdivision, 

Phase 1 consisting of 68 residential lots and 3 common lots on 9.45 acres. The subject property 

is generally located on the south side of W. State Street between S. Moyle Avenue and Highway 

16 in Star, Idaho. Ada County Parcel Number S0416244230.  

APPLICANT/OWNER/REPRESENTATIVE 

 

APPLICANT/OWNER:    REPRESENTATIVE:    

Paul Larson      Ken Nguyen          

Star River Development, LLC    David Evans & Associates, Inc    

855 S. Calhoun Place     9175 W. Black Eagle Drive   

Star, Idaho 83669     Boise, Idaho 83709 

 

PROPERTY INFORMATION 

 

Land Use Designation - Residential (R-8-DA) 

 

    Phase 1  

Acres -    9.45   

Residential Lots -  68   

Common Lots -  3    

Commercial -   N/A   
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HISTORY   

 

March 2, 2010 Council approved Annexation and Zoning (AZ-09-01) of the 

Sundance & Laraway Properties (Ordinance 211) which included 

the L-O zoned property of approximately 10-acres that is part of 

this CUP Application for single-family dwellings. A Development 

Agreement was included as part of the annexation approval.  

 

April 3, 2018  Council approved Comprehensive Plan Map Amendment (CPA-18-

03), changing designation from Mixed Use to Commercial and 

Residential and annexation and zoning (AZ-18-03), of 9.437 acres 

as Commercial (C-1) and 24.02 acres as Residential (R-8). Total 

acreage of this request was 33.46 acres.  

 

August 24, 2021 Council approved the rezone application from C-1 to C-2 with a 

development agreement.  

 

November 16, 2021 Council approved applications for Preliminary Plat (PP-21-03), a 

Conditional Use Permit (CUP-21-01) and a Private Road (PR-21-

02).  

     

GENERAL DISCUSSION 

 

The Applicant is seeking approval of a Final Plat for Edgefield at Star River Ranch Subdivision, 

Phase 1 consisting of 68 residential lots and 3 common lots on 9.45 acres.  

 

The Final Plat generally complies with the approved Preliminary Plat. 

 

This subdivision is located in FEMA Special Flood Hazard Zone AE 

Firm Panel: 16001C130J, 16001C140J 

Firm Effective Date: 06/19/2020 

Base Flood Elevation: Lowest BFE 2486.00 

 

Flood Hazard Development Application is required. 

 

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

 

The Preliminary Plat is calling for 257 single family, attached, townhome units. These units will 

be accessed via private streets that will be gated, coming from W. Wildbranch Street and S. 

Calhoun Place. The residential attached units will be two (2) stories and have two (2) car garages. 

They will be built in several configurations from 2 attached unit to 6 attached units. Each home 

will be on an individual lot, allowing for individual ownership of each home. The applicant is 

providing a minimum of 45 designated guest parking spaces for these homes which satisfies the 

intent for guest parking (.25 per unit) in Section 8-4B-3 (B) of the Unified Development Code. 
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Additional guest parking may be available through shared parking agreements with the 

Retirement Home and Clubhouse/Events Center. Roads within the residential portion of the 

development are proposed to be private with gated access. A private street maintenance plan, 

including proposed funding, shall also be required by Staff prior to final plat signature. Street 

names must be obtained by the Ada County Street Naming Committee prior to signature of the 

final plat.   

 

The single-family detached residential lots in the southern portion of the development adjacent 

to the Boise River consist of one existing home and one new lot created by this plat. It is the 

intention of the owner that the new lot will be utilized by a family member.  These two lots are 

part of the overall lot count and density calculations listed on the Preliminary Plat.  

 

The applicant is proposing 5.07 acres (15%) of usable open space which satisfies the Unified 

Development Code.  The open space breakdown includes: 

 

• Pond Areas = 1.77 acres 

• Pond Area Open Space/Pathways = .88 acres 

• Lawrence-Kennedy Lateral Easement Open Area = .72 acres 

• Regional Pathway = .45 acres 

• Street Buffer Pathway = .29 acres 

• Open Grass Area Next to Clubhouse = .96 acres 

 

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

minimum of 4 amenities. Applicant is proposing a central clubhouse/event center with a large 

open park area and walking paths and picnic areas throughout the community. There will also 

be exercise stations along the walking paths and a large pond in the center of the property. 

Access will also be provided to the Boise River and the Star River Walk through a public, regional 

pathway.   

 

Staff analysis of Final Plat Submittal: 

 

The preliminary plat was approved with 257 single family attached, townhome units and 8 single 

family residential lots. Phase 1 final plat includes 62 attached units and 6 single family residential 

units for a total of 68 residential units.  

 

It appears that the Applicant is losing a total of 6 lots on the southern portion of this phase by 

including the single family units versus the attached town homes.    

 

Common/Open Space and Amenities – The Applicant has not provided a list of 

amenities for the development. This will be required before signing the 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 
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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.  

 

Streetlights – Streetlights and parking lot lighting shall reflect the “Dark Sky” criteria with all 

lighting.  The same streetlight design shall continue throughout the entire portions of the 

development. The applicant has submitted a lighting design/cut sheet that contains the 

preferred light of the City of Star. A lighting plan has also been submitted that meets City 

requirements.  

 

Setbacks – Council approved the setbacks below for the townhomes: 

o Street Side Yard requirement from 20’ to 5’.  

o Front Yard requirement from 15’ to 10’ (facing mews and open space) 

o All other setbacks and will adhere to the requirements of the R-8 zone. 

 

Subdivision Name – Applicant has provided documentation that the proposed subdivision 

name has been accepted and reserved by Ada County.  

 

Street Names – Applicant has not provided documentation from Ada County that the street 

names are acceptable and have been approved. This will be required prior to signing the final 

plat. Names shall conform to the appropriate naming convention for private roads.   

 

Mail Cluster – Star Postmaster, Mel Norton has provided approval for 2 locations in the 

development, one for the commercial side and one for the residential portion. A map of these 

locations and the approval letter were included with the application materials. 

 

Conditions of Approval from the Preliminary Plat: 

 

Condition of Approval Number 2.  

The applicant shall enter into a Development Agreement with the City, agreeing to 

proportionate share assessment by ITD regarding impacts to the State Highway System. These 

fees will be collected by the City of Star, per construction phase, prior to signing the final plat.  

 

Condition of Approval Number 3. 

The private streets shall be built to ACHD and Star Fire District standards unless otherwise 

approved by Council. Star Fire District shall inspect and approve private streets and driveways 

prior to signature of final plat.  

 

Condition of Approval Number 5.  
The Applicant/Owner shall submit a private street maintenance plan, including future funding, in 

compliance with Section 8-4D-3C of the UDC, prior to signature of the final plat.  
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Condition of Approval Number 6.  
Applicant shall provide documentation showing approval by the Ada County Street Naming 

Committee that all street names have been approved and adhere to the proper naming 

convention for private streets, prior to signing the final plat.  

 
Condition of Approval Number 11.  
A copy of the CC&R’s shall be submitted to the City of Star at Final Plat and shall include a 

condition requiring a reserve account for the future maintenance of all private roads to include 

specific wording in Section 8-4D-3C of the Unified Development Code.  

 

Condition of Approval Number 20.  
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 and/or copper telecommunication 

cables.  

 

Council added to the Preliminary Plat and Development Agreement the following conditions of 
approval to their decision to approve the original rezone application (RZ-21-12/DA-20-28) to 

include the following:  

 

• The applicant’s contribution of a maximum of 35% of the costs towards the Moyle 

Road traffic signal; 

• Retirement Home height allowance of 38’6” is hereby approved; 

• Large, regional signage proposed by the applicant are not approved as part of this 

application; 

• A landscape berm/buffer and privacy fencing shall be provided along the north 

boundary of the property located at 351 S. Crystal Springs Lane (Arbiter property) on 

the applicants property; 

• Existing irrigation to all adjacent properties shall be provided at all times; 

• A public pathway easement shall be provided to the City for all pathways with 

connection to the east and west to the future public pathway and bridge system; 

• Private gates are approved for this development; 

• Building setbacks for the attached townhome units are approved as proposed; 

• Include future architectural design guidelines into Development Agreement; 

• Provide emergency access at the entrance to Crystal Springs Lane; 

• The Development Agreement will remain open until a future date and brought back 

to Council for review and approval as the pending details are worked out. 

 

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. 



File # FP-23-07 Page 6 
Edgefield at Star River Ranch Subdivision, Phase 1 
Final Plat 

Staff 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 

 

Council added to the Preliminary Plat and Development Agreement the following conditions of 

approval to their decision to approve the original rezone application (RZ-21-12/DA-20-28) to 

include the following:  

 

1. The applicant’s contribution of a maximum of 35% of the costs towards the Moyle Road 

traffic signal; 

2. Retirement Home height allowance of 38’6” is hereby approved; 
3. Large, regional signage proposed by the applicant are not approved as part of this 

application; 

4. A landscape berm/buffer and privacy fencing shall be provided along the north boundary of 

the property located at 351 S. Crystal Springs Lane (Arbiter property) on the applicants 

property; 

5. Existing irrigation to all adjacent properties shall be provided at all times; 

6. A public pathway easement shall be provided to the City for all pathways with connection to 

the east and west to the future public pathway and bridge system; 

7. Private gates are approved for this development; 

8. Building setbacks for the attached townhome units are approved as proposed; 

9. Include future architectural design guidelines into Development Agreement; 
10. Provide emergency access at the entrance to Crystal Springs Lane; 

11. The Development Agreement will remain open until a future date and brought back to 

Council for review and approval as the pending details are worked out. 

12. The final plat for the Edgefield at Star River Ranch Subdivision shall comply with all statutory 

requirements of applicable agencies and districts having jurisdiction in the City of Star. 
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13. The Final Plat shall comply with all received comments from the City Engineer prior to 

signature of the plat by the City. 

14. The applicant shall enter into a Development Agreement with the City, agreeing to 

proportionate share assessment by ITD regarding impacts to the State Highway 

System. ITD has calculated the fees to be $1000.00 per residential unit. These fees will 

be collected by the City of Star, by phase, prior to final plat signature. Phase 1 has 68 

residential lots for a fee of $68,000.00 (68 x $1000.00).  

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

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

16. All private drive shall be built to Fire Department specifications and receive their 

approval before certificate of occupancy is issued.  

17. Prior to signing the final plat, the Applicant must provide a list of site amenities and 

the timeline for their installation and availability to the development.  

18. The property shall be satisfactorily weed abated at all times, including future phases, 

preventing a public nuisance, per Star City Code Chapter 3, Section 3-1-1 through 3-1-7. 

19. 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.  

20. Mylar’s/final plats must include the statement supporting the “Right to Farm Act” as per 

Idaho Code Title 22, Chapter 45. 

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

and zoning requirements at time of building permit issuance. 

22. The Mylar of this 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.   

23. All common areas shall be maintained by the Homeowner’s Association. 

24. 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 of building permits. Design shall 

follow Code with requirements for light trespass and “Dark Skies” lighting. 

Streetlights shall comply with the Star City Code regarding light trespass and “Dark 

Sky” initiative.  
25. The Applicant/Owner shall comply with the City of Star Unified Development Code regarding 

landscaping, both internal buffers and frontages. Street trees shall be installed per Chapter 4, 

Section B-7-C-3 Street Trees as indicated on the approved landscape plan. 

26. The applicant shall provide the City with a written Certificate of Completion that all 

landscaping and amenities have been installed in substantial compliance with the City 

approved landscape plan. The certification shall be prepared by the licensed landscape 

architect responsible for the landscape plan. This shall be completed prior to final plat 

signature. 
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27. A letter from the US Postal Service shall be given to the City prior to final Mylar signature 

stating the subdivision is in compliance with the Postal Service. 

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

mylar signature stating that all conditions have been met. 

29. A sign application shall be submitted to the City for any subdivision signs. 

30. 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 any construction. 

31. Applicant shall provide the City with one (1) full size copy, one (1) 11”x17” copy and an 

electronic pdf copy of the as-built irrigation plans, prior to any building permits being 

issued.  

32. Applicant shall provide the City with two (2) full size copies, one (1) 11”x17” copy and an 

electronic pdf copy of the signed recorded final plat with all signatures, prior to any 

building permits being issued.  

33.  Applicant shall provide the City  with one (1) copy and an electronic pdf copy of the 

recorded CC&R’s, prior to any building permits being issued. 

34.  Applicant shall provide the City  with one (1) full size copy and an electronic pdf copy of the 

final, approved construction drawings, prior to any building permits being issued. 

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

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

37. Owner/Developer agrees to install a 2’ (High Density Polyethylene) HDPR SDR-11 roll 

pipe in the shared utility trench to be used for future fiber optic/high speed data 

cables.  

 

COUNCIL DECISION 

 

The Star City Council ____________________ File # FP-23-07 Edgefield at Star River Ranch 

Subdivision, Phase 1 Final Plat, on _________________ ______, 2023. 
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TOTAL ACRES.............................................±54.52 ACRES
TOWN HOME LOTS...................................................257
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OPEN SPACE..........................................5.08 ACRES (15 %)

SITE DATA: BUILDING SETBACKS:

1. SEWER AND WATER SERVICES WILL BE EXTENDED TO EACH LOT.
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AGREEMENT.

3. BUILDING SETBACKS AND DIMENSIONAL STANDARD IN THE SUBDIVISION SHALL BE IN COMPLIANCE
WITH THE APPLICABLE ZONING REGULATIONS OR AS SPECIFICALLY APPROVED BY THE CITY OF STAR AT
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THE TIME IT BEGAN OR WAS CONSTRUCTED. THE PROVISIONS OF THIS SECTION SHALL NOT APPLY WHEN
A NUISANCE RESULTS FROM THE IMPROPER OR NEGLIGENT OPERATION OF AN AGRICULTURAL
OPERATION, AGRICULTURAL FACILITY OR EXPANSION THEREOF.

5.     THE DEVELOPMENT OF THIS PROPERTY SHALL BE IN COMPLIANCE WITH STAR CITY CODE.

6.     STORM WATER SHALL BE RETAINED ON-SITE THROUGH SURFACE AND SUBSURFACE FACILITIES.

7.     ALL ONSITE LANDSCAPING WILL BE MAINTAINED BY THE HOME OWNER'S ASSOCIATION AND IRRIGATED
VIA THE SITE'S PROPOSED PUMP STATION WHICH UTILIZES (irrigation entity) SURFACE WATER RIGHTS.

8.    THE DEVELOPMENT OF THIS PROPERTY SHALL BE IN CONFORMANCE WITH THE DEVELOPMENT
AGREEMENT, INSTRUMENT #______________ AND ANY SUBSEQUENT MODIFICATIONS.
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