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             CITY OF STAR 
 

                   LAND USE STAFF REPORT 
 

 
TO:   Mayor & Council 

FROM:  City of Star Planning Department  

 

MEETING DATE: August 20, 2023 – PUBLIC HEARING 

 

FILE(S) #: AZ-25-03 – Annexation & Zoning  

DA-25-05 – Development Agreement 

CU-25-03 – Conditional Use Permit Cellars at Rivers Edge 

  

OWNER/APPLICANT/REPRESENTATIVE 

  

Applicant/Owner:    Representative:      

Denise & Scott Smith    Mike Walker     

6390 Schmidt Lane    Mansions & Makeovers    

Star, Idaho 83669    P.O. Box 1621   

      Eagle, Idaho 83616   

   

REQUEST 

  

Request:  The Applicant is requesting approval of an Annexation & Zoning (Commercial C-2), a 

Development Agreement, and a Conditional Use Permit for an Event Center. The property is 

located at 6926 Highway 44, Star, Idaho, Canyon County and consists of 2.02 acres.  

           

PROPERTY INFORMATION 

 

Property Location:    The subject property is generally located on the north side of Highway 44 

east of Blessinger Road. Canyon County Parcel Number R340170000.  
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Existing Site Characteristics:  The property has been used as single family residential and 

agricultural  with outbuildings.  

 

Irrigation/Drainage District(s):   Middleton Irrigation Association Inc. 

     Middleton Mill Ditch Company 

              P.O. Box 848 

              Middleton, Idaho 83644   

    

Flood Zone:  This property is not located in a Special Flood Hazard Area. 

 

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 – Yes. 

 Riparian Vegetation – None. 

 Steep Slopes – None. 

 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  April 17, 2025 

 Neighborhood Meeting Held    April 17, 2025   

 Application Submitted & Fees Paid  July 11, 2025 

 Application Accepted    July 22, 2025   

 Residents within 300’ Notified  July 30, 2025 

 Agencies Notified    July 22, 2025 

 Legal Notice Published   August 2, 2025 

 Property Posted     August 8, 2025 

 

HISTORY 

               

The city does not have any previous land use history for this parcel.  
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SURROUNDING ZONING/COMPREHENSIVE PLAN MAP/LAND USE DESIGNATIONS 

 

 Zoning Designation Comp Plan Designation Land Use 

Existing Agricultural (Canyon 

County) 

Commercial/Industrial 

Corridor 

Single Family 

Residential/Ag 

Proposed General Commercial 

District (C-2) 

Commercial/Industrial 

Corridor 

Wine Bar/ 

Speakeasy/Event Center 

North of site Commercial (C-

2)/Residential (R-5-

PUD-DA) 

Estate Urban Residential Bare Ground/Ag  

Approved as Rooster 

Hollow (Now a 

developing Sports 

Complex) 

South of site Commercial (C-1)  Commercial Single Family 

Residential/Ninja Kitty 

Fireworks 

East of site Agricultural (Canyon 

County) 

Agricultural (Canyon 

County) 

Single Family Residential 

West of site Agricultural (Canyon 

County) 

Agricultural (Canyon 

County) 

Single Family Residential 

 

 

ZONING ORDINANCE STANDARDS / COMPREHENSIVE PLAN 

 

UNIFIED DEVELOPMENT CODE: 

 

8-1B-1: ANNEXATION AND ZONING; REZONE:  

B. Standards: 

1. The subject property shall meet the minimum dimensional standards and/or density 

standards of the proper district. 

2. The city shall require a development agreement in conjunction with the annexation and 

zoning, or rezone, pursuant to Idaho Code section 67-6511A, which may include a concept plan.  

In addition to other processes permitted by city and state code, exceptions or waivers of 

standards, other than use, may be permitted through execution of a development 

agreement.  A development agreement, building elevations, including front and rear (when 

backing up to a collector or arterial street), and concept plan shall be required for any 

annexation or rezone to a commercial, mixed-use or residential zone or use, or land which 

includes steep slope (land over 25%) or floodway. An application for annexation or rezone 
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shall not be accepted until any required traffic impact study is submitted and accepted by the 

appropriate transportation authority, or a letter from the transportation authority waiving said 

study is received by the administrator. A hearing date before the Council shall not be scheduled 

until any required traffic impact study has been approved and the transportation authority has 

issued a staff report on the development application. The administrator may waive these 

requirements in certain circumstances. 

3. The termination of a development agreement shall result in the reversal of the official zoning 

map amendment approval and applicable development approval for any undeveloped portion 

of property subject to the development agreement. The undeveloped property subject to the 

development agreement shall be rezoned to the district classification as designated by the 

development agreement. When no designation is provided, the property shall revert to its 

original zoning or, if the original designation no longer exists, to the closest current equivalent 

zoning as determined by the current Comprehensive Plan Land Use Map designation. 

4. An amendment or termination of a previously recorded development agreement shall be 

recorded in the office of the county recorder by the clerk. 

5. An approved development agreement must be executed within ninety (90) days of the 

meeting at which the development agreement is approved by the city council.  A one-time 

administrative extension of maximum thirty (30) days may be granted by the zoning 

administrator.  Additional extensions may be approved by majority vote of the city council. 

Failure to execute the development agreement within the required timeframe will result in the 

denial of all related applications. 

C. Required Findings: The council shall review the application at the public hearing. In order to 

grant an annexation and zoning or rezone, the council shall make the following findings: 

1. The map amendment complies with the applicable provisions of the comprehensive plan; 

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

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

welfare; and 

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. 

5. The annexation (as applicable) is in the best interest of city. 

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

The following zoning districts are hereby established for the interpretation of this title, the 
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zoning districts have been formulated to realize the general purposes as set forth in this title. In 

addition, the specific purpose of each zoning district shall be as follows:  

(C-2) GENERAL COMMERCIAL DISTRICT: To provide for the establishment of areas for 

commercial uses allowed in other commercial zones and commercial uses which are more 

intensive than those permitted in other commercial zones, and typically located adjacent to 

arterial roadways and not immediately adjacent to residential, including the establishment of 

areas for travel related services such as hotels, motels, service stations, drive-in restaurants, 

offices, limited warehousing, commercial services and retail sales. 

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. 

ZONING DISTRICT USES C-2 

Bar/Tavern/Lounge/Drinking Establishment P 

Events/Entertainment Facility, public or private 

(indoor/outdoor)  1 

C 

Retail Store/Retail Services P 

 

Notes:  

1. Indicates uses that are subject to specific use standards in accord with chapter 5 of this 

title.  

 

8-3A-4: ZONING DISTRICT DIMENSIONAL STANDARDS:  

Zoning District   Maximum Height   

Note Conditions 

 

Minimum Yard Setbacks 

Note Conditions 

Front (1)   Rear   Interior     Street 

                            Side          Side      

C-2   35'/60’5   20'   5'   0' 4 20'   
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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 overhanging onto the sidewalk. 

2. Zero-Lot-Line, reduced street side yard setbacks and reduced front and rear setback waivers 

may be requested through the Development Agreement process. All other side yard setback 

requests for detached structures shall not be granted waivers, unless approved by Council as 

part of a Planned Unit Development. 

3. All setbacks in the CBD, C-1, C-2, LO, LI, PS, RC and M-U zone shall maintain a minimum 15’ 

when adjacent to a residential use or zone. A waiver may be requested if the adjacent 

property has the potential to redevelop as a non-residential use in the future.  

4. As approved by the Fire District. 

5. 35’ height requirement unless a height exception is approved by Council through the 

Conditional Use Permit or Planned Unit Development Process. 

 

8-4B-3: REQUIRED NUMBER OF OFF-STREET PARKING SPACES:  
 

B. Standards: The following standards shall apply for off street vehicle parking for nonresidential 
uses: 

Event/Entertainment Facility Indoor Facility – 1 per 200 square feet of gross 
floor area; Outdoor Facility – 1 per 8 seats or as 
otherwise required with conditional use permit 

Food and Beverage Sales 1 per 250 square feet of gross floor area 

Offices, Business and Professional 1 per 250 square feet of gross floor area 

Restaurants, Dining Rooms, Taverns, 
Nightclubs, etc.  

1 per 150 square feet of gross floor area; plus 1 
per 35 square feet of dance floor 

 

8-1B-4: CONDITIONAL USES:  

A. Purpose: The purpose of this section is to establish procedures that allow for a particular use 

on a specific property subject to specific terms and conditions of approval. 

B. Applicability: The provisions of this section apply to all uses identified as conditional use within 

this title.  In addition to other processes permitted by city and state code, exceptions or waivers 
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of standards, other than use, may be permitted through issuance of a conditional use permit, 

development agreement or PUD, upon approval by Council. 

C. Process: 

1. The applicant shall complete a pre-application conference with the administrator prior to 

submittal of an application for a conditional use. 

2. A neighborhood meeting shall be held by the applicant pursuant to Section 8-1A-6C of this 

title. 

3. An application and appropriate application fees shall be submitted to the City on forms 

provided by the city. 

4. Prior to issuing the conditional use permit, the administrator may require additional 

information, including studies, concerning the social, economic, fiscal or environmental effects 

of the proposed conditional use. Traffic studies may be required by the transportation authority 

prior to acceptance of an application. 

D. Standards: In approving any conditional use, the city council may prescribe appropriate 

conditions, bonds and safeguards in conformity with this title that: 

1. Minimize adverse impact of the use on other property. 

2. Control the sequence and timing of the use. 

3. Control the duration of the use. 

4. Assure that the use and the property in which the use is located is maintained properly. 

5. Designate the location and nature of the use and the property development. 

6. Require the provision for on site or off-site public facilities or services. 

7. Require more restrictive standards than those generally required in this title. 

8. Require mitigation of adverse impacts of the proposed development upon service delivery by 

any political subdivision, including school districts, that provides services within the city. 

E. Findings: The council shall base its determination on the conditional use permit request upon 

the following: 

1. That the site is large enough to accommodate the proposed use and meet all the dimensional 

and development regulations in the district in which the use is located. 

2. That the proposed use shall meet the intent of the Star comprehensive plan and be in 

compliance with the requirements of this title. 
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3. That the design, construction, operation and maintenance will be compatible with other uses 

in the general neighborhood and with the existing or intended character of the general vicinity. 

4. That the proposed use, if it complies with all conditions of the approval imposed, will not 

adversely affect other property in the vicinity. 

5. That the proposed use will be served adequately by essential public facilities and services such 

as highways, streets, schools, parks, police and fire protection, drainage structures, refuse 

disposal, water, and sewer. 

6. That the proposed use will not create excessive additional costs for public facilities and 

services and will not be detrimental to the economic welfare of the community. 

7. That the proposed use will not involve activities or processes, materials, equipment and 

conditions of operation that will be detrimental to any persons, property or the general welfare 

by reason of excessive production of traffic, noise, smoke, fumes, glare or odors. 

8. That the proposed use will not result in the destruction, loss or damage of a natural, scenic or 

historic feature considered to be of major importance as determined by the City. 

8-5-15: EVENTS/ENTERTAINMENT FACILITY, PUBLIC OR PRIVATE: 

 

A.   General Standards: 

      1.   All structures or outdoor event areas shall maintain a minimum setback from any 

residential districts as determined by Council. 

      2.   Any outdoor speaker system and amplified sound associated with the event facility shall 

comply with the noise regulations of this code. 

      3.   All outdoor activities and events shall be scheduled so as to complete all activity by ten 

o'clock (10:00) P.M. All illumination shall be terminated no later than one hour after conclusion 

of the event. 

      4.   The site shall have access from a principal or minor arterial, unless otherwise approved 

by Council.  

      3.   A six foot (6') sight obscuring fence, wall, and/or other screening may be required in the 

landscape plan for all property lines abutting a residential district. 
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COMPREHENSIVE PLAN:  

 

8.2.3 Land Use Map Designations: 

 

Commercial 

Suitable primarily for the development of a wide range of commercial activities including 

offices, retail, and service establishments. Rezoning to this designation should not be 

allowed unless adequate ingress/egress to major transportation corridors are assured. 

Light industrial uses may be considered at the discretion of the City Council without 

amending this plan. 

 

8.3 Goal: 

 

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

housing types, and a variety of employment options, social and recreational 

opportunities, and where possible, an assortment of amenities within walking distance of 

residential development. 

 

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. 

 

8.5.6 Policies Related Mostly to the Commercial Planning Areas: 

 

A. Assist in the provision of coordinated, efficient, and cost-effective public facilities and 

utility services, carefully managing both residential and non-residential development 

and design, and proactively reinforcing downtown Star’s role as the urban core while 

protecting existing property rights. 

B. Encourage commercial facilities to locate on transportation corridors. 

C. Locate neighborhood services within walking distance to residential development. 

D. Discourage the development of strip commercial areas. 
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E. Maintain and develop convenient access and opportunities for shopping and 

employment activities. 

F. Commercial areas of five acres or less should be encouraged in residential land use 

designations with appropriate zoning to allow for commercial services for residential 

neighborhoods and to limit trip lengths.  Such commercial areas should be submitted 

for approvals with a Conditional Use Permit or Development Agreement to assure that 

conditions are placed on the use to provide for compatibility with existing or planned 

residential uses.  These areas should be oriented with the front on a collector or arterial 

street. 

G. Allow for some light industrial uses within the Commercial areas at the sole discretion 

of the City Council. 

 

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. 
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PROJECT OVERVIEW 

 

ANNEXATION & REZONE: 

 

The annexation and zoning request to General Commercial District (C-2) on the applicant’s 

property will allow for the development of the property in a manner that will be consistent with 

the current Comprehensive Plan. The intent of the applicant is to use the property as an event 

center that will include a wine bar, a bar/tavern that will be marketed as a “Speakeasy” type bar 

along with miscellaneous office and storage space. Sewer and Water services from Star Sewer 

and Water District are not currently available. The site is serviced by a well and septic. Future 

plans exist to have services in close to proximity to the property that will allow the applicant the 

opportunity to connect to sewer and water as appropriate.  

 

CONDITIONAL USE PERMIT: 

 

The applicant is requesting approval of a Conditional Use Permit for the event center consisting 

of multiple buildings on the same parcel. Building #1 will be a two-story remodel of the existing 

home. The first floor will be the wine bar and consist of approximately 2,011 square feet. The 

second floor will be office space of approximately 1,300 square feet.  

 

Building #2 will be used as a bar/tavern and consist of approximately 1,400 square feet. This will 

be a separate building from the wine bar or the event center. This building is existing and will be 

remodeled.  

 

Building #3 will be one story, approximately 4,000 square feet and built to serve as the event 

center. All buildings when built will be open to the public and age restricted as appropriate.  The 

applicant is also proposing a separate storage building of approximately 3,000 square feet 

(existing building), and a separate restroom facility of approximately 500 square feet (new 

building). There will also be multiple shade structures/areas.  

 

The applicant has proposed specific types and number of events within their application 

narrative as follows: 

 

Events: There will be a maximum number of guests on the premises of 250 at any given 

 time. Events under 125 will be unlimited. Events between 126 and 250 will be limited to 

24 annually. Events are defined as: Non-Operational activities that are either advertised 

and ticketed or are private. These are events for which the reason for attending is the 

event, not for the enjoyment of the wine bar or speakeasy. Events include but are not 

limited to concerts, fundraisers, car shows, Christmas parties, business meetings or team 

building events, fun runs, art shows, birthdays, weddings, engagement parties, etc. 
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Section 8-5-15 Specific Use Standards for Events/Entertainment Facilities provides General 

Standards for this use including: 

 

2.   Any outdoor speaker system and amplified sound associated with the event facility 

shall comply with the noise regulations of this code. 

3.   All outdoor activities and events shall be scheduled so as to complete all activity by 

ten o'clock (10:00) P.M. All illumination shall be terminated no later than one hour after 

conclusion of the event. 

Noise is always a concern with event centers, especially when adjacent to residential uses. Staff 

will request Council place conditions of approval to address noise and hours of operation on all 

events for the purpose of protecting the public from adverse impacts associated with the facility. 

These will include: 

 

• Limiting the applicant to the number of events requested unless Council modifies the 

number; 

• Requiring all events to conclude at 10pm to coincide with the City and County noise 

ordinances, unless further modified by Council. 

The Unified Development Code (UDC) Section 8-4B-3 provides the parking guidelines for 

commercial uses. The office area and wine bar are required to have 1 parking space for 

every 250 square feet gross-floor area. The bar/tavern (speakeasy) requires 1 parking 

space for every 150 square feet of gross floor area. The event center calls for 1 space for 

every 200 square feet of gross floor area.  

Building #1  

Wine Bar and Office Space – 3,311 total s.f. / 250 = 14 spaces 

 

Building #2 

Bar/Tavern  – 1,400 total s.f. / 150 = 10 spaces 

 

Building #3 

Event Center – 4,000 total s.f. / 200 = 20 spaces   

 

Total spaces required for all buildings = 44 

The applicant is proposing 48 total parking spaces, 6 of which will be ADA accessible, 

exceeding the code requirement. The applicant is working on a plan to maximize parking 

on the property and add additional spaces. A concept plan has been included with the 
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application that will require working with Staff on compliance with code requirements. 

The number of overall allowed patrons on the property will be limited to the ability to 

park the facility at its maximum potential. Staff will draft conditions of approval to help 

facilitate the facility as it is developed in phases. The initial phase will have ample parking 

for the bar and retail, with small events. When the larger events are planned at the event 

center, additional parking, either shared with an adjoining parcel, or through bussing from 

an off-site location, will be conditioned to ensure that adequate parking is available to 

accommodate the desired amount of guests at the events. 

Table 8-4B-2(a) requires parking stalls at a 90-degree angle to be nine feet (9’) wide by 

twenty feet (20’) long. The proposed site plan calls out correct dimensions on the 

parking stalls. UDC Section 8-4B-2(3)A states “when a vehicle bumper overhangs onto a 

sidewalk or landscape area, the parking stall dimensions may be reduced two (2) feet in 

length if two (2) fee is added to the width of the sidewalk or landscape area, and the 

additional area is planted in ground cover. The parking spaces next to the landscape 

strip are a minimum of twenty feet (20’) deep, satisfying code.  

 

UDC Section 8-4B-2 requires all drive aisles to be a minimum of twenty-five feet (25’) 

wide or as required by the fire code…” All drive aisles meet or exceed the required 

width.  

 

Staff is working with the applicant on the parking and circulation patterns within 

the development, including aisle widths, and will finalize approval during the 

zoning certificate/design review process. The applicant will meet all requirements 

of the Unified Development Code. 
 

Unified Development Code Section 8-8C-2 discusses parking requirements and parking 

lot landscaping. Paragraph K section B-3 states “Provide a minimum five foot (5’) wide 

perimeter landscaped strip between the property lines and the parking lot and plant a 

minimum of one shade tree per thirty-five (35’) linear feet of perimeter, unless the 

adjacent project has required trees planted, as determined by the administrator.” Staff 

has advised that the eastern property line should be densely planted to help buffer 

noise and light. The applicant will need to provide an updated landscape plan for 

review/approval during the zoning certificate process. Per Section 8-5-15 Specific Use 

Standards for Events/Entertainment Centers, a six-foot (6') sight obscuring fence, wall, and/or 

other screening may be required in the landscape plan for all property lines abutting a 

residential district. Council may consider this as a condition of approval. 
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Primary site access will come from Highway 44 at this time. There is a chance that future access 

may be restricted or removed, and access will need to come from the north of the property, 

once a future access road is built. ITD will have the responsibility of managing the access points 

for the property. 

 

The applicant has provided exterior elevations and color renderings with this packet. The 

buildings associated with the events center, together with the bar/tavern and retail aspects of 

the use will need to go through the Design Review process as part of a Zoning Certificate, 

separate from this application.   

 

The applicant has not asked for any setback waivers, and the site plan is compliant with the 

required Commercial setbacks.  

 

The Applicant has not provided any specification on site or building lights. The Applicant shall 

work with Staff on a site lighting plan and obtaining approval on site/building lights.  

 

The applicant has stated that the use of food trucks will be part of the overall concept for the 

facility. Staff will condition the event center to allow for food trucks, and will require an updated 

site plan to indicate the exact location. 

 

DEVELOPMENT AGREEMENT: 

 

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:  

 

• Access to Site 

• Landscaping and Fencing 

• Land Uses within the Application 

• Future Zoning Certificates and Design Review 

• Noise 

• Number of Events 

• Hours of Operation 

• Parking for Future Events 

• Food Trucks 

• Phasing of the Facility 

 

 

 

 



   
A 

 

CELLARS AT RIVERS EDGE                                                                                                                                                                                                  
FILE NO. AZ-25-03/DA-25-05/CU-25-03 

15 

  

 

AGENCY RESPONSES 

 

Star Fire District    July 22, 2025 

ITD      August 5, 2025 

  

PUBLIC RESPONSES 

 

           No public responses have been submitted.  

 

STAFF ANALYSIS & RECOMMENDATIONS 

 

Based upon the information provided to staff in the applications and agency comments received 

to date, staff finds that the proposed annexation, development agreement and conditional use 

permit meets the requirements, standards and intent for development as they relate to the 

Unified Development Code and Comprehensive Plan.  

 

The 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 or revised 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.  

 

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 & ZONING 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. 
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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 

Council 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 Council must find that the proposal complies with the proposed district and purpose 

statement. The purpose of the Estate Residential District is to provide for development 

suitable primarily for residential use.  Densities in this land use area are to range from 1 

unit per acre to 3 units per acre.   Densities not exceeding 1 to 2 units per acre are to be 

encouraged in areas of 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 those existing larger lots are not likely to be subdivided in the 

future. Clustering is encouraged to preserve open space.  
 

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

     welfare; and 

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

development of the City. 

 

CONDITIONAL USE PERMIT FINDINGS:  

 

1. That the site is large enough to accommodate the proposed use and meet all the dimensional 

and development regulations in the district in which the use is located. 

  The Council must find that the site of the proposed use  

would be large enough to accommodate the proposed use or meet all of the dimensional and 

development regulations in the district in which the use would be located. 
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2. That the proposed use will be harmonious with the Star comprehensive plan and in accord 

with the requirements of this title.  

  The Council must find that the proposed use request is harmonious with the Star 

Comprehensive Plan and is in accord with the requirements of this Title. The proposed 

development should meet the intent or purpose of the Mixed-Use District.  

3. That the design, construction, operation and maintenance will be compatible with other uses in 

the general neighborhood and with the existing or intended character of the general vicinity and 

that such use will not adversely change the essential character of the same area. 

  The Council must find that the operation of the proposed use would be compatible with 

the other uses in the general area.  

4. That the proposed use, if it complies with all conditions of the approval imposed, will not 

adversely affect other property in the vicinity.  

  The Council must find that the proposed use, with imposed conditions of approval, 

would not adversely affect other property in the vicinity.  

5. That the proposed use will be served adequately by essential public facilities and services such 

as highways, streets, schools, parks, police and fire protection, drainage structures, refuse 

disposal, water, and sewer. 

  The Council must find that the proposed use be adequately served by essential public 

facilities and services. 

6. That the proposed use will not create excessive additional costs for public facilities and services 

and will not be detrimental to the economic welfare of the community. 

  The Council must find that the proposed use would not create excessive additional costs 

for public facilities and would not be detrimental to the economic welfare of the community.  

7. That the proposed use will not involve activities or processes, materials, equipment and 

conditions of operation that will be detrimental to any persons, property or the general welfare 

by reason of excessive production of traffic, noise, smoke, fumes, glare or odors. 

  The Council must find that the proposed use would involve activities that would not be 

detrimental to any person, property or the general welfare by reason of excessive production of 

traffic, noise, smoke, fumes, glare or odors. 

8. That the proposed use will not result in the destruction, loss or damage of a natural, scenic or 

historic feature considered to be of major importance. 

  The Council must find that the proposed use would not result in the destruction, loss or 

damage of natural, scenic or historic feature of major importance since none are apparent on 

this site. 
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CONDITIONS OF APPROVAL 

 

1. The approved Conditional Use shall comply with all statutory requirements of applicable 

agencies and districts having jurisdiction in the City of Star. 

2. The following conditions shall apply to the approved event center and be included as part of 

the Council approvals: 

a) Phasing of the entire facility 

b) Hours of Operation for Events 

c) Compliance with Noise Ordinance 

d) Number of Events based on provided parking 

e) Requirement for future Zoning Certificates and Design Review for all 

buildings and future uses 

f) Revised Landscape & Site Plan showing lighting, parking, landscaping, 

fencing, food truck location 

g) Additional conditions as required by Staff and/or Council 

3. Streetlights/Parking Lot lights shall comply with the Star City Code. Design shall follow Code 

with requirements for light trespass and “Dark Skies” lighting. Applicant/Owner shall work 

with staff and submit a streetlight, site and building light design that meets city 

standards prior to Building Permit. 

4. Applicant shall submit an application for Certificate of Zoning Compliance and go 

through the design review process separate from this application/review, prior to 

starting construction.   

5. The applicant shall provide a final landscape and parking plan to Staff for review and 

approval as part of the Zoning Certificate process that complies with all code 

requirements.  

6. 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.   

7. 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 occupancy 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. 

8. The applicant shall obtain all the proper building permits from the City Building Department 

prior to occupancy or the unit.  

9. The Conditional Use Permit may be revoked or modified by the City Council for any violation 

of any Condition of Approval.  

10. The applicant shall obtain a sign permit prior to any signage being placed on the site or 

building.  

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

12. Any Conditions of Approval as required by Star Fire Protection District.  
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13. The property associated with this approved annexation and conditional use permit shall be 

properly maintained at all times, including 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. This shall also include, but is not limited to 

any trash, junk or disabled vehicles during any portion of the development process. The site 

shall be properly mitigated from fugitive dust at all times, including during construction, as 

determined by the Zoning Administrator. Failure to comply with any of the above may result 

in a stop work order being issued until the violations are remedied, and/or revocation of the 

conditional use permit or building permit. 

14. In the event that issues arise during operation of the event center regarding noise, lighting, 

parking or other items brought up by neighboring property owners or observed by Staff, the 

applicant shall work with Staff on reasonable remedies to these issues. 

 

COUNCIL DECISION 

 

The Star City Council _____________________ File Number AZ-25-03, DA-25-05, CUP-25-03, for 

Cellars at Rivers Edge on ____________________  ______, 2025. 
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THE CELLARS AT RIVER’S EDGE 
WINE BAR, SPEAKEASY, AND EVENT CENTER 

ANNEXATION AND ZONING/REZONING, 
MASTER SITE PLAN APPLICATIONS 

WRITTEN NARRATIVE 
 
Dated: 7/15/25 
Introduction: 
Scott and Denise Smith hereby file the following applications: 

- Annexation and Zoning-Rezone Application 
- Conditional Use Permit Application 

 
All documents relate to one 2.02-acre parcel located at 6926 Highway 44, Star, ID. Future 
improvements include changes to the buildings and the addition of the event center. The Land Use 
Map Designation in the Star Comp Plan states that the parcel location is proposed for 
commercial/industrial. The parcel is located off the north side of Highway 44, approximately 3 
miles west of Star Road. The property borders a currently undeveloped sports complex (Rooster 
Hollow) to the North, two residences to the East, one residence to the West, and Boise River 
Estates and Ninja Kitty Fireworks to the South. 
 
Existing Use on the Property: 
Property currently operates as a residence. 
 
Comprehensive Plan and Surrounding Land Uses: 
The City of Star’s Land Use Map designates the area as Commercial/Industrial (C2). The applicant 
is requesting annexation and zoning to C2. The surrounding uses within the immediate area are as 
follows: North-R5-DA/R5-PUD-DA; East-Canyon County RR; West-Canyon County RR; South-
Canyon County RR. State Highway 44 borders property along the South side. Additionally, High 
Desert Station is located .5 miles to the North. Strickland Stone is located .5 mile to the East.  Ninja 
Kitty Fireworks is 500 yards to the Southwest, and Mid-Star Firearms is 3 miles to the West. New 
large projects including Rooster Hollow, Terramor Subdivision, and Boise River Estates surround the 
property. The property is in the proposed commercial corridor between the City of Star and the City 
of Middleton. 
 
Annexation and Rezone: 
The applicant is requesting annexation into the City of Star with zoning of C2. The property 
borders Rooster Hollow, which is currently annexed into the City of Star. Property will be used as 
described. Star’s current comprehensive plan for Commercial/Industrial zoning in this area states 
that a commercial business is a permitted use. This area along Hwy 44 is one of the busiest 
corridors in the State of Idaho, and is very well set up for commercial and recreational 
businesses and activities. 
 
Wine Bar Description: 
The Cellars at River’s Edge consists of 2.02 acres. The project as it currently exists, has a primary 
residence, detached 3-car garage, and milking barn. The project when completed will have a wine 
bar, speakeasy, and event center with outdoor seating and patio areas. The applicant shall phase 
the buildings and amenities as needed. The first building will start within one (1) year, however, 



subsequent buildings will be built or renovated as required with no planned start date and could be 
as much as 5 years or longer between additional buildings. 
 
Events: There will be a maximum number of guests on the premises of 250 at any given time. 
Events under 125 will be unlimited. Events between 126 and 250 will be limited to 24 annually. 
Events are defined as: Non-Operational activities that are either advertised and ticketed or are 
private. These are events for which the reason for attending is the event, not for the enjoyment of 
the wine bar or speakeasy. Events include but are not limited to concerts, fundraisers, car shows, 
Christmas parties, business meetings or team building events, fun runs, art shows, birthdays, 
weddings, engagement parties, etc. 
 
Operational Wine Bar/Speakeasy Activities: Operational activities are activities that are part of 
the normal operations of a wine bar or speakeasy. They may be ticketed, for example, such as with 
wine tasting events or dinners, wine education classes, paint and sips, or industry-related events 
such as Savor Idaho or Wine Release activities. Other operational activities which may or may not 
be ticketed include but are not limited to Wine Club Releases, wine industry meetings or other 
holiday offerings and/or promotions, for example, special pairings which often coincide with 
holidays, 2 for 1’s, and special tastings, etc.  
 
Also included in operational wine bar/speakeasy activities are food trucks, pop-up vendors, and the 
hiring of musicians for the enjoyment of our guests. Operational Wine Bar and Speakeasy Activities 
are unlimited. 
 
Personal Activities: Any activities that would normally be allowed by a resident are still permitted 
by the caretakers who maintain the property. 
 
Landscaping and Buffering: Landscaping is shown on the master landscape plan.  The property 
already includes extensive shrubs, bushes, trees and plants.   A landscaped berm is proposed on 
the south side of the property along Highway 44, with additional landscaping planned along the 
north and west sides of the property. Any additional landscaping will be per the master landscape 
plan.  
 
Road Materials: Road materials to be dustless products, but shall not be required to be paved 
except as required by ADA Code. 
 
Sewer and Water Facilities: 
The property currently operates with its own water and two septic systems. A single well provides 
both domestic, commercial, and agriculture purposes.  The property does not currently access Star 
Sewer and Water.  Once the city sewer and water are accessible, usage will be routed through the 
City of Star Sewer and Water Department for approval. Septic systems will be operated and 
installed in conjunction with Star Sewer and Water Department. 
 
Transportation: 
The project has been designed in compliance with the Idaho Transportation Department. A  
traffic study has not been completed at this time; however, in correspondence with ITD it has been 
requested that the horseshoe driveway usage be discontinued and a 40-foot approach off of 
Highway 44 be installed. Additionally, the City has provided information on future plans to include a 
road to the North of the current property that will connect with Blessinger Road.  We have integrated 



this information into our site plan with a new entrance/exit on the North side of the property.  Once 
the road to the North is complete, we will redirect traffic from our Highway 44 entrance to the 
entrance on the North side of the property.    This part of the project will be engineered in 
accordance with the City of Star. 
 
Traffic Impact Study: 
A traffic impact study will be prepared for the project prior to annexation and submitted to the Idaho 
Transportation Department for review and approval. Based on the proposed expansion of Highway 
44 adjacent to the property, we do not anticipate River’s Edge operations will have any significant 
impact on SH 44.  
 
Irrigation And Drainage: 
The property is currently operated from a single well. This well is used for all commercial, 
domestic, and irrigation purposes. A future well may be built at some time. All surface drainage 
and storm water will remain on the property. 
 
Floodplain: 
No portion of the project resides within a floodplain. 
 
Amenities: 
The property consists of approximately 2.02 acres of mature landscaping, two artisan water fed 
ponds, and will provide wine, beer and spirit consumption, club events, a serene, peaceful setting 
for weddings, concerts, and small group outings for the community. It is intended that the property 
remain a rural feeling landscape for the community to enjoy. 
 
Master Site Plan: 
Overall Master Site Plan Data: 
Total Site Area: 2.02 acres 
Proposed Zoning: C2 
Wine Bar Use: Conditional 
Speakeasy Use: Conditional 
Event Center Use: Conditional 
Office/Training Room Space: 2nd floor of Wine Bar 1300 sf 
Wine Bar: 1st floor of Wine Bar 2011 sf 
Speakeasy: 1 structure of up to 1400 sf 
Event Center: 1 structure of up to 4000 sf 
Additional Storage Building: 1 structure of up to 3,000 sf 
Restroom Facilities: 1 structure of up to 500 sf 
Gazebos and shade areas: multiple 
General Parking: 59 spaces 
Handicap Parking: 6 spaces 
See Exhibit A for elevations for the proposed wine bar. 
 
The property is designated as allowed use for commercial/industrial use. The project complies with 
the applicable provisions of the comprehensive plan, and with the regulations outlined for the 
proposed district. The project shall not be materially detrimental to the public, health, safety and 
welfare, and shall not result in an adverse impact upon the delivery of services by any political 
subdivision providing public services within the city of Star. 



Annexation of 6926 Hwy 44 with its proposed usage will be a great attribute to the city of Star, 
bringing in much-needed recreational activities to the fast-growing community.   
 
The proposed application for Annexation is consistent with the elements of the comprehensive 
plan, provide a commercial component consistent with the future growth and development of the 
city, is internally consistent with the goals, objectives and policies of the comprehensive plan and 
the comprehensive plan future land use map, is consistent with its unified development code, and 
is in the best interests of the city of Star. 
 
Pertaining to our conditional use permit application, the site is large enough to accommodate the 
proposed use and meet all dimensional and development regulations. The proposed use meets the 
basic intent of the Star comprehensive plan, and as proposed, in compliance with it. The design, 
construction, operation and maintenance of property, currently and as proposed, is and will be 
compatible with other uses in the general neighborhood and with the existing or intended character 
of the general vicinity. The current and proposed use, if it complies with all conditions of the 
approval imposed, will not adversely affect other property in the vicinity. The current and proposed 
use will be served adequately by essential public facilities and services such as highways, streets, 
schools, parks, police, fire protection, drainage structures, refuse disposal, water and sewer. 
 
The current and proposed use will not create excessive additional costs for public facilities and 
services and will not be detrimental to the economic welfare of the community. The current and 
proposed use will not involve activities or processes, materials, equipment and conditions of 
operations that will be detrimental to any person, property, or the general welfare by reason of 
excessive production of traffic, noise, smoke, fumes, glare or odors. The proposed use will not 
result in the destruction, loss or damage of a natural, scenic or historic feature considered to be of 
major importance as determined by the City. 
 
Thank you, in advance, for your review of these applications. 
 
Scott and Denise Smith 
6926 Hwy 44 
Star, ID 83669 
(937) 901-2620 (Scott) 
(937) 901-3456 (Denise) 
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STAR FIRE PROTECTION DISTRICT  
OFFICE OF THE FIRE MARSHAL 
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1  
 

Date:  July 22, 2025  
 
To:  City of Star Planning & Zoning  
 
From:  Victor Islas, Deputy Chief  
 
Subject: Fire District Comments  
 
File:  The Cellars at River’s Edge   
  AZ-25-03 AnnexaƟon & Zoning  
  DA-25-05 Development Agreement  
  CU-25-05 CondiƟon Use Permit    
 
 
The Star Fire ProtecƟon District reviewed documents provided by the City of Star on July 22, 2025 for the property located 
at 6926 Highway 44 in Star, Idaho (R340170000).   
 
The Applicant is requesƟng approval of an AnnexaƟon and Zoning (Commercial C-2), Development Agreement and 
CondiƟonal Use Permit for an Events Facility & Drinking Establishment, located at 6926 Highway 44 in Star, Idaho. The 
property contains 2.2 acres. 
 
The Fire District has no objecƟon to the applicaƟon, provided the following condiƟons are met: 
 
1. CODE OVERVIEW:  

1.1. 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. 

1.2. Any hazardous condition or violation of the International Building Code and/or International Fire Code that is not 
identified during this review shall not be construed as approval of such condition or violation. 

 
2. FIRE COVERAGE: 

2.1. This development will be served by the Star Fire Protection District Station 51, located at 11665 W. State St., Star, 
Idaho 83669. Station 51 is 1.7 miles with a travel time of 3 minutes under ideal driving conditions to the entrance 
of the development. 

 
3. ADDITIONAL COMMENTS:  

3.1. For the safety of patrons, event attendees, and motorists traveling along State Highway 44, no parking shall be 
permitted along State Highway 44 at any time. All parking associated with normal business operations or special 
events must occur entirely on the property of the establishment. This requirement is in place to prevent traffic 
hazards and ensure safe access for emergency vehicles. 

3.2. A future entrance to the north shall be established and utilized once a connection is made.  This will provide for 
safer entrance to the property.  

3.3. An additional review will be conducted during the site construction drawings and building permit phase of this 
project. At that time the project will comply with the current Fire Code and Codes set forth by the City of Star. 

3.4. It shall be the responsibly of the applicant to submit appropriate applications and supporting documents to the 
Fire District for review. Fire District review fees will apply. 

 

Victor Islas, Deputy Chief

Star Fire Protection District

07/22/2025


