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CUP10-00059 & CVA10-00032 / Persimmon II, LLC 
 
Summary 
Persimmon II, LLC requests approval of a special exception to construct a 1,800 sq. ft. retail building and a 
conditional use permit to construct a ± 25,000 sq. ft. stand-alone grocery store on ± 1.8 acres located at 1511 W. 
Bannock Street in an R-ODD (Residential Office with Downtown Design Review) zone.  The application 
includes a request to exceed the maximum number of allowable parking spaces and variances from front and 
street-side setbacks for the parking lot and buildings.  
 
Prepared By 
Susan Riggs, Planning Analyst 
 
Recommendation   
Staff recommends approval of CUP10-00059 & CVA10-00032. 
 
Reason for the Decision 
 
Conditional Use Permit (CUP10-00059) 
The project is compatible with other development in the neighborhood. The area currently supports a 
variety of uses including retail, commercial, office, and residential.  The site is unique in that consist of an 
entire city block and abuts four streets.  The grocery store will add diversity and help achieve an active, 
24-hour presence in the neighborhood.  With approval of the variance, the site is large enough to 
accommodate the proposed use without adversely affecting other properties in the vicinity.  The 
development is similar in intensity and operating characteristics to the variety of uses in the vicinity.  The 
building complies with the height and floor area requirements of the proposed zone.  Traffic counts 
provided by the Ada County Highway District (ACHD) indicate the abutting roadways each operates at 
an acceptable Level of Service “C” in regard to average daily traffic.  Based upon information provided 
by ACHD, the multiple alternative modes of transportation that are readily accessible, and the site's 
location within the City's downtown core, the development will not create an undue burden on the 
transportation system.  The waiver for the 93 parking spaces is justified as a grocery typically requires 
additional parking beyond the minimum standards and not parking structures are located within vicinity.  
The development is in compliance with the goals and objectives of the Comprehensive Plan.  Goal 8.1 
strives for a city that minimizes suburban sprawl, and that provides basic services and facilities in close 
proximity to where people live.  Goal 7.2 and Objective 8.1.3 encourages a compact city comprised of a 
central Downtown with surrounding neighborhoods that have a center focus combining residential, 
commercial, and employment. The grocery will occupy a city block that has been vacant for a number of 
years.  The grocery will be an anchor to Westside Downtown and provide a focus for the neighborhood as 
well as generating employment opportunities.  It will help spawn new development and will serve as an 
amenity for the existing and future urban residential developments.    
 
Special Exception 
 
The Zoning Ordinance does not list stand alone retail as an allowed use in the R-O zone.  This area of the 
Westside Urban Renewal District is envisioned to develop as a residential neighborhood with building 
heights between four to six stories.  However, due to the economic downturn in the market, it may be 
some time before the city sees a residential project of that scale.  The site's location on the western edge 
of the downtown with the Linen District to the south and residential to the north makes this a desirable 
use in the zone.   
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The facility will produce an equal or reduced impact on the site and neighborhood than an allowed use.  
The proposed 1,800 square foot retail building will produce an equal or reduced impact upon the site than 
the allowed grocery.   The location of the proposed use is compatible with other uses in the general 
neighborhood.  The site is located adjacent to commercial, office and residential uses.  The retail use will 
provide an amenity for the residents and local businesses in the area.   Correspondence received from 
commenting agencies indicates the proposed use will not place an undue burden on transportation or other 
public services in the vicinity.  With approval of the variance to locate the building to the property line on 
15th Street, the site is of sufficient size to accommodate the retail use.   A large landscaped plaza is 
proposed adjacent to the site that will provide useable open space, for outdoor dining and neighborhood 
gatherings. Although appropriate zoning for the use is available in the general neighborhood, the retail 
building will bring additional vitality to the site, providing a more comprehensive activity node in the 
neighborhood.  More significantly, maintaining the R-O (Residential Office) zoning of the site will 
support residential development of an appropriate scale and intensity on the site in the future.   Safe 
access is provided to the site,   The Ada County Highway District has approved three access points; one 
off 15th, 16th and Bannock Street.  The Bannock Street driveway allows right turns as an exit only.  
Sidewalks are provided on all streets that abut the site and are generally designed to meet the Downtown 
Boise Streetscape Standards.  The approval of the special exception is unique to this site based on the 
allowed grocery use and the vitality that a retail use can bring to this area.  The ordinance does not 
anticipate that a retail use when constructed in conjunction with a grocery can add vitality and interest to 
the overall development.   Staff has included a condition requiring the retail use to be geared to primarily 
serve the needs of the local residents.  Examples of such uses would be a restaurant or coffee shop.  
Additionally, the plaza proposed between the retail building and the grocery on the southeast corner of the 
site, is designed with an emphasis on pedestrian amenities such as public art, a fountain, benches and 
tables and landscaping.   Staff has recommended that a grocery store entrance to the plaza be provided to 
the northeast corner of the building. 
 
Variance (CVA10-00032) 
 
The granting of the variance will not be in conflict with the spirit and intent of the Comprehensive Plan.  
Goal 7.2 and Objective 7.2.5 encourage services and amenities that are convenient, visually pleasing and 
properly integrated with surrounding development.    This development is located in downtown where 
buildings are encouraged to be constructed to the property line.  The proposed setbacks are similar those 
of in the vicinity, specifically the commercial building on the south side of Idaho Street.  The placement 
of the building provides greater separation from the residential properties to the north.  There are unique 
circumstances that justifies reducing the setbacks.  The site is bordered by four streets.    There is an 
existing sewer line that traverses east to west through the middle of the site splitting the site into two 
sections forcing the buildings to one side of sewer line and the parking to the other.   The variances 
further justified as the site located in the downtown, which encourages new urbanism with buildings 
constructed at the sidewalk's edge.  There will be no privacy impacts as buildings are not adjacent to 
residential dwelling.  Staff cannot identify any adverse impacts on the surrounding properties.  The site 
consists of an entire city block with adjacent uses being separated by principal arterials and collector 
streets. All the adjacent uses are zoned C-2 (General Commercial) and the residential neighborhood on 
the north side of Bannock Street is located across a ±80 right-of-way.   
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Planning Division Staff Report 
 
File Number CUP10-00059 & CVA10-00032 
Applicant Persimmon II, LLC / Rudy Kadlub 
Property Address 1511 W. Bannock Street 
  
Public Hearing Date  November 1, 2010 
Heard by Planning and Zoning Commission 
  
Analyst Susan Riggs 
Checked By Cody Riddle 
 
It is important to submit all evidence to the Planning and Zoning Commission.  City Council will 
not accept additional evidence if there is an appeal of this proposal. 
 

Public Notification 
Neighborhood meeting conducted:  September 22, 2010 
Newspaper notification published on:  October 16, 2010 
Radius notices mailed to properties within 300 feet on:  October 15, 2010 
Staff posted notice on site on:  October 13, 2010 

 
Table of Contents  
1.  Project Data and Facts 2 

2.  Land Use 2 

3.  Project  Proposal 3 

4.  Zoning Ordinance 5 

5.  Comprehensive Plan 5 

6.  Transportation Data 6 

7.  Analysis/Findings 6 

8.  Recommended Conditions of Approval 16 
 
 

Exhibits  

Boise City Fire Comments                 

Public Works Comments  

Solid Waste Comments   

Ada County Highway District Comments  

Capital City Development Comments  
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1. Project Data and Facts 

Project Data   
Applicant/Status   Persimmon II, LLC / Rudy Kadlub (Owner) 
Architect/Representative  Danielle Weaver / CSHQA 
Location of Property 1511 W. Bannock Street 
Size of Property ±1.8 acres 
Zoning R-ODD (Residential Office with Downtown Design 

Review) 
Comprehensive Plan Designation Mixed Use 
Planning Area Downtown 
Neighborhood Association/Contact Downtown Boise Neighborhood Association / Gail 

Young 
Procedure The Planning and Zoning Commission decision on the 

conditional use permit and variance may be appealed to 
the City Council.  The Commissions recommendation on 
the special exception goes directly to Council. 

  
Current Land Use  
The site most recently has been used as an unpaved off-site parking lot for Bogus Basin 
Mountain Resort.  
 
Description of Applicant’s Request  

The applicant is requesting a special exception to construct a 1,800 sq. ft. retail building and a 
conditional use permit to construct a ± 25,000 sq. ft. stand-alone grocery store with variances 
from front and street-side setbacks for the parking lot and buildings.  The application includes a 
request to exceed the maximum number of allowed parking spaces. 
 
2. Land Use 
 
Description and Character of Surrounding Area  
The subject property abuts the streets of Bannock, Idaho, 15th and 16th.   The surrounding area is 
comprised of a variety of uses including commercial, office and single-family homes.  
 
Adjacent Land Uses and Zoning  
North: Bannock Street, then residential and office / C-2DD 
South: Idaho Street, then retail and broadcasting studio / C-2DD  
East:  15th Street, then commercial and office / C-2DD 
West: 16th Street, then laundry business and truck loading facility / C-2D  
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Special Considerations   
The site is bordered by public streets on all four sides.  Three of the streets are one-way.  Sewer 
lines extend east to west across the middle of the site. 
 
History of Previous Actions  
CAR02-00008 Approval of an amendment to incorporate the Westside Downtown 

Framework Master Plan into the Comprehensive Plan. 
CAR05-00003 
CUP05-00003 
CVA05-00003 

Approval to construct a mixed-use planned unit development consisting 
of office and retail space and 92 residential units.  The proposal included 
a below-grade parking structure and a request for a height exception.  

CAR06-00023 Approval of Capitol City Development Corporation requests to amend 
the Zoning Ordinance to expand the boundaries of the P-1 and P-2 
Parking Overlay Zones.  
 

3. Project Proposal 
 

Site Design 
Land Use Proposed 

Percentage of the site devoted to building coverage: 34% 

Percentage of the site devoted to paving: 16% 

Percentage of the site devoted to landscaping: 44% 

Percentage of the site devoted to other uses: (loading 
dock/ramps/sidewalks/plaza) 

6% 

Total 100% 

  
Parking 

 

Proposed  Required  

Handicapped spaces proposed: 4 Handicapped spaces required: 4 

Total parking spaces proposed:  93 Total parking spaces required:  45 

Number of compact spaces proposed:  30 Number of compact spaces allowed:  37 

Bicycle parking spaces proposed: 18 Bicycle parking spaces required: 5 

Parking Reduction requested?  No Off-site Parking requested? No 
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Setbacks (Henry’s Market) 

Building Parking 
Yard 

Proposed Required Proposed Required 

Bannock Street (Collector) 123’ 10’ 0’* 10’ 

Idaho Street (Collector) 0’* 10’ N/A 10’ 

15th Street (Principal Arterial) 72’ 20’ 0’* 20’ 

16th Street (Principal Arterial) 0’* 20’ 0’* 20’ 
* A variance has been requested to reduce this requirement) 
 
Setbacks (Retail Building) 

* A variance has been requested to reduce this requirement) 

Building Parking 
Yard 

Proposed Required Proposed Required 

Bannock Street (Collector) 139’ 10’ 0’* 10’ 

Idaho Street (Collector) 55’ 10’ N/A 10’ 

15th Street (Principal Arterial) 0’* 20’ 0’ 20’ 

16th Street (Principal Arterial) Interior to site 20’ 0’* 20’ 

 
Fencing 
None proposed/specified. 
Outdoor Lighting 
Parking lot and streetscape lighting is proposed.  Detailed review and approval of these features 
will occur during the Design Review process.   
 
Structure(s) Design 
 
Number and Proposed Use of Buildings   
The applicant is proposing two buildings comprised of a grocery store and a retail building. 
Maximum Building Height   
35’  
Number of Stories 
One story  
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4. Zoning Ordinance   
 

 

Section Description 

11-04-05 
REGULATIONS FOR NEIGHBORHOOD OFFICE (N-O), LIMITED 
OFFICE, AND RESIDENTIAL OFFICE (R-O) DISTRICTS 

11-04-05-06 
ADDITIONAL DEVELOPMENT STANDARDS FOR THE R-O 
DISTRICT 

11-06-04 CONDITIONAL USE PERMITS 

11-06-08 SPECIAL EXCEPTIONS  

11-06-11  VARIANCE TO THE ZONING ORDINANCE 

11-10 OFF STREET PARKING AND LOADING REQUIREMENTS 

5. Comprehensive Plan 
 
CHAPTER GOALS, OBJECTIVES & POLICIES 

CHAPTER 6-TRANSPORTATION  
Objective 6.1.6 
Policy 6.1.6.5 

CHAPTER 7-COMMUNITY DEVELOPMENT 

Goal 7.2 
Objective 7.2.1 
Policy 7.2.1.5 
Objective 7.2.5 
Policy 7.2.5.2 

CHAPTER 8-LAND USE  

Goal 8.1 
Objective 8.1.3 
Objective 8.1.4 
Policy 8.1.4.2 
Policy 8.1.17.10 
Policy 8.1.17.11 
Policy 8.1.17.13 
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6. Transportation Data 
 
Roadway  Frontage  Functional 

Classification  
PM Peak 
Hour 
Traffic 
Count  

PM Peak Hour 
Level of 
Service  

Existing Plus  
Project  

15th Street 260-feet Principal 
Arterial 

795 “F” “F” 

16th Street 260-feet Principal 
Arterial 

898 Better than “E” Better than 
“E” 

Idaho Street 300-feet Collector 835 “F” “F” 

Bannock 
Street 

300-feet Collector 99 Better than “D” Better than 
“D” 

* Acceptable level of service for a two-lane principal arterial is “E” (690 VPH). 
* Acceptable level of service for a four-lane principal arterial is “E” (1,330 VPH). 

* Acceptable level of service for a two-lane collector is “D” (425 VPH).  
* Acceptable level of service for a three-lane collector is “D” (530 VPH). 

 
Average Daily Traffic Count (VDT) 
 

1.  The average daily traffic count for 15th Street north of Idaho Street was 7,678 on October 20, 
2009.   

 
2. The average daily traffic count for 16th Street north of Idaho Street was 9,839 on February 4, 

2009. 
 
3. The average daily traffic count for Idaho Street west of 15th Street was 6,110 on March 11, 

2009.   
 
4. The average daily traffic count for Bannock Street west of 15th Street was 1,745 on July 1, 

2009. 
 

7. Analysis/Findings 
 
The applicant is requesting a special exception to construct a 1,800 square foot retail building and a 
conditional use permit to construct a ± 25,000 square foot stand-alone grocery store.   The application 
includes a request to exceed the maximum number of allowable parking spaces and variances from front 
and street-side setbacks for the parking lot and buildings.  Phase II of the development shows two building 
pads with three story residential buildings located along Bannock Street where parking is currently 
proposed.   Phase II is conceptual with no immediate plans for construction.  It would require detailed 
approval in the future.    
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The site is bordered by four streets; Bannock to the north, Idaho to the south, 15th to the east, and 
16th to the west.   The property lies within the Downtown Planning Area, and is part of the Westside 
Urban Renewal District and Westside Framework Master Plan adopted by reference in the 
Comprehensive Plan.  The surrounding area is comprised of a variety of uses including residential, 
office, commercial and retail.  The project should create vitality in the neighborhood by introducing 
an amenity not currently available to residents and employees in the area.   
 
Staff is somewhat concerned with the layout and configuration of the project.  The site is located in 
the Downtown Planning Area of the Comprehensive Plan.  Policy 8.1.17.13 and numerous others 
promote the principles of new urbanism and pedestrian orientation in downtown development.  The 
project includes elements more commonly associated with suburban retail development.  It is a 
single-use (retail) development with a large surface parking lot and the primary building does not 
include an entrance along Idaho Street.  However, staff recognizes that unless part of a larger 
mixed-use project, a grocery store requires some amount of surface parking.  Staff has worked 
extensively with the applicant who has explored numerous design alternatives to ensure the project 
is appropriately integrated with surrounding uses, and those reasonably expected to develop.  
Options included orienting the building to Idaho Street, aligning the service drive entrance with the 
existing alley and creating a pedestrian promenade, or providing an additional building entrance to 
the retail plaza on the southeast corner of the site. 
 
There are challenges to implementing any of these options.  While highly desirable to have an 
entrance on Idaho, if the building were essentially flipped and oriented to that street, customers 
would be forced to travel through the pedestrian plaza or around the service area with bags of 
groceries or shopping carts to get to their cars.  This alternative would likely be more feasible in the 
future if the grocery store is reconfigured as part of a future phase of development to include 
multiple entrances.  A second option discussed was to reinstate the east/west alley as an urban 
shared pedestrian and vehicular promenade in alignment with the alleys on 15th and 16th street.  
Although the alley was abandoned in 1985, it is important to maintain the established mid-block 
connections in the downtown area.  Staff had suggested the alley could be redesigned with an urban 
street appearance, including pedestrian amenities, between the store and the parking lot.  This 
scenario will impact the size and shape of the building.  The final option discussed was to provide 
an entrance to the building off the retail plaza on east side of the building.  Staff believes this 
scenario will better accommodate pedestrians and will help to activate the plaza.  Staff has included 
this as a condition of approval and recognizes that it will require a slight reconfiguration of the floor 
plan.   
 
To ensure the project is in conformance with adopted plans and ordinance requirements, the 
applicant has proposed an approximately 1,800 square foot retail building between the grocery store 
and 15th Street.  This building includes entrances along each street frontage and a pedestrian plaza 
that includes landscaping, seating, and bicycle parking.  This portion of the project requires 
approval of a special exception as a stand-alone grocery store is the only permissible retail use in 
the underlying R-O (Residential Office) zone.  
 
 
 



CUP10-00059 & CVA10-00032                                                                                              13 
Planning and Zoning Commission, November 1, 2010                          
Page 8 of 21 
 
 

The intent of the R-O zone is to implement mixed use development in those areas identified as such 
in the Comprehensive Plan.  The zone is primarily intended to provide for higher density residential 
and office uses with an emphasis on high quality urban design and pedestrian orientation.  The 
intent of a special exception is to allow certain uses which because of their normal nature or design 
are not commonly permitted in a given district, but with special consideration by the applicant to the 
standards of the area, impact, design and existing uses, may benefit the immediate community.  The 
±1,800 square foot retail building abuts the sidewalk on 15th Street and includes an entrance.  
Additional entrances are proposed on the north, south and west elevation, as well as a roll-up style 
glass door on the west.  While no tenant has been identified, the applicant would like one that 
compliments the specialty grocery store and neighborhood.  To ensure this objective is achieved, 
and the plaza remains an active space, staff has included a recommended condition of approval 
limiting the use of this building to retail or restaurant type uses.    
 
The site currently includes 93 parking spaces where only 45 are required.  As such, the conditional 
use permit includes a request to exceed the number of parking spaces allowed by the base 
allowance.  To grant the additional spaces, the Commission is required to find they are necessary to 
reduce adverse impacts on the surrounding neighborhood and due to unique characteristics of the 
site.  The site is located within the boundaries of the P-3 Parking Overlay District.  The overlay 
districts are intended to reduce surface parking by relying more heavily on public parking in and 
around the downtown core.  This remains an appropriate long-term objective for the subject 
property and surrounding parcels.  However, there is currently minimal public parking within 
walking distance of the site.  As such, staff finds the proposed parking to be appropriate to support 
the grocery store and retail space.   
 
In addition to the conditional use and special exception, the application includes variances to the 
setbacks along each street frontage.  As outlined in the findings below, staff believes a reduction to 
the setbacks is warranted.  In addition to street setbacks along each property line, the site is 
encumbered by a sewer line easement that traverses the middle of the property.  This effectively 
splits the site in half.  
 
The Capital City Development Corporation (CCDC) provided detailed comments on each of the 
applications in correspondence dated October 12, 2010.  Their comments focus largely on how the 
project relates to the Westside Urban Renewal District and the Westside Downtown Framework 
Master Plan, adopted by reference in the Boise City Comprehensive Plan.  CCDC finds the project 
fails to comply with the Urban Renewal District, and has recommended the City deny the 
conditional use, special exception and variance applications.  Their detailed comments are attached 
as an exhibit to this report and echo many items already discussed with regard to the orientation of 
the buildings and their lack of attention in addressing the urban core of the downtown and the 
commercial center of the Westside District.  CCDC does not support cars parked towards the 
residential and light office uses to the north.  They recognize the building is sited in part for the 
purpose of avoiding the sewer line, however they feel the site plan can be substantially improved by 
repositioning the grocery building. 
 
 
 



CUP10-00059 & CVA10-00032                                                                                              13 
Planning and Zoning Commission, November 1, 2010                          
Page 9 of 21 
 
 
 

While CCDC has valid concerns with the proposal, the primary use of the site is a grocery store, a 
conditionally allowed use.  Staff is unable to identify any issues in terms of compatibility or adverse 
impacts on surrounding properties or public infrastructure.  Further, the inclusion of a significant 
pedestrian plaza and retail building oriented to the street substantially addresses staff's concerns 
with the project.  The architecture, landscaping, and design of the plaza space will be refined and 
reviewed in detail by the Design Review Committee. 
 

FINDINGS   
 
CONDITIONAL USE PERMIT 
 

A.  That the proposed use is compatible to other uses in the general neighborhood. 
 

Staff finds the proposed grocery store will be compatible with other development in the 
general neighborhood.  The property is designated as ‘Mixed Use’ on the Land use Map 
of the Comprehensive Plan.  The plan defines this designation as follows: 

 
“A variety of complimentary and integrated uses is allowed, such as, but not limited to, 
residential, office, manufacturing, retail, public, and recreation, in a compact form.”   

 
The site is bordered by four streets; Bannock to the north, Idaho to the south, 15th to the 
east, and 16th to the west.   The area currently supports a variety of uses and with the 
exception of this block; the surrounding zones are commercial.  To the west is a laundry 
mat, Meadow Gold and an office building, to the east is an office building, to the south 
is Nampa Auto Parts and a Channel 2 Television facility, and to the north is residential 
and office.  In terms of use, the grocery store will add to this diversity and help achieve 
an active, 24-hour presence in the neighborhood.   Although there is not currently a high 
demand for residential development, it is anticipated the grocery will help create this 
need in the future as the market improves.  The neighborhood will benefit from the 
convenience of a grocery on the west end of downtown and the development of a lot 
which has remained vacant for a number of years. 

 
B. That the proposed use will not place an undue burden on transportation and other public 

facilities in the vicinity. 
 

Based on traffic counts provided by the Ada County Highway District (ACHD), 15th 
Street (north of Idaho Street) carries 7,678 vehicle trips per day (VTD), 16th Street 
(north of Idaho Street) carries 9,839 VTD, Idaho Street (west of 15th Street) carries 
6,110 VTD day and Bannock Street (west of 15th Street) carries 1,745 VTD.  Each of 
the identified roadways operates at a Level of Service (LOS) “C” in regard to average 
daily traffic.   
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In addition to the average daily traffic present on the adjacent roadways, ACHD has also 
provided more detailed information in regard to the PM Peak Hour Traffic and the PM 
Peak Hour Level of Service.  This information can be found in the preceding chart that is 
located on page 6. 
  
Based upon this information, 15th and Idaho Street currently have a PM Peak Hour LOS 
“F”, while 16th Street has a PM Peak Hour LOS Service “E” and Bannock Street has a 
PM Peak Hour LOS “D”.  With the additional 2,636 vehicle trips per day (268 peak hour 
trips) this project is anticipated to generate, the PM Peak Hour LOS on 15th, 16th, Idaho, 
and Bannock Street will remain consistent.  While the City of Boise and Ada County 
Highway District attempt to achieve a Level of Service D or better on all of the 
roadways within City limits, it is typical to see lower levels of service within the Central 
Business District.  This is especially true during PM peak hour travel.   
  
Due to the fact that the levels of service are appropriate throughout the remainder of the 
day, there are bicycle commuter lanes adjacent to the site, and bus stops within walking 
distance and throughout the Central Business District, staff is comfortable adding an 
additional 2,636 vehicle trips per day (268 peak hour trips) to the adjacent roadways.  
Based upon the information provided by the Ada County Highway District, the multiple 
alternative modes of transportation that are readily accessible and the site's location 
within the City's downtown core, staff believes the site will not create an undue burden 
on the transportation system.  
 
Bicycle circulation is an important consideration in downtown projects.  Bannock Street 
is one of few streets that serve east-west bicycle travel in downtown Boise.  It has 80 
feet of right-of-way, is a two-way street, and is classified as a town center collector.  
East of 13th Street, Bannock Street is striped with bike lanes.  West of 13th Street, the 
street section narrows and currently does not include bike lanes.  ACHD’s Roadways to 
Bikeways Bike Master Plan shows Bannock Street between 13th and 16th as an existing 
shared bikeway and east of 13th Street as an existing bike lane.  There is ample right-of-
way on Bannock Street to improve it with bike lanes.  Additionally, the curb and gutter 
abutting the site is significantly broken, does not align with the curb and gutter on the 
east side of 15th Street, and is required to be replaced.  The north side of Bannock Street 
is improved with detached sidewalk, an 11 foot planter with large, mature trees, curb, 
and gutter.      
 
After discussing the need for a continuous bike lane and the alignment concerns with 
ACHD’s Traffic Services, staff recommends the applicant reconstruct Bannock Street 
with a 46 foot back-of-curb to back-of-curb street section to match the curb line east of 
15th Street.  This street section will accommodate parking on the north side, two bike 
lanes and two travel lanes.  Between the curb and the right-of-way lines will be a six foot 
planter with root-barrier, trees, a six foot sidewalk, and space for a two foot wall.  
Another option is an eight foot planter with trees and no root-barrier, and a six foot 
sidewalk.  This would leave no separation between the site’s parking and the sidewalk.   
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This proposal removes the five on-street parking stalls abutting the site shown on the 
submitted site plan.  Staff supports bike lanes on Bannock Street over five parking stalls. 

 
On 15th and 16th Streets the applicant is required to replace the curb and gutter.  Both 
these streets also have ample right-of-way at 80 feet in width.  15th Street is currently 
striped with on-street parking on the west side, two travel lanes, and a six foot bike lane 
next to on-street parking.   Staff would like to maintain the existing street cross section 
on 15th Street. 16th Street has an existing five foot bike lane, no gutter, and vertical curb 
abutting the site.  The applicant will be adding gutter when the existing curb is replaced.  
Staff recommends a condition to secure a standard five foot wide bike lane width, 
outside of the gutter, on 16th Street with the reconstruction of the curb and gutter.  The 
applicant will need to work with ACHD’s Traffic Services staff to determine how to 
incorporate the gutter and bike lane.  It may require shifting the curb line to the east or 
re-striping the travel lanes. 

 
In correspondence received September 30, 2010, the Solid Waste Coordinator listed 
seven site specific conditions pertaining to recycling, location and access to the trash 
compactors, and design guidelines for trash enclosures.  Boise Public Works provided 
comments and requirements as they pertain to central sanitary sewer, drainage, grease 
abatement and historic lighting.  Boise City Fire included standard conditions of 
approval.  Other than the aforementioned groups, no public agency has voiced 
opposition to this request with regards to transportation or public facilities.    

 
C.  That the site is large enough to accommodate the proposed use and all yards, open 

spaces, pathways, walls and fences, parking, loading, landscaping and such other 
features as are required by this title. 

 
With approval of the variances, the site is large enough to accommodate the proposed 
use and all elements required for a project of this type.   The structure adheres to the 
height limit and other dimensional standards of the zone with the exception of setbacks.  
The project is located in the P-3 Parking Overlay District.  Based on the proposed uses, 
45 parking spaces are required to support the two retail buildings delineated on the site 
plan.  The applicant is requesting a waiver to allow 93 parking spaces, thus exceeding 
the maximum number of allowable spaces.  Staff believes the request is justified as a 
grocery typically requires additional parking beyond the minimum standard.  
Additionally, there is no parking structures located within walking distance of the site.   
Phase II of the development conceptually identifies two, three story buildings with 30 
residential units and underground parking.  When Phase II is developed, a number of 
surface parking spaces will be eliminated to make room for the new construction.  
However, until a substantial number of residential dwellings units are built and occupied 
in the District, customers will primarily arrive to the grocery by automobile.    

 
D.  That the proposed use, if it complies with all conditions imposed, will not adversely 

affect other property of the vicinity. 
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Staff finds the development will not adversely affect other property in the vicinity.  The 
grocery store is similar in intensity to other development in the area and will provide an 
amenity for the neighborhood.   The applicant anticipates store hours to be 7:00 am to 
10:00 pm seven days a week.  After the grand opening, long haul truck (semis) deliveries 
will occur three days a week with no deliveries on Sunday.   
 

The trucks will generally arrive prior to the opening of the store.  Small direct store 
delivery vans with farm fresh goods will probably arrive daily. Although the larger 
trucks will exit on Bannock Street, the smaller trucks will have the opportunity to exit on 
15th or 16th Street.  Truck traffic will not be new to this neighborhood as there is truck 
traffic throughout the downtown, plus Meadow Gold is located across the street.  To 
buffer the residents on the north side of Bannock Street from the parking lot, staff has 
recommended a condition requiring a two foot tall screen wall and/or fencing and 
landscaping adjacent to the sidewalk on Bannock Street.  The design and landscaping is 
to be approved by the Design Review Committee.   Based on compliance with the 
conditions of approval, staff cannot identify any conflicts associated with approval of 
this request.   

 
E.  That the proposed use is in compliance with and supports the goals and objectives of 

the Comprehensive Plan. 
 

The project is consistent with the goals, objectives and policies of the Boise City 
Comprehensive Plan.   Goal 8.1 strives for a city that minimizes suburban sprawl, and 
that provides basic services and facilities in close proximity to where people live.  Goal 
7.2 and Objective 7.2.5 encourage services and amenities that are convenient, visually 
pleasing and properly integrated with surrounding development. Objective 7.2.1.1 
encourages the establishment of a physical framework of development which encourages 
the development of form and character of its districts, and the preservation of its 
neighborhoods.  Objective 8.1.3 encourages a compact city comprised of a central 
Downtown with surrounding neighborhoods that have a center focus combining 
residential, commercial, and employment. The grocery will occupy a city block that has 
been vacant for a number of years.  The unimproved gravel site most recently served as a 
park and ride lot for Bogus Basin.  The proposed grocery will be an anchor to Westside 
Downtown and provide a focus for the neighborhood as well as generating employment 
opportunities.  It will help spawn new development and will serve as an amenity for the 
existing and future urban residential developments.   The building is nicely designed and 
will be further refined during Design Review.   The plaza located on the east side of the 
building will create an inviting pedestrian entrance from the Linen District to the south 
and from the Downtown business District to the east.  The plaza will provide an 
opportunity for outdoor dining and neighborhood gatherings.   
 

SPECIAL EXCEPTION 
 
A. That the Zoning Ordinance does not anticipate that such a use could be a desirable 

use in the zone under special circumstances. 
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The Zoning Ordinance does not list stand alone retail as an allowed use in the R-O 
zone.  This area of the Westside Urban Renewal District is envisioned to develop as a 
residential neighborhood with building heights between four to six stories.  However, 
due to the economic downturn in the market, it may be some time before the city sees 
a residential project of that scale.   
 

The site's location on the western edge of the downtown with the Linen District to the 
south and residential to the north makes this a desirable use in the zone.  Although this 
is not a mixed use project, the right retail use will help vitalize this urban block which 
has remained vacant for a number of years.  The retail use will be easily accessible to 
the neighborhood, businesses and employees working in the downtown area.   
 

B. That the use will produce an equal or reduced impact upon the site or neighborhood 
than would an allowed use. 

 
The facility will produce an equal or reduced impact on the site and neighborhood 
than an allowed use.  The proposed grocery store is an allowed use in the R-O zone.  
The proposed 1,800 square foot retail building will produce an equal or reduced 
impact upon the site than the grocery.   Although a tenant has not been identified at 
this stage, staff recommends the intended use be geared to primarily serve the needs 
of local area residents with uses such as a café, restaurant, juice bar, coffee shop or 
other similar use.  A condition of approval requires the tenant be a business that will 
activate the plaza. 
 

C. That the location of the proposed use is compatible to other land uses in the general 
neighborhood area and does not place an undue burden on existing transportation 
and services facilities in the vicinity. 

 
The location of the proposed use is compatible with other uses in the general 
neighborhood.  The site is located adjacent to commercial, office and residential uses.  
The retail use will provide an amenity for the residents and local businesses in the 
area.  There is sufficient parking on the site, and as such there will be no adverse 
impact on the surrounding properties.   

   
Correspondence received from commenting agencies indicates the proposed use will 
not place an undue burden on transportation or other public services in the vicinity.  
Based on traffic counts provided by the Ada County Highway District, each of the 
identified roadways operates at a Level of Service (LOS) “C” in regard to average 
daily traffic.  With the addition 2,636 vehicle trips per day (grocery & retail) 
(268 peak hour trips) this site is anticipated to generate, the PM Peak Hour Level of 
Service on 15th, 16th, Idaho, and Bannock Street remain consistent with anticipated 
level of service.   A more detailed analysis of transportation impacts is provided under 
Conditional Use Finding B above. 
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D. That the site is of sufficient size to accommodate the proposed use and all yards, 

open spaces, walls and fences, parking, loading, landscaping and such other 
features as are required by this Ordinance. 

 
 

With approval of the variance to locate the building to the property line on 15th Street, 
the site is of sufficient size to accommodate the retail use.  The site plan indicates a 
greater number of parking spaces than required.  A large landscaped plaza is proposed 
adjacent to the site that will provide useable open space, for outdoor dining and 
neighborhood gatherings.  

 
E. That the site is appropriate for such proposed use and that proper zoning for the 

proposed use is not available in the general neighborhood.   
  
 Although appropriate zoning for the use is available in the general neighborhood, there 

is sufficient space on the site for the proposed retail building.  Staff believes the 
addition of the retail building will bring additional vitality to the site, providing a more 
comprehensive activity node in the neighborhood.  More significantly, maintaining the 
R-O (Residential Office) zoning of the site will support residential development of an 
appropriate scale and intensity on the site in the future.  

 
F. That natural features and existing trees are appropriately preserved and integrated 

with the project and that the finished grading, storm drainage and landscaping are 
consistent with the established or contemplated character of the neighborhood. 

 
The site is comprised of a flat gravel lot with no natural features.  

 
G. That access to the property and internal vehicular circulation thereon are safe and 

convenient for pedestrians, cyclists, automobiles and service vehicles and are 
designed such as to have minimal impact upon the surrounding neighborhood and 
traffic operations. 

 
The Ada County Highway District has approved three access points; one off 15th, 16th 
and Bannock Street.  The Bannock Street driveway allows right turns as an exit only.  
Sufficient parking is located north of the building with good circulation throughout the 
site.  Sidewalks are provided on all streets that abut the site and are generally designed 
to meet the Downtown Boise Streetscape Standards.  A condition of approval requires a 
two foot tall screen wall and/or fencing and landscaping adjacent to the sidewalk on the 
south side of Bannock Street.  This will help screen the vehicular lights from the 
residences to the north.   
 

1. The Planning and Zoning Commission must list, as part of its report to the Council, 
those "special circumstances" which are not anticipated by the Zoning Ordinance. 
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The approval of the special exception is unique to this site based on the allowed 
grocery use and the vitality that a retail use can bring to this area.  The ordinance does 
not anticipate that a retail use when constructed in conjunction with a grocery can add 
vitality and interest to the overall development.  

 
 

2. The Planning and Zoning Commission may make recommendations as to specific 
conditions for approval, which would allow establishment of the proposed use in a 
compatible manner with the neighborhood.  Such conditions shall be imposed in 
accordance with the provisions of Section 11-6-4.14 of the Boise City Code. 

 

Staff has included a condition requiring the retail use to be geared to primarily serve the 
needs of the local residents.  Examples of such uses would be a restaurant or coffee 
shop.   Additionally, the plaza proposed between the retail building and the grocery on 
the southeast corner of the site, is designed with an emphasis on pedestrian amenities 
such as public art, a fountain, benches and tables and landscaping.   

 
VARIANCE 
 

A.  That the granting of the variance will not be in conflict with the spirit and intent of the 
Comprehensive General Plan for the City, and will not effect a change in zoning. 

 
Staff finds the granting of the variance will not be in conflict with the spirit and intent of 
the Comprehensive Plan.  Goal 7.2 and Objective 7.2.5 encourage services and amenities 
that are convenient, visually pleasing and properly integrated with surrounding 
development.  Objective 7.2.1.1 encourages the establishment of a physical framework 
of development which encourages the development of form and character of its districts, 
and the preservation of its neighborhoods.  This development is located in downtown 
where buildings are encouraged to be constructed to the property line.   The proposed 
setbacks are similar those of in the vicinity, specifically the commercial building on the 
south side of Idaho Street.  The building was intentionally placed on the south side of the 
site to provide greater separation from the residential properties on the north side of 
Bannock Street.   The building is nicely designed to fit into the neighborhood and will be 
further refined during Design Review. 

 
B.  That there is either a hardship associated with the property itself or an exceptional 

circumstance relating to the intended use of the property which is not generally 
applicable to property or permitted uses in the district. 
 
Staff finds there are unique circumstances that justifies reducing the setbacks.  The site is 
bordered by four streets; Bannock to the north, Idaho to the south, 15th to the east, and 
16th to the west which forces larger setback than if this were an interior lot.    There is an 
existing sewer line that traverses east to west through the middle of the site.  This 
basically splits the site into two sections forcing the buildings to one side of sewer line 
and the parking to the other.    
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The variance for a zero building setbacks along 15th, 16th, and Idaho Street, is further 
justified as the site located in the downtown, which encourages new urbanism with 
buildings constructed at the sidewalk's edge.  There will be no privacy impacts as 
buildings are not adjacent to residential dwelling.  Additionally, the commercial building 
on the south side of Idaho Street is also constructed to the sidewalk.  Many design 
alternatives were discussed and the grocery has made compromises to their traditional 
building footprint to fit this site.   
 

The applicant is requesting to construct the parking to the property line along 15th, 16th, 
and Bannock Street.  The applicant has proposed a five foot landscape setback in the 
right-of-way on 16th Street, a two foot-eight inch planter along Bannock Street and no 
landscaping along 15th Street.   Staff believes some relief to the parking setbacks are 
justified as the parking is separated from 15 to 20 feet from the street with extended 
sidewalks and planting strips.  A condition of approval requires the parking lot to be 
screened with a five foot landscape buffer along 15th and 16th street and a two foot high 
screen wall and/or fencing and landscaping along Bannock Street.   
 

C. The granting of such relief will not be materially detrimental to the public health, safety 
or welfare, or injurious to the property or improvements of other property owners, or the 
quiet enjoyment of such property or improvement. 

 
Staff cannot identify any adverse impacts on the surrounding properties.  The site 
consists of an entire city block with adjacent uses being separated by principal arterials 
and collector streets. All the adjacent uses are zoned C-2 (General Commercial) and the 
residential neighborhood on the north side of Bannock Street is located across a ±80 
right-of-way.  The sidewalks and streetscape will be designed in compliance with the 
Downtown Boise Streetscape Standards which provide a streetscape considerably larger 
than a residential district.   Staff believes this provides sufficient separation from the 
adjacent properties.  

 

8. Conditions of Approval 
 
Site Specific 
 
1. Compliance with plans and specifications submitted to and on file in the Planning and 

Development Services Department dated received September 28, 2010 (applications) and 
October 14, 2020 (all drawings) except as expressly modified by the Design Review Committee, 
staff, or the following conditions:   

 
2. Planning 
 

a) Provide a five foot landscape buffer adjacent to the parking lot on 15th Street, similar to the 
one on 16th Street.   
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b) Provide a two foot tall screen wall and/or fencing and landscaping along Bannock Street to 
help screen the parking lot from Bannock Street.   

 
c) Building B shall support a use or uses that activate the plaza such as a restaurant, coffee 

shop or pedestrian oriented retail intended to support residents and employees in the area. 
 

d) Providing a corner entrance to the grocery that wraps the northeast corner and allows the 
customer a direct access to the plaza.    

 
e) Widen Bannock Street to a 46-foot street section, back-of-curb to back-of-curb, by 

rebuilding the curb and gutter abutting the site.   
 

f) Work with ACHD Traffic Services Department to re-stripe the street as follows: parking 
abutting the north curb, bike lane, two travel lanes, bike lane (five foot minimum width 
excluding gutter). There is space to transition the centerline at 15th Street, due to the 
driveway(s) at the northwest corner of 15th and Bannock.  The applicant shall submit plans 
to Boise City verifying the required cross section before submitting construction plans to 
ACHD. 

 
g) ACHD requires the reconstruction of the broken curb and gutter on 16th Street.  Incorporate 

a five foot wide bike lane on 16th Street within this reconstruction (do not include the gutter 
in the bike lane width).  This can be accomplished by shifting the curb line to the east or 
altering the lane striping; work with ACHD Traffic Services to determine which option to 
apply. The applicant shall submit plans to Boise City verifying the required cross section 
before submitting construction plans to ACHD. 

 
h) ACHD requires the reconstruction of the broken curb and gutter on 16th Street.  The street 

section shall not be narrower than the existing 46 foot street section, which accommodates 
an existing 6 foot bike lane, on-street parking, and travel lanes. The applicant shall submit 
plans to Boise City verifying the required cross section before submitting construction plans 
to ACHD. 

 
i) The Streetscape on 15th, 16th, Bannock, and Idaho Street shall be constructed in accordance 

with the Downtown Boise Streetscape Standards. 
 

j) Phase II of the development requires detailed conditional use approval. 
 

k) The plaza proposed between the two buildings on the southeast corner of the site shall be 
designed with an emphasis on pedestrian amenities such as public art, a fountain, benches 
and tables and landscaping.   

 
l) This approval allows the applicant to exceed the maximum number of parking spaces to the 

extent all other conditions of this permit are met. 
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m) All signage associated with the development requires a separate approval by Planning and 
Development Services prior to installation.   

 
Revised plans indicating compliance with the above conditions shall be submitted to Planning 
Staff for approval prior to application for any construction permits 
 
Responsible Agencies and Other Boise City Departments 
 
3. A Building Permit approval is contingent upon the determination that the site is in conformance 

with the Boise City Subdivision Ordinance.  Contact the Planning and Development Services 
Subdivision Section at 384-3998 regarding questions pertaining to this condition. 

 
4. A Building Permit is contingent upon approval from Boise City Community Forestry for tree 

planting within right-of-ways, per Title 9, Chapter 16, Section 09-16-05.2.  Contact Boise City 
Community Forestry at 384-4083 with questions regarding this condition. 

 
5. The applicant shall comply with the Boise City Fire Code as outlined in department comments 

dated October 25, 2010. 
 
6. The applicant shall comply with the requirements of the Boise City Public Works Department 

(BCPW) for drainage, sewers, Solid Waste/Ground Water Manager, and street lights per the 
memo dated October 1, 2010.  Please contact BCPW at 384-3900. All items required by BCPW 
shall be included on the plans/specifications that are submitted for a Building Permit. Please 
note that any changes or modifications by the owner to the approved Storm Water Plan must be 
resubmitted to BCPW for approval.   
 

7. Compliance with requirements as requested of Boise City Solid Waste per the attached 
comments dated September 30, 2010. 
 

8. Compliance with requirements as requested by the Ada County Highway District (ACHD) per 
the attached comments dated October 25, 2010.   

 
9. All landscaping areas shall be provided with an underground irrigation system. Landscaping 

shall be maintained according to current accepted industry standards to promote good plant 
health, and any dead or diseased plants shall be replaced. All landscape areas with shrubs shall 
have an approved mulch such as bark or soil aid.   

 
10. All landscape trees shall be pruned in accordance with the American National Standards 

Institute's Standard Practices for Tree Care Operations (ANSI A300 - latest edition). No trees on 
the site shall be topped, headed back, rounded over or otherwise disfigured. Contact Boise City 
Community Forestry at 384-4083 for information regarding tree care operations. 

 
11. Swales/retention/detention areas shall not be located along the streets, unless it can be shown 

that landscaped berms/shrubs will screen the swales. 
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12. Vision Triangles as defined under Section 11-1-3 and Section 11-10-4.4G of the Boise City 

Code shall remain clear of sight obstructions. 
 
13. In compliance with Title 9, Chapter 16, Boise City Code, anyone planting, pruning, removing or 

trenching/excavating near any tree(s) on ACHD or State right-of-ways must obtain a permit 
from Boise City Community Forestry at least one (1) week in advance of such work by calling 
384-4083. Species shall be selected from the Boise City Tree Selection Guide. 

 
14. Any outside lighting shall be reflected away from adjacent property and streets.  The 

illumination level of all light fixtures shall not exceed two (2) footcandles as measured one (1) 
foot above the ground at property lines shared with residentially zoned or used parcels. 

 
15. Trash receptacles and on-grade and rooftop mechanical fixtures and equipment shall be 

concealed from public view by use of an approved sight-obscuring method. All screening 
materials shall be compatible with the building materials/design. 

 
16. Utility services shall be installed underground. 
 
17. Loading facilities shall be provided in conformance with Section 11-10-05 of Boise City Code 

and located so as not to interfere with required parking or fire lanes. These areas shall provide 
adequate maneuvering area for trucks and be located to minimize the visibility of loading 
activities from public view. 

 
18. An Occupancy Permit will not be issued by the Planning and Development Services Department 

until all of these conditions have been met. In the event a condition(s) cannot be met by the 
desired date of occupancy, the Planning Director will determine whether the condition(s) is 
bondable or should be completed, and if determined to be bondable, a bond or other surety 
acceptable to Boise City will be required in the amount of 110% of the value of the condition(s) 
that is incomplete. 

 
19. No change in the terms and conditions of this approval shall be valid unless in writing and 

signed by the applicant or his authorized representative and an authorized representative of 
Boise City. The burden shall be upon the applicant to obtain the written confirmation of any 
change and not upon Boise City. 

 
20. Any change by the applicant in the planned use of the property, which is the subject of this 

application, shall require the applicant to comply with all rules, regulations, ordinances, plans, 
or other regulatory and legal restrictions in force at the time the applicant, or successors of inter-
est, advise Boise City of intent to change the planned use of the property described herein, 
unless a variance in said requirements or other legal relief is granted pursuant to the law in 
effect at the time the change in use is sought. 

 
21. Failure to abide by any condition of this Conditional Use Permit shall be grounds for revocation 

by the Boise City Planning and Zoning Commission. 
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22. This Conditional Use Permit shall be valid for a period not to exceed eighteen (18) months from 

the date of approval by the Planning and Zoning Commission.  
 
23. Within this period, the holder of the permit must acquire construction permits and commence 

placement of permanent footings and structures on or in the ground. The definition of structures 
in this context shall include sewer lines, water lines, or building foundations. 

 
 
24. Prior to the expiration of this conditional use, the Commission may, upon written request by the 

holder, grant a one-year time extension.  A maximum of three (3) extensions may be granted. 
 
25. All development authorized by this Conditional Use approval must be completed within 5 years 

(60 months) from the date of the Commission’s approval or the applicant will be required to 
submit a new conditional use application. 

 
Construction Site Requirements 
 
26. The practices required below are intended to mitigate the impact and disturbance of residential 

property owners during the construction of adjacent buildings or structures.  The following 
conditions apply to all construction-related activities ranging from grading and demolition 
activities to final occupancy on any land or parcel falling under the proprietary ownership of the 
permit applicant. 

 
a)     Prior to the issuance of a building permit and prior to the commencement of any 

construction on-site, an Erosion and Sediment Control (ESC) permit must be obtained 
from the Planning and Development Services Department.  No grading, demolition or 
earth disturbing activities may start until an approved ESC permit and the associated site 
work or grading permits have been issued. 

 
b) Measures shall be taken to manage construction debris and trash on the construction site 

and efforts shall also be made to provide reasonable controls to minimize fugitive dust 
on the construction site. Such measures shall include, but are not limited to: 

 -  Provide suitable containers for solid waste generated by construction    
            activity; 
 - Wet demolition of existing buildings; 
 -  Watering of driving surfaces and earth moving activities; 
 -  Installation of wind screening around property and each open floor above      
            grade; and  
 -  Daily broom cleaning of above grade floors, adjacent streets and sidewalks. 

 
c) A minimum height of six foot (6’) rigid security fencing, either wood or metal, shall be 

installed around the construction site within 30 days of the date when the first city permit 
is issued on projects where construction activity shall exceed 90 days. 
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d) Exterior lighting and other illuminating equipment or materials shall be positioned, 
shielded, directed and located to not reflect or impact adjacent residential property and 
streets.   

 
e) Applicant shall comply with Boise City Fire Department requirements for water, access, 

and/or other requirements as determined by the Fire Marshal.  
 
f) Any conditions to be enforced during construction shall remain posted at each street                

abutting the construction site for the duration of the project. In addition to the posted 
conditions the permit holder shall also post an 11”x 17” laminated sign containing a 
project contact phone number, name of project contact and the Boise City contact number, 
384-3845, to address issues as they arise. Failure to abide by any conditions set forth shall 
be grounds for revocation of Conditional Use Permit and/or Building Permits and may be 
subject the owner or owner’s agents to fines and criminal citations 

 
 
 



















 BOISE FIRE DEPARTMENT 

 

 M E M O R A N D U M  

 

TO:  Susan Riggs, PDS 

FROM: Mark Senteno 

SUBJECT: CUP10-00059 

DATE:  October 25, 2010 

 

 

 

The Boise Fire Department has reviewed and can approve the application subject to compliance 

with all following code requirements and conditions of approval.  Any deviation from this plan is 

subject to Fire Department approval.  Please note that unless stated otherwise this memo 

represents requirements of the International Fire Code as adopted and amended by Ordinance 

6308.   

 

Code Requirement: 

Fire Department vehicular access shall be provided to within 150' of all portions of the non-

sprinklered buildings.  Dead end roads are prohibited from exceeding 750 feet.  These distances 

can be increased somewhat for sprinklered buildings but exact distances are on a case-by-case 

basis.  All Fire Department access roads, fire lanes, bridges, and gates are to be a minimum of 20' 

wide with 13' 6" overhead clearance, shall be capable of supporting 75,000 lbs GVW (25,000 lbs 

per axle), and shall be paved.  Fire Department access roads and fire lanes shall have a minimum 

outside turning radius of 48' with an inside radius of 28'.  Aerial fire apparatus roads shall have a 

minimum unobstructed width of 26 feet in the immediate vicinity of any building or portion of 

building more than 30 feet in height, and at least one of the required access routes meeting this 

condition shall be located within a minimum of 15 feet and a maximum of 30 feet from the 

building, and shall be positioned parallel to one entire side of the building.  Any dead-end road in 

excess of 150' needs a Fire Department approved turnaround.  No grade may exceed 10% (please 

note that fire apparatus are designed for a maximum 6% grade).  Width and turning radius 

measurements specified by this paragraph can include those surfaces vehicles generally drive 

upon.  Specifically, gutter and rolled curb are generally considered useable, while vertical curb or 

sidewalks are not.   

 

Comments: 

 

Condition of Approval: 

Aerial fire apparatus roads shall have a minimum unobstructed width of 26 feet in the immediate 

vicinity of any building or portion of building more than 30 feet in height, and at least one of the 

required access routes meeting this condition shall be located within a minimum of 15 feet and a 

maximum of 30 feet from the building, and shall be positioned parallel to one entire side of the 

building. 

 



Code Requirement: 

For streets having a width less than 36 feet back of curb to back of curb parking shall be 

restricted on (1) one side; for streets having a width less than 29 feet back of curb to back of curb 

parking shall be restricted on both sides; and for standard ACHD cul-de-sacs parking shall be 

restricted on both sides.  A note on the face of the final plat is required noting the parking 

restriction prior to signing of the final plat by the Boise City Engineer.  In addition, No Parking 

signs shall be installed in accordance with the requirements of the IFC.   

 

Comments: 

 

Condition of Approval: 

  

Code Requirement: 

Fire hydrant location and distribution shall meet requirements of International Fire Code 

Appendix C.  

 

Comments: 

Two fire hydrants have been noted on application.  In the absence of information on additional 

existing hydrants it appears that no new hydrants may/will be needed.  However, we reserve the 

right to modify requirements as more information comes to light.  Variables affecting hydrant 

numbers and location include, but are not limited to, area, construction type, existing hydrants, 

accuracy of information provided in the application, strategic location for fire fighting forces, and 

required fire flow.  New hydrants must be "non-private" installations.   

 

Condition of Approval: 

 

General Requirement: 

Fire Department required fire hydrants, access, and street identification shall be installed prior to 

construction or storage of combustible materials on site.  Provisions may be made for temporary 

access and identification measures.   

 

Specific building construction requirements of the International Building Code, International Fire 

Code, and Boise City Code will apply.  However, these provisions are best addressed by a 

licensed Architect at building permit application.   

 

Please feel free to have the applicant contact Mark Senteno, 570-6567  

 

cc: File 
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City of Boise 

Memo 
To: Planning and Development Services 

From: Peter McCullough, Solid Waste Coordinator, Public Works Department 

Date: 9/30/10  

Re:Re:Re:Re:  CUP10-00059, 1511 W. Bannock, Henry’s Farmer’s Market 

Solid Waste staff has reviewed the application for this project and has the following comments.  
 
1. The proposed compactors and recycling containers must adhere to all City of Boise 

requirements detailed in the link below. 
2. The location of the trash compactor must provide 60’ of straight line access.  
3. 25’ of overhead clearance is required to service the compactors and recycling container. 
4. Any recycling area needs to provide 50’ of straight line access in front of the recycling container. 
5. The gates/doors to any enclosures must open at least 120 degrees and provide wind stops or 

utilize sliding doors. 
6. Trash and recycling from “Building B” must be taken to “Building A” for disposal as no other 

enclosure is proposed. 
7. Trash service for Phase II of the project (residential) is not indicated and has not been reviewed. 
 

 
Please contact me with any questions at 384-3906. The following link will provide information regarding 
City of Boise trash enclosure design, location, and submittal requirements: 
 
www.cityofboise.org/Departments/Public_Works/NewDevelopmentPermitApps/page29449.aspx 
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Right-of-Way & Development Services 
Department 

Committed to Service 

 
Project/File:  CUP10-00059 

This application is for construction of a free-standing grocery store of approximately 
25,000 square feet and a small free-standing retail building of approximately 1,800 
square feet.  The site is located at 1511 W. Bannock Street, Boise, Idaho. 

Lead Agency: City of Boise 

Site address: 1511 W. Bannock Street 

Staff Approval: October XX, 2010 

Applicant: Persimmon II, LLC 
 Rudy Kadlub 
 44292 S. El Macero Drive 
 El Macero, CA  95618 

Representative: CSHQA 
 Danielle Weaver  
 250 S. 5th Street 
 Boise, ID  83702 

Staff Contact:  Jarom Wagoner 
 Phone: 387-6174 
 E-mail: jwagoner@achdidaho.org 

Tech Review: October XX, 2010 
 

A.  Findings of Fact 
1. Description of Application:   The applicant is requesting approval to construct a 25,000 

square foot free-standing grocery store/farmers market and a 1,800 square foot free-standing 
retail store.  The applicant is proposing an open plaza area, located at the corner of Idaho Street 
and 15th Street, between the grocery and retail stores. 

 
2. Description of Adjacent Surrounding Area:   

Direction Land Use Zoning 
North General Commercial C-2 
South General Commercial C-2 
East General Commercial C-2 
West General Commercial C-2 

 

3. Site History:  ACHD has not previously reviewed this site for a development application.  

4. Impact Fees: There will be an impact fee that is assessed and due prior to issuance of any 
building permits. The assessed impact fee will be based on the impact fee ordinance that is in 
effect at that time. 

mailto:jwagoner@achdidaho.org


5. Capital Improvements Plan (CIP)/Five Year Work Plan (FYWP): 

There are currently no roadways, bridges or intersections in the general vicinity of the project 
that are currently in the Five Year Work Program or the District’s Capital Improvement Plan 
(CIP). 
 

B.  Traffic Findings for Consideration 
1. Trip Generation:  This development is estimated to generate 2,636 additional vehicle trips per 

day (none existing); 268 additional vehicle trips per hour in the PM peak hour (none existing), 
based on the Institute of Transportation Engineers Trip Generation Manual, 8th edition.   

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

 
 
 
 
 
 
 
 
 
 
 
 
 

Roadway Frontage 
Functional 

Classification 

PM Peak 
Hour 

Traffic Count

PM Peak 
Hour Level 
of Service 

Existing 
Plus  

Project 

15th Street 260-feet 
Principal 
Arterial 

795 “F” “F” 

16th Street 260-feet 
Principal 
Arterial 

898 
Better than 

“E” 
Better than 

“E” 

Idaho Street 300-feet Collector 835 “F” “F” 

Bannock 
Street 

300-feet Collector 99 
Better than 

“D” 
Better than 

“D” 

* Acceptable level of service for a two-lane principal arterial is “E” (690 VPH). 
* Acceptable level of service for a four-lane principal arterial is “E” (1,330 VPH). 

* Acceptable level of service for a two-lane collector is “D” (425 VPH).  
* Acceptable level of service for a three-lane collector is “D” (530 VPH). 

 
3. Average Daily Traffic Count (VDT) 

Average daily traffic counts are based on ACHD’s most current traffic counts. 

 The average daily traffic count for 15th Street north of Idaho Street was 7,678 on October 
20, 2009.   

 The average daily traffic count for 16th Street north of Idaho Street was 9,839 on 
February 4, 2009. 

 The average daily traffic count for Idaho Street west of 15th Street was 6,110 on March 
11, 2009.   

 The average daily traffic count for Bannock Street west of 15th Street was 1,745 on July 
1, 2009. 

 

C.  Findings for Consideration 
1. 15th Street 

a.   Existing Conditions:  15th Street is improved with 2-travel lanes, on-street parking, striped 
bike lane, vertical curb, gutter, and 5-foot wide sidewalk abutting the site.  There is 80-feet of 
right-of-way for 15th Street (40-feet from centerline).  There are significant amounts of broken 
curb, gutter and sidewalk along 15th Street. 
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b.  Policy 
Arterial Roadway Policy:  District Policy 7203.4.3 states that if a proposed development 
abuts an arterial street, the developer shall provide sidewalk along the paved frontage and 
dedicate right-of-way required by the proposed land use and scale of the project. 

Right-of-Way Policy: District policy requires 70-feet of right-of-way on arterial roadways 
(Figure 72-F1B).  This right-of-way allows for the construction of a 3-lane roadway with curb, 
gutter, 5-foot wide concrete detached sidewalks and bike lanes. 

Sidewalk Policy: District policy requires 7-foot wide attached (or 5-foot wide detached) 
concrete sidewalk on all collector roadways and arterial roadways (7204.7.2). 

c.  ACHD Master Street Map:  ACHD Policy Section 3111.1 requires the Master Street Map 
(MSM) guide the right-of-way acquisition, collector street requirements, and specific roadway 
features required through development.  This segment of 15th Street is designated in the MSM 
as a Towncenter Arterial with 3-lanes and on-street bike lanes, a 60-foot street section within 
90-feet of right-of-way.   

d. Applicant Proposal:  The applicant has not proposed any improvements to 15th Street. 

e. Staff Comments/Recommendations:  The applicant will not be required to dedicate any 
additional right-of-way with this application due to the fact that there are no roadway projects 
currently planned for 15th Street in either the Five Year Work Plan or the Capital 
Improvements Plan.  The applicant should provide the District with a sidewalk easement for 
any segment of the sidewalk located outside of the right-of-way.  The applicant should also be 
responsible to replace any cracked or broken sidewalk, curb or gutter along 15th Street 
abutting the site, consistent with ACHD’s Minor Improvements Policy 7203.6. 

 

2. 16th Street 
a.   Existing Conditions:  16th Street is improved with 4-travel lanes, striped bike lanes, vertical 

curb, gutter, and 5-foot wide sidewalk abutting the site.  There is 80-feet of right-of-way for 
16th Street (40-feet from centerline).  There are significant amounts of broken curb, gutter and 
sidewalk along 16th Street. 

b.   Policy 
Arterial Roadway Policy:  District Policy 7203.4.3 states that if a proposed development 
abuts an arterial street, the developer shall provide sidewalk along the paved frontage and 
dedicate right-of-way required by the proposed land use and scale of the project. 

Right-of-Way Policy: District policy requires 70-feet of right-of-way on arterial roadways 
(Figure 72-F1B).  This right-of-way allows for the construction of a 3-lane roadway with curb, 
gutter, 5-foot wide concrete detached sidewalks and bike lanes. 

Sidewalk Policy: District policy requires 7-foot wide attached (or 5-foot wide detached) 
concrete sidewalk on all collector roadways and arterial roadways (7204.7.2). 

c.   ACHD Master Street Map:  ACHD Policy Section 3111.1 requires the Master Street Map 
(MSM) guide the right-of-way acquisition, collector street requirements, and specific roadway 
features required through development.  This segment of 16th Street is designated in the MSM 
as a Towncenter Arterial with 5-lanes, on-street parking and bike lanes and an 80-foot street 
section within 110-feet of right-of-way.   

d. Applicant Proposal:  The applicant has not proposed any improvements to 16th Street. 

e.  Staff Comments/Recommendations:  The applicant will not be required to dedicate any 
additional right-of-way with this application due to the fact that there are no roadway projects 
currently planned for 16h Street in either the Five Year Work Plan or the Capital Improvements 
Plan.  The applicant should provide the District with a sidewalk easement for any segment of 
the sidewalk located outside of the right-of-way.  The applicant should also be responsible to 
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replace any cracked or broken sidewalk, curb or gutter along 16th Street abutting the site, 
consistent with ACHD’s Minor Improvements Policy 7203.6. 

 

3. Idaho Street 
a.   Existing Conditions: Idaho Street is improved with 3-travel lanes, vertical curb, gutter, and 5-

foot wide sidewalk abutting the site.  There is 80-feet of right-of-way for Idaho Street (40-feet 
from centerline).  There are significant amounts of broken curb, gutter and sidewalk along 
Idaho Street. 

b. Policy   
Right-of-Way Policy:  District policy requires 70-feet of right-of-way on collector roadways 
(Figure 72-F1B).  This right-of-way width allows for the construction of a 3-lane roadway with 
curb, gutter, 5-foot wide detached sidewalks and bike lanes. 

Street Section Policy: District policy 72-F1B requires collector roadways to be constructed 
as 46-foot street sections with vertical curb, gutter, and 5-foot detached (or 7-foot attached) 
concrete sidewalks within 70-feet of right-of-way.  This street section allows for the 
construction of a 3-lane roadway with bike lanes. 

Sidewalk Policy: District policy requires 7-foot wide attached (or 5-foot detached) concrete 
sidewalk on all collector roadways and arterial roadways (7204.7.2). 

c. Existing Collector ACHD Master Street Map:  ACHD Policy Section 3111.1 requires the 
Master Street Map (MSM) guide the right-of-way acquisition, collector street requirements, 
and specific roadway features required through development.  This segment of Idaho Street is 
designated in the MSM as a Towncenter Arterial with 3-lanes and on-street bike lanes, a 60-
foot street section within 90-feet of right-of-way.   

d.   Applicant Proposal:  The applicant has not proposed any improvements to Idaho Street. 

e.   Staff Comments/Recommendations: The applicant will not be required to dedicate any 
additional right-of-way with this application due to the fact that there are no roadway projects 
currently planned for Idaho Street in either the Five Year Work Plan or the Capital 
Improvements Plan.  The applicant should provide the District with a sidewalk easement for 
any segment of the sidewalk located outside of the right-of-way.  The applicant should also be 
responsible to replace any cracked or broken sidewalk, curb or gutter along Idaho Street 
abutting the site, consistent with ACHD’s Minor Improvements Policy 7203.6. 

 

4. Bannock Street 
a.   Existing Conditions: Bannock Street is improved with 2-travel lanes, vertical curb, gutter, 

and 5-foot wide sidewalk abutting the site.  There is 80-feet of right-of-way for Bannock Street 
(40-feet from centerline).  There are significant amounts of broken curb, gutter and sidewalk 
along Bannock Street. 

b. Policy   
Right-of-Way Policy:  District policy requires 70-feet of right-of-way on collector roadways 
(Figure 72-F1B).  This right-of-way width allows for the construction of a 3-lane roadway with 
curb, gutter, 5-foot wide detached sidewalks and bike lanes. 

Street Section Policy: District policy 72-F1B requires collector roadways to be constructed 
as 46-foot street sections with vertical curb, gutter, and 5-foot detached (or 7-foot attached) 
concrete sidewalks within 70-feet of right-of-way.  This street section allows for the 
construction of a 3-lane roadway with bike lanes. 

Sidewalk Policy: District policy requires 7-foot wide attached (or 5-foot detached) concrete 
sidewalk on all collector roadways and arterial roadways (7204.7.2). 
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c. ACHD Master Street Map:  ACHD Policy Section 3111.1 requires the Master Street Map 
(MSM) guide the right-of-way acquisition, collector street requirements, and specific roadway 
features required through development.  This segment of Bannock Street is designated in the 
MSM as a Towncenter Collector with 3-lanes and on-street bike lanes, a 60-foot street section 
within 88-feet of right-of-way.   

d.   Applicant Proposal:  The applicant has not proposed any improvements to Bannock Street. 

e.   Staff Comments/Recommendations: The applicant will not be required to dedicate any 
additional right-of-way with this application due to the fact that there are no roadway projects 
currently planned for Bannock Street in either the Five Year Work Plan or the Capital 
Improvements Plan.  The applicant should provide the District with a sidewalk easement for 
any segment of the sidewalk located outside of the right-of-way.  The applicant should also be 
responsible to replace any cracked or broken sidewalk, curb or gutter along 15th Street 
abutting the site, consistent with ACHD’s Minor Improvements Policy 7203.6. 

 

5. Driveways 
5.1 15th Street 

a.   Existing Conditions:  There is one driveway on 15th Street, located mid-block and in 
alignment with the existing alley on the east side of 15th Street.  This driveway is 135-feet 
south of the intersection of 15th Street and Bannock Street (measured near-edge to near-
edge) and is approximately 18-feet wide. 

b.   Policy 
Access Policy:  District policy 7207.8 states that direct access to arterials and collectors is 
normally restricted.  The developer shall try to use combined access points.  If the developer 
can show that the use of a combined access point to a collector or arterial street is impractical, 
the District may consider direct access points. Access points for proposed developments at 
intersections should be located as far from the intersection as practical, and in no case closer 
than as illustrated on Figure 72-F4, unless a waiver for the access point has been approved 
by the District Commission. 

Successive Driveways:  District policy 72-F5, requires driveways located on collector or 
arterial roadways with a speed limit of 30 to align or offset a minimum of 125-feet from any 
existing or proposed driveway. 

Commercial Driveway Width Policy:  District policy 7207.9.3 restricts commercial driveways 
with daily traffic volumes over 1,000 vehicles to a maximum width of 36-feet. Most commercial 
driveways will be constructed as curb-cut type facilities if located on local streets. Curb return 
type driveways with 15-foot radii will be required for driveways accessing collector and arterial 
roadways. 

Driveway Paving Policy:  Graveled driveways abutting public streets create maintenance 
problems due to gravel being tracked onto the roadway.  In accordance with District policy, 
7207.9.1, the applicant should be required to pave the driveway its full width and at least 30-
feet into the site beyond the edge of pavement of the roadway and install pavement tapers 
with 15-foot radii abutting the existing roadway edge. 

c.   Applicant’s Proposal:  The applicant is proposing to relocate the existing driveway 95-feet 
south of the intersection of 15th Street and Bannock Street (measured near-edge to near-
edge).  The driveway is proposed to be widened to 22-feet wide. 

d.   Staff Comments/Recommendations:  The applicant's proposal does not meet District 
Successive Driveway and Driveway Location Policies, however, staff recommends a 
modification of policy to allow the driveway to be located as proposed due to the fact that 15th 
Street is a one-way roadway and therefore there will be no turning conflicts with the driveway.  
Additionally the applicant has provided a pedestrian alignment with the existing alley that 
abuts the store front.  Relocating the drive alley to the south to align with the existing alley 
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would create a safety hazard for the pedestrians as they immediately exit the store.  Staff 
recommends that the existing driveway be re-located 95-feet south of the intersection of 15th 
Street and Bannock Street (measured near-edge to near-edge), as proposed.  The driveway 
width of 22-feet should also be approved, as proposed. 

5.2 16th Street 
 a.   Existing Conditions:  There are three driveways on 16th Street. They are located as follows: 

 40-foot wide driveway located 35-feet south of the intersection of 16th Street and 
Bannock Street (measured near-edge to near-edge). 

 18-foot wide driveway located mid-block and 135-feet south of the intersection of 
16th Street and Bannock Street (measured near-edge to near-edge). 

 30-foot wide driveway located 20-feet north of the intersection of 16th Street and 
Idaho Street (measured near-edge to near-edge). 

b.   Policy 
Access Policy:  District policy 7207.8 states that direct access to arterials and collectors is 
normally restricted.  The developer shall try to use combined access points.  If the developer 
can show that the use of a combined access point to a collector or arterial street is impractical, 
the District may consider direct access points. Access points for proposed developments at 
intersections should be located as far from the intersection as practical, and in no case closer 
than as illustrated on Figure 72-F4, unless a waiver for the access point has been approved 
by the District Commission. 

Successive Driveways:  District policy 72-F5, requires driveways located on collector or 
arterial roadways with a speed limit of 30 to align or offset a minimum of 125-feet from any 
existing or proposed driveway. 

Commercial Driveway Width Policy:  District policy 7207.9.3 restricts commercial driveways 
with daily traffic volumes over 1,000 vehicles to a maximum width of 36-feet. Most commercial 
driveways will be constructed as curb-cut type facilities if located on local streets. Curb return 
type driveways with 15-foot radii will be required for driveways accessing collector and arterial 
roadways. 

Driveway Paving Policy:  Graveled driveways abutting public streets create maintenance 
problems due to gravel being tracked onto the roadway.  In accordance with District policy, 
7207.9.1, the applicant should be required to pave the driveway its full width and at least 30-
feet into the site beyond the edge of pavement of the roadway and install pavement tapers 
with 15-foot radii abutting the existing roadway edge. 

c.   Applicant’s Proposal:  The applicant is proposing to relocate the existing mid-block driveway 
to 95-feet south of the intersection of 16th Street and Bannock Street (measured near-edge to 
near-edge).  The driveway is proposed to be widened to 22-feet wide.  The applicant is 
proposing to close the other two existing driveways with vertical curb, gutter and sidewalk. 

d.   Staff Comments/Recommendations:  The applicant's proposal does not meet District 
Successive Driveway and Driveway Location Policies, however, staff recommends a 
modification of policy to allow the driveway to be located as proposed due to the fact that 16th 
Street is a one-way roadway and therefore there will be no turning conflicts with the driveway.  
Additionally the applicant has provided a pedestrian alignment with the existing alley that 
abuts the store front.  Relocating the drive alley to the south to align with the existing alley 
would create a safety hazard for the pedestrians as they immediately exit the store.  Staff 
recommends that the existing mid-block driveway be relocated 95-feet south of the 
intersection of 16th Street and Bannock Street (measured near-edge to near-edge), as 
proposed.  The driveway width of 22-feet should also be approved, as proposed. 
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5.3 Idaho Street 
a.   Existing Conditions:  There is one driveway on Idaho Street, located 140-feet west of the 

intersection of 15th Street and Idaho Street (measured near-edge to near-edge) and is 
approximately 26-feet wide. 

b.   Policy 

Access Policy:  District policy 7207.8 states that direct access to arterials and collectors is 
normally restricted.  The developer shall try to use combined access points.  If the developer 
can show that the use of a combined access point to a collector or arterial street is impractical, 
the District may consider direct access points. Access points for proposed developments at 
intersections should be located as far from the intersection as practical, and in no case closer 
than as illustrated on Figure 72-F4, unless a waiver for the access point has been approved 
by the District Commission. 

Driveway Location Policy:  District policy 72-F4 (2) requires driveways located on collector 
roadways near a stop controlled intersection to be located a minimum of 150-feet from the 
intersection for a full-access driveway and a minimum of 110-feet from the intersection for a 
right-in/right-out only driveway. 

Successive Driveways:  District policy 72-F5, requires driveways located on collector or 
arterial roadways with a speed limit of 20 MPH to align or offset a minimum of 105-feet from 
any existing or proposed driveway. 

Commercial Driveway Width Policy:  District policy 7207.9.3 restricts commercial driveways 
with daily traffic volumes over 1,000 vehicles to a maximum width of 36-feet. Most commercial 
driveways will be constructed as curb-cut type facilities if located on local streets. Curb return 
type driveways with 15-foot radii will be required for driveways accessing collector and arterial 
roadways. 

Driveway Paving Policy:  Graveled driveways abutting public streets create maintenance 
problems due to gravel being tracked onto the roadway.  In accordance with District policy, 
7207.9.1, the applicant should be required to pave the driveway its full width and at least 30-
feet into the site beyond the edge of pavement of the roadway and install pavement tapers 
with 15-foot radii abutting the existing roadway edge. 

c.   Applicant’s Proposal:  The applicant is proposing to close the existing driveway on Idaho 
Street and replace it with vertical curb, gutter and sidewalk. 

d.   Staff Comments/Recommendations: The applicant's proposal meets District Policy and 
should be approved as proposed.   

5.4 Bannock Street 
a.   Existing Conditions:  There are four driveways on Bannock Street. They are located as 

follows: 

 10-foot wide driveway located 65-feet west of the intersection of Bannock Street 
and 15th Street. 

  10-foot wide driveway located 135-feet west of the intersection of Bannock Street 
and 15th Street. 

 20-foot wide driveway located 140-feet east of the intersection of Bannock Street 
and 16th Street. 

 30-foot wide driveway located 40-feet east of the intersection of Bannock Street and 
16th Street. 
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b.   Policy 

Access Policy:  District policy 7207.8 states that direct access to arterials and collectors is 
normally restricted.  The developer shall try to use combined access points.  If the developer 
can show that the use of a combined access point to a collector or arterial street is impractical, 
the District may consider direct access points. Access points for proposed developments at 
intersections should be located as far from the intersection as practical, and in no case closer 
than as illustrated on Figure 72-F4, unless a waiver for the access point has been approved 
by the District Commission. 

Driveway Location Policy:  District policy 72-F4 (2) requires driveways located on collector 
roadways near a stop controlled intersection to be located a minimum of 150-feet from the 
intersection for a full-access driveway and a minimum of 110-feet from the intersection for a 
right-in/right-out only driveway. 

Successive Driveways:  District policy 72-F5, requires driveways located on collector or 
arterial roadways with a speed limit of 20 MPH to align or offset a minimum of 105-feet from 
any existing or proposed driveway. 

Commercial Driveway Width Policy:  District policy 7207.9.3 restricts commercial driveways 
with daily traffic volumes over 1,000 vehicles to a maximum width of 36-feet. Most commercial 
driveways will be constructed as curb-cut type facilities if located on local streets. Curb return 
type driveways with 15-foot radii will be required for driveways accessing collector and arterial 
roadways. 

Driveway Paving Policy:  Graveled driveways abutting public streets create maintenance 
problems due to gravel being tracked onto the roadway.  In accordance with District policy, 
7207.9.1, the applicant should be required to pave the driveway its full width and at least 30-
feet into the site beyond the edge of pavement of the roadway and install pavement tapers 
with 15-foot radii abutting the existing roadway edge. 

c.   Applicant’s Proposal:  The applicant is proposing to close the existing four driveways and 
replace them with an egress only, 22-foot wide driveway located 45-feet east of the 
intersection of Bannock Street and 16th Street (measured near-edge to near-edge). 

d.   Staff Comments/Recommendations: The applicant’s proposal to close the existing four 
driveways and replace them with vertical curb, gutter and sidewalk meets District Policy and 
should be approved, as proposed.  The applicant's proposal to locate the new driveway 45-
feet east of the intersection of Bannock Street and 16th Street does not meet District Driveway 
Location Policy, however, staff recommends a modification of policy to allow the driveway to 
be located as proposed due to the fact that the driveway will be utilized as an exit only.  
Additionally the driveway will facilitate the exiting of delivery trucks.  Relocating the driveway 
further east would hamper the movement of delivery trucks and cause potential conflicts with 
customer traffic.  Staff recommends that the driveway be relocated 45-feet east of the 
intersection of Bannock Street and 16th Street (measured near-edge to near-edge) for a right 
out only driveway, as proposed.  The applicant should work with District Traffic Services and 
Development Review staff for the proper signing of the driveway. 

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

 

7. Landscaping 
Landscaping Policy: A license agreement is required for all landscaping proposed within 
ACHD right-of-way or easement areas.  Trees shall be located no closer than 10-feet from all 

 8 DRAFT CUP10-00059 
 



public storm drain facilities.  Landscaping should be designed to eliminate site obstructions in 
the vision triangle at intersections.  District Policy 5104.3.1 requires a 40-foot vision triangle and 
a 3-foot height restriction on all landscaping located at an uncontrolled intersection and a 50-
foot offset from stop signs.  Landscape plans are required with the submittal of civil plans and 
must meet all District requirements prior to signature of the final plat and/or approval of the civil 
plans. 

 

8. Other Access 
15th Street and 16th Street are classified as principal arterials roadways, Idaho Street and 
Bannock Street are classified as collector roadways. Other than the access specifically 
approved with this application, direct lot access is prohibited to these roadways. 
 

D. Site Specific Conditions of Approval 
1. Relocate the existing driveway onto 15th Street 50-feet to the north, so as to be located 95-feet 

south of the intersection of 15th Street and Bannock Street (measured near-edge to near-edge), 
as proposed.  The driveway width shall be 22-feet, as proposed.  Replace the existing driveway 
with curb, gutter and sidewalk to match the existing conditions on either side.  Pave the 
driveway its full-width at least 30-feet into the site beyond the edge of pavement. 

2.   Relocate the existing driveway onto 16th Street 50-feet to the north, so as to be located 95-feet 
south of the intersection of 16th Street and Bannock Street (measured near-edge to near-edge), 
as proposed.  The driveway width shall be 22-feet, as proposed.  Replace the existing driveway 
with curb, gutter and sidewalk to match the existing conditions on either side.  Pave the 
driveway its full-width at least 30-feet into the site beyond the edge of pavement. 

3. Replace the existing driveway onto 16th Street located 35-feet south of the intersection of 16th 
Street and Bannock Street (measured near-edge to near-edge) with vertical curb, gutter and 
sidewalk to match the existing conditions on either side. 

4. Replace the existing driveway onto 16th Street located 20-feet north of the intersection of 16th 
Street and Idaho Street (measured near-edge to near-edge) with vertical curb, gutter and 
sidewalk to match the existing conditions on either side. 

5. Replace the existing driveway onto Idaho Street located 140-feet west of the intersection of 15th 
Street and Idaho Street (measured near-edge to near-edge) with vertical curb, gutter and 
sidewalk to match the existing conditions on either side, as proposed. 

6. Construct the new driveway onto Bannock Street so as to be located 45-feet east of the 
intersection of Bannock Street and 16th Street (measured near-edge to near-edge), as 
proposed.  Driveway shall be designed and signed for right out only.  Applicant shall coordinate 
a signage program with District Traffic Services and Development Review staff.  The driveway 
width shall be 27-feet, as proposed.  Pave the driveway its full-width at least 30-feet into the site 
beyond the edge of pavement. 

7. Replace the existing four driveways onto Bannock Street with vertical curb, gutter and sidewalk 
to match the existing conditions on either side, as proposed.  These driveways are located: 

 65-feet west of the intersection of Bannock Street and 15th Street (measured near-
edge to near-edge). 

 135-feet west of the intersection of Bannock Street and 15th Street (measured near-
edge to near-edge). 

 140-feet east of the intersection of Bannock Street and 16th Street (measured near-
edge to near-edge). 

 9 DRAFT CUP10-00059 
 



 40-feet east of the intersection of Bannock Street and 16th Street (measured near-
edge to near-edge). 

8. Provide an easement for any sidewalk that is located outside of the public right-of-way. 

9. Other than the access specifically approved with this application direct lot access is prohibited to 
15th Street, 16h Street, Idaho Street and Bannock Street. 

10. Comply with all Standard Conditions of Approval. 

E.   Standard Conditions of Approval 
 

1. Any existing irrigation facilities shall be relocated outside of the ACHD right-of-way.  

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

3. In accordance with District policy, 7203.6, the applicant may be required to update any 
existing non-compliant pedestrian improvements abutting the site to meet current 
Americans with Disabilities Act (ADA) requirements.  The applicant’s engineer should 
provide documentation of ADA compliance to District Development Review staff for 
review.   

4. Replace any existing damaged curb, gutter and sidewalk and any that may be damaged 
during the construction of the proposed development.  Contact Construction Services at 
387-6280 (with file number) for details. 

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

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

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

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

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

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

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

12. If the site plan or use should change in the future, ACHD Planning Review will review the 
site plan and may require additional improvements to the transportation system at that 
time. Any change in the planned use of the property which is the subject of this 
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F. Conclusions of Law 
1. The proposed site plan is approved, if all of the Site Specific and Standard Conditions of 

Approval are satisfied. 

2. ACHD requirements are consistent with applicable federal, state and local laws.  

 

Attachments 

1. Vicinity Map 
2. Site Plan 
3. Utility Coordinating Council 
4. Development Process Checklist 
5. Request for Reconsideration Guidelines 

 

Vicinity Map 
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