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Summary/Reason Statement for DRH10-00299 
 
Summary 
 
Schlosser Development requests Design Review approval to construct a two-story freestanding 
retail grocery store (Whole Foods Market) and a single-story retail building with drive-thru 
(Walgreen’s) located within the R-ODD (Residential Office District with Downtown Design Review 
Overlay) zone. The subject property is approximately 5.659-acres in size and is located between 
Front Street, Myrtle Street, Broadway Avenue and Avenue B in Boise’s downtown core.  The 
site is currently vacant and is occasionally utilized as event parking for Boise State University.  
The Comprehensive Plan Land Use Map designates this property as “Mixed Use” and locates it 
within the Downtown Planning Area.  On December 6, 2010, the applicant obtained a 
conditional use permit (CUP10-00041) to construct a retail grocery store and a special exception 
for a retail pharmacy with drive-thru window.   
 
The proposed Whole Foots Market is constructed of a red multi-colored brick and tan smooth 
face and split face CMU with accenting wood panels, fabric awnings and aluminum storefront 
windows and door systems.  The buildings front elevation will face Broadway Avenue.  The 
proposed Walgreen’s is located directly at the corner of Broadway Avenue and Myrtle Street The 
building is proposed to be constructed of red and tan multi-colored brick, tan and brown colored 
smooth face and split face CMU, beige colored stone accents, brown colored metal awnings and 
trim, and aluminum storefront windows and door systems.   
 
Overall, the two-story design of Whole Foods and the single-story design of Walgreens contain 
appropriate colors and materials, fenestration, and modulation.  Each of these buildings have 
broken up the massing of the structures, provided an additional depth of character through 
shading and relief and provide architectural design interest.  By providing a stepped height from 
Broadway into the site and the utilization of similar color and material palettes, this are begins to 
look like an overall campus that provides unique buildings and uses with a cohesive design.   
 
Staff has recommended that the applicant add three additional London Planetrees within the 
second row of street tress along Broadway Avenue, replace the proposed Little Leaf Linden trees 
located on Myrtle Street with a Class III street tree, replace the Austrian Black Pine and the 
Serbian Spruce trees with a faster growing species, replace the proposed Aristotle Pear trees 
located in the internal parking lot planters with Class II trees, delineate the public sidewalk 
throughout the courtyard/plaza by utilizing a straight concrete and Install a manicured lawn and 
an automatic underground irrigation system in the area identified as Phase Two Building Area.   
These Conditions of Approval have been recommended to comply with the Objectives, Findings and 
Considerations of Sections 11-7-3.1, 11-7-3.2 and 11-7-3.3 of the Boise City Zoning Ordinance and 
the design related goals and policies of the Boise City Comprehensive Plan. 
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1. Project Data and Facts 
Applicant/Status   Schlosser Development – Rick Duggan / Applicant 
Architect/Representative   John Irvine / CSHQA 
Location of Property    Block between Front Street, Myrtle Street, Broadway 

Avenue and Avenue B 
Size of Property  5.659-Acres 
Present Zoning and Land Use  R-ODD (Residential Office with Downtown Design 

Review Overlay) zone  
Description of Applicant’s Request  Construct a two-story freestanding retail grocery store 

(Whole Foods) and a single-story retail building with 
drive-thru (Walgreen’s) 

2. Land Use 
Description and Character of Surrounding Area 
The area surrounding the site is comprised of a variety of uses including retail, office, multi-
family residential, parking structures as well as institutional facilities.  To the south of the project 
is a large park which includes the Boise River Greenbelt Pathway.  The Comprehensive Plan 
Land Use Map designates this property as “Mixed Use” and is located within the Downtown 
Planning Area. 
 
Adjacent Land Uses and Zoning  
North: Front Street, then Mixed Use Development / R-ODD (Residential Office with 

Downtown Design Review) 
South: Myrtle Street, then Public Park / A-1 (Open Land) 
East:  Broadway Avenue, then Office Building / C-1D (Neighborhood Commercial with 

Design Review) 
West: Avenue B, then Office Building and Vacant Ground / R-ODD (Residential Office with 

Downtown Design Review) 
 

 
CUP10-00051 

and 
CVA10-00027 

Conditional Use Permit and special exception 
for a retail grocery store and a pharmacy with 
drive-thru window.  Also included a request to 
exceed the parking maximum and variances 
from the front and street-side setbacks. 

 
 
Approved with conditions 

Site Characteristics 
Overall, the site is vacant, relatively flat and void of any significant features. 
Special Considerations  
The site is bound by four public streets and is located within the P-3 parking overlay district.  
The project is also in the River Myrtle-Old Boise Urban Renewal District and the River Street-
Myrtle Street Planning Area. 
History of Previous Actions 
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3. Project Proposal 
 
Site Design 
Land Use Phase I Phase II 

Percentage of the site devoted to building coverage: 20% 38% 

Percentage of the site devoted to paving: 43% 43% 

Percentage of the site devoted to landscaping: 31% 13% 

Percentage devoted to other improvements:  Docks, ramps, drive 
thru, sidewalks and other hardscapes 6% 6% 

TOTAL 100% 100% 
 
Parking (P-3 Overlay) 

 

Proposed  Required  

Handicapped spaces proposed: 8 Handicapped spaces required: 4 

Total parking spaces proposed:  255 Total parking spaces required:  84 

Number of compact spaces proposed:  70 Number of compact spaces allowed:  102 

Bicycle parking spaces proposed: 15 Bicycle parking spaces required: 9 

Parking Reduction requested?  No Off-site Parking requested? No 

Setbacks 
 

Yard 
 

Required 
 

Proposed for Building 
 

Proposed for Parking 
Area 

Myrtle Street 
(South) 

20' (bldg.) 
20' (prkg.) 

16’* 
 

20’ 

Front Street 
(North) 

20' (bldg.) 
20' (prkg.) 

80’ 12’* 

Broadway Avenue 
(East) 

20' (bldg.) 
20' (prkg.) 

18’* 20’ 

Avenue B 
(West) 

10' (bldg.) 
10' (prkg.) 

10’ 10’ 

* A variance was requested and approved as a part of CVA10-0027 to reduce this requirement. 
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Transportation 

 
Roadway 

 
Frontage 

Functional 
Classification 

PM Peak 
Hour Traffic 

Count 

PM Peak 
Hour Level 
of Service 

Existing 
Plus 

Project 
Myrtle Street 680-feet Principal Arterial 2,132 “F” “F” 

Broadway 
Avenue** 

620-feet Principal Arterial 2,347  “E” N/A 

Front Street 360-feet Principal Arterial 2,130 “F” “F” 

Avenue B 500-feet Local N/A N/A N/A 
*Acceptable level of service for a five-lane principal arterial is “E” (1,770 VPH).  
*Acceptable level of service for a seven-lane principal arterial is “E” (2,660 VPH).  

 
Average Daily Traffic Count (VDT)  

• The average daily traffic count for East Myrtle Street west of 3rd Street was 26,859 on 
May 28, 2009.  

• The average daily traffic count for South Broadway Avenue south of East Front Street 
was 30,668 on June 20, 2007.  

• The average daily traffic count for East Front Street west of South Broadway Avenue was 
24,112 on July 22, 2009.  

 
Fencing 
No fencing has been proposed with this application. 
 
Outdoor Lighting 
The applicant has identified 24 locations where historic street lighting will be located within the 
mow strip between the curb and sidewalk on Broadway Avenue, Front Street and Myrtle Street.  
The proposed street lighting will match the downtown street lighting that is identified within 
River Street-Myrtle Street Planning Area and the Elements of Continuity.  The applicant has also 
identified internal pole lighting for the site that will be downward facing and will not spill onto 
any adjacent parcels. 
 

 

Structure(s) Design  
Number and Proposed Use of Buildings Two commercial retail buildings 
Proposed Building Height 35-feet to the top of the parapet 
Maximum Building Height  35-feet 
Number of Stories Building A -  Two story 

Building B – Single-story 
Square Footage Building A -  46,652 square feet 

Building B – 14,617 square feet 
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4. Zoning Ordinance and Comprehensive Plan 
 
Zoning Ordinance Sections 

11-04-05 Regulations for Residential Office District (R-ODD Zone) 

11-7-3.1 Objective – Site Design A - E 

11-7-3.2 Objective – Structure Design A - F 

11-7-3.3 Adopted Plans and Design Guidelines 

11-10 Off-Street Parking and Loading Guidelines 
 
Comprehensive Plan Sections 

7-2-5 Commercial Development 

8-34 Land use policies for the Downtown Planning Area 
 

5. Analysis/Findings 
The Site and Surrounding Area 
The subject property is approximately 5.659-acres in size and is located between Front Street, 
Myrtle Street, Broadway Avenue and Avenue B in Boise’s downtown.  The site is currently 
vacant and is occasionally utilized as event parking for Boise State University.  The area 
surrounding the site is comprised of a variety of uses including retail, office, multi-family 
residential, parking structures as well as institutional facilities.  To the south of the project is 
a large park which includes the Boise River Greenbelt Pathway.  The Comprehensive Plan 
Land Use Map designates this property as “Mixed Use” and locates it within the Downtown 
Planning Area.   
 
On December 6, 2010, the applicant obtained a conditional use permit (CUP10-00041) to 
construct a retail grocery store and a special exception for a retail pharmacy with drive-thru 
window.  The approval also allowed the applicant to exceed the maximum number of parking 
spaces and variances to the traditional front and street-side setbacks for the R-ODD zone.   
 
As conditions of approval for the Conditional Use Permit and variance request, the Planning 
and Zoning Commission required the following: 
 
a. The streetscape along Broadway, Myrtle and Front shall be constructed in accordance 

with the Urban Parkway Section as delineated in the River Street-Myrtle Street Master 
Plan.  This includes the requirement for an 8’ planter, 8’ detached sidewalk and double 
row of street trees.  This condition does not apply to the plaza space located at the 
southeast corner of the site. 

b. Wherever possible, the parking lot shall be recessed a minimum of 12” below the grade 
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of adjacent sidewalk along Broadway, Front and Myrtle.  The final treatment shall be 
approved by the Design Review Committee. 

c. The parking spaces and service drives shall comply with all dimensional standards of 
Boise City Code.  The interior landscape planters may be reduced in width if alternative 
compliance is approved by the Design Review Committee.   

d. With the first phase of development, manicured lawn and an automatic underground 
irrigation system shall be installed in the area identified as Phase Two Building Area. 

e. Additional signage, striping or landscaping shall be provided to provide a clear 
delineation between the drive-thru lane and service/loading area located at the southeast 
corner of the site. 

f. The open space between Building B and the southeast corner of the site shall be designed 
as a plaza with an emphasis on pedestrian amenities and substantial buffering of the 
loading/service area.  The final design requires approval by the Design Review 
Committee. 

g. This approval allows the applicant to exceed the maximum number of parking spaces to 
the extent all other conditions of this permit are met. 

h. Prior to the submittal of any construction permits on the site, the applicant shall obtain 
final written approval from the Idaho Transportation Department.  A copy of this 
approval shall be provided to Planning and Development Services. 

i. All signage associated with the development requires a separate approval by Planning 
and Development Services prior to installation. 

j. A building permit for Building B will only be issued after one has been obtained for 
Building A. 

k. A final occupancy permit for Building B will only be issued after one has been obtained 
for Building A.  Temporary occupancy may be granted for Building B for a maximum of 
six months.   

 
Phasing 
The applicant is requesting that the overall project be constructed in two phases.  Phase I will 
include Building A and Building B with all site improvements.  Phase II will include the 
development of the vacant is located in the southwest corner of the site.  The approved 
Conditional Use Permit and Variances has required the applicant to provide a manicured 
lawn and an automatic underground irrigation system in the area identified as Phase II 
Building Area. 
 
The Setbacks 
The proposed site plan meets the minimum building and parking setbacks established by the 
current zoning ordinance and the variances to the setbacks that were approved as part of 
CUP10-00051 and CVA10-00027.   
 
Vehicular Access and Circulation/ Parking/ Bicycle Facilities 
Vehicular access is provided to the site through a single right-in/right-out driveway 
intersecting Broadway Avenue approximately 200-feet south of Front Street, a single left 
in/left-out driveway intersecting Front Street approximately 55-feet west of Broadway 
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Avenue, a single driveway intersecting Myrtle Street approximately 230-feet east of Avenue 
B, a single driveway intersecting Avenue B approximately 30-feet south of Front Street and 
one additional access point intersecting Avenue B located mid-point between Front Street 
and Myrtle Street.  This additional access point is for deliveries only and will not be utilized 
by the general public.  Both ACHD and ITD have approved the multiple access points to the 
adjacent transportation system.   

 
The applicant is required to provide a total of 84 parking spaces for the commercial retail 
sales facilities located within the P3 Parking Overlay District.  The applicant is proposing to 
construct a total of 255 vehicular parking spaces which include 177 standard spaces, 70 
compact spaces and eight accessible spaces.  The applicant is proposing to exceed the 
maximum amount of parking allowed for a commercial retail use located within the P-3 
parking overlay district.  On December 6, 2010, the Boise City Planning and Zoning 
Commission granted the applicant the ability to provide a maximum of 255 vehicle parking 
spaces on the site.  The Planning and Zoning Commission also required the applicant to 
recess the parking lot a minimum of 12 inches below the grade of adjacent sidewalk along 
Broadway, Front and Myrtle wherever possible.  As such, the applicant has proposed to 
recess the parking areas along Broadway Avenue, Myrtle Street and Front Street by 12 to 28 
inches to screen the parking from the public rights-of-way as seen in the diagram below. 
 

 
 
The applicant has proposed to construct ten bicycle parking spaces for Building A located at 
the front entrance to the building.  The applicant has also proposed to construct five bicycle 
parking spaces for Building B located in the northeast corner of the building along Broadway 
Avenue.  The locations for the bicycle parking spaces are both visible and convenient for 
individuals utilizing alternative transportation.  The applicant’s proposal meets the minimum 
number of bicycle parking spaces required. 
 
Loading Facilities 
The applicant is proposing to install two loading docks for Building A located on the 
buildings west elevation.  These loading docks will each accommodate a 75-foot long 
delivery truck.  The applicant is proposing to install one loading dock for Building B located 
on the buildings south elevation.  This loading dock will accommodate a 45-foot long 
delivery truck.  The applicant has met the requirement in regard to loading and delivery areas 
for commercial retail buildings of this size. 
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Landscaping and Streetscapes 
Broadway Avenue, Front Street and Myrtle Street are all currently improved with vertical 
curb and gutter with segments of attached concrete sidewalk.  Each of these streets is 
identified within the 2007 Boise Streetscape Standards as urban parkway streetscapes.  This 
streetscape is intended to buffer pedestrians from the vehicles utilizing the adjacent arterial 
roadways while providing an aesthetically pleasing appearance. The applicant is proposing to 
construct the streetscape on each of these roadways as an eight-foot detached concrete 
sidewalk separated from the curb by an eight to ten-foot wide grass planting strip.   
 
The grass planting strip on Broadway Avenue is proposed to contain twelve London 
Planetrees and nine historic acorn street lights.  The applicant is also proposing to install a 
second row of street trees located behind the sidewalk providing five additional London 
Planetrees and two Aristotle Callery Pear trees along Broadway Avenue.  Staff recommends 
the applicant provide three additional London Planetrees within the second row of street tress 
along Broadway Avenue to provide a consistent and uniform streetscape in compliance with 
the 2007 Boise Streetscape Standards.  The grass planting strip along Myrtle Street is to 
contain thirteen Little Leaf Linden trees and eleven historic acorn street lights.  The applicant 
is also proposing to install a second row of street trees located behind the sidewalk on Myrtle 
Street providing five Littleleaf Linden trees and two Aristotle Callery Pear trees.  The 
applicant has not proposed to construct the second row of street trees on Myrtle Street 
adjacent to the building pad for Phase II.  Although CCDC has recommended this second 
row of street trees be installed at this time, staff is supportive of the applicant’s proposal to 
not install this portion of the streetscape due to the fact that a variance to the building 
setbacks has been granted for the Phase II development.  Furthermore, staff believes the City 
of Boise can obtain the second row of street trees along Myrtle Street in the future when 
Phase II plans are reviewed by the Planning and Development Services Department to locate 
the trees in their ideal location so they will not be damaged or removed once construction on 
Phase II begins. CCDC has also recommended the applicant replace the proposed Little Leaf 
Linden trees on Myrtle Street with a Class III street tree in order to provide additional 
shading of Myrtle Street and the adjacent parking area.  Due to the large expanse of 
pavement within this area and Myrtle Streets roadway classification, staff is supportive of 
CCDC’s recommendation and suggests the applicant utilize a Class III street tree along 
Myrtle Street.  The grass planting strip on Front Street is proposed to contain four Green Ash 
trees and four historic acorn street lights.  The applicant is also proposing to install a second 
row of street trees located behind the sidewalk on Front Street providing three Green Ash 
trees. 
 
 Avenue B is currently an unimproved roadway that does not extend the entire length between 
Front Street and Myrtle Street.  The applicant is proposing to dedicate right-of-way for 
Avenue B allowing the roadway to be constructed as a 29-foot street section with vertical 
curb and gutter located on both sides of the roadway and a five foot detached concrete 
sidewalk located on the west side of the roadway only.  Avenue B is identified within the 
2007 Boise Streetscape Standards as a neighborhood streetscape which would typically 
consist of a traditional 36-foot wide street section with vertical curb and gutter and a six foot 
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wide concrete sidewalk detached from the curb line by a minimum of six feet.  The Ada 
County Highway District and the Boise City Planning and Zoning Commission have 
reviewed the proposed street section for Avenue B and are supportive of the reduced street 
section with sidewalks located on the west side of the roadway in an effort to reduce the 
amount of paving on Avenue B and encourage pedestrians to be separated from the loading 
and delivery area for Building A.  The applicant has not proposed to construct the street trees 
on Avenue B adjacent to the building pad for Phase II.  Although CCDC has recommended 
the street trees be installed at this time, staff is supportive of the applicant’s proposal to not 
install this portion of the streetscape at this time due to the fact that a variance to the building 
setbacks has been granted for the Phase II development.  Staff also believes that the City of 
Boise can obtain the street trees along Avenue B in the future when Phase II plans are 
reviewed by the Planning and Development Services Department to ensure the trees are 
located in their ideal location and will not be damaged or removed once construction on 
Phase II begins. 
 
In addition to the streetscape proposed on Front Street, Myrtle Street and Broadway Avenue, 
the applicant is proposing an extensive amount of landscaping within a courtyard located at 
the intersection of Myrtle Street and Broadway Avenue.  This courtyard area is anticipated to 
be constructed of a flagstone surfacing and will include raised planter beds, a reflection pool 
and landscaping intended to screen the south elevation of the proposed Walgreens Building 
(Building B).  The landscape palette proposed within the courtyard/plaza area includes: four 
Aristotle Callery Pear trees, four Austrian Black Pine trees, four Serbian Spruce trees, 
Feather Reed Grass, Dwarf Fountain Grass, Lavender, Anthony Waterer Spirea and Autumn 
Joy Sedum.  Staff is supportive of the majority of the planting palette proposed in the 
courtyard/plaza area, however, staff does recommend the applicant replace the Austrian 
Black Pine and the Serbian Spruce trees with a faster growing species such as a Norway 
Spruce or other similar species to provide the intended screening of Building B.  Staff also 
recommends the applicant delineate the public sidewalk throughout the courtyard/plaza by 
continuing to utilize a straight concrete sidewalk in order to provide pedestrians with a 
straight and uniform pathway to the Broadway Avenue and Myrtle Street intersection and 
provide continuity of the streetscape on the adjacent roadways.  
 
There are multiple planter islands located within the parking areas that provide some relief 
within the non-permeable surfaces.  The proposed internal tree planters are five feet in width 
(measured from the internal dimensions of the curb line).  The current landscape ordinance 
requires all internal planter islands to provide a minimum of eight feet in width (measured 
from the internal dimensions of the curb line) in order to allow adequate area for trees to 
spread their root systems to reach their optimum size and health.  The applicant is proposing 
an alternative to the required eight foot wide planters through a planter mitigation system.  
This mitigation plan will provide a planter width at the surface of five feet in width 
(measured from the internal dimensions of the curb line) with an area 12-foot wide by 15-feet 
in length and two feet in depth of engineered soils for the root system.  “Breather pipes” will 
provide an appropriate amount of oxygen and nutrients to the trees and plants root systems 
(see drawing below).  Staff is supportive of applying this alternative approach to the internal 
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planters due to the sites location within the downtown.  Each planter is proposed to contain 
two Green Ash, Aristotle Pear, Saratoga Ginkgo or Skyline Honeylocust trees with other low 
growing shrubs located at the base of each tree.  Staff does recommend the applicant replace 
the proposed Aristotle Pear trees located in the internal parking lot planters with Class II 
trees in order to provide a higher canopy that will not interfere with the pedestrians utilizing 
the parking area.  With this one minor modification, staff is supportive of the applicant’s 
landscaping selection within these planters.   
 

                                                                                                                                                                                                                                                   
 
Staff has reviewed the submitted landscape plan and determined it includes lawn and trees, as 
well as a variety of shrubs, ornamental grasses, ground covers, annuals and perennials within 
the planters, at the entrance to the parking area and at the base of the buildings.  Overall, with 
the minor modifications recommended, staff believes the landscape plan provides a mixture 
of species for year round color that will soften the overall appearance of the site, is 
appropriate for the downtown area and will provide continuity with the landscaping and 
streetscape within the general area.   
 
Trash Enclosures and Mechanical Units 
 The applicant is proposing to locate the trash compactor enclosure for Building A in the 
southwest corner of the building and the trash compactor enclosure for Building B near the 
midpoint of the building on the south elevation.  These enclosures are proposed to be 
constructed of six foot tall CMU walls to match the associated buildings.  The trash 
enclosures have been placed in a location outside of the required setbacks, accessible to the 
refuse services and screened from the public view.   

 
The 11 mechanical units associated with Building A and the five mechanical units associated 
with Building B are proposed to be mounted on the rooftop and screened by the parapet wall.  
No further screening will be required. 
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Building Design 
 
Building A – Whole Foods Market 

Building Location Type/Color 
Roof: Single ply membrane / White 

Exterior Walls: Brick / Multi-Colored Red 
Smooth Face CMU / Tan and Brown  

Split Face CMU / Tan 
Stone at Entry / Beige 

Accents/ Trim: Wood Trellis and Wood Panels / Walnut 
Awnings  / Maroon 

Windows/ Doors: Aluminum Storefront / Clear with Bronze Framing 
Mechanical Equipment: Roof mounted and screened by the parapet wall 

 

 
 
Building Design and Materials 
The proposed building is constructed of a red multi-colored brick and tan smooth face and 
split face CMU with accenting wood panels.  The buildings front elevation will face 
Broadway Avenue.  This elevation is predominantly red brick with multiple clear window 
openings framed with a bronze aluminum storefront system.  The main entrance is delineated 
with a beige colored stone entryway near the buildings northeast corner.  The buildings north 
elevations will continue the use of the red brick and aluminum storefront window systems 
but will also transition into the use of the smooth and split face CMU.  Although the 
elevation transitions into a new material, of the continuation of a red cornice line and banding 
located near the midpoint of the building help create cohesive design.  The south elevation of 
the building will continue the red cornice line and accent band of the building and will create 
the appearance of overhead bays through the use of paint changes.  While this elevation will 
likely  be covered in the future with the development of Phase II, staff believes the treatment 
of this wall plane in the interim due to the buildings location on a principal arterial roadways 
with the City’s downtown is important.  
 
Shadow Relief / Design Interest 
The proposed structure contains modulation through changes in fenestration and materials as 
well as architectural appurtenances but there is very little stepping or moving of the actual 
wall planes.  These changes in fenestration and materials assist in providing overall design 
interest and shadow relief throughout the building.  These changes occur on the north, east 
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and west elevations.  There are also fabric awnings and pergola type structures located on the 
north and east elevations to provide additional depth and functionality to the site.  In addition 
to the architectural elements that will provide the more significant shadow relief, the 
applicant is proposing a number of window and door openings throughout the building.  This 
will not only provide an aesthetically pleasing appearance for the public rights of way, it will 
also provide natural lighting into the building and assist in breaking up the wall planes. 

 
Massing / Proportions 
While a number of the buildings in the surrounding area are multiple stories in height, there 
are a few buildings within the immediate area that are one and two stories in height.  As such, 
staff is comfortable that the massing and proportions of the building are similar to some of 
the buildings within the area.  The proposed building is also architecturally similar to the 
other structures of downtown Boise in the fact that the proposed building includes a 
delineated parapet roofline, a number of window and door openings within the façade and 
through the use of a mixture of urban materials which include red brick masonry, CMU, 
wood panels, fabric awnings and aluminum storefront window and door systems.   

 
Building B – Walgreens 

Building Location Type/Color 
Roof: Single ply membrane / White 

Exterior Walls: Brick / Multi-Colored Red and Multi-Colored Tan 
Smooth Face CMU / Tan and Brown  

Split Face CMU / Tan 
Stone at Entry / Beige 

Accents/ Trim: Metal Trim and Canopies / Brown  
Windows/ Doors: Aluminum Storefront / Clear with Bronze framing 

Metal Doors / Orange 
Mechanical Equipment: Roof mounted and screened by the parapet wall 

 

 
 

Building Design and Materials 
The new structure is located directly at the corner of Broadway Avenue and Myrtle Street.  
The placement of the single-story building will directly interface with each of these 
roadways.  The building is proposed to be constructed of red and tan multi-colored brick, tan 
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and brown colored smooth face and split face CMU, beige colored stone accents, brown 
colored metal awnings and trim, and aluminum storefront windows and door systems.   
 
While the building is sited on the property in order to address Broadway Avenue and Myrtle 
Street, the main entrance to the building will face the internal parking area and will be 
located in the northwest corner of the building.  This main entrance is delineated by the beige 
colored stone tower element similar to the main entrance to the Whole Foods building.  The 
north, east and west elevations each contain continuous metal canopies located over the first 
story windows on the north and east elevations as well as the drive thru window located on 
the west elevation. 
 
Shadow Relief / Design Interest 
While the footprint of the proposed structure is rectangular in shape, the applicant is 
providing large metal canopies near the mid line of the building and trellis like structures at 
the cornice line of the building on each elevation in order to provide shadow relief and design 
interest.  The applicant has also utilized significant color and material changes to break up 
each elevation. 
 
The color and materials palette on the body of the building will create an urban feel while 
blending well with the surrounding area.  Each of these elements provides shadow relief and 
adds architectural interest to the buildings design.   
 
Massing / Proportions 
The massing and proportions of the building are similar to the building located on the 
southeast corner of Broadway Avenue and Myrtle Street.  The proposed building is also 
architecturally similar to the other structures of downtown Boise in the fact that the proposed 
building includes a varied and delineated parapet roofline, a number of window and door 
openings within the façade and the use of a mixture of urban materials which include red 
brick, CMU, metal canopies and aluminum storefront window and door systems.  The 
building has also adopted and incorporated similar colors and materials utilized on the Whole 
Foods Market building (Building A) located directly to the northwest of this structure.   
 
Summary  
Overall, the two-story design of Whole Foods and the single-story design of Walgreens 
contain appropriate colors and materials, fenestration, and modulation on each building.  
Each of these buildings have broken up the massing of the structures, provided an additional 
depth of character through shading and relief and provide architectural design interest.  By 
providing a stepped height from Broadway into the site and the utilization of similar color 
and material palettes, this area begins to look like an overall campus providing unique 
buildings and uses with a cohesive design.   
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7. Conclusion and Recommended Conditions 
 
Staff finds the project complies with Sections 11-7-3.1, 11-7-3.2 and 11-7-3.3 of the Zoning 
Ordinance and the goals and policies of the Boise City Comprehensive Plan and would 
recommend approval subject to the following conditions: 
 
Site Specific Conditions 
 
1. Compliance with plans and specifications submitted to and on file in the Planning and 

Development Services Department dated received December 23, 2010, except as expressly 
modified by the following conditions: 

 
a. Comply with the Conditions of Approval of the Conditional Use Permit and Variance 

approvals (CUP10-00051 and CVA10-00027). 
b. Add three additional London Planetrees within the second row of street tress along 

Broadway Avenue in order to provide a consistent and uniform streetscape that is in 
compliance with the 2007 Boise Streetscape Standards 

c. Replace all of the proposed Little Leaf Linden trees located on Myrtle Street with a 
Class III street tree in order to provide additional shading of Myrtle Street and the 
adjacent parking area.   

d. Replace the Austrian Black Pine and the Serbian Spruce trees with a faster growing 
species such as a Norway Spruce or other similar species. 

e. Replace the proposed Aristotle Pear trees located in the internal parking lot planters 
with Class II trees in order to provide a higher canopy. 

f. Delineate the public sidewalk throughout the courtyard/plaza by utilizing a straight 
concrete sidewalk in order to provide pedestrians with a straight and uniform pathway 
to the Broadway Avenue and Myrtle Street intersection as well as providing a 
continuous streetscape on the adjacent roadways.  

g. With the first phase of development, install a manicured lawn and an automatic 
underground irrigation system in the area identified as Phase Two Building Area. 

 
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 

 
2. 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. 

 
3. The applicant shall comply with the requirements of the Boise City Public Works 

Department (BCPW) for drainage, sewers and street lights per department comments dated 
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December 10, 2010 and per memorandum dated December 15, 2010 from the Solid 
Waste/Ground Water Manager.  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. 

 
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. Compliance with requirements (that do not specifically contradict the previous requirements 

by the City of Boise) as requested by the Ada County Highway District (ACHD) letter dated 
October 27, 2010.   

 
6. Compliance with requirements as requested by the Boise City Canal Company letter dated 

December 9, 2010. 
 
7. Compliance with requirements as requested by the Boise City Park and Recreation 

Departments Forester letter dated November 26, 2010. 
 
8. The applicant shall comply with the Boise City Fire Code as required by the Boise Fire 

Department memo dated November 22, 2010. 
 
General Conditions 
 
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. 
 
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 
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by calling 384-4083. Species shall be selected from the Boise City Tree Selection Guide. 
 
14. Deciduous trees shall be not less than 2" to 2 1/2" inch caliper size at the time of planting, 

evergreen trees 5' to 6' in height, and shrubs 1 to 5 gallons, as approved by staff. All plants 
are to conform to the American Association of Nurseryman Standards in terms of size and 
quality. 

 
15. 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. 

 
16. All signs will require approval from the Planning and Development Services Department 

prior to installation.   
 
17. 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. 

 
18. Utility services shall be installed underground. 
 
19. 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. 

 
20. 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. 

 
21. 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 interest, 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. 
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