Planning & Development Services

Boise City Hall, 2nd Floor Phone: 208/384-3830

150 N. Capitol Boulevard Fax: 208/384-3753

P O. Box 500 TDD/TTY: 800/377-3529

Boise, Idaho 83701-0500 Website: www.cityofboise.org/pds

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 Il 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 Il 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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\ &> [ool-less entry and closure via spring-loaded Listi m Q g (@) .
/ \ je-cast latches. fstings = x =
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a High pressure sodium SR2  Segmented Type Il roadway 120 Included Installed \
o I AST1 356 SR3  Segmented Type Ill 2087 SPA Square pole mounting block LPI Lampincluded
AST1 5082 asymmetric 2407 RPA Round pole mounting block L/LP Less lamp /
l AsT1 705 SR4SC  Segmented Type IV forward 277 WBA Wall bracket (up or down) SF Single fuse, 120V, 277V, 347V (n/a TB and MVOLT)"® REVISED
I AST1 1008 throw, sharp cutoff 347 DF Double fuse, 208V, 240V, 480V (n/a T8 and MVOLT)"
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ACORN LIGHT FIXTURE, PER CITY REQUIREMENT.

WHOLE FOODS MARKET PERMITTED EVENT AREA.
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CART CORRAL.

PARKING LOT LIGHTING, RE: AS.1-2
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TRASH AND COMPOST COMPACTORS ENCLOSURE.
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DOOR/GATE TO ENCLOSE DOCK AREAS.
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KENT A. HANWAY, ARCHITECT

C.W. MOORE PLAZA

250 S.5TH ST
BOISE, IDAHO
PHONE: 208-343-4635

TREE GATE/RAISED PLANTERS.

10.  AQUA-FILTER.

11. CONNECT TO JULIA DAVIS POND.

12. PARKING LOT DRAINAGE.
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14. PLANTER MITIGATION FOR NARROW ISLAND PLANTERS, RE: L1.1-3

C.W. MOORE PLAZA

250 S: 5TH ST. BOISE, ID 83702

(208)343-4635 FAX (208) 343-1858
http://www.cshga.com

15.  FIVE BAY BICYCLE PARKING

BOISE, ID

16.  EXHISTING FIRE HYDRANT

17. PROPOSED FIRE HYDRANT

20.00°

18. WATER FEATURE
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19. RAISED PLANTER

20. REMOVEABLE BOLLARDS

21. ASPHALT AS INDICATED BY:

22. STAMPED/STAINED CONCRETE AS INDICATED BY: < A< A

23. INTEGRAL COLORED CONCRETE.

@ ACTIVITY AREA 24. FLAGSTONE AS INDICATED BY: " (2~

SCALE T1=10 25. SLOPED ROCK WALL.
26. 18" HIGH ROCK RETAINING WALL.

27. 5x5 TREE GRATE.
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BROADWAY FRONT, L.L.C.
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< ‘I— @ "Corinithan’ "Corinithan’ iolég caliper )
i Xt Af=
= I
N 8 ELL% > %
D | S Lwox @ vy
) Green Ash Fraxi Ivani E LR
Green Ash Fraxinus ennsylvanica 2 1/2" caliper Q EEZroes:
Cimmzam Cimmzam 40x30 = @ zgggggétg
” = © <<,):)Q-I'IJZOLI-IEEg
'— . 5 =
. E'i:|D(E)whf\ﬁ)r§ ‘ E S %i%%%%%%
AL 2 € |EIgEhEQLSE
PARKING EDGE - RN
1 ” . (S Eu<_ EQ
(X §§§ SCALE 1/8"=1-0" Aristotle Callery Pear ’A?Ir?gtsotfeo’ eryana 2" cadliper = b g%éggégig
3:;&_05 §§§ 25x20 > 8 DQ%E%EE&JE
8 ] N Z Ea Qi
A ) = § 3 |Z2gifEuzs
9N SININAE IR o < ow=won
2y MR i B|lmpo3 |225%285z2:
N R | ZRE | ELErzP18
AT AN |l8kax x9Irx802>«
SRl A " " " Pyrus Calleryana = |82 U [S20FEE5L9
g"'gs’»‘st TOVAN0S T TIOVAW0D | TOvdiN0D | LOVan0d | 1ovgMod Q—A ke ke o= C0p|t0| Peor 'y H ! ry 2” qulper = ‘D(ZJ% %QSEE)EQ-EE8
% TN Capitol =0 MWPw=x>00
. p 25x20 =|CRBE |Fsfifzegs
EDGE OF 5 N E
MITIGATION AREA n gg ® 8
g i - P8 s
© Moraine Sweetgum Liquidambar . 2 1/2" caliper waod S
PERFORATED e Styraciflua ’Moraine’ 40xéO a =29
"BREATHER" PIPES o\ QL =
A = 8%§ 2
CURB S Ginkgo Biloba L E T =
TREE TRUNK 1 Saratoga Ginko ‘Saratoga’ 2" caliper O 5 o <
4 (Male, Seedless) 40x30 m T Q
PR
w0 1
i\ " ) 5%
A ° 1 . . . . ‘LQ g
Austrian Black Pine Pinus nigra 8'T S
H— 50x30
PERGOLA \\ /)
W, -
< PERGOLA ; + é Norway Spruce Picea abies 8T
D 2, & 50x20 ¢ p)
CURB & GUTTER LTI
QSEEA(L)TF TREE TRUNK H
G BEYOND S
BUILDIN A ggé%ggg?EgREA ENGINEERED akyr'”‘l? ; Gleditsia triacanthos 3" caliper H
i - oneylocus inermis ’Skyline’ 40x30
BREATHER SOl 4 X :
PIPES
| R
| SYM COMMON NAME BOTANICAL NAME PLANTING SIZE
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CSHBA

C.W. Moore Plaza
250 S. 5th Strest
Boise, 1D 83702
208.343.4635
Fax: 208.343.1858

December 7, 2010

City of Boise

Attn: Design Review Board and City Staff
150 North Capitol Boulevard

Boise, Idaho 83701

RE:  Boise Park West — Whole Foods Market and Walgreen’s
Broadway, Myrtle and Front
Boise, Idaho
CSHQA Project No. 10036.00

Dear Board Members:

The CSHQA team is excited to be collaborating on this project with an excellent developer, and two
notable tenants; Whole Foods and Walgreen’s. Our design takes into account the active people of this
community, proximity to the river and Julia Davis Park, while addressing the unique site. The artistry of
the center plays into the outdoorsy passions of the people along with the creative technology that
represents our city and state.

Whole Foods Market — Design story

The design of this building is based upon “Old Boise” - brick, glass and stone detailed in a simple rhythm
of old style storefront, awnings, clearstory and second floor opening. This rhythm is seen throughout the
building fagade. While “Old Boise” provides the backdrop and base for the design, “New Boise”
represents technology and innovation. We captured this spirit in the entrances and seating area with clean
crisp lines enveloping and developing open space.

The main entrance provides visual pull for a point of importance. The stone pops with importance in
contrast with the brick, while the truncated curve addresses the unique site and brings interest and flow to
the entrance. This provides a functional flow to a busy space, while standing proudly as a signboard.
“Entrance”: The asymmetrical main entrance flows into the “Old Boise” core of the building. The “Old
Boise” core building provides the backdrop for the outdoor seating area at the center. This area will be a
comfortable and familiar seating area to Boiseans, extending across much of the front of the building.

The secondary entrance, while downplayed in importance, still attracts attention through the use of the
same materials in a more subdued design. The secondary entrance is capped within the corner seating
area, stating the importance of both spaces.

The corner seating area, while modern, visible and appealing is designed to provide connectivity to the
activity area, designated at the side of the building. The exterior seating wraps the corner drawing people
around toward the activity area, while the interior seating on two levels creates a show window of activity
facing both Broadway and Front Streets. The old brick fagade recessed into the footprint at the corner of
the building provides the perfect nod to the “Old Boise” core of the building and continues to connect the
front of the building to the side and provides a niche that exists outside the brick footprint.

people who listen - design that speaks




City of Boise Design Review Board and City Staff
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Innovation of the glu-lam wood and glass materials provides for the development of the corner by
encapsulating and bringing importance to the seating area. Sheathed in glass the space will glow at night
and shine with activity throughout the day. The seating area will further embrace this mix of new and old
by utilizing the core building fagade as the architectural treatment for the interior that define the prepared
foods area and its relationship to the seating area. The building will provide a solid base to all the
wonderful activities Whole Foods Team Members will bring,

Walgreen’s — Design story

This building is designed to be complementary to Boise and the Whole Foods building. The facades
incorporate rhythms similar to various older buildings in Boise, while utilizing Whole Foods materials.
Additionally, we integrated new brick colors to ensure Walgreen’s has its own identity. The entrance is
located close to Broadway allowing great pedestrian access from the sidewalk or parking lot. We have
provided sill heights of 2-3 feet with real windows allowing for visual connection between the building
interior with anyone interacting with the building. This transparency is a great departure from other
Walgreen’s and will provide a variety of materials and visible activity along Broadway. The service area
has been squeezed between the building and the comer plaza. The service area is physically screened
from the street with brick/CMU, while the screen wall is softened with extensive landscape material.

This completes our submittal. Please let us know if you have any further questions. We look forward to
the opportunity to present this project to the board.

Sincerely,

CSHQA

John Irvine
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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)

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

Conditional Use Permit and special exception
CUP10-00051 | for a retail grocery store and a pharmacy with
and drive-thru window. Also included a request to | Approved with conditions
CVAL10-00027 | exceed the parking maximum and variances
from the front and street-side setbacks.
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3. Project Proposal

Site Design
Land Use Phase I Phase 11
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
: 6% 6%
thru, sidewalks and other hardscapes
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 20" (bldg.) 16°* 20’
(South) 20" (prkg.)
Front Street 20" (bldg.) 80’ 12°*
(North) 20" (prkg.)
Broadway Avenue 20" (bldg.) 18’* 20’
(East) 20" (prkg.)
Avenue B 10' (bldg.) 10’ 10’
(West) 10" (prkqg.)

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

Functional PM Peak PM Peak Existing
Roadway Frontage Classification Hour Traffic | Hour Level Plus
Count of Service Project
Myrtle Street | 680-feet Principal Arterial 2,132 “F” “F”
Broadway 620-feet Principal Arterial 2,347 “E” N/A
Avenue**
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)
e The average daily traffic count for East Myrtle Street west of 3rd Street was 26,859 on
May 28, 2009.
e The average daily traffic count for South Broadway Avenue south of East Front Street
was 30,668 on June 20, 2007.
e The average daily traffic count for East Front Street west of South Broadway Avenue was
24,112 on July 22, 20009.

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

Building A - 46,652 square feet
Building B — 14,617 square feet

Square Footage
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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 Obijective — Site Design A - E

11-7-3.2 Obijective — 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 | will

include Building A and Building B with all site improvements. Phase Il 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 Il
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.

= T f”
o=—0 H&% B Iy
&3 ‘ -0 MAX.

SIDEWALK

A7

g

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 I11. 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 11 development. Furthermore, staff believes the City
of Boise can obtain the second row of street trees along Myrtle Street in the future when
Phase |1 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 Il begins. CCDC has also recommended the applicant replace the proposed Little Leaf
Linden trees on Myrtle Street with a Class 11 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 I11 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 1. 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 11 development. Staff also believes that the City of
Boise can obtain the street trees along Avenue B in the future when Phase 11 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 1l 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
Avristotle 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 Il
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.
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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.



DRH10-00299
Design Review Committee / January 12, 2010
Page 11 of 16

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 I, 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 fagade 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 facade 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

a.

b.

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

Comply with the Conditions of Approval of the Conditional Use Permit and Variance
approvals (CUP10-00051 and CVA10-00027).

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

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

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

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

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.

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

3.

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

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.

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.

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.

Compliance with requirements as requested by the Boise City Canal Company letter dated
December 9, 2010.

Compliance with requirements as requested by the Boise City Park and Recreation
Departments Forester letter dated November 26, 2010.

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.

10.

11.

12.

13.

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.

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.

Swales/retention/detention areas shall not be located along the streets unless it can be shown
that landscaped berms/shrubs will screen the swales.

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.

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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14.

15.

16.

17.

18.

19.

20.

21.

by calling 384-4083. Species shall be selected from the Boise City Tree Selection Guide.

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.

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.

All signs will require approval from the Planning and Development Services Department
prior to installation.

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.

Utility services shall be installed underground.

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.

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.

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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