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Summary/Reason Statement for DRH12-00033 
 
Summary 
River 8 LLC requests Design Review approval to a seven-story mixed use building that will contain 
8,600 square feet of commercial/office space, 130 residential units and associated structured 
parking located within the C-5DD (Central Business District with Downtown Design Review Overlay) 
zone. The subject property is approximately 1.206-acres in size and is located on the northeast 
corner of 9th

 

 Street and River Street.  The property currently contains two warehouse buildings 
and a surface parking lot.   The applicant is proposing to raze the existing structures.  The general 
area consists of uses that include single-story retail, education and warehouse buildings. The 
Comprehensive Plan Land Use Map designates this property as “Downtown Mixed Use” and 
locates it within the Downtown Planning Area. 

The site is currently occupied by an abandoned 15,535 square foot warehouse, a small accessory 
warehouse and a surface parking lot. The applicant is proposing to raze the existing structures 
and construct a seven-story mixed-use building that will contain 8,600 square feet of 
commercial/office space, 130 residential units and associated structured parking.  The first and 
second floors will be a single structure that will contain commercial/office space and structured 
parking while floors three through seven will appear as three separate towers that will contain 
residential units.   
 
The building will be predominantly constructed of a tan and yellow multi-colored brick, white, 
green and orange stucco.  Floors one and two will be constructed of the tan and yellow multi-
colored brick with a concrete base and black anodized aluminum storefront window and door 
systems located adjacent to the commercial and office areas along with concrete and six inch 
black metal wire grill located adjacent to the structured parking.  Floors three through seven are 
constructed of tan and yellow multi-colored brick, white, green and orange stucco that will 
contain one half inch wide expansion joints and tan vinyl windows. 
 
Overall, the seven-story design contains appropriate colors and materials, fenestration, and 
modulation.  Each of these elements assists to break up the massing of this structure, provide an 
additional depth of character through shading and relief and provide architectural design interest.   
Staff believes that the applicant’s proposal will bring a fresh and revitalized look to the site, 
which is located within the downtown area. 
 
Staff has recommended the applicant close the unused driveways to match the required streetscape 
of each roadway, revise the streetscape along River Street and coordinate with the CCDC and the 
City of Boise in regard to the streetscape on 9th Street.  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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River 8: Phase II River 8: Phase IIIRiver 8: Phase I: 

South Elevation



East Elevation



North Elevation

vines on 3 bays closest to 8th and 9th st, and 
hanging from second floor patio



North Elevation            

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



West Elevation - Phase III



West Elevation            
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Cast-in place concrete with 2” 
Reveals

Concrete Block

Golden Buff Brick with Soldier 
Courses at Windows

Metal Sign Bands

6” Black Metal Wire Grill

Stucco with 1/2” Reveals, Sienna, 
Patina, and Cream

Materials:



Details:

Cast Stone Sill 
smoother than shown

Soldier Course

[3 9/16” x 11 9/16”] Utility Brick

Inset column base detail

6”

4”

4”

Cementitious panels replaced with stucco, 
reveal lines are NOT shown

window trim @ 
colored stucco level

band profile

band profile



West Elevation - Phase II



9th Street Looking South - West Elevation
Existing Conditions

River 8: original design



9
th
 Street looking South - West Elevation      

 

 

 

 

 
 



8th Street Looking South - East Elevation
Existing Conditions



Corner of 8th and River - Close-up on corner retail



9th Street 

New Design

8th Street



Northeast Corner – Cantilevered Balcony     
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 


PROJECT LETTER 


499 Main Street

Boise, ID 83702


V (208) 343-2931

F (208) 343-1306 


 

 


 


Date:  February 5, 2012

 

To:  Boise City Planning and Development


 150 N. Capitol

Boise Idaho  83702 


Project:  River 8 Lofts, 620 S. 9
th
Street Job No.  10-224


Subject:  Design Review Application From:   John Price

 

Attached is a Design Review Application for a proposed 7-story mixed use project located at 620 S. 9
th
Street that

will be named River 8 Lofts.

 

The site is 52,531 s.f. site owned by Capitol City Development Corporation.  Steve Hosac with River 8 LLC is the

developer of the project.

 

The first two floors of the structure will be post-tensioned concrete construction and will contain parking and

approximately 8,600 s.f. of commercial/office space.  The first floor will also provide entry lobbies and common

areas for the 130 residential units on the 3
rd
– 7
th
floors.  The 3
rd
-7
th
floors will be constructed as three towers with

wood framed construction.  The project will adhere to Boise City Code Chapter 4-16, which regulates 5-story wood

framed construction.

 

The first two floors of the building will use a mix of concrete and brick with aluminum storefront windows and

doors.  These materials are intended to be consistent and complementary to the existing warehouse structures in the

neighborhood.  The 3
rd
– 7
th
floors will be finished with a mix of yellow/tan colored brick, multi-colored stucco, and

vinyl windows.  The street level and the third floor level provide outdoor landscaped plaza areas that will be used as

outdoor common areas for the residential tenants of the building.  The design of the residential units will provide a

mix of modest to moderate sized studio, 1, & 2 bedroom units which will provide high quality but affordably priced

urban housing.

 

The 3-D model submitted with this application shows the proposed 3-phases of construction for the project.  The

colors, material, massing, and surrounding neighborhood context are also shown on the model.

 

If you need any additional information please contact me at 343-2931 ext. 2.

 


Sincerely,


 

John Price, Architect

The Architects Office, PLLC

 

02/07/12  | DRH12-00033
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Planning Division Staff Report 
 
File Number DRH12-00033 
Applicant River 8 LLC / Steve Hosac 
Property Address 620 South 9th

 
 Street 

 
Public Hearing Date  March 14, 2012 
Heard by Design Review Committee 
  
Design Review Planner Andrea N. Tuning 
Design Review Supervisor Sarah M. Schafer 
 
 
Public Notification 
 
Newspaper notification published on:                                                       February 28, 2012 
Radius notices mailed to properties within 300 feet on:                           February 27, 2012 
Staff posted notice on site on:                                                                   February 21, 2012 
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1. Project Data and Facts 
Applicant/Status   River 8 LLC – Steve Hosac / Representative 
Architect/Representative   John Price / The Architects Office 
Location of Property    Northeast corner of 9th Street and River Street 
Size of Property  1.206 acres 
Present Zoning and Land Use  C-5DD (Central Business District with Downtown 

Design Review Overlay) zone  
Description of Applicant’s Request  Construct a seven-story mixed use building that will 

contain 8,600 square feet of commercial/office space, 
130 residential units and associated structured parking.  

 

2. Land Use 
Description and Character of Surrounding Area 
The subject property is approximately 1.206-acres in size and is located on the northeast corner 
of 9th Street and River Street.  The property currently contains two warehouse buildings and a 
surface parking lot.   The applicant is proposing to raze the existing structures.  The general area 
consists of uses that include single-story retail, education, library and warehouse buildings. The 
building on the property to the south is a recently remodeled warehouse to be used for a 
commercial and manufacturing tenant.  The Comprehensive Plan Land Use Map designates this 
property as “Downtown Mixed Use” and it is located within the Downtown Planning Area. 
 
Adjacent Land Uses and Zoning  
North: Single-story insurance office and commercial parking lot  / C-5DD 
South: Surface Parking, single-story design studio and single story office space / R-ODD 
East:  Single-story Foothills School / C-5DDC 
West: Single-story storage facility and event center / C-5DD 
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CUP10-00041 Conditional use permit to operate a biological 
research facility with laboratory, office, 
manufacturing and warehouse space in an 
existing structure located in a C-5DD zone. 

 
Approved with conditions 

DRH10-00073 Design Review approval to construct a 2,280 
square foot addition to the existing warehouse 
and construct improvements to the surface 
parking area. 

Approved with conditions 

 
3. Project Proposal 
Site Design 

 
 
 
 

Site Characteristics 
The site has a large abandoned warehouse, a smaller warehouse and a surface parking lot.  All of 
these elements are in a state of disrepair.  The property is bound by 9th Street to the west, River 
Street to the south and 8th to the east.  Ninth Street is a one-way roadway that carries southbound 
traffic, 8th

 

 Street is a one-way roadway that carries northbound traffic and River Street is a two-
way roadway that carries east and west bound traffic.  Existing trees are located along a portion 
of each street frontage and throughout the parking lot. 

Special Considerations  
The site is located within the P-1 parking overlay district thus no parking is required for any new 
use or building.  The project is also in the River Myrtle-Old Boise Urban Renewal District and 
the River Street-Myrtle Street Planning Area which has requirements for the streetscape finishes 
and provides direction on first floor design. 
 
 
 
History of Previous Actions 

Land Use 

Percentage of the site devoted to building coverage: 84% 

Percentage of the site devoted to paving: 8% 

Percentage of the site devoted to landscaping: 8% 

TOTAL 100% 
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Parking 

Proposed  Required  

Handicapped spaces proposed: 6 Handicapped spaces required: 0 

Total parking spaces proposed:  154 Total parking spaces required:  0 

Number of compact spaces proposed:  0 Number of compact spaces allowed:  0 

Bicycle parking spaces proposed: 20 Bicycle parking spaces required: 0 

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

 
Setbacks 
 

Yard 
Building Structured Parking 

Required Proposed Required Proposed 

Front (River Street) 0’ 6’ 0’ 25’ 
Street Side (9th 0’  Street) 0’ 0’ 1’ 
Street Side (8th 0’  Street) 0’ 0’ 8’ 
Rear (North) 0’ 1’ 0’ 1’ 

 
Fencing 
There is no existing fencing and no new fencing is proposed with this application. 
 
Outdoor Lighting 
The applicant has identified six locations where historic street lighting will be located within the 
mow strip between the curb and sidewalk on 9th Street, 8th

 

 Street and River Street.  The 
proposed street lighting will be required to match the downtown street lighting that is identified 
within River Street-Myrtle Street Planning Area and the Elements of Continuity. 

Structure(s) Design  
Number and Proposed Use of Buildings   One mixed use building 
Proposed Building Height 83-feet to the top of the highest parapet 
Maximum Building Height   None 
Number of Stories Seven 
Square Footage 158,321-square feet 
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4. Zoning Ordinance and Comprehensive Plan 
Zoning Ordinance Sections 

11-4-06 Regulations for Central Business District (C-5 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 

3-13 Downtown Mixed-Use Land Use Category 

3-14 Mixed-Use Design Principles 

DT-1 Downtown Planning Area 

DT-9 Downtown Policies 

 River Myrtle – Old Boise Urban Renewal District 

 Downtown Boise Streetscape Standards 

 Downtown Boise Elements of Continuity 

 Downtown Boise Policy Plan 

 
5. Analysis/Findings 

The subject property is approximately 1.206-acres in size and is located on the northeast 
corner of 9

The Site and Surrounding Area 

th Street and Myrtle Street.  The property is bound by 9th Street to the west, River 
Street to the south and 8th

 

 to the east.  The general area consists of a number of uses 
including single-story retail, education and warehouse buildings. The Comprehensive Plan 
Land Use Map designates this property as “Downtown Mixed Use” and within the 
Downtown Planning Area.   

The site currently has a large abandoned warehouse, smaller accessory warehouse and a 
surface parking lot.  All of the improvements on the site are in a state of disrepair. The 
applicant is proposing to raze the existing structures and construct a seven-story mixed-use 
building that will contain 8,600 square feet of commercial/office space, 130 residential units 
and associated structured parking. 
 
 



DRH12-00033    
Design Review Committee / March 14, 2012   
Page 6 of 15 2 
 

 

The proposed site plan meets the minimum building and parking setbacks established by the 
current zoning ordinance.   

The Setbacks 

 

Vehicular access is provided to the site through a single 24-foot wide driveway intersecting 
8

Vehicular Access and Circulation/ Parking/ Bicycle Facilities 

th Street approximately 140-feet north of River Street.  The driveway intersects 8th Street 
will provide access to the structured parking that is located to the first and second floors of 
the building.  There are currently two driveways that intersect 9th Street, two driveways that 
intersect River Street and one driveway that intersects 8th

 

 Street.  To provide a safe and 
continuous curb line and sidewalk, the applicant should close each of the unused driveways 
with standard vertical curb, gutter and sidewalk that match the required streetscape of each 
roadway. 

On site parking for this use is not required due to the fact that the site is located within the P1 
Parking Overlay District.  The applicant is proposing to construct a total of 160 vehicular 
parking spaces, which include 154 standard spaces and 6 accessible spaces.  There are no 
parking maximums for structured parking.  As such, the proposed 160 vehicular parking 
spaces meet the current parking ordinance.  In addition to the structured parking, the 
applicant is proposing to widen the north side of River Street to accommodate a passenger 
loading zone and seven on street parking spaces.     
 
The applicant has proposed 20 bicycle parking spaces with this application.  The bicycle 
parking spaces are located within the northwest corner of the structured parking garaged on 
the first floor.  This location is both visible and convenient for individuals utilizing 
alternative transportation.  The applicant’s proposal meets the minimum number of bicycle 
parking spaces required. 
 

River Street is classified as an urban parkway streetscape within the 2007 Boise Streetscape 
Standards, which is intended to buffer pedestrians from the vehicles utilizing River Street 
while providing an aesthetically pleasing appearance. The applicant is proposing to construct 
the streetscape on River Street as a nine foot detached concrete sidewalk that is separated 
from the curb by a seven-foot grass-planting strip.  The grass-planting strip is proposed to 
contain seven new Autumn Applause Ash trees.  The new trees are spaced approximately 35-
feet on center while the existing trees are spaced approximately 50 and 63–feet on center.  
According to the Downtown Boise Streetscape standards, the urban parkway streetscape 
should contain an eight-foot concrete sidewalk that is detached from the curb line by an 
eight-foot planter strip.  The street section also calls for a double row of Class II street trees 
that are staggered and located approximately 50-feet on center.  In order to begin a 
continuous streetscape along River Street and comply with the Downtown Boise Streetscape 
Standards, the applicant will be required to revise the streetscape along River Street to 
contain an eight foot concrete sidewalk that is detached from the curb line by an eight foot 

Landscaping and Streetscapes 
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planter strip that includes Class II street trees spaced every 50-feet on center as well as a 
second row of street trees located behind the sidewalk that are also spaced 50-feet on center.   
 

 
 
 The 2007 Boise Streetscape Standards call for the urban (brick) streetscape on 8th Street, and 
the urban (concrete) streetscape on 9th Street.  The urban (brick and concrete) streetscapes are 
intended for heavy pedestrian use and to be compatible with retail, office or housing at the 
street level.  The applicant is proposing to construct the streetscape on 8th Street as a ten-foot 
brick paver sidewalk that is separated from the existing curb line by a four foot eleven inch 
wide furnishing zone that contains four reasonably healthy Ginkgo trees within the existing 
four foot by eight foot tree grates.  Typically, the urban (brick) streetscape contains a six foot 
six inch furnishing zone that contains Class II trees within a six foot by six-foot tree grate.  
However, due to the fact that there are four reasonably healthy and mature trees within the 
existing four foot by eight foot tree grates staff is supportive of the applicant’s proposal to 
retain the existing and mature street trees along 8th

 
 Street.   

 
 
 
The applicant is proposing to construct the streetscape on 9th Street as a five-foot concrete 
sidewalk that is separated from the curb by a planter strip that is approximately nine-feet in 
width.  The planter strip is proposed to contain lawn with three existing Silver Linden trees 
and three new Cherokee Sweetgum trees that are spaced approximately 35-feet on center.  
This streetscape does not match the urban (concrete) streetscape that has been adopted by the 
2007 Streetscape Standards for this segment of  9th Street however, the CCDC and the City of 
Boise (Planning and Development Services and Forestry) have been working on a new 
streetscape typology along this segment of 9th Street that is anticipated to be constructed in 
2012 as a project intended to repair a damaged irrigation pipe located under the existing 
streetscape.  This project will reconstruct the streetscape along 9th Street from the north 
property line for a majority of the property however, this will leave approximately 100-feet 
of streetscape left to be constructed with this project.  As such, the applicant should continue 
to coordinate with the CCDC and the City of Boise in regard to the streetscape on 9th

 
 Street. 
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In addition to the streetscape that is proposed on River Street, 8th Street and 9th Street, the 
applicant is proposing landscaping within a small courtyard located in the southwest corner 
of the site adjacent to 9th

 

 and River Streets.  This landscape area includes a large circular 
planter that will contain an assortment of shrubs and grasses.  This courtyard will also 
contain a small lawn area and planters located at the base of the building.  This landscape 
area will introduce additional design interest as well as provide relief to the hardscape 
surfaces that are predominantly used throughout the remainder of the site. 

                                                                                                                                                  
 
The north elevation of the structured parking area will be poured concrete and concrete 
masonry units.  While the CMU wall is recessed from the cast in place structural columns, 
the wall plane presents the appearance of a very large wall mass.  In an effort to break up this 
wall plane, the applicant is proposing to plant ivy that will grow from the grade upward as 
well as downward from the roof of the second floor within six of the wall panels.  The 
planting of the ivy will not only provide additional landscaping to the site but will also soften 
the appearance of the north elevation and will provide an added texture to assist in breaking 
up that building mass.  Additionally articulation of this wall has not been requested as it sits 
on the property line.  When future development takes place on the property to the north, it is 
anticipated it will be constructed to the property line as well and this wall will not be visible. 
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Staff has reviewed the submitted landscape plan which includes lawn and trees located 
within the planters that have been placed at the base of the building and throughout the 
adjacent streetscape.  Overall, staff believes the landscape plan provides a mixture of species 
that will provide year round color that will soften the overall appearance of the site, are 
appropriate for the downtown area and will provide continuity with the landscaping and 
streetscape within the general area.   
 

 The applicant is proposing to locate the trash compactor on the east side of the building just 
south of the vehicular access.  The compactor will be located within the footprint of the 
building and will have swinging doors for access.  Because the compactor is located within 
the structure, it will not be visible to the public. 

Trash Compactor and Mechanical Units 

 
There are a number of associated mechanical units that are proposed with this structure.  A 
majority of the units will be located within mechanical rooms in the parking garage or 
mounted on the rooftop.  All rooftop mechanical units will be screened by metal mesh wire 
rooftop mechanical screens.  
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Building Location 
Building Design 

Type/Color 
Roof: Single ply membrane / White 

Exterior Walls: Brick / Multi-Colored Tan and Yellow 
Stucco / White, Green and Orange 

Accents/ Trim: Fascia / White Stucco 
Metal Grillwork for the Garage / Black 

Fabric Awnings / Orange 
Windows/ Doors: Aluminum Storefront 1st and 2nd

Vinyl 3
 Floors/ Black Anodized 

rd Floor and Up/ Tan 
Mechanical Equipment: Roof mounted and screened by the metal mesh that is 

painted white to match the building 
 

The site is currently occupied by an abandoned 15,535 square foot warehouse, a small 
accessory warehouse and a surface parking lot. The applicant is proposing to raze the existing 
structures and construct a seven-story mixed-use building that will contain 8,600 square feet 
of commercial/office space, 130 residential units and associated structured parking.  Floors 
one and two floors will be a single structure that will contain commercial/office space and 
structured parking while floors three through seven will contain residential units.   
 

 
 

The first and second floors will be a single structure that will contain commercial/office space 
and structured parking while floors three through seven will appear as three separate towers 
that will contain residential units.  The building will be predominantly constructed of a tan 
and yellow multi-colored brick, white, green and orange stucco.  Floors one and two will be 
constructed of the tan and yellow multi-colored brick with a concrete base and black 
anodized aluminum storefront window and door systems located adjacent to the commercial 
and office areas along with concrete and six inch black metal wire grill located adjacent to the 
structured parking.  Floors three through seven are constructed of tan and yellow multi-
colored brick, white, green and orange stucco that will contain one half inch wide expansion 
joints and tan vinyl windows.  The vinyl windows located within the brick portions of the 
building located on floors three through six will be recessed four inches from the wall plane 

Building Design and Materials 
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and accented with a cast stone sill and a vertically placed brick soldier course.  The vinyl 
windows located in the stucco portions of the building located on floors six and seven will be 
installed flush with the wall plane.   
 
The applicant will be constructing a number of orange accents throughout the buildings.  The 
stucco accents are orange and provide a vertical element to the building while the remaining 
orange is found on a number of canopies located at the ground level adjacent to the 
commercial and office areas as well as a number of the residential units located on the 
seventh floor.  These canopies create a horizontal element on the building that ties in with the 
horizontal banding separating floors two and three and floors six and seven as well as the 
overall cornice line.    
 
The proposed materials are all quality stucco, masonry and concrete products that are 
encouraged to be located in the downtown core by both the current zoning ordinance as well 
as the Design Review Guidelines.  These products will also provide durable finishes to the 
structure that will require limited maintenance over the years.  
 

The applicant is proposing three phases to the project.  Phase I will include the construction 
of the office/commercial space and structured parking under Towers A and B as well as the 
residential units contained within Tower A.  Phase II will construct the residential units 
contained in Tower B and Phase III will complete expansion of the structured parking 
garage, add the remaining two story commercial space and construct the residential units 
contained within Tower C.  Staff is comfortable with the phasing plan that has been proposed 
due to the fact that Phase I constructs a majority of the ground floor and second floor 
commercial and office space that will be contained within the project.  These areas will 
include the apartment lobby, the marketing and leasing office, a fitness facility as well as 
other ground level commercial space that will not only frame River Street and 8

Phasing 

th

 

 Street but 
will also begin to activate the pedestrian space along these two roadways.  In addition to 
creating a “buzz” at the street level, the phasing plan will also slowly integrate residential 
uses within this area of the downtown core.  
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Floor Area Ratio 

Commercial/Office 
Square Feet 

Parking Garage 
Square Feet 

Residential 
Apartments 
Square Feet 

Total 
Square Feet 

First Floor  4,035 38,434 1,532 43,995 

Second Floor  5,170 39,343 0 44,619 

Third Floor  0 0 35,292 35,292 

Fourth Floor  0 0 35,415 35,415 

Fifth Floor  0 0 35,415 35,415 

Sixth Floor 0 0 35,415 35,415 

Seventh Floor 0 0 35,554 35,554 

Grand Total 9,205 77,777 178,628 265,705 
 
The maximum floor area ratio within the C-5 zone is stated to be 4.0 for office and 
commercial uses and the floor area ratio is not applicable to residential development within 
this zone.  The applicant is proposing to construct 9,205 square feet of commercial 
retail/office space located on floors one and two.  The total lot size is 52,533 square feet.  
The floor area ratio for the commercial retail/office space has been calculated to be 0.17, 
which is well under the maximum floor area that is allowed. 
 

The building massing and proportions of the building are slightly larger than what exists in 
the area today; however, the River Street – Myrtle Street Plan identifies this property's built 
form as seven to ten stories. The applicant’s proposal of seven stories follows the adopted 
planning area’s guide.  The first and second floors of the proposed structure will be a single 
structure that will contain commercial/office space and structured parking while floors three 
through seven will appear as three separate towers that will contain residential units.  The 
appearance of the three towers assists in breaking up the overall mass and integrates the site 
into the area easily.   

Massing/ Proportions 

 

The applicant is proposing to construct a seven story mixed use building containing office 
space, commercial retail space as well as multi-family residential units.  The building will 
contain tan and yellow multi-colored brick, multiples colors of stucco with one half inch wide 
expansion joints, pre-cast concrete, black anodized aluminum storefront window and door 
systems located adjacent to the commercial and office areas, tan vinyl windows located on 
floors three through seven and six inch black metal wire grill located adjacent to the 
structured parking.  The applicant has proposed a mixture of these materials to delineate the 
varying uses that will take place within the structure as well as provide an aesthetically 
pleasing appearance that contains design interest.   

Shadow Relief/ Design Interest 
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In an effort to provide shadow relief, the applicant has included a number of architectural 
elements to the structure.  For instance, there is modulation of the wall plane on the south 
elevation that faces River Street and the significant amount of openings within each of the 
proposed wall planes, the applicant has also proposed to include a number of architectural 
elements to the building as well.  These elements include recessed windows, windowsills, 
cornice lines, awnings as well as a mixture of materials that will provide differing textures.   
 

Overall, the seven-story design contains appropriate colors and materials, fenestration, and 
modulation.  Each of these elements assists to break up the massing of this structure, provide 
an additional depth of character through shading and relief and provide architectural design 
interest.   Staff believes that the applicant’s proposal will bring a fresh and revitalized look to 
the site, which is located within the downtown area. 

Summary 

 

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 the renderings, models and materials dated February 28, 2012, the 1st

 

 Floor 
Plan and Landscape Plan dated February 29, 2012, plans and all other plans and 
specifications submitted to and on file in the Planning and Development Services Department 
dated received February 7, 2012, except as expressly modified by the following conditions: 

a. Close each of the unused driveways with standard vertical curb, gutter and sidewalk that 
match the required streetscape of each roadway. 

b. Revise the streetscape along River Street to contain a minimum of an eight foot concrete 
sidewalk that is detached from the curb line by an eight foot planter strip that includes 
Class II street trees spaced every 50-feet on center as well as a second row of street trees 
located behind the sidewalk that are also spaced 50-feet on center.   

c. Coordinate with the CCDC and the City of Boise in regard to the streetscape on 9th

 
 Street. 

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 
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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 (February 9, 2012), sewers (February 9, 2012), street lights 
(February 9, 2012), Environmental Pre-Treatment (February 10, 2012) and the Solid 
Waste/Ground Water Manager (February 14, 2012).  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 as requested by the Ada County Highway District (ACHD).   
 
6. Compliance with requirements as requested by the Boise City Parks and Recreations letter 

dated February 14, 2012. 
 
7. Compliance with the Boise City Fire Code as required by the Boise Fire Department memo 

dated March 1, 2012. 
 
General Conditions 
 
8. 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.   

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

Institute's Standard Practices for Tree Care Operations
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. 

 (ANSI A300 - latest edition). No trees  

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

that landscaped berms/shrubs will screen the swales. 
 
11. 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. 
 
12. In compliance with Title 9, Chapter 16, Boise City Code, anyone planting, pruning, removing 
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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

 
. 

13. 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. 

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

 
16. 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. 

 
17. Utility services shall be installed underground. 
 
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 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. 

 



CITY OF BOISE 
 
 

INTER-DEPARTMENT 
CORRESPONDENCE 

 
Date:  February 9, 2012 

 
To:  Planning and Development Services 
 
From:  Mike Sheppard, Civil Engineer  
  Public Works 
 
Subject: DRH12-00033; 620 S 9th  Street; Sewer Comments 
 
 
CUSS1 Connection to central sewer is required.  Sanitary sewers are available onsite. 

Contact Boise City Public Works Sewer Engineering, prior to developing final 
improvement drawings. 

 
 
If you have any further questions please contact Mike Sheppard at 384-3920. 



1 

 

City of Boise 

Memo 
To: Planning and Development Services 

From: Peter McCullough, Public Works Department 

Date: 2/14/12 

Re: DRH11-00033, River 8 Apartments, 620 9
th
 St. 

Solid Waste staff has reviewed the application for this project and has the following comments: 
 

1. The applicant has indicated that they will use a compactor for solid waste service; the type, 
size and dimensions of the compacter must be provided prior plan approval. 

2. If recycling is proposed, the location of the recycling container/s must also be indicated. 
3. Note that compactors require 60’ of straight line access in front of the compactor for service.  
4. Plans should also indicate if future phases of the project intend to utilize the proposed 

compactor for solid waste disposal or if they will have there own container/area for disposal. 
5. No parking can be permitted in the area in front of the enclosure and the area must be clearly 

designated as a no parking area. 
 

The following link will provide the applicant with the necessary information regarding trash enclosure 
design, location, and submittal requirements for commercial properties. Please contact me with any 
questions you may have at 384-3906. 
 

 
http://curbit.cityofboise.org/Trash/Commercial/Commercial_Trash_Home/page51871.aspx 
 
 
 



CITY OF BOISE 
 

 

INTER-DEPARTMENT 

CORRESPONDENCE 

 

Date: 2/9/2012  

 

To:  Planning and Development Services 

 

From:  Brian Murphy, Drainage Coordinator  

  Public Works 

 

Subject: DRH12-00033; ; Drainage/Stormwater Comments 

 

DR01  A drainage plan must be submitted and approved by Public Works prior to 

issuance of a building permit. 

 

DRHGW High groundwater at this site may preclude use of a subsurface stormwater 

system. 

 

If you have any further questions contact Brian Murphy, 384-3752. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

  

 







 
CITY OF BOISE 

 
 

INTER-DEPARTMENT 
CORRESPONDENCE 

 
Date:  February 16, 2012 

 
To:  Planning and Development Services 
 
From:  Walt Baumgartner, Environmental Coordinator  
   Terry Alber, Senior Environmental Specialist 
   Public Works 
 
Subject: DRH12-00033; 620 S 9th

 
 ; Pretreatment Comments 

 
Commercial spaces indicated that may house food service operations will require 
“suitable and adequate” grease abatement equipment.  Applicant/Builder shall 
consider and evaluate providing segregated grease line common to all commercial 
tenant spaces with any potential to house food service facilities.  More than one 
outside grease interceptor unit may be required.   

 
  Stormwater drainage, building foundation dewatering and non-contact  

cooling water is a prohibited discharge to the sanitary sewer. 
  
  Covered Parking Garages – All water from non-atmospheric sources (i.e.,  

transported on vehicles) or indirect atmospheric sources (i.e., blown  
through openings and windows) that flows through covered parking  
garages or commercial structures may go to the sanitary sewer disposal system 
through an approved sand/oil/grease interceptor.  Sewer connection fees and 
monthly service fees apply.  If there is no feasible alternative for disposal of water 
from internal parking garages via the sanitary sewer then this water may be 
allowed into a storm sewer system.  Adequate treatment prior to stormwater 
discharge and proper disposal of waste and wash water will still be required to 
comply with the City’s Storm Water Discharge Ordinance.   
 

If you have any questions please contact Walt Baumgartner, 384-3991 or email at 
wbaumgarner@cityofboise.org. 
 
Or 
 
If you have any questions please contact Terry Alber, 384-3992 or email at 
talber@cityofboise.org 

mailto:wbaumgarner@cityofboise.org�
mailto:talber@cityofboise.org�


 

March 1, 2012 
 
Andrea Tuning 
PDS – Design Review 
 
Re:   Design Review Application – River 8 Apartments; DRH12-00033 
 620 S. 9th St. 
 
Dear Andrea, 
 
This is design review request for a new 7-story mixed use building constructed in 
accordance with BCC Section 4-16. 
 
The Boise Fire Department has reviewed and can approve the application subject to 
compliance with all of the 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 the requirements of the International Fire Code 
(IFC) as adopted and amended by Ordinance 6308. 
 
Comments: 
1. Aerial access is required to be provided in accordance with BCC Section 4-16 and IFC 

Section D105, as amended.  It appears the design can accommodate these 
requirements and it will be reviewed with the final building plans. 

 
General Requirement: 
Specific building construction requirements of the International Building Code, International 
Fire Code, International Residential 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 Romeo Gervais at 570-6567 if they have any 
questions. 
 
Regards, 
 
Romeo P. Gervais, P.E. 
Deputy Chief – Fire Marshal 
Boise Fire Department 



interoffice 
 

MEMORANDUM  

  

  
February 14, 2012 
TO:  Design Review Analyst  

 Boise Planning & Development 
  
FROM:  Debbie Cook, Forestry Specialist 
  Boise Parks & Recreation Department 
 
SUBJECT: DRH12-00033 
The following requirements and recommendations are provided to assist the property 
owner with selection, placement, maintenance and protection of trees on public and 
private property.   
 
Required Actions reflect provisions of Boise City Code Title 9, Chapter 16 (Boise Tree 
Ordinance).  Questions relating to these required actions should be directed to this 
office at (208) 384-4083. 
 
Recommended Actions may be included as a condition of approval, modified or 
excluded at the request of the Boise Development Services staff. 
  
Required Actions

 

:  Boise Forestry has no comment at this time but 
reserves the right to comment once landscape plans are available.  We’re 
looking forward to seeing some nice planting strips to benefit the  trees 
and greenspace for that area.  

Recommended Actions:
 

   

   
Comments:  

 
Thank you for the opportunity to comment.  
 
Debbie Cook 
Forestry Specialist 
Boise Parks & Recreation 
208-384-4083 
Dcook@cityofboise.org 
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