
 

 

2 
 
PUD15-00005 & CVA15-00019 / DevCo 
 
Summary 
The applicant is requesting a conditional use permit for a 196 unit planned residential 
development on 7.89 acres located at 2105 S. Federal Way in an L-OD (Limited Office with 
Design Review) zone.  A variance to reduce the street side setback along Hudson Avenue is 
included.  
 
Prepared By 
Cody Riddle-Manager, Current Planning 
 
Recommendation 
The Planning Team recommends approval of PUD15-00005 and CVA15-00019. 
 
Reason for the Decision 
The project is compatible with other uses in the neighborhood and those reasonably expected to 
develop.  The area includes single and multi-family residential as well as numerous commercial 
and office uses.  The development is consistent with Blueprint Boise.  Principle NAC3.2 directs 
infill development to areas identified as suitable for change.  The Plan delineates this portion of 
the Federal Way Corridor as “Reinvestment in Established Infrastructure Needed”.  While not 
infrastructure, the proposed development represents a significant investment in the 
neighborhood.  The Plan also encourages a mix of housing, including higher density 
development that makes use of existing infrastructure, including transit.  The property is 
designated mixed-use and transit routes are located approximately 1/3 mile to the north at the 
intersection of Federal Way and Overland and ½ mile south at the intersection of Broadway 
Avenue.   
 
The site is large enough to accommodate the proposed use without adversely impacting other 
properties in the vicinity.  With the exception of the Hudson Avenue frontage, all perimeter 
setbacks have been met and all required parking and other amenities provided.  Comments from 
public agencies confirm the project will not place an undue burden on the transportation system 
or other infrastructure in the area. 
 
There is justification for the variance along Hudson.  The portion of the site between Hudson and 
Federal Way is only 200 feet wide and encumbered by a 40-foot wide irrigation easement 
parallel to the street.  The combination of the easement and application of the 20-foot parking 
setback effectively eliminates 1/3 of the developable area of this portion of the site.  The 
property is a double-fronted lot.  While it is a public street, Hudson functions as a service drive, 
only providing access to the post office parking lot to the west.  That parking is only located five 
feet from the property line.  The applicant is proposing a ten foot setback on their side of the 
street.  The variance will have no impact on the general public and is not in conflict with any 
elements of Blueprint Boise. 
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SITE PLAN1 SCALE: 1" = 50'-0"

PARKING REQUIRED:
1-Bedroom           1x88 = 88
2-Bedroom    1.25x108 = 135
Guest                196/10 = 20
TOTAL       = 243 SPACES REQUIRED

ACCESSIBLE SPACES REQUIRED:   7 SPACES, 8 SPACES PROVIDED

BICYCLE PARKING REQUIRED:   25 SPACES, 218 SPACES PROVIDED

TOTAL PARKING PROPOSED: . . . . . . . . . . . . . . . . . . . . . . . .303 (1.52/UNIT)
GARAGE SPACES PROPOSED: . . . . . . . . . . . . . . . . 26
(1-ACCESSIBLE SPACE)
CARPORT SPACES PROPOSED: . . . . . . . . . . . . . . 177
(3-ACCESSILBE SPACES)
STANDARD OPEN SPACES PROPOSED: . . . . . . . . . 71
(4-ACCESSIBLE SPACES)
COMPACT OPEN SPACES PROPOSED: . . . . . . . . . .29

FIRE SPRINKLERS: . . . . . . . .  APT'S YES (NFPA 13R), CLUBHOUSE NO
FIRE FLOW REQUIRED: . . . . . .1,750 GPM (CLUBHOUSE IS MOST RESTRICTIVE)
FIRE FLOW AVAILABLE: . . . . . 2,500 GPM
FIRE HYDRANTS: . . . . . . . .4-EXISTING, 2-ADDITIONAL PROPOSED
FIRE ALARMS:  . . . . . . . . . . . . APT'S YES, CLUBHOUSE NO

MAX. BLD HT PROPOSED (MID-ROOF) SLOPE. . . . . 35 FT. (MID POINT OF ROOF)

GENERAL SITE NOTES
SCALE: . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1"=50'-0"
ZONING: . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .LOD
TOTAL AREA:    . . . . . . . . . . . . . . . . . . . . . . . . . .  +7.89 ACRES
PARCEL No.: . . . . . . . . . . . . . . . . . .
CONSTRUCTION TYPE/OCCUPANCY:

APARTMENTS: . . . . . . . . . . . . . . . . . . . . . . . . . . . V-B/R-2
CLUB HOUSE: . . . . . . . . . . . . . . . . . . . . . . . . . . . .V-B/A-3

BUILDING AREAS:
CLUBHOUSE: . . . . . . . . . . . . . . . . . . . . . . . . . 4,389 S.F.
APARTMENT BUILDINGS: . . . . . . . . . . . . . . 206,639 S.F.
GARAGES: . . . . . . . . . . . . . . . . . . . . . . . . . . . .4,840 S.F.

SETBACKS: Building Parking
Proposed    Required Proposed Required

Front
(Federal Way) 40' 20' 40' 20'
Front
(S. Hudson) 84' 20' 10' 10'
Front
(W. Targee) 27' 20' 10' 10'
Rear 15' 15' 10' 10'
Side (north) 15' 15' 10' 10'
Side (south) 15' 15' 5' 5'

SITE AREA RATIOS:
BUILDING COVERAGE: 24.15% 83,074 S.F.
LANDSCAPING: 37.55% 129,177 S.F.
PAVING: 38.30% 131,756 S.F.
TOTAL: 100% 344,007 S.F.

OPEN AREA AMENITY:  92,142 S.F.,  26.78% OF SITE (NOT INCLUDING
SETBACKS)
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SHEET L4

LANDSCAPE NOTES:

1. All contractor work shall be conducted in
accordance with ISPWC (Idaho Standard Public
Works Construction), 2013; and City of Boise, ID
codes, standards and state and local
regulations.

2. All structures, site improvements and
underground utilities shall be located prior to
construction and protected.  Call Dig-a-line
1-800-342-1585 to locate underground utilities.
Any damage to structures, utilities or concrete
will be replace at contractor's expense.

3. Coordinate with civil engineering drawings
for paving, utilities and grading information.

4. Prepare site for planting by grubbing and
removing weeds.  If necessary apply Round-up
(or equivalent herbicide), using a certified
Applicator.  Remove  rocks and other materials
over 3".

5. All lawn areas shall have min 6" of topsoil
and and fill tree pits with topsoil. Topsoil shall
be friable loam, pH range 5.5 to 7, a minimum
of 5% organic material, free of stones 1 inch or
larger or any other extraneous materials.  It is
acceptable to amend native soils to meet this
topsoil specification if soil texture is loamy.

6. Fine grade to elevations set by Engineer's
plans with positive drainage away from
structures. Refer to Engineer's plans for grading
information.

7. Surface water drainage is to be contained
within each lot unless expressly allowed
otherwise by approved engineering plans.

8. If work is in the Spring, between the months
March to May, then apply pre-emergant to all
non-paved landscape areas, except areas
receiving grass sod, prior to planting.

9. Berming and grading as shown on plans
shall have gradual transitions to existing or
engineer proposed grades.  Grading shall not
change flow or direction of surface drainage
swales as shown on engineers plans.

10. Estimated quantities are shown for general
reference only.  Contractor shall be responsible
for all quantity estimates.

11. Lay sod within 24 hours of harvesting.  Lay
sod to form a solid mass with tightly fitted joints
and even grades.

12. Contractor responsible for keeping
landscaped areas clean. remove all debris,
spoils and trash from site for disposal at
approved landfill or waste disposal site.

13. All plant material shall meet or exceed the
minimum federal standards as regulated by
ANSI z60.1, American Standard for Nursery
Stock.  Plants not meeting these standards for
quality, or plants determined to be unhealthy by
Owner's representative, will be rejected.

14. Install only specified plants.  Plant
substitutes must be approved by Landscape
Architect.  Unapproved plant substitutes will be
replaced at Contractor's expense.

15. Trees shall not be planted within the 10'
clear zone of all ACHD (Ada County Highway
District) storm drain pipe, structures, or facilities.

16. Trees shall not be planted within clear vision
triangles.

17. No trees shall be placed within 50' of stop
sign.

18. Seepage beds must be protected from any
and all contamination during the construction
and installation of the landscape irrigation
system.

19. Root barriers must be used for trees in
street planters with a minimum width of six (6)
feet. Root barriers are required to extend 18
inches below the sub grade on the sidewalk
side and shall extend 2 feet below sub grade on
curb side.  Barrier shall be constructed with the
street and sidewalk and shall run continuously
along sidewalk and curb.

20. All plant material shall be guaranteed for a
period of 30 days beginning a the date of
Acceptance by Owner.  Replace all dead or
unhealthy plant material immediately with same
type and size at no cost to the Owner.

21.  All landscape shall be irrigated with an
automatic irrigation system operated by one
controller, and designed with hydro-zones that
function well within the water service provided
for healthy growth of plant material.  Year-round
pressure irrigation service is required.

22.  The irrigation system shall be designed and
installed with the following specifications:

• Coverage for different hydrozones:

a. Lawns - Pop-up rotor sprinklers or MP
rotor sprinklers with100% double coverage.

b. Planting Beds - Drip irrigation with
drippers sufficient for each plant type.

• Sprinkler heads shall have matched
precipitation rates within each control valve
circuit.

• Separate hydrozones shall be used for lawns
and trees/shrubs/ground cover areas.

• Sprinklers shall not overspray onto
impervious surfaces, building or structures in
calm wind conditions.

22. Contractor shall submit shop drawings of
design/build irrigation system and/or any
materials or product substitutes to Owner's
Representative for approval prior to
construction.  Shop drawings shall include at
minimum: design layout, backflow system,
controller and value locations,  sleeve locations
and supply line size and location.

23. Irrigation Contractor to coordinate with
General Contractor for all sleeves that need to
be installed to allow efficient irrigation piping.

24. Irrigation controllers shall be pedestal
mounted in planting beds.  Controller locations
shall be easily accessible, but visibly discrete.
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Existing Site Photos


Southerly View of Site along Federal Way from Northeast Property Corner


Northwest View of Site from Federal Way


Northwest View of Site from Southeast Property Corner
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Existing Site Photos


Northerly View of Site from Corner of Federal Way and West Targee Street


Southerly View of Site towards West Targee Street
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Existing Site Photos


Westerly View of Northern Property Line and Adjacent Neighborhood


Easterly View of Northern Property Line and Adjacent Neighborhood
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Existing Site Photos


Easterly view of Site towards Federal Way


Northerly View of Site along Federal Way
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Existing Site Photos


Westerly View of Site
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Aerial Photo


Property Location and Surrounding Neighborhoods
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Perspective Renderings and Context Drawings


Site Sign at Main Entrance from Federal Way


Site Sign at Main Entrance from Federal Way


1 | P a g e 

04/27/15  | PUD15-00005



Skyline Apartments

Boise, Idaho


Perspective Renderings and Context Drawings


Perspective View of Property from Federal Way Looking South


Perspective View of Site from Federal Way Looking North
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Skyline Apartments
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Perspective Renderings and Context Drawings


View of Building Elevation, parking and Carports from Property Interior


View of Building Elevation, Parking and Driveways from Property Interior
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Skyline Apartments
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Perspective Renderings and Context Drawings


View of Typical Landscaping


View of Patio and Landscaping adjacent to Clubhouse
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Perspective Renderings and Context Drawings


View of Patio Adjacent to Clubhouse


View of Patio adjacent to Clubhouse
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Perspective Renderings and Context Drawings


View of Patio Adjacent to Clubhouse


View of Bike Barn Interior
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Perspective Renderings and Context Drawings


Front Elevation of Clubhouse


Rear Elevation of Clubhouse
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Aerial View


Property Location and Surrounding Neighborhoods
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April 24, 2015


City of Boise Planning & Development Services
150 N. Capitol Boulevard

Boise ID 83701


Re: Skyline Apartments

 2105 South Federal Way

 Planned Unit Development, Design Review
 

Dear Sir or Madam:


I am submitting to you applications for the Skyline Apartments, located at 2105 South

Federal Way.  These applications include:

• Planned Unit Development


• Design Review


We are requesting approval of a 196 unit rental apartment development on 7.89 acres

located on Federal Way and West Targee Street.  Additional information and supporting

documentation is provided in the following applications.


Please contact me should you have any questions or require additional information

regarding these applications.


Sincerely,

Jim D. Conger


JDC:ml 
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Skyline Apartments – Narrative


SUMMARY OF APPLICATIONS


Skyline Apartments is a 196 unit multifamily rental apartment development on 7.89 acres located on


Federal Way and West Targee Street.  The Applicant is requesting the following approvals:


• Planned Unit Development


• Design Review


Property Information


Parcel Address Current Zone Proposed Zone

R3790000027 2105 South Federal Way, Boise, Idaho L-OD L-OD

Vicinity Map


Adjacent Property Information
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Area Building Types and / or Uses: Zone

North -Residential:  Wilverton Subdivision

-Office:  Clearwater Research, Inc.

R-2

R-3D

South -Residential:  Mauvais Subdivision

-Office Space


-Motel

R-2

L-OD


L-OD

East -Residential:  Algonquin Woods, Cinnamon 

Grove, Dundee Third, Lorine,  and Waddell 

Subdivisions

R-1C

West -Residential:  Sorensen Mark, Sun Meadow


and Hillcrest Subdivisions


-US Post Office


-Rail Road Tracks

R-1C

L-OD


Pre-Application Meeting & Neighborhood Meeting


The pre-application meeting was held with the Boise City planning and development team on


December 9, 2014.


The neighborhood meeting was held on March 25, 2015 at 6:00pm by Conger Management Group at


the property and presented the proposed development design.  There were approximately nine (9)


people in attendance at this meeting.


The second neighborhood meeting held by Conger Management Group on April 3, 2015 was held.  There


was one (1) person in attendance at the meeting.  The meeting reviewed the proposed designs and


answered questions regarding type of open space uses and parking designs.


DESIGN REVIEW & PLANNED UNIT DEVELOPMENT


We are proposing this development under the Planned Use Development for a 196 unit multifamily


rental apartment complex.  The property is zoned L-OD, Limited Office.  Zoning districts established in


Boise City for Limited Office districts accommodate office spaces that are inappropriate for commercial


development because of proximity to residential uses.  The Limited Office zone also provides for


residential development.


DENSITY: The L-O zoning allows for 43.5 units, per acre per Chapter 11 of the zoning code.  At 7.89 acres,


the maximum density allowed for this property is 343 units.  Skyline Apartments proposes 196


apartment units which would have a density of 24.85 units per acres and is 43% less than maximum


allowable by code.


PRODUCT:  DevCo enlisted the expertise of The Architects Office and Land West Studio to design a


property that adds to the existing surrounding neighborhoods. The proposed designs incorporate


Boise’s Multi-Family Development Standards adopted by the Planning and Zoning Commission.  Skyline


Apartments will promote multi-family residential development that increases the variety of housing


choices in Boise through context sensitive design.  The design meets or exceeds the City’s setback


requirements allowing for increased buffer along Federal Way and will also provide increased green


spaces.  The building designs incorporate timeless designs with four different building types and


abundant open-green spaces.  The low or no maintenance exteriors will incorporate stucco,


cementitious siding, steel deck and rails and class A 30 year asphalt roof shingles.  This infill
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development will provide affordable housing to the downtown core with easy access to bicycle


transportation and also incorporates on site large scale bicycle storage.  The onsite “Bicycle Barn” will


have capacity to store approximately 60 bikes from the elements and more bike storage planned in the


common areas by the building stairs.  The property also accommodates a Clubhouse with Patio for


tenant use.  The Clubhouse includes a Great Room for common gatherings or events; a Conference room


for smaller activities or meetings; the on-site Leasing Office; a Billiards Room for entertainment;


Restrooms; and a Fitness Room with various exercise equipment for the residents use.  Adjacent to the


Clubhouse is a Patio area with open air space as well as cover outdoor gathering areas for social


activities. The Patio will have seating areas incorporated into the landscaping that promotes social


activities among the residents.  The design also includes garages and secured storage units for the


residents.  Onsite parking is incorporated into the interior of the site to add to the appeal of the


property from major transit routes.


DIMENSIONAL STANDARDS:   Skyline Apartments meets or exceeds the City of Boise’s design


requirements for dimensional standards.


AMENTIES:  As the developer we have a large amount invested in this property and we have researched,


interviewed focus groups and followed the city ordinance to plan the most productive amenities for this


area and this development.  The amenity package proposed is as follows:


• Water Conservation  Measures:  This project will employ best water conservation management


practices such as:


  Lawns


o Use drought tolerant fescue blend turf.


o Irrigate lawns with efficient MP pop-up spray rotors.


o Pressure control all Hydro-zones


Plant beds:


o Use at least 75% drought tolerant plants (trees, shrubs and ground covers).


o Mulch all planting beds.


o Drip irrigation for plants in planting beds.


• Landscaped Open Space:  Skyline Apartments exceeds the City’s requirements for at least ten


percent (10%) of gross development area.  The current Site Design incorporates an area of open


space of approximately 92,142 square feet or 26.78% of the site total gross area.


• On-site Enclosed Bike Storage


• Clubhouse


• Onsite Management Office


• Garages


• Carports


• Secured Storage


• Fitness Room


• Conference / Business Center


• Patio Area


CONCLUSION


DevCo respectfully requests approval of the Design Review and Planned Unit Development application


to the City of Boise.  This affordable rental housing development will provide 196 units of quality


housing to Boise residents while maintaining compatibility with surrounding neighborhoods and easy


access to existing city services.
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1. Project Data and Facts 

 
Project Data   
Applicant/Status   DevCo 
Architect/Representative  Jim Conger 
Location of Property 2105 S. Federal Way 
Size of Property 7.89 Acres 
Zoning L-OD (Limited Office with Design Review) 
Comprehensive Plan Designation Mixed Use 
Planning Area Central Bench 
Neighborhood Association/Contact Vista / Dave Kangas 
Procedure The Planning and Zoning Commission renders a final 

decision. 
  
Current Land Use  
The property is currently undeveloped. 
 
Description of Applicant’s Request  
The applicant is seeking a conditional use permit for a 196 unit planned residential development 
consisting of 11 apartment buildings, clubhouse, and a combination of enclosed and surface 
parking.  A variance to reduce the setback along Hudson Avenue from 20 to 10 feet is included. 
 
2. Land Use 
 
Description and Character of Surrounding Area  
The surrounding area is comprised of a variety of residential and commercial uses.  Immediately 
adjacent uses include duplexes, single family homes and U.S. Postal Service Facility.    
 
Adjacent Land Uses and Zoning  
North: Duplexes & ACHD Stormwater Facility / R-2 (Medium Density Residential) 
South: Single Family Homes /  R-2 (Medium Density Residential) 
East:  Single Family Homes / R-1C (Single Family Residential) 
West: Single Family Homes / R-1C (Single Family Residential) 

 
 
 

Site Characteristics 
The site is largely isolated from surrounding uses.  Federal Way and the Ridenbaugh Canal 
separate the site from the single family homes to the east, a 100-foot railroad right-of-way 
parallels the western boundary of the site, and Targee Street is located to the south.  The only 
direct interface with surrounding uses is along the northern property line where the project abuts 
duplexes and an ACHD stormwater pond.  
 
Special Considerations   
The Bennett Lateral currently bisects the center of the site. 
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3. Project Proposal 

Structure(s) Design  
 
Number and Proposed Use of Buildings   
11 apartment buildings (4 types) 
Clubhouse 
2 parking garages 
Building Height  
35’ Max. 
Number of Stories 
Three 
 

Parking 

 
Setbacks 
 
Yard Required Proposed 

Front (Federal Way) 10’ Building/20’ Parking 40’ 
Street Side (Targee & Hudson) 10’ Building/20’ Parking 20’/10’* 
Side (North) 10’ & 15’ Building/10’ Parking 10’/15’ 
Rear (West) 15' Building/10’ Parking 15’/10’ 
*A variance to reduce the parking setback on Hudson Avenue is included. 
 
4. Zoning Ordinance   
 

Proposed  Required  

Handicapped spaces proposed: 8 Handicapped spaces required: 8 

Total parking spaces proposed:  303 Total parking spaces required:  243 

Number of compact spaces proposed:  29 Number of compact spaces allowed:  121 

Bicycle parking spaces proposed: 196 Bicycle parking spaces required: 196 

Section Description 
11-04-04.1 General Purpose of Office Districts 
11-03-04.7 Planned Developments 
11-07-06.5 Planned Unit Development Standards 
11-03-04.6 Conditional Use Permits 
11-03-04.14 Variance 
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5. Comprehensive Plan 
 
CHAPTER GOALS, OBJECTIVES & POLICIES 

CHAPTER 2-CITYWIDE VISION AND 
POLICIES 

Policy NAC3.2 
Goal NAC7 
Policy NAC7.1 
Policy CC1.1 
Policy CC9.1 

CHAPTER 3-COMMUNITY STRUCTURE 
AND DESIGN 

Principle GDP-MU.2 
Principle GDP-C.5 
 

CHAPTER 4-PLANNING AREA POLICIES Policy CB-CCN 3.2 
Policy CB-CCN 3.3 

*The site is within the boundaries of the Vista Neighborhood Plan (Adopted in 1999).  The 
majority of this plan has been incorporated into the policies of Blueprint Boise.  However, it is 
important to note the area surrounding the site is identified as “underdeveloped”.  The plan 
mentions it as an appropriate location for mixed-use, or higher density residential given the 
proximity to transit.  
 
 
6. Transportation Data 
 

*Unavailable at Time of Publication* 
 
7. Analysis & Findings 
 
The applicant is requesting a conditional use permit for a 196 unit planned residential 
development located at 2105 S. Federal Way in an L-OD (Limited Office with Design Review) 
zone.  The project includes 11 multi-family buildings in 4 different building types.  Automobile 
parking includes a combination of enclosed, covered and surface spaces.  Bicycle parking is 
provided in racks located throughout the site as well as within each garage and storage unit.  
Amenities include a clubhouse with outdoor patio space.  The clubhouse includes a conference 
room, exercise equipment and billiard room.  The outdoor patio includes seating space for larger 
groups as well. 
 
As illustrated below, the site is effectively isolated from adjoining properties.  Federal Way and 
the Ridenbaugh Canal parallel the eastern boundary of the site, and to the west is 100 feet of 
Union Pacific Railroad right-of-way.  These features provide a significant buffer and prevent any 
traffic impacts on streets in those directions.  To the north are five duplexes and an Ada County 
Highway District (ACHD) stormwater facility.  There are also no street connections in this 
direction.  The only direct interaction with surrounding properties is to the south where the 
project also abuts public right-of-way.  Hudson Avenue separates the project from a U.S. Postal 
Service Facility and Targee Street is located between the site and a number of single family 
homes. 
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 (Vicinity Map) 
 
 
Connectivity and Sidewalk Design 
The project includes three vehicular access points, one from Federal Way and two from Hudson 
Avenue.  Given the previously mentioned features, there are no opportunities for additional street 
connectivity to the surrounding neighborhood.  There does appear to be an opportunity for more 
connections to the existing network of sidewalks.  Within the site the applicant is proposing a 
series of attached sidewalks located behind parking spaces.  A five foot wide detached sidewalk 
abuts Federal Way adjacent to the site.  The only sidewalk connection proposed between the 
project and Federal Way is located along the service drive near the northeast corner of the site.  
The Planning Team is recommending a minimum of three additional sidewalk connections be 
provided from the site to Federal Way.  The intended locations have been illustrated below. 
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        (Recommended Sidewalk Connections) 
 
 
There also appears to be an opportunity to increase pedestrian connectivity and safety within the 
project.  Specifically, clearly delineated crosswalks could be provided at each of the entrances.  
As illustrated above, a recommended condition of approval requires defined crosswalks at each 
of the entrances.  This can be accomplished through a combination of striping and changes in 
paving material, color, and/or grade.   
 
The property is zoned L-O (Limited Office).  The primary purpose of this zone is to support 
office space in areas that have access to roadways that will prevent negative impacts on 
surrounding residential uses.  The zone also allows multi-family residential uses.  The site is 
designated “Mixed-Use” on the Land Use Map of Blueprint Boise.  In general, a floor-area-ratio 
(FAR) of 0.5 to 2.0 is envisioned for these areas, although even higher FAR is appropriate where 
transitions to adjacent neighborhoods can be provided.  The uses anticipated in these areas 
include retail, office, and high density residential.  With an FAR of approximately 0.63 and a 
density of 24.8 units/acre, the project is consistent with the mixed-use designation. 
 
A number of amenities necessary to support higher density residential development are already 
available in close proximity of the site.  Bus service and a public park (Terry Day Park) are 
located approximately 1/3 mile to the north, near the intersection of Federal Way and Overland.  



PUD15-00005 & CVA15-00019 
Boise City Planning and Zoning Commission / June 8, 2015 
Page 7 of 14 2 
 
A variety of retail services are located along the Federal Way corridor as well as Overland Road 
and Broadway Avenue, both less than ½ mile from the site.    
 
In addition to the findings outlined below, the project is subject to the recently adopted standards 
for multi-family residential development.  The Planning Team finds the proposal consistent with 
these standards.  It includes three different apartment buildings as well as a uniquely designed 
duplex located on the second floor of a garage/bicycle parking building.  To provide the required 
variety, three different apartment buildings are proposed along Federal Way.  Finally, the 
required transitional setbacks for multi-family development have been met or exceeded.  The 
project requires Design Review approval.  This process will ensure adequate variation is 
provided in the design of the apartment buildings.  This has been included as a recommended 
condition of approval. 
 
In addition to the conditional use permit, the applicant has requested a variance to reduce the 
parking setback along Hudson Avenue from 20 to 10 feet.  As detailed in the findings below, the 
Planning Team believes there are a number of circumstances justifying approval of the variance.   
 

 
              (Variance Illustration) 
 
In conclusion, with the attached conditions, the Planning Team believes the project complies 
with the applicable findings listed below. 

*** 
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CONDITIONAL USE PERMIT / 11-03-04.6.C(7)(a) 
 
i.  The location is compatible to other uses in the general neighborhood; 

 
The project is compatible with the surrounding neighborhood.  Consistent with the 
mixed-use designation, the area is comprised of a variety of uses including single and 
multi-family residential, office, retail, and even a number of industrial uses.  
Immediately adjacent to the site is a U.S. Post Office, an ACHD stormwater facility, 
duplexes, and single-family homes.  The project will add to the variety of residential 
product currently in the neighborhood.  

 
ii.  The proposed use will not place an undue burden on transportation and other 

public facilities in the vicinity; 
 

Correspondence received from commenting agencies indicate the proposed use will 
not place an undue burden on transportation or other public services.  The Ada 
County Highway District (ACHD) did not provide comments for inclusion in this 
report.  However, they have confirmed the project will place an undue burden on the 
transportation system. 

 
As demonstrated in the attached comments, no public agency has voiced opposition 
to this request.  The requirements of each have been included as conditions of 
approval.  While not opposed to the project, Public Works has indicated the trash 
enclosure near the intersection of Hudson and Targee will need to be re-designed or 
re-located.  Compliance with Public Works and other agency requirements will be 
confirmed prior to issuance of construction permits. 

 
iii.  The site is large enough to accommodate the proposed use and all yards, open 

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

 
With approval of the variance, the site is large enough to accommodate the proposed 
use and all required elements of a planned residential development.  The density does 
not exceed the limitations of the underlying zone and all height and setback standards 
have been met.  The L-O zone allows up to 43.5 dwelling units/acre.  The project 
density is 24.8 units/acre. 
 
Parking is provided through a combination of garages (including tuck-under spaces), 
carports, and surface spaces.  A total of 303 spaces have been provided where 243 are 
required.   
 
Similar to the automobile parking, bicycles have been accommodated in a variety of 
ways.  This includes 60 spaces within the bike barn (clubhouse), 26 within garages, 
80 within storage units, and a number of racks distributed around each building.  One 
space is required for every dwelling unit, so a condition of approval requires a total of 
196. 
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A project of this size requires a minimum of two amenities.  This has been met with 
the inclusion of a clubhouse with meeting space and exercise equipment, on-site 
enclosed storage/bicycle parking, and an outdoor patio and seating area. 

 
iv.  The proposed use, if it complies with all conditions imposed, will not adversely 

affect other property of the vicinity. 
 
With the attached conditions of approval, the project will not adversely affect other 
property in the vicinity.  With immediate access to Federal Way, traffic impacts on 
the surrounding neighborhood should be minimal.  A minimal number of homes 
along Targee Street to the south will experience additional traffic.  However, the 
amount of traffic is less than would likely be generated by an office development. 
 
Public right-of-way in the form of Federal Way, Targee Street and the Union Pacific 
Railroad separate the project from adjoining single family homes.  Hudson Avenue 
separates the site from the adjacent U.S. Post Office.  It should not be impacted by 
multi-family development.  The project does have a direct interface with residential 
properties to the north.  However, the required transitional setbacks should prevent 
negative impacts on the adjoining duplexes.  The Design Review process will ensure 
appropriate landscaping is provided within each buffer. 
 
The project will not impact privacy or views beyond that reasonably anticipated given 
the existing zoning.  The L-O zone allows buildings up to 45-feet in height.  The 
proposed apartment buildings are approximately 35-feet tall and do not include upper 
story balconies with direct views into adjacent residential properties. 

   
v.  The proposed use is in compliance with the Comprehensive Plan; 

 
The project is consistent with the Comprehensive Plan.  Principle NAC3.2 directs 
infill development to areas identified as suitable for change.  The Plan delineates this 
portion of the Federal Way Corridor as “Reinvestment in Established Infrastructure 
Needed”.  While not infrastructure, the proposed development represents a significant 
investment in the neighborhood.    Principles NAC7.1 and CC1.1 encourage a mix of 
housing in neighborhoods and infill development that does not require the costly 
extension of infrastructure.  All utilities and infrastructure necessary to support 
development is readily available to the site.  Principles GDP-MU.2 and GDP-C.5 
encourage high density housing near existing or planned transit and in mid-block 
locations where access for commercial uses might be difficult.  Policy CC9.1 
promotes development patterns that either support existing transit or that will help 
facilitate the expansion of routes.  It places an emphasis on higher density residential 
development in mixed-use areas.   
 
The property is designated mixed-use and transit routes already exist approximately 
1/3 mile to the north at the intersection of Federal Way and Overland and ½ mile 
south at the intersection of Broadway Avenue.  At almost 25 units per acre, the 
project is supportive of existing transit facilities.  
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 It could also take advantage of a future expansion along Federal Way.  Specific to 
the Central Bench Planning Area, Goal CB-CCN 3 and Policies CB-CCN 3.2 and 3.3 
encourage a mix of housing, and high density development along corridors where 
residents can take advantage of transit and other services. 

 
vi.  A multi-family building (any building containing more than two residential units) 

is designed to comply with the Citywide Design Standards and Guidelines. 
 

The project requires approval by the Design Review Committee.  This review will 
ensure compliance with the Design Guidelines. 
 

VARIANCE / 11-03-04.14.C(7)(B) 
 
i. There is either a hardship associated with the property itself or an exceptional 

circumstance relating to the intended use of the property that is not generally 
applicable in the district; 
 
There is both a hardship and exceptional circumstances justifying the variance.  As 
illustrated below, in terms of hardship, the portion of the site between Hudson 
Avenue and Federal Way is only 200 feet wide and encumbered by a 40-foot wide 
irrigation easement parallel to the street.  The combination of the easement and 
application of the 20-foot parking setback effectively eliminates 1/3 of the 
developable area of this portion of the site. 

 

 
           (Easement/Setback Illustration) 
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In addition to the hardship, there are several unique circumstances associated with the 
variance.  The property is a double-fronted lot.  While it is a public street, Hudson 
Avenue functions more like a service drive, as it only provides access to the post 
office parking lot to the west.  Parking on the post office side of Hudson Avenue is 
only located five feet from the property line.  The applicant is proposing a ten foot 
setback on their side of the street.  Finally, the project includes carports along 
Hudson.  This will provide some screening of the parking in this location.  The 
applicant has also proposed a combination of upright evergreens and other plantings 
to provide additional buffering. 

 
ii. Granting of the variance will not be in conflict with the Comprehensive Plan and 

will not affect a change in zoning; 
 
Reducing the setback along Hudson Avenue does not conflict with Blueprint Boise 
and has no impact on existing zoning.  Blueprint does not specifically address 
variances.  However, it promotes complimentary setbacks and places an emphasis on 
pedestrian oriented design.  The variance will allow parking to be placed behind the 
building at a greater distance from the street than the parking lot across the street.  
The result will be a more pedestrian-friendly design along Federal Way, the primary 
street frontage.   

 
The property is zoned L-O (Limited Office).  Multi-family residential is a 
conditionally allowed use in this zone.  The variance has no impact on this allowance. 
 

iii. Granting of the variance will not be materially detrimental to the public health, 
safety or welfare, or injurious to the property or improvements of other property 
owners, or the quiet enjoyment thereof 
 
The variance will have no impact on public health, safety or welfare.  It will also not 
impact other property.  The variance is to reduce the parking setback along Hudson 
Avenue from 20 feet to 10.  The entire frontage of the parcel across Hudson is 
occupied by surface parking with only a five foot setback.  This parking will not be 
impacted by the variance.  No other properties take access from Hudson Avenue. 

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

Development Services Department dated received April 28, 2015 and the revised site, 
landscape, and clubhouse plans received May 26, 2015, except as expressly modified by 
the following conditions: 

 
2. Planning: 

 
a. Parking for a minimum of 196 bicycles shall be provided.  At least 25 percent of 

these spaces shall be covered. 
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b. Unless prohibited by the Boise Project Board of Control, three additional 
sidewalk connections shall be extended to Federal Way as conceptually depicted 
in the “Recommended Sidewalk Connections” illustration included in this report.  

 
c. Clearly delineated pedestrian crossings shall be provided at each of the three 

entrances to the site.  Features such as striping or changes in paving material, 
color and/or grade should be included. 

 
d. Additional variation in color and materials of Building Types 2, 3 and 4 shall be 

provided.  An emphasis shall be placed on providing distinct differences in the 
buildings along Federal Way.  This requirement is subject to final approval by the 
Design Review Team. 

 
e. Detailed information on the layout, design, and seating fixtures included in the 

patio area shall be provided to the Planning Team prior to issuance of any 
construction permits.  It shall demonstrate the amenities are large enough to 
accommodate group functions. 

 
Agency Requirements 
      
3. Comply with requirements of the Ada County Highway District (ACHD).  
 
4. The applicant shall comply with all conditions of the Boise Fire Department.  For additional 

information, contact Romeo Gervais at (208) 570-6567. 
 

5. Comply with Boise City Public Works Department requirements as listed in the following 
dated memos: 

 
a. Drainage and Stormwater (April 29, 2105) 
b. Solid Waste (April 30, 2015) 
c. Sewer (April 29, 2015) 

 
6. Comply with the requirements of the Ada County Drainage District #3 as outlined in 

comments dated May 5, 2015. 
 
Standard Conditions of Approval 
 
7. 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 (208) 384-3830 regarding questions pertaining to this 
condition. 

 
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 approved mulch, such as bark or soil aid. 
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9. Swales/retention/detention areas shall not be located along the streets, unless it can be shown 

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

or trenching/excavating near any tree(s) on ACHD or State right-of-ways must obtain a 
permit from Boise City Community Forestry at least one (1) week in advance of such work 
by calling (208) 384-4083. Species shall be selected from the Boise City Tree Selection 
Guide. 

 
11. Utility services shall be installed underground. 
 
12. 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. 
 

13. All amenities, landscaping, fencing, sidewalks and underground irrigation shall be installed 
or bonded for prior to the issuance of a building permit.  For bonding, the applicant is 
required to provide a minimum of two bids for the amenities, landscaping materials and the 
installation.  The bond shall be for 110% of the highest bid and submitted to the Building 
Department on the 2nd floor of City Hall.  For additional information, please call (208) 384-
3830. 

 
14. 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. 

 
15. 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. 

 
16. Failure to abide by any condition of this conditional use permit shall be grounds for 

revocation by the Boise City Planning and Zoning Commission. 
 
17. This conditional use permit shall be valid for a period not to exceed twenty four (24) months 

from the date of approval by the Planning and Zoning Commission.  Within this period, the 
holder of the permit must acquire construction permits and commence placement of 
permanent footings and structures on or in the ground. The definition of structures in this 
context shall include sewer lines, water lines, or building foundations. 
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18. Prior to the expiration of this conditional use, the Commission may, upon written request by 

the holder, grant a two-year time extension.  A maximum of two (2) extensions may be 
granted. 

 
19. To reduce the noise impact of construction on nearby residential properties, all exterior 

construction activities shall be limited to the hours between 7:00 a.m. and 7:00 p.m. Monday 
through Friday and 8:00 a.m. to 6:00 p.m. for Saturday and Sunday.  Low noise impact 
activities such as surveying, layout and weather protection may be performed at any time. 
After each floor of the structure or building is enclosed with exterior walls and windows, 
interior construction of the enclosed floors can be performed at any time. 
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CITY OF BOISE 
 
 

INTER-DEPARTMENT 
CORRESPONDENCE 

 
Date: 4/29/2015 

 
To:  Planning and Development Services 
 
From:  Brian Murphy, Drainage Coordinator  
  Public Works 
 
Subject: PUD15-00005; Drainage/Stormwater Comments 
 
  A drainage plan must be submitted and approved by Public Works prior to 

issuance of a building permit. 
 
 
 
If you have any further questions contact Brian Murphy, 384-3752. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  
 
I:\PWA\Subjects\Review Comments\CUs\CU Drainage comment template.doc 
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City of Boise 

Memo 

To: Planning and Development Services 

From: Megan Durrell, Solid Waste Coordinator, Public Works Department 

Date: 4/30/2015 

Re: PUD15-00005 

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

 The trash enclosure located at the end of South Hudson Drive does not meet design criteria. 

The link below provides information regarding trash enclosure design, location, and submittal 
requirements. 

http://curbit.cityofboise.org/commercial/trash-collection/new-construction-design-standards/ 
 
Please contact me with any questions at 388-4712. 
 
 
 

http://curbit.cityofboise.org/commercial/trash-collection/new-construction-design-standards/


CITY OF BOISE 

 

 

INTER-DEPARTMENT 

CORRESPONDENCE 

 

Date:  April 29, 2015 

 

To:  Planning and Development Services 

 

From:  Mike Sheppard, Civil Engineer  

  Public Works 

 

Subject: PUD15-00005; 2105 S Federal Way; Sewer Comments 

 

 

Connection to central sewer is required.  Sanitary sewers are available along the northwest 

property boundary. No permanent construction within the existing Boise City sewer easement. 

 

Prior to granting of final sewer construction plan approval, all requirements by Boise City 

Planning and Development Services must be met. 

 

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



 1 Planned Unit Development Comments 

 

 

Planned Unit Development Comment Form 

Date:  5/4/2015 

To:  Planning and Development Services 

From: Jacob Hassard, Project Manager for Valley Regional Transit Development Department, 

208-258-2705 

Subject: PUD15-00005: 2105 S Federal Way; Transit Comments 

Valley Regional Transit has no comments at this time other than the concern over walkability and bike 

friendly amenities that should be present to help sustain and promote a healthy transportation system 

that will become necessary as the development comes to completion. 







Communities in Motion 2040 Development Checklist 

The Community Planning Association of Southwest Idaho 
(COMPASS) is the metropolitan planning organization 
(MPO) for Ada and Canyon Counties. COMPASS has 
developed this checklist as a tool for local governments to 
evaluate whether land developments  are consistent with 
the goals of Communities in Motion 2040 (CIM 2040), the 
regional long-range transportation plan for Ada and 
Canyon Counties. CIM 2040 was developed through a 
collaborative approach with COMPASS member agencies 
and adopted by the COMPASS Board on July 21, 2014. 

This checklist is not intended to be prescriptive, but rather 
a guidance document based on CIM 2040 goals, 
objectives, and performance measures. A checklist user 
guide is available here; and more information about the 
CIM 2040 goals can be found here; and information on 
the CIM 2040 Vision can be found here.  

Name of Development: _______________________________________________________________ 

Summary:  ________________________________________________________________  
 _________________________________________________________________________  
 _________________________________________________________________________  
 _________________________________________________________________________   
_________________________________________________________________________

Land Use 
In which of the CIM 2040 Vision Areas is the proposed development? (Goal 2.1)? 
Downtown  Employment Center    Existing Neighborhood Foothills   
   Future Neighborhood    Mixed Use      Prime Farmland      Rural 
  Small Town     Transit Oriented Development 

Yes  No   N/A The proposal is within a CIM 2040 Major Activity Center. (Goal 2.3) 

Neighborhood (Transportation Analysis Zone) Demographics  

 Yes   No    N/A The number of jobs and/or households in this development is consistent with 
jobs/households in the CIM 2040 Vision in this neighborhood. (Goal 2.1) 

Area (Adjacent Transportation Analysis Zone) Demographics 





Yes  No   N/A The number of jobs and/or households in this development is consistent with 

jobs/households in the CIM 2040 Vision in this area. (Goal 2.1) 

Exis ng  Exis ng + Proposed  2040 Forecast 

Households  Jobs  Households  Jobs Households  Jobs 

Exis ng  Exis ng + Proposed  2040 Forecast 

Households  Jobs  Households  Jobs Households  Jobs 

(Page 1 of 2) 

More information on COMPASS and Communities 
in Motion 2040 can be found at: 

www.compassidaho.org 
Email: info@compassidaho.org 

Telephone: (208) 475-2239 

TAZ: 391

TAZs: 391, 392, 394, 396, 393, 113, 112

Click here for detailed map.

 

http://www.compassidaho.org/documents/prodserv/CIM2040/final/CIM2040_Goals_Obj_Tasks_Policies_July2014.pdf
http://www.compassidaho.org/documents/prodserv/CIM2040/final/CIM2040_Goals_Obj_Tasks_Policies_July2014.pdf
http://www.compassidaho.org/documents/prodserv/CIM2040/final/CIM2040_Goals_Obj_Tasks_Policies_July2014.pdf
http://www.compassidaho.org/documents/prodserv/CIM2040/final/CIM2040_Goals_Obj_Tasks_Policies_July2014.pdf
http://www.compassidaho.org/documents/prodserv/CIM2040/final/CIM2040_Goals_Obj_Tasks_Policies_July2014.pdf
http://www.compassidaho.org/documents/prodserv/CIM2040/Map_Final.pdf
http://www.compassidaho.org/documents/prodserv/CIM2040/Map_Final.pdf
http://www.compassidaho.org/dashboard/pdfs/CIMDevelopmentReviewChecklistUserGuide.pdf
www.compassidaho.org/dashboard/images/Maps/SkylineApts_map.jpg


Communities in Motion 2040 Development Checklist 

Transportation 
Attached  N/A  An Area of Influence Travel Demand Model Run is attached. 
Yes  No   N/A There are relevant projects in the current Regional Transportation 

Improvement Projects (TIP) within one mile of the development. 
Comments: _______________________________________________________________________  
Yes  No   N/A The proposal uses appropriate access management techniques as described 

in the COMPASS Access Management Toolkit. 
Comments: ________________________________________________            
Yes   No    N/A This proposal supports Valley Regional Transit’s valleyconnect plan. See
                          Valley Regional Transit Amenities Development Guidelines for additional detail. 
Comments: ________________________________________________________________  

The Complete Streets Level of Service (LOS) scoring based on the proposed development will be 
provided on an separate worksheet (Goals 1.1, 1.2, 1.3, 1.4, 2.4): 
Attached  N/A  Complete Streets LOS scorecard is attached. 
Yes  No   N/A The proposal maintains or improves current automobile LOS. 
Yes  No   N/A The proposal maintains or improves current bicycle LOS. 
Yes  No   N/A The proposal maintains or improves current pedestrian LOS. 
Yes  No   N/A The proposal maintains or improves current transit LOS. 

Yes  No   N/A The proposal is in an area with a Walkscore over 50. 

Housing
Yes  No   N/A The proposal adds compact housing over seven residential units per acre. 

(Goal 2.3) 
Yes  No   N/A The proposal is a mixed-use development or in a mixed-use area. (Goal 

3.1) 
Yes  No   N/A The proposal is in an area with lower transportation costs than the regional 

average of 26% of the median household income. (Goal 3.1) 
Yes  No   N/A The proposal improves the jobs-housing balance by providing housing in 

employment-rich areas. (Goal 3.1) 

Community Infrastructure 
Yes  No   N/A The proposal is infill development. (Goals 4.1, 4.2) 
Yes  No   N/A The proposal is within or adjacent to city limits. (Goals 4.1, 4.2) 
Yes  No   N/A The proposal is within a city area of impact. (Goals 4.1, 4.2) 

Health
Yes  No   N/A The proposal is within 1/4 mile of a transit stop. (Goal 5.1) 
Yes  No   N/A The proposal is within 1/4 mile of a public school. (Goal 5.1) 
Yes  No   N/A The proposal is within 1/4 mile of a grocery store. (Goal 5.1) 
Yes  No   N/A The proposal is within 1 mile of a park and ride location. (Goal 5.1) 

Economic Development  
Yes  No   N/A The proposal improves the jobs-housing balance by providing employment in 

housing-rich areas. (Goal 3.1) 
Yes  No   N/A The proposal provides grocery stores or other retail options for 

neighborhoods within 1/2 mile. (Goal 6.1) 

Open Space 
Yes  No   N/A The proposal is within a 1/4 mile of a public park. (Goal 7.1) 
Yes  No   N/A The proposal provides at least 1 acre of parks for every 35 housing units. 

(Goal 7.1) 
Farmland
Yes  No   N/A The proposal is outside “Prime Farmland” in the CIM 2040 Vision. (Goals 

4.1, 8.2) 
Yes  No   N/A The proposal is outside prime farmland. (Goal 8.2)

(Page 2 of 2) 
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C IM 2040 describes the current transportation 
system, outlines what is needed to accommodate 
future growth, explores how to fund future 
transportation needs, discusses how to maintain a 

safe and secure transportation system, and examines the 
environmental issues that have the potential to impact, or 
be impacted by, transportation investments. More 
information about the CIM 2040 can be found here.   

C ommunity Planning Association of Southwest 
Idaho (COMPASS) is a forum for regional 
collaboration that helps maintain a healthy and 
economically vibrant region, offering people 

choices in how and where they live, work, play, and 
travel. COMPASS serves as the metropolitan planning 
organization (MPO) for Ada and Canyon Counties, Idaho. 
More information about COMPASS can be found here. 

Y es and no answers 
to each of the 8 CIM 
2040 elements have 
been developed to 

indicate how well a 
development aligns with the 
goals and vision of CIM. More 
information about the eight 
CIM 2040 goals, objectives, 
and tasks can be found here 

and are: 
 Transportation
 Land Use
 Housing
 Community Infrastructure
 Health
 Economic Development
 Open Space
 Farmland

Communities in Motion 2040 Checklist User Guide 

C IM 2040 Vision Areas highlight the general 
vision for how the region will grow. Each 
typology describes different uses and densities 
as well as approaches to promoting housing, 

economic development, open space, farmland, health, 
and community infrastructure. More information about 
the CIM 2040 Vision is found here.  

H ighligted text indicates that there is a 
hyperlink to a document on the 
internet that further explains the 
background, topic, or methodology 

used to develop the information. 

L ocation map highlights the location of 
the proposed development and the 
nearby 2040 functionally classified 
roadways. Functional street 

classification groups roads into classes 
according to the character of service they are 
intended to provide. More information on 
functional classification can be found here.  

M ajor Activity Centers (MACs) are 
important trip generators and are 
logical destinations for public transit 
service. MACs tend to increase 

productivity and support economic development, 
reduce land consumption and sprawl, and provide 
options for those that are carless. More 
information about Major Activity Centers can be 
found here. 

T raffic Analysis Zones (or TAZs) are designated 
areas used for travel demand modeling. CIM 2040 
was developed using TAZs at the core unit of 
geography. “Neighborhood demographics” to the 

exact TAZs where the development will occur, while “area 
demographics” refer to the neighborhood TAZs plus TAZs  
adjacent to the development area to provide an overview 
of the impact ton the broader area. More information about 
the regional travel demand model can be found here.  

C OMPASS staff welcome the opportunity 
to discuss Communities in Motion, the 
checklist, or specific development 
proposals with stakeholders. Please feel 

free to contact us at to schedule an appointment 
using the phone number/email address to the left. 
More information on the COMPASS member 
service can be found here. 

Q R Codes (or Quick Response 
Codes) can be scanned with 
personal electronic device, such 
asa cell phone or tablet, top open 

a web page. The QR code on the CIM 2040 
land development checklist will take the 
user to the COMPASS home page 
(www.compassidaho.org). 

http://www.compassidaho.org/about.htm
http://www.compassidaho.org/documents/prodserv/CIM2040/final/CIM2040_July_FinalwithResolution.pdf
http://www.compassidaho.org/documents/prodserv/CIM2040/final/CIM2040_Goals_Obj_Tasks_Policies_July2014.pdf
http://www.compassidaho.org/prodserv/functional.htm
http://www.compassidaho.org/documents/prodserv/CIM2040/Map_Final.pdf
http://www.compassidaho.org/prodserv/mac_gisdata.htm
http://www.compassidaho.org/prodserv/traveldemand.htm
http://www.compassidaho.org/documents/about/Compass_MembershipBrochure.pdf


A  “location affordability portal” has been developed 
to determine housing and transportation costs. On 
average, in Ada and Canyon Counties, 26% of 
household income is spent on transportation. 

Developing in areas with existing employment and services 
will enable households to save on transportation 
costs.”  Developing in areas with employment and services 
will enable households to save. More information on the 
location affordability portal is available here. 
 

I nfill development is using land within already 
developed areas and meets the following criteria:  
 At least 1 job/per acre within 1 mile of the 

development 
 Within city limits (or enclave) 
 Within ¼ mile of at least one of the 

following: public school, public park, transit 
stop, or retail center.  

 
More information on infill can be found here. 

W hile individuals differ, most studies 
indicate that people are willing to walk 
up to 1/4 mile for transit, parks, 
schools, and grocery stores. After that 

walk distance, most travel is made by motorized 
vehicles. A map highlighting walkability to key 
landmarks is found here. 

C ompact housing, in certain locations, 
can be an effective way to reduce 
housing burdens; promote walking, 
biking, and transit use; reduce 

infrastructure costs; and preserve valuable 
prime farmland. Examples of successful compact 
housing projects in the region can be found 
here. 

P rime Farmland areas were designated in the 
CIM 2040 Vision as areas to preserve to 
enable agricultural production. While not all 
farmland will be able to be preserved over 

the next three decades, areas with prime soils and 
without urban infrastructure are key candidates for 
preservation. More information about the CIM 2040 P rime farmland is defined as having 

irrigable soils and water rights. 
More information on the farmland 
preservation can be found here. 

Communities in Motion 2040 Checklist User Guide 

C omplete Streets Level of Service (CSLOS) 
refers to the multimodal (automobile, 
bicycle, pedestrian, and transit) 
experience and grades a roadway (A-F) 

according to those modes. COMPASS conducts 
CSLOS analysis for developments on arterial roads 
when a traffic impact study is provided. A separate 
CSLOS worksheet will be provided as applicable. 
More information on the Complete Streets can be 
found here. 

W alkscore is a walkability index that 
assigns a numerical walkability on a 
scale from 0 - 100 based on walking 
routes to destinations such as grocery 

stores, schools, parks, restaurants, and retail. Scores 
of 50 or higher are considered at least “Somewhat 
Walkable” while scores less than 50 are “Car-
Dependent.” More information on the Walkscore can 
be found here. 

A rea of Influence travel demand model 
runs summarize the impact of the 
proposed development on the 
transportation network. More 

information on the travel demand model can be 
found here. 

T he Regional Transportation Improvement 
Program (TIP) is a short-range (3-5 year) 
capital improvement program (budget) of 
transportation projects consistent with 

federal regulations and area policies and strategies. 
The TIP lists all projects for which federal funds are 
anticipated, along with non-federally funded projects 
that are regionally significant. The TIP represents the 
transportation improvement priorities of the region 
and is required by federal law.  Relevant projects 
include those that improve capacity or function of 
road; studies are not included. More information on 
the TIP can be found here. 

V alley Regional Transit’s Bus Stop 
Location and Transit Amenities 
Development Guidelines help in 
designing and placing transit facilities/

amenities. These guidelines are to be considered 
in within the context of the overall location and 
project. More information about the guidelines 
can be found here. 

http://www.compassidaho.org/prodserv/traveldemand.htm
http://www.compassidaho.org/prodserv/mobility.htm
http://www.locationaffordability.info/
http://www.compassidaho.org/documents/prodserv/pmr/Land_Use.pdf
http://www.compassidaho.org/prodserv/transimprovement.htm
http://www.valleyregionaltransit.org/Portals/0/Board/2013/BusStopGuidelines.pdf
http://www.walkscore.com/
http://www.compassidaho.org/dashboard/pdfs/CompactHousingGuidebook.pdf
http://www.compassidaho.org/dashboard/health/composite.html
http://www.compassidaho.org/documents/prodserv/pmr/Farmland_Preservation.pdf


Communities in Motion 2040 Vision
The Communities in Motion 2040 Vision illustrates a preferred growth scenario 

for the Treasure Valley, specifically Ada and Canyon Counties. Defined by local 

stakeholders, including the public, the Vision will help guide development of the 

Communities in Motion 2040 regional long-range transportation plan.

The Community Planning Association of Southwest Idaho (COMPASS) is an association of local governments working together to plan for the future of the region. 

COMPASS members consider factors that affect quality of life for area residents when making decisions about transportation and setting priorities for spending federal 

transportation dollars over the next 25 years.

Vision Statement
The Communities in Motion 2040 Vision provides new housing and jobs along transit 

corridors and in major activity centers with a strong focus on maintaining the region’s 

recreation and open space areas. New growth would be comprised of a variety of housing 

types, served by infrastructure, nearby services, and outside of prime farmland or 

environmental constraints. 

This scenario supports local comprehensive plan goals and densities, and includes 

entitled developments as of July 2012. This scenario would support high-capacity transit 

for State Street (Highway 44) and a route parallel to Interstate 84, as well as multimodal 

infrastructure and services throughout the region. 

Key goals include walkability, preserving farmland, minimizing congestion, increasing 

transportation options, improving jobs-housing balance, better access to parks, and 

maintaining environmental resources.

Vision Map

Please note: The Vision Map reflects the preferred growth scenario approved by the COMPASS Board. It is not a plan and has no regulatory authority.

Vision Areas

Below are possible interpretations of how the land use types included in Communities in Motion 2040 could look.

This area supports the highest densities and land-use mix, including housing, office, 

and retail jobs. Downtowns typically are centers for culture and activity. Complete 

streets for all users would be a priority.

Features: Mixed-use buildings, typically with ground-floor retail; restaurants and 

eateries with patio seating; pocket parks and plazas; variety in building height and 

massing; multiple transportation options; right-sized parking areas; mix of high-

density housing, including  affordable, workforce, market rate, and luxury; and 

redevelopment potential.

Housing: 20-40%         Jobs: 60-80%        Other: 5-15%

Areas for special consideration, including regional higher education centers 

and regional medical centers, that have regional impact but that don’t fit  

other center typologies. These areas will differ in types of use, densities, and 

layout. They include airports (A), hospitals (H), prisons (P), and universities 

(U). In the Treasure Valley, you’ll see:

• Boise State University
• College of Idaho
• Northwest Nazarene University
• Collge of Western Idaho

• St. Alphonsus Medical Center 
(Boise, Eagle, and Nampa)

• St. Luke’s Medical Center 
(Boise and Meridian)

• Boise International Airport,  
Nampa Airport, Caldwell Airport

A center for mostly employment-related business. Freight and mobility would 

typically be prioritized in these areas.

Features: Light industrial/manufacturing aligned along freight routes; energy-

efficient buildings; perimeter office buildings serve as noise buffers to nearby 

neighborhoods; transit connections; eateries within walking distance; pocket parks.

Housing: 0-20%          Jobs: 80-100%          Other: 5-15% 

Neighborhoods with existing development, with different opportunities for reuse 

 and infill than in future developments. Primarily housing but with a few services, 

including parks, schools, and small-scale shopping to support the neighborhood.

Features: Mix of housing styles, ages, and costs; infill potential; retail and services 

within walking distance; community gardens; transit options; sidewalks and bike 

lanes.

Housing: 75-95%          Jobs: 5-15%         Other: 10-25%

Horizontal mix of land uses, including housing and employment, spread out in 

relatively low density. Complete streets for all users would be a priority.

Features: Mix of residential and employment areas reduce peak traffic and parking 

demands; work, services, and retail walkable within minutes; variety in housing stock 

with critical mass to promote transit services; multiple transportation options; bike- 

and pedestrian-friendly design; road design and traffic signals managed to reduce 

congestion; frontage or service road when appropriate.

Housing: 20-50%         Jobs: 50-70%         Other: 10-20%

Neighborhoods projected to be built, with different opportunities for planned 

development than in existing developments. Primarily housing but with a few 

services, including parks, schools, and small-scale shopping to support the 

neighborhood.

Features: Range of housing types; services within walking distance; pedestrian 

pathways; parks and recreation; neighborhood gardens; road network with narrow 

streets, boulevards, and alleys; close to existing infrastructure and preserved 

farmland.

Housing: 75-95%          Jobs: 5-15%         Other: 10-25%

Downtown Employment Center

Smaller and rural towns with opportunities for sustainable growth while maintaining 

a small-town feel. Primarily residential but with local servcies and mostly reliant on 

the urban area for employment and regional amenities.

Features: Main street businesses serve local needs; opportunties for agri-tourism; 

park and ride lots; larger back yards with gardens provide local produce; “third 

places” for community gateherings; proximity to highway.

Housing: 75-95%         Jobs: 5-15%         Other: 10-25%

Small Town

Existing Neighborhood

Unique Areas

Mixed Use

Vertical mix of land uses, including housing and employment spread out in relatively 

higher densities, enabling transit services.

Features: Variety of building heights; moderate to high densities; mixed-use 

buildings with ground-floor retail; adaptive resuse/redevelopment potential; pocket 

parks and plazas; right-sized parking areas; appropriately sized roads; bike lanes; 

transit stops; sidewalks.

Housing: 20-80%          Jobs: 20-80%          Other: 10-25%

Transit Oriented Development

Future Neighborhood

Land Use Density and Diversity



Communities in Motion is the regional long-range 

transportation plan for Ada and Canyon Counties.

It offers a vision that addresses:

• How land use affects transportation

• How investments in transportation influence growth

• What the transportation system is supposed to achieve

• How transportation projects are selected

• How transportation projects serve regional needs

It is based on:

Connections: Providing options for safe access and expanded mobility choices  

in a cost-effective manner in the region.

Coordination: Achieving better inter-jurisdictional coordination of 

transportation and land use planning.

Environment: Minimizing transportation impacts to people, cultural resources, 

and the environment.

Information: Coordinating data gathering and dispensing better information.

The complete Communities in Motion 2040 plan is available online at www.

compassidaho.org.

Vision Benefits

Economic Development: A 61% increase in composite population near downtowns 

and other activity centers. Growth in these areas is typically more sustainable than 

other locations due to the proximity of features.

Housing: Growth in areas with transportation and other infrastructure improve 

overall affordability by locating housing near transit routes, employment centers, 

and basic services.

Land Use: Better jobs-housing balance reduces traffic, improves air quality, and 

increases discretionary time.

Transportation: Strong transportation infrastructure and services promote 

economic development and quality of life.

Open Space: Access to parks and open space enables citizens to enjoy the natural 

beauty of the region. 

Health: More transportation options and development near services enables 

physical activity and improves air quality.

Farmland: Almost 80% of farmland can be preserved by developing infill sites and 

other non-farm areas. This will increase agricultural economic value in the area and 

preserve food security.

Community Infrastructure: Development in or nearby areas served by 

infrastructure reduces infrastructure costs and can save municipalities millions of 

maintenance and operations costs.

Population Density Maps

2010 2040 Buildout       

City Area of Impact Population Households Jobs Population Households Jobs Population Households Jobs

Boise 237,241 96,654 141,628 317,192 140,848 234,520 439,462 174,365 696,293

Eagle 23,122 8,197 5,507 52,246 18,823 15,498 106,603 37,876 47,085

Garden City 11,101 4,949 7,049 18,311 8,911 13,794 41,516 18,747 57,839

Kuna 13,319 4,283 1,806 25,991 10,270 4,950 344,705 124,426 119,170

Meridian 83,786 28,296 30,772 154,780 57,501 65,642 355,201 125,516 199,477

Star 6,472 2,177 564 35,644 12,035 3,114 79,234 28,615 10,079

Ada County (outside areas  
of impact)

17,426 3,925 7,648 70,153 23,656 13,161 82,941 26,669 21,385

Ada County Total 392,365 148,445 190,324 674,317 272,044 350,679 1,449,662 536,214 1,151,328

Caldwell 50,672 16,540 13,144 109,111 40,098 37,550 271,204 105,252 185,349

Greenleaf 2,748 959 440 5,947 2,145 977 137,984 44,981 31,246

Melba 845 279 205 2,358 801 539 3,009 968 2,956

Middleton 10,348 3,514 1,282 18,475 6,626 1,937 157,666 52,766 25,625

Nampa 96,173 32,829 29,278 160,886 59,886 61,973 412,953 152,131 233,839

Notus 984 332 134 2,452 822 462 12,855 4,340 3,883

Parma 2,568 905 687 6,861 2,456 1,118 50,471 16,971 35,918

Wilder 1,951 612 283 6,760 2,317 729 11,479 3,720 16,160

Canyon County (outside 
areas of impact)

22,634 7,634 4,729 34,833 12,224 5,693 216,485 71,724 50,777

Canyon County Total 188,923 63,604 50,182 347,683 127,375 110,978 1,274,106 452,853 585,753

Total Region 581,288 212,049 240,506 1,022,000 399,419 461,657 2,723,768 989,067 1,737,081

Vision  Demographics

2010

Employment Density Maps

2010 2040 Buildout

2040 Buildout

The  2010 maps above were the baseline conditions used in developing the Communities in Motion 2040 Vision. These 

maps are based on the 2010 census counts and 2010 Idaho Department of Labor employment data.

The above maps show the generalized densities when the Communities in Motion 2040 Vision is implemented. Buildout is the quantification of local land use (comprehensive) plans. It enables COMPASS to consider long-range 

corridor preservation and is not constrained by the 2040 population forecast adopted by the COMPASS Board. It is not  

an official forecast for air quality conformity.

Note: Totals may not sum due to overlapping areas of impact.
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Cody Riddle

From: Dave Kangas <davekangas@msn.com>
Sent: Friday, May 29, 2015 7:57 AM
To: Cody Riddle
Subject: pud15-00005 - 2105 Federal Way

Cody, 
 
Per out conversation on 5/28/15 here are the primary concerns the VNA has about this project. 
 
1- Traffic control on Federal Way- There needs to be a traffic light at Targee. With 196 units there will 
significant traffic generated by this development. There is also the issue of accessing the greenbelt along 
Federal Way. As illustrated by the "bike barn" this is a prime location for bicyclists. The VNA has long 
asked for additional traffic controls along Federal Way (at Malad) for this reason.  
 
2- acommodations for children- While we appreciate the large activity center and sitting area, there are 
not any playground areas or equipment for children. The proximity of this development right on Federal 
Way (40 MPH) creates a need to keep children busy and away from the area along Federal Way, for their 
safety and the motorists. The last thing we need is an accident caused by stray soccer balls or footballs on 
Federal Way. The large grassy area provided by the irrigation easement along Federal Way.  
 
Furthermore, without that equipment children will be forced to walk along Federal Way to the Day Park or 
play on RR tracks behind the complex. 
 
3- Our final concern is whether this is a rent controlled(subsidized) development or will rents be charged 
at market rates. 
 
The Vista Neighborhood Association will have additional comments after out meeting on 6/3/15. 
 
Sincerely, 
 
Dave Kangas 
President 
Vista Neighborhood Association 
208-841-0580   
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