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CAR15-00031 & CUP15-00088 / FH Broncos, LLC 
 
Summary 
The applicant is requesting a rezone of 1.15 acres located at 1808 W. Boise Avenue from C-1D 
(Neighborhood Commercial with Design Review) to R-OD (Residential Office with Design Review).  
A conditional use permit for a parking reduction and height exception associated with a 98-unit 
multi-family residential building are included.  
 
Prepared By 
Cody Riddle-Manager, Current Planning 
 
Recommendation 
The Planning Team recommends approval of each request. 
 
Reason for the Decision 
 
Rezone 

 The rezone is consistent with the Comprehensive Plan.  The property is designated “Mixed Use” and 
R-O is a permissible implementing zone.  The property is also located at the center of a 
Neighborhood Activity Center.  The form and intensity of development allowed in the R-O zone is 
consistent with each of these designations.  A primary purpose of the zone is to accommodate higher 
density residential development.  This is consistent with Goal CC3, Policy CC9.1 and Principles 
GDP-MU.2 and MU.6 that promote transit-supportive development patterns.  Right-of-way along 
each boundary will ensure an appropriate transition is provided to the surrounding neighborhood.  
This is consistent with Policy CEA9.3 of Blueprint and the Original South Boise Plan.   

 
The rezone is in the best interest of the public.  It will allow the property to be developed in a fashion 
more appropriate for this urban location.  All necessary infrastructure is available, and no public 
agency has voiced opposition.   
 
Conditional Use Permit 
The project should not cause compatibility issues.  It is primarily intended to house BSU students, 
who should not rely as heavily on automobiles.  This is reinforced by the walkability of the 
neighborhood and adjacent transit.  The building will be taller than structures on adjacent parcels.  
However, the site is surrounded by public right-of-way that will provide an appropriate transition.  
There are structures of comparable height on the BSU campus to the north.  Further, the area is an 
activity center and designated mixed-use.  As redevelopment occurs, it should be of a similar scale 
and intensity to the proposed.  
 
The surrounding right-of-way, combined with a building that steps down adjacent to existing homes 
will prevent negative impacts.  To date, no public agency has voiced opposition to the project.  It is 
supported by Blueprint Boise that encourages urban designs where parking is concealed from public 
view. This is achieved through the use of structured parking, also promoted by the Plan.  The project 
will serve as a catalyst for this activity center and it has been designed with an appropriate transition to 
surrounding properties to ensure compatibility.   
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PROJECT SUMMARY

SITE PLAN1 SCALE: 1" = 20'-0"

15-215 A1.0

DAVID RUBY, AIA

A1.0
ARCHITECTURAL SITE PLAN

PRELIMINARY STATISTICS

AERIAL VIEW

TOTAL UNITS:........................................................................98
STUDIO:...........................................................................12 (12%)
2 BDRM 2 BATH:..............................................................19 (19%)
3 BDRM 3 BATH:..............................................................35 (36%)
4 BDRM 4 BATH:..............................................................32 (33%)

PROPOSED PARKING:

TOTAL PARKING  STALLS REQUIRED/PROVIDED:.............102/83
TOTAL ACCESSIBLE STALLS REQ'D/PROVIDED:.............2
TOTAL COMPACT STALLS:.............................................40%

BICYCLE PARKING REQUIRED/PROVIDED:............................98/98
ENCLOSED:.......74

STREET LIGHTS:  AS REQUIRED
STORM DRAINAGE:  RETAINED ON SITE
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TREES BOTANICAL NAME / COMMON NAME CONT CAL QTY

Fraxinus pennsylvanica / Green Ash

CLASS II

B & B
3.5"Cal

8

Liquidambar styraciflua / American Sweet Gum

CLASS II

B & B
3.5"Cal

8

Tilia tomentosa / Silver Linden

CLASS II

B & B
3.5"Cal

9

SHRUBS BOTANICAL NAME / COMMON NAME SIZE FIELD2 QTY

Artemisia x `Powis Castle` / Powis Castle Artemisia 1 gal
15

Buddleja x `Miss Molly` / Miss Molly Dwarf Butterfly Bush
2 gal

12

Calamagrostis x acutiflora `Karl Foerster` / Feather Reed Grass
2 gal

64

Cornus alba `Bailhalo` TM / Ivory Halo Dogwood 5 gal
8

Euonymus alatus `Compactus` / Compact Burning Bush 5 gal
10

Helictotrichon sempervirens / Blue Oat Grass 2 gal
20

Hosta x `Big Daddy` / Plantain Lily 1 gal
3

Lavandula angustifolia `Hidcote Blue` / Hidcote Blue Lavender
2 gal

35

Pennisetum alopecuroides `Hameln` / Hameln Dwarf Fountain Grass
2 gal

7

Physocarpus opulifolius `Diablo` / Diablo Ninebark
5 gal

7

Rhamnus frangula `Fine Line` / Fine Line Buchthorn
5 gal

42

Rhododendron azalea `PJM` / Azalea 5 gal
2

Rhododendron x `Nova Zembla` / Rhododendron 5 gal
2

Rudbeckia hirta `Autumn Colors` / Gloriosa Daisy 1 gal
64

Rudbeckia hirta `Cherry Brandy` / Cherry Brandy Gloriosa Daisy 1 gal
27

PLANT SCHEDULE

LANDSCAPE REQUIREMENTS:

(PER BOISE CITY CODE)

SCREENING & BUFFERING:

STREETS & PROPERTY PERIMETER:

STREETSCAPE TREES: 1 TREE 40LF (CLASS II OR III)

**NO TREES WITHIN 10' OF ACHD STORM STRUCTURES

**NO TREES OR SHRUBS OVER 36" WITHIN CLEAR VISION TRIANGLE

INTERSECTIONS: 40'x40' ALONG CURBS

DRIVEWAY-ALLEY:  10' FROM BACK OF SIDEWALK, 20' ALONG SIDEWALK

BED SPACE COVERAGE IS GREATER THAN 50 %  -  YES

PERIMETER: LENGTH (LF) TREES REQUIRED TREES PROVIDED

BOISE AVE 369' 9 9

OAKLAND 335' 8 8

BEACON 304' 8 8

TREE MITIGATION:

TOTAL CALIPER INCHES EXISTING TO BE MITIGATED - REPLACED:  142 

TOTAL CALIPER INCHES REQUIRED NEW PERIMETER SCREEN:  50

TOTAL CALIPER INCHES OVERALL TO BE MITIGATED - REPLACED: 192

TOTAL CALIPER INCHES PROVIDED:  87.5 

0

SCALE: 

feet20 40 60

1" = 20'

CODE DESCRIPTION

H-01 NEW  PROPOSED BUILDING

-SEE ARCHITECTURE PLANS

H-02 CLEAR VISION TRIANGLE

- 40`X 40` @ ROAD INTERSECTIONS

- 10`X 20` @ DRIVEWAY-ALLEY

H-03 SIDEWALK - CONCRETE

-SEE CIVIL PLANS

H-04 LAWN - TALL TURF TYPE FESCUE

H-05 PLANTER - MEDIUM GRIND MULCH - 2" DEPTH

H-06 PARKING GARAGE ENTRANCE

-SEE ARCHITECTURE PLANS

H-07 CONCRETE ENTRY WALK

-SEE CIVIL PLANS

H-08 6" CURB, TYP

-SEE CIVIL PLANS

H-09
ATRIUM PARKING - GARAGE - BOTTOM FLOOR

-SEE ARCHITECTURE PLANS

H-10 STORM DRAIN

-SEE CIVIL PLANS

HARDSCAPE PLAN SCHEDULE

L1.0
PLANTING PLAN
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ET-01
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ET-08
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ET-10

ET-11

ET-12

ET-13

ET-14

ET-15

ET-16

ET-17

ET-18

ET-19

ET-20

TOTAL CALIPER INCHES TO BE REMOVED

142

TOTAL CALIPER INCHES TO BE MITIGATED - REPLACED 142

SYMBOL DESCRIPTION CALIPER INCHES

          REMOVE DECIDUOUS TREE #1 18

          REMOVE DECIDUOUS TREE #2 19

          REMOVE DECIDUOUS TREE #3 17

          REMOVE DECIDUOUS TREE #4 DEAD - 0

          REMOVE DECIDUOUS TREE #5 9

          REMOVE DECIDUOUS TREE #6 11

          REMOVE DECIDUOUS TREE #7 DEAD - 0

          REMOVE DECIDUOUS TREE #8 3

          REMOVE DECIDUOUS TREE #9 8

          REMOVE DECIDUOUS TREE #10 12

          REMOVE DECIDUOUS TREE #11 15

          REMOVE DECIDUOUS TREE #12 DEAD - 0

          REMOVE CONIFER TREE #13 10

          REMOVE DECIDUOUS TREE #14 DEAD - 0

          REMOVE DECIDUOUS TREE #15 DEAD - 0

          REMOVE DECIDUOUS TREE #16 11

          REMOVE DECIDUOUS TREE #17 6

          REMOVE DECIDUOUS TREE #18 DEAD - 0

          REMOVE DECIDUOUS TREE #19 DEAD - 0

          REMOVE CONIFER TREE #20 3
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2ND-4TH LEVEL FLOOR PLAN1 SCALE: 1/16" = 1'-0"

A2.0

15-201 A1.0

DAVID RUBY, AIA
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FLOOR PLANS

5TH LEVEL FLOOR PLAN2 SCALE: 1/16" = 1'-0"



1 SCALE: 1/16" = 1'-0"

A5.0

15-215 A5.0

DAVID RUBY, AIA

EXTERIOR ELEVATIONS
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SOUTH EXTERIOR ELEVATION (BOISE AVE.)

2 SCALE: 1/16" = 1'-0"

EAST EXTERIOR ELEVATION (S OAKLAND AVE.)

3 SCALE: 1/16" = 1'-0"

NORTH EXTERIOR ELEVATION (W. BEACON AVE.)



BUILDING SECTIONS

A4.0

15-215 A4.0

DAVID RUBY, AIA

CROSS SECTION1 SCALE: 3/32" = 1'-0"
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CROSS SECTION (FUTURE)2 SCALE: 3/32" = 1'-0"
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PROJECT LETTER 
499 Main Street 

Boise, Idaho 83702 
(208) 343-2931 

www.taoidaho.com 
 

 
 
Date: October 25, 2015 

To:  City of Boise 
Planning & Development 
150 N. Capitol Blvd  
Boise, ID 83702 

Project: Identity Job No.  15-215 

Subject:  CUP Letter of Explanation From:  David Ruby, AIA 

Dear Staff, 

The following is a letter of explanation to accompany our Conditional Use Application.  We are 
respectfully requesting a parking reduction and a height exception. 

Boise State University is currently seeing large growth in their student population and with that an 
increased need for providing housing choices for their students.  As you are aware, to meet such demand, 
there has recently been an increase in the number of new off-campus student housing options to 
compliment the many on-campus housing options the University provides.  Four of these private student 
housing projects have recently been or will soon be completed just west of campus across from Capital 
Boulevard.   

Our site, which is directly across the street from campus, is ideally located near the geographic center of 
the overall campus in the east-west orientation. The shortage of student housing in the area has 
traditionally been addressed by converting existing houses in the surrounding neighborhood into student 
housing rentals. Developing the proposed project on this site will protect existing single-family and low 
density residential neighborhoods from encroachment by incompatible student renters and will contribute 
to a reduction in the displacement of existing residents by providing more appropriately located new 
higher density housing options along Beacon Street and Boise Avenue, adjacent to the University, 
commercial services, and transit facilities. 
 
The triangular shaped piece of ground that our project will occupy is strategically located at the mid-point 
of the southern edge of campus.  It sits at the intersection of three key roadways, and will be a key 
landmark separating the campus to the north; the single-family student housing area to the south, and the 
large lot single-family residential areas to the southwest.  The intersection currently has a 
gas/convenience store on the southwest corner, a convenience store on the southeast corner, a two-story 
campus housing facility on the northwest corner, and our site which contains approximately 50% vacant 
land, along with (4) dilapidated single-family rental houses. 

Our request to provide reduced parking will actually help the traffic and parking issues in this 
neighborhood.  Our experience with these types of housing projects, located directly across the street 
from a major college campus, has shown us that encouraging residents to not bring a vehicle and instead 
relying on walking, cycling (we will have ample secured, covered bike parking onsite), car sharing and 
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public transportation, results in less vehicle trips per day, and less of an impact to the environment as 
opposed to providing large amounts of space simply to store a vehicle that is not often used.  We have 
learned that if you provide the parking spaces, the residents will bring their cars, which in the context of 
the project’s ideal location and product type, is wholly unnecessary and will only result in negative traffic 
and environmental impacts, safety issues and needless costs, not to mention endorse poor public policy. 
This site is in close proximity to the campus, nearby entertainment, shopping, and transit facilities, and is 
thus very well suited for a reduced parking requirement. 
 
Our request for a height exception is closely tied to our overall goal of creating a high quality, dense 
housing project as a bookend to the Original South Boise neighborhood to the east.   In order to achieve 
the density required to support the investment in this project and to create a vibrant community unto itself, 
a certain number of units need to be provided.  The unique triangular site provides for some nice design 
opportunities, but also presents some unique challenges in creating an efficient floor plan, especially 
when accounting for modulations, breaks and setbacks.  Increasing the height of the building will allow us 
to retain the unique qualities imposed on the design by the triangular site while still providing enough 
units to make the project economically feasible.  Creating a taller more prominent bookend will also 
become a community landmark, defining the edge of not only the campus, but the Original South Boise 
subdivision as well. 

Thank you for your consideration, and please feel free to call with any questions or concerns, 639-6406. 

Sincerely, 
 
 
 
 

David Ruby, AIA 
The Architects Office, PLLC 
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Google Earth image of site with surroundings looking north toward campus 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Google Earth image of site looking southwest from campus 
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November 4, 2015 

 

Mr. Cody Riddle 

Manager, Current Planning 

City of Boise 

150 N. Capitol Blvd. 2nd Floor  

Boise, ID 83701 

 

Re: Parking Reduction Letter 

 

Dear Cody: 

 

This letter includes a parking analysis for our proposed student housing development at the intersection 

of West Beacon Street and South Oakland Avenue. The proposed project will contain 98 residences, 

284 beds and 83 secured parking spaces. The unit mix includes 9 one bedroom units, 31 two bedroom 

units, 23 three bedroom units, 31 four bedroom units, and 4 five bedroom units.  

 

Based on the City of Boise’s parking code, the project would require a total of approximately 99 

parking spaces after a 30% reduction for podium parking and transit location, subject to any other 

parking reductions granted by the City that can be substantiated. As mentioned, the proposed project 

includes 83 parking spaces.  

 

The purpose of this letter is to justify a reduction in parking spaces based on the project’s location, 

specific use and operation.  We will address nationally published parking demand data, the surrounding 

neighborhood, the project’s prospective residents, the proposed onsite car share program, designated 

onsite parking spaces, accessibility to popular destinations and public transportation availability in the 

area, secured bicycle parking onsite, restrictive covenant in the lease, and comparisons to other 

comparable projects. 

 

1. Parking Demand Data 
 

The Institute of Transportation Engineers has published the third edition of ITE Parking Generation 

that lists national average parking rates for apartments. No differentiation is made for number of 

bedrooms. They indicate that 1.23 spaces per unit are recommended for a traditional multi-family 

apartment complex where residents utilize their cars regularly versus the significantly less intensive 

and more common “storage” uses by students. This reference suggests that consideration for a 

substantial parking reduction is reasonable.  

 

2. Surrounding Neighborhood 
 

The project is surrounded by major through streets, the campus and a few single family homes and 

apartment complexes. We are therefore confident that sufficient parking will be provided onsite 

and that residents will not be parking in and disrupting the neighborhood, particularly as the 

surrounding area includes permitted parking and our onsite management will monitor any 

unpermitted parking at or directly around the project. 

 

3. Project’s Prospective Residents 

 

Given the site’s location across from one of the main entrances to Boise State and its proximity to the 

core of campus, the vast majority of the project’s residents will be students who will walk or bike to 

their destination and will not be in need of a car. 
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4. Proposed Car Share Program 

 

The project will initially offer one car share vehicle onsite and will add additional vehicles based on 

demand. As you are aware, car sharing is essentially a car rental service for residents that operates by 

the hour and provides access to a car on an as needed basis without the expense of car ownership. 

Attached are several documents that describe car share operations. The Transit Cooperative Research 

Program report on car sharing demonstrates a North America average of 20% giving up their vehicles 

and 41% forgoing purchases of vehicles. The PasMemo document offers car sharing information for 

local planners. Information from the TDM Encyclopedia documents the cost savings of these types of 

vehicle rental services. The Car Sharing US information discusses the growth of car sharing in the 

United States. The Zipcar data is specific to the university campus settings where car sharing programs 

have exploded in popularity given the student demographic. We have also attached a letter from the 

Coalition for Sustainable Transportation supporting strategies to reduce car ownership.  

 

5. Designated Onsite Parking Spaces 

 

We will be assigning parking spaces thus controlling the number of cars serving the project. Parking 

spaces will be rented and assigned on a first come, first serve basis. If a prospective resident desires to 

bring their car and there is no available parking then they will simply refrain from renting from us. 

Guest parking will be conveniently located by the garage’s entrance and marked off for such use. Given 

the secured nature of the parking garage, residents will be required to remotely buzz in their guests. 

 

6. Accessibility to Popular Destinations and Public Transportation Opportunities in the Area 

 

The site is surrounded by ample public transportation opportunities and is ideally located near Boise 

State and downtown. The site’s adjacency to campus and transit stops will make public 

transportation more convenient, accessible, and facilitate reduced dependency on automobile use.   

 

The project is ideally located directly across the street from Boise State’s campus, less than half a 

mile from major retailers along South Broadway Avenue, and close to downtown. Residents will 

have the luxury of walking or biking to class in minutes. Retail along South Broadway Avenue is 

located within a ten minute walk, affording residents convenient access to food and entertainment. 

The site is also ideally located next to a number of grocery stores including Albertsons.   

 

For longer commutes, the project site is conveniently located near several Valley Ride bus stops 

providing various transportation routes throughout the City of Boise and Boise State’s campus, 

including access to Boise Airport. Valley Ride is Boise’s local bus transportation provider and also 

operates five intercounty routes that provide service between Ada and Canyon counties. With a bus 

stop on the corner of West Boise Avenue and South Protest Boulevard, and another on West Beacon 

Avenue and Lincoln Avenue, residents will have the luxury of commuting anywhere with ease. 

Valley Ride provides Boise State students with a free commute, making travel across the City, 

County or State affordable and convenient. 

 

The Broncos Shuttle also provides free transportation for students throughout campus via two 

routes. The transit stop along University Way is located two minutes from the project site and 

services both shuttle routes.  

 

Boise State’s car share program allows residents to enjoy the advantages of a car, without the costs 

of owning one. Through a partnership with Enterprise, Boise State’s car share program allows for 

hourly and daily rentals, with multiple locations on campus. Boise State also offers premium spaces 

at reduced rates for vanpools and carpools.   
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Boise State offers an enormous amount of support and amenities for cyclists, with well over 1,000 

official bike parking spaces on campus and a bike rack on nearly every corner. Boise State’s Cycle 

and Learning Center located on Lincoln Avenue, provides bike repairs and rentals, as well as 

educational classes for riders. 

 

Below are some popular destinations and distances from the project site. 

 

University 

Student Union Building -.3 miles 

Recreation Center - .4 miles 

Engineering Building - .5 miles 

Administration Building - .5 miles  

Albertsons Library - .6 miles 

Micron Business School - .7 miles 

Albertsons Stadium - .7 miles 

 

Retail, Entertainments and Services 

Big Jud’s - .1 miles 

Albertsons Grocery - .5 miles 

Starbucks - .6 miles 

Suds Tavern - .6 miles 

The End Zone - .6 miles 

Cobby’s Sandwich Shops - .6 miles 

Pie Hole Pizza - .7 miles 

Burger Belly - .7 miles 

 

7. Bicycle Parking Onsite 

 

Pedestrian and cycling opportunities are significant with the convenient, high quality paths provided 

throughout the campus and in the surrounding area. We propose providing 120 bicycle parking spaces 

onsite, representing a 20% increase above the bike parking required by code. At least 99 of those spaces 

will be secured, with a separate designated area for guest bike parking.  

 

8. Restrictive Covenants in Lease 

 

If necessary, we are open to include restrictive covenants in our leases to restrict, deter and reduce 

car usage. For example, the following language has been used in some of our leases: 

 

“Parking at Icon and the adjacent Isla Vista community is extremely limited. As such, TENANT 

acknowledges that the Project only provides eighteen (18) automobile parking spaces onsite. As a 

result, TENANT agrees that in the event that he or she is not designated a parking space in the 

Project, he or she shall not store, park, or maintain an automobile in Isla Vista.” 

 

9. Comparisons to Other Similarly Situated Projects 

 

We have enclosed two parking studies for our Icon Gardens and the Loop mixed-use building, both at 

UCSB, which support substantial parking reductions with the operation of car sharing and other travel 

demand management factors.  

 

In conclusion, based on our experience developing numerous similar student housing projects 

nationwide, we have learned that if you provide the parking spaces, the residents will bring their 

cars, which in the context of the project’s ideal location and product type, is wholly unnecessary 
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and will only result in negative traffic and environmental impacts, safety issues and needless 

costs, not to mention endorse poor public policy.  

 

We have effectively used a variety of transportation management strategies to reduce trip generation 

and parking demands at other projects and are confident that this project’s location, surrounding 

public transportation and the implementation of the aforementioned transportation/parking 

management measures, would significantly reduce the overall parking demands generated by the 

project and that the project’s proposed number of parking spaces will sufficiently accommodate 

its parking needs. 

 

Thank you for allowing us to provide you with this information, and, as always, please feel free to call 

me with any questions or comments. 

 

Sincerely,  

 

 

Eran Fields 

FH Broncos, LLC 
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Chapter 4 •  Impacts of Car-Sharing

Exhibit 4-4	 Impacts on Vehicle Ownership
% of Respondents Who Have… Vehicle Ownership Before Joining

Reference Region

Given Up 
a Vehicle 

(primary or 
second)

Forgone 
Purchase of 

a Vehicle

Members 
Per Car-
Sharing 
Vehicle

Private 
Vehicles 

Replaced per 
Shared Car** None

One or 
More

Sample 
Size Comments

EUROPEAN STUDIES
Wagner (1990) Switzerland 26%

Hauke (1993) Bremen 42% 16%

Baum & Pesch (1994) Germany 23% 32%

Krietemeyer (1997) Munich 19% 34% 596

Lightfoot (1997) Netherlands 44%

Meijkamp & Theunissen (1997) Netherlands 17% 5%

Perner, Schöne & Brosig (2000) Dresden 10% 28% 318

Cambio, unpublished survey Bremen, Aachen & Cologne 21% 11% Cited in Koch (2002)

Olsen & Rettig (2000) Denmark 7% 26-35% 14 1.0 57% 43% Further 31% gave up a car 

independent of car-sharing

Hope (2001) Edinburgh 32% 16 5.1 42% 58% 38

Koch (2002) Bremen 9% 26% Figures refer to members with 

combined car-sharing/annual 

transit pass.

Holm & Eberstein (2002) Dresden 10% 21% 35 3.5

Krietemeyer (2003) Munich 12% 35% 700

Rydén & Morin (2005) Bremen 34% 17% 19 6.5 301

Rydén & Morin (2005) Belgium 21% 14% 18 3.8 272

European Average 22% 22% 20 4.0 50% 51% 371
NORTH AMERICAN STUDIES
Cambridge Systematics (1986) San Francisco, CA 12% 43% 11 1.4 122 Assumes 1.9 individual users per 

household

Robert (2000) Montreal, QC 21% 61% 17 3.5 49% 52% 153

Robert (2000) Quebec City, QC 29% 56% 17 4.7 38% 63% 208
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Car-Sharing:  Where and How It Succeeds

Exhibit 4-4	 Impacts on Vehicle Ownership (cont'd)
% of Respondents Who Have…

Members 
Per Car-
Sharing 
Vehicle

Private 
Vehicles 

Replaced per 
Shared Car**

Vehicle Ownership Before Joining

Reference Region

Given Up 
a Vehicle 

(primary or 
second)

Forgone 
Purchase of 

a Vehicle None
One or 
More

Sample 
Size Comments

Katzev (1999), Katzev, Brook & 
Nice (2000)

Portland, OR 26% 53% 13 3.5 59% 41% 64

Cooper, Howes & Mye (2000) Portland, OR 23% 25% 89

Zipcar (2001) Boston, MA and  
Washington, DC

15% 35% 20 3.0 Details of methodology not available

Flexcar (2001) Seattle, WA 6% Cited in Vance (2004). Figures refer to net 

change in vehicle ownership, with 15% 

giving up a vehicle and 9% adding a new 

vehicle to the household.

Jensen (2001) Vancouver, BC 28% 57% 18 5.0 86% 14% 370 Figures refer to those who gave up a vehicle 

0-6 months before joining CAN. Figures for 

“forgone purchase” exclude “don’t know” 

responses.

City CarShare (2002) San Francisco Bay 
Area, CA

20% 63% 25 5.0 65% 35% 130 Excludes those who did not give an answer

Flexcar, unpublished survey Washington, DC * 42% 53 67% 33% Details of methodology not available

Cervero & Tsai (2003) San Francisco, CA 24% 4% 25 6.0 Figures refer to net change in vehicle 

ownership per member (-0.24) and per 

non-member control (+0.04). Source for 

members per vehicle is City CarShare.

Vance, Williams & Rutherford 
(2004)

Seattle, WA 15% 40% 48 Figures refer to net change in vehicle 

ownership, with 23% giving up a vehicle 

and 8.5% adding a new vehicle to the 

household.

AutoShare, email Toronto, ON 15% 25% 22 3.3 Details of methodology not available

Communato (2004) Quebec (4 cities) 32% 77% 20 6.4 2167

Lane (2005) Philadelphia, PA 21% 44% 23 4.7

North American Average 20% 41% 24 5 61% 40% 372
Combined Average 21% 34% 23 4.5 58% 42% 372

*25% of members who do own cars have sold or are considering selling their car.
** Excluding impacts of forgone purchases.
Many surveys do not distinguish between respondents who have given up a car because of car-sharing, or for some other means. Where available, the data in the table refer to those who have given it up because of car-sharing.





































































Projects' Parking Summary

PROJECT Year Units Beds Residential Parking
Parking Ratio (/ 

unit)
Parking Ratio (/ 

bed)

Ann Arbor, MI (UMI) 2012 173 606 142 0.82 0.2 

Tucson, AZ (UA) 2013 176 588 90 0.51 0.2 

Icon, Santa Barbara, CA (UCSB) 2014 51 205 57 1.12 0.3 

Eugene, OR (other will have no parking), 
(UOR)

2014 120 380 150 1.25 0.4 

Knoxville, TN, UTN 2014 59 218 54 0.92 0.2 

Tuscon, AZ, (UA) 2014 163 381 88 0.54 0.2 

College Park, MD, (UMD) 2015 276 829 225 0.82 0.3 

University of Ottawa 2015 222 427 105 0.47 0.2 

Carbondale, IL (SIU) 2015 121 349 50 0.41 0.1 

Gainesville, FL (UFL) 2015 169 592 110 0.65 0.2 

Gainesville, FL (UFL) 2015 91 375 0 0.00 0.0 

Seattle, WA (4 buildings) (UWA)
2014/15

/16
313 602 30 0.10 0.05 

Columbia, MO (UMO) 2016 207 437 81 0.39 0.19 

Madison, WI (UWI) 2016 179 372 85 0.47 0.2 

Average 166 454 91 0.60 0.2 

Proposed Project 2016 98 291 83 0.85 0.3 
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1. Project Data and Facts 
Project Data   
Applicant/Status   FH Broncos, LLC 
Architect/Representative  The Architects Office / David Ruby 
Location of Property 1808 W. Boise Avenue 
Size of Property 1.15 Acres 
Zoning (Proposed) R-OD (Residential Office with Design Review) 
Comprehensive Plan Designation Mixed Use 
Planning Area Southeast 
Neighborhood Association/Contact Southeast-Fred Fritchman & Brian McDevitt 
Procedure The Planning and Zoning Commission renders a final 

decision on the conditional use permit and makes a 
recommendation to City Council on the rezone. 

  
Current Land Use  
The property is currently occupied by three single-family homes and a detached garage, all of 
which are in a state of disrepair. 
 
Description of Applicant’s Request  

The applicant is seeking a rezone and conditional use permit for a parking reduction and height 
exception to facilitate construction of a five story multi-family residential building. 
 
2. Land Use 
 
Description and Character of Surrounding Area  

The area is comprised of a variety of uses, all of which are heavily influenced by the Boise State 
University campus north of Beacon Street.  There are a variety of retail, restaurant, and office 
uses as well as both single and multi-family residential. 
 
Adjacent Land Uses and Zoning  
North: Multi-Family Residential /  U (University District) 
South: Retail & Multi-Family Residential / C-1 (Neighborhood Commercial) and R-3 

(Multi-Family Residential) 
East:  Bar & Single Family Reidential / C-1 (Neighborhood Commercial) 
West: Retail / C-1 (Neighborhood Commercial) 

 
 

Site Characteristics 
The site is comprised of seven parcels, with three single family homes and a detached garage.  It 
is triangular in shape, with public right-of-way on each side.  This includes Beacon Street to the 
north, Oakland Avenue to the east, and Boise Avenue to the south.  
 
Special Considerations   
The property is surrounded by public right-of-way, including two arterial roadways (Beacon 
Street and Boise Avenue).  It is also immediately adjacent to the Boise State University Campus. 
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3. Project Proposal 

Structure(s) Design  
 
Number and Proposed Use of Buildings   

A single, mixed-use building is proposed. 
Building Height 
60-Feet 
Number of Stories 
Five 
 
 
Parking 

*The base parking requirement is reduced by 30 percent based on the inclusion of structured 
parking and adjacent transit service.  (144-43.2=100.8 or 101 spaces required) 
 
**A condition of approval requires compliance with the accessible parking space requirement. 

 
Setbacks 
A ten foot setback is required along each property line.  Decks, patios, or similar features are 
allowed to encroach into this setback.  The site plan demonstrates compliance with setback 
requirements. 
 
 

4. Zoning Ordinance   
 

 

Proposed Required 

Accessible spaces proposed: 2** Accessible spaces required: 4 

Total parking spaces proposed:  83 Total parking spaces required:  101* 

Number of compact spaces proposed:  30 Number of compact spaces allowed:  33 

Bicycle parking spaces proposed: 122 Bicycle parking spaces required: 98 

Section Description 

11-04-04.1.A Residential Office District Standards 

11-04-05.1 General Purpose of Commercial Districts 

11-07-03 Off-Street Parking and Loading Standards 

11-03-04.3 Rezone 

11-03-04.6 Conditional Use Permits 
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5. Comprehensive Plan 
CHAPTER GOALS, OBJECTIVES & POLICIES 

CHAPTER 2-CITYWIDE VISION AND 
POLICIES 

Policy NAC2.2 
Goal CC3 
Policy CC9.1 
Policy CEA9.3 

CHAPTER 3-COMMUNITY STRUCTURE 
AND DESIGN 

Principle GDP-MU.2 
Principle GDP-MU.4 
Principle GDP-MU.6 
Principle IDP-MU.1 
Principle IDP-MU.2 

CHAPTER 4-PLANNING AREA POLICIES Policy SE-NC 2.4 

ORIGINAL SOUTH BOISE PLAN 
Goal 1 
Objective 1.1 
Objective 1.5 

*The site is within the boundaries of the Original South Boise Neighborhood Plan.  The 
applicability of this plan on the proposal is discussed in the findings below. 

 
 
6. Transportation Data 

*Acceptable level of service for a three-lane minor arterial is “D” (720 VPH) 
*Acceptable level of service for a four-lane minor arterial is “D” (1,200 VPH) 
 
 

7. Analysis & Findings 
 
The applicant is proposing a rezone of 1.15 acres located at 1808 W. Boise Avenue from C-1D 
(Neighborhood Commercial with Design Review) to R-OD (Residential Office with Design Review).  
A conditional use permit for a height exception and parking reduction is also requested.  Both 
applications are necessary for the construction of a 5-story, 98-unit multi-family residential building.  
 
 

Roadway Frontage Functional 
Classification 

 PM Peak Hour 
Traffic Count 

PM Peak Level of 
Service (With Project) 

Beacon Street 285’ Minor Arterial 559 Better than “D” 

Boise Avenue 355’ Minor Arterial 541 Better than “D” 

Oakland Avenue 325’ Local N/A N/A 
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                           (Vicinity Map) 
 
The property is currently zoned C-1 (Neighborhood Commercial).  The purpose of this zone is to 
provide commercial services of a small scale near residential neighborhoods.  In addition to 
retail, restaurant, and office, the zone allows residential uses.  It also allows a number of auto-
oriented uses such as convenience stores and drive-up restaurants.  The proposal is to change the 
zoning to R-O (Residential Office).  It is intended to provide a buffer between commercial uses 
and institutional/government uses.  One of the fundamental purposes of the zone is to provide for 
higher density residential uses with high quality urban designs.  It is specifically intended for 
areas designated as mixed use in Blueprint Boise.  As illustrated below, the property is 
designated mixed-use, and located in a transitional location between the Boise State Campus and 
a variety of commercial and residential uses along Boise Avenue.  
 

 
                             (Land Use Map) 
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Given the mixed-use designation, there are a number of potential implementing zones for the 
property.  In fact, virtually all of the zoning districts are permissible.  This includes the 
commercial, residential, office, and industrial zones.  The Planning Team believes the R-O zone 
is consistent with the long-term vision for the area.  The other zones could result in a more 
suburban, auto-oriented development pattern on the site.  The R-O zone will support projects of 
the scale, intensity and form appropriate for this important location.  The intersection of Boise 
Avenue and Beacon Street is designated as a Neighborhood Activity Center in Blueprint Boise.  
The vision for these areas is compact, pedestrian friendly development with a mix of uses, 
including higher density residential. 
 

 
                  (Zoning Map) 
 
Many of the other implementing zones allow residential development.  However, they all limit 
the density to some degree.  The Planning Team believes this would be inappropriate in this 
location.  The property is immediately adjacent to the Downtown Planning Area and BSU 
Campus.  Bus service is available along Beacon Street as it abuts the site.  These factors support 
increased residential density in this location.  The R-O zone also limits some of the auto-oriented 
uses that could negatively impact the neighborhood.  Finally, the property is separated from 
adjacent parcels on all sides by public right-of-way.  This will mitigate many of the potential 
impacts associated with increased density in this location.  Finally, as illustrated above, the R-O 
zone will add to the variety of zoning already present at this Neighborhood Activity Center.  The 
additional residents accommodated by the change in zoning should only add to the vibrancy of 
the area by supporting existing businesses and those that could develop given the designation of 
other properties in the area.   
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The proposed zone is a departure from other districts in the immediate vicinity.  Given that, the 
Planning Team considered the appropriateness of recommending a development agreement be 
included as part of the rezone.  However, the appropriate safeguards are in place should the 
associated development plans not materialize.  The range of allowed uses and dimensional 
standards of the R-O zone will ensure the property remains compatible with the neighborhood 
and consistent with the long-term vision for the area.  
 
In addition to the rezone, a conditional use permit has been requested.  While multi-family 
residential is an allowed use, the project does not include all required parking and it exceeds the 
height limit by approximately 15-feet.  The combination of 1 to 5 bedroom units results in a 
parking requirement of 101 spaces.  The base parking requirement is established based on the 
following calculation: 
 
UNIT TYPE UNIT COUNT REQUIREMENT SPACES

Studio 9 0.75 6.75
Two Bedroom 28 1.25 35
Three Bedroom 26 1.5 39
Four Bedroom 27 1.5 40.5
Five Bedroom 8 1.5 12
Guest Parking     10
SUB-TOTAL     144
30% Reduction (For Structured Parking & Transit) -43
TOTAL REQUIREMENT   101

(Parking Calculation) 
 
The applicant is proposing 83 automobile parking spaces.  This represents a reduction of 18 
percent.  While parking for vehicles has been reduced, the amount of bicycle parking exceeds 
ordinance requirements by an even greater percentage.  A total of 98 bicycle spaces, or 1 per unit 
are required.  The applicant is proposing 122, or 24 percent more than required.  Both the 
automobile and bike parking are provided within the structure.  The project is intended primarily 
to support students of BSU.  It is within walking distance of campus as well as numerous 
services and amenities.  It is also within ½ mile of the Boise Greenbelt and less than 1 mile from 
the Downtown Core.  Bus service is also available immediately adjacent to the site on Beacon 
Street.  There is a minor concern with the parking reduction.  The parking for both automobiles 
and bikes is all located within the structure.  While guests arriving in automobiles have options 
for short term parking, those arriving on bikes have not been accommodated.  To mitigate this 
concern, a recommended condition of approval requires ten additional bicycle parking spaces be 
provided outside the building, in a covered location near the main entry of the building.  
 
Further support for the parking reduction is outlined in detailed information provided by the 
applicant.  They cite the numerous services and amenities within walking distance that justified 
their selection for the project location.  They also outline several operational characteristics that 
should prevent negative impacts on the neighborhood.  This includes five designated guest 
parking spaces within the garage and the inclusion of one car share vehicle.  They have indicated 
this service will be expanded as needed. 
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There is clearly policy support for the requested parking reduction in this location especially 
since it is on a major transportation corridor, in close proximity to numerous services and 
amenities, directly across the street from campus and the majority of its residents are expected to 
be students who will walk and bike to campus. However, as illustrated in the parking calculation 
table above, the project includes a number of three, four and five bedroom units that result in 291 
bedrooms.  This is somewhat different than the mix typically included in multi-family residential 
developments.  Since the parking requirement is not based on the number of beds, the number of 
larger units could increase the demand for parking and potentially result in an over-reliance on 
the limited number of on-street spaces in the surrounding neighborhood.  Most of the area is a 
residential parking district.  However, there is no cost for a permit, and no limit to the number 
that can be issued for a given address.  To minimize impacts of overflow parking in the 
surrounding neighborhood, the Planning Team has included the following recommended 
condition: 
 
Site Specific Condition of Approval 2d 
Residents of the project who do not receive a designated parking space in the project are 
prohibited from obtaining residential parking district permits.  Language to this effect shall be 
included in all individual lease agreements, separately initialed by each resident, and shall 
include a financial penalty for a violation of such prohibition and possibly eviction.  A draft copy 
of the standard lease agreement shall be provided to Planning and Development Services prior 
to issuance of any construction permits on the site.  
 
Recognizing the project is already receiving a base parking reduction of 30 percent, the 
Commission could also elect to deny any further reduction, and include a condition requiring 
compliance with parking requirements.  Ultimately, the Planning Team believes the parking 
reduction is warranted in this specific location, under these circumstances, and in consideration 
of the parking mitigation measures provided by the applicant. Enclosed is a summary of 
similarly situated projects developed nationally by the applicant.    
 
The second component of the conditional use permit is a height exception.  The maximum height 
in the R-O zone is 45-feet for properties that abut existing single family homes.  The proposed 
building is approximately 58-feet tall.  There are a number of factors that warrant the increased 
height in this location.  While there are three single family homes across Oakland Avenue to the 
east, all of those properties are zoned C-1 (Neighborhood Commercial).  If they were used for 
anything other than single-family, the height limit on the development site would be 65-feet.  It 
is reasonable to anticipate those properties will redevelop with office, retail or multi-family 
residential uses.  The property at the corner of Oakland and Beacon is already used as a bar.  The 
subject property is also surrounded by streets that provide a significant transition.  This includes 
65-feet of right-of-way between the development site and parcels currently occupied by single 
family homes to the east.  As illustrated below the combination of right-of-way and setbacks 
results in approximately 94 feet of separation between the proposed building and homes to the 
east. 
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(Oakland Avenue Cross Section) 
 
In addition to the unique characteristics of the site and surroundings, the applicant has proposed a 
context sensitive design.  As illustrated in the cross section and perspective, the majority of the 
fifth floor has been stepped back an additional 25 feet from the façade along Oakland Avenue.  
This provides a better transition to the existing homes. 
 

 
(Oakland Avenue Perspective) 
 
In conclusion, as outlined below, the Planning Team finds both the rezone and conditional use 
applications to be consistent with the standards for approval.  

*** 
REZONE / 11-03-04.B(7)(c) 
 
i.  Is in compliance with the Comprehensive Plan. 
 
 The rezone is consistent with the Comprehensive Plan.  The property is designated 

“Mixed Use” on the Land Use Map.  The R-O zone is one of numerous permissible 
implementing zones in this designation.  The property is also located at the center of a 
Neighborhood Activity Center.  The form, type and intensity of development allowed 
in the R-O zone is consistent with each of these designations.  A primary purpose of 
the zone is to accommodate higher density residential development.  Goal CC3 
promotes transit-ready development patterns.  This includes the higher density 
supported by the proposed zone.  Policy CC9.1 and Principles GDP-MU.2 and MU.6 
encourage development that will support existing transit routes, especially those 
within mixed-use activity centers.   
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 Policy CEA9.3 emphasizes the importance of an appropriate transition of land use, 

scale, density and design between the BSU campus and adjacent uses.   Goal 1 and 
Objectives 1.1 and 1.5 of the Original South Boise Plan echo this policy.  While the 
rezone will facilitate higher density development than what is currently on the site, 
public right-of-way along each boundary ensures an adequate transition.  This will be 
further reinforced through the design review process associated with any specific 
development plans.  

 
ii.  Is in the best interests of the public convenience and welfare. 
 

The rezone is in the best interest of the public.  The property is currently zoned C-1 
(Neighborhood Commercial).  While residential uses are allowed, they are limited to 
43.5 units per acre.  This is an unnecessary restriction in this location.  The C-1 zone 
also allows a number of auto-oriented uses that could be in inappropriate on the site.  
This includes convenience stores and drive-up windows.  It also includes setback 
standards more appropriate in suburban settings.  The change in zoning will remove 
the unnecessary restrictions and ensure the site is developed in a fashion more 
appropriate in this urban setting. 
 
The rezone will provide a benefit to the welfare of the general population.  In addition 
to being adjacent to the BSU campus, the property is within walking distance of 
numerous amenities and employment opportunities.  Further, all infrastructure 
necessary to serve the site is readily available.  Accommodating dense, urban 
development in this location will reduce impacts on the transportation system and 
other infrastructure.  In turn, this will have a positive environmental impact by 
reducing vehicle miles traveled and associated emissions. 

 
iii.  Maintains and preserves compatibility of surrounding zoning and development. 
 

The proposal is compatible with surrounding zoning and development.  While the R-
O zone will be a new designation in the neighborhood, the area is already comprised 
of a variety of districts.   
 
In addition to the university district, this includes commercial, single-family, medium, 
and high-density residential zones.  The R-O zone places an emphasis on high-density 
residential and office uses with urban designs.  This is consistent with the long term 
vision for the area given the mixed-use and neighborhood activity center 
designations.   
 
Similar to zoning, existing uses in the area also vary.  The area to north is 
predominantly occupied by uses associated with the university.  This includes student 
housing.  The primary uses along the Boise Avenue corridor to the south are multi-
family residential and commercial.  There are also daycares, churches and single 
family homes. 

*** 
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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 parking reduction and height exception should not cause compatibility issues 
with the surrounding neighborhood.  The project is primarily intended to house BSU 
students.  Similar to other housing in the area, residents of the project should not rely 
as heavily on automobiles for travel.  This is reinforced by the walkability of the 
neighborhood and immediately adjacent transit service.  The building will be taller 
than structures on adjacent parcels.  However, the site is surrounded by public right-
of-way that will provide an appropriate transition.  There are structures of comparable 
height on the BSU campus to the north.  Further, the area is an activity center and 
designated mixed-use.  As redevelopment occurs, it should be of a similar scale and 
intensity to the proposed building.   

 
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 project will not 
have an undue burden on the transportation system or other public facilities in the 
vicinity.  The uses proposed within the building are all allowed, and no negative 
impacts have been identified that are associated with the parking reduction or height 
exception.   
 
The Ada County Highway District (ACHD) commented on the project in staff 
comments received December 2, 2015.  They confirm the road network in the vicinity 
will continue to operate at an acceptable level of service.  The project is anticipated to 
generate 652 vehicle trips per day, with 61 during the PM peak hour.  They have 
required dedication of right-of-way to ensure curb, gutter, and detached sidewalk fits 
appropriately on the site.  Their requirements are reflected in the attached conditions.   

 
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.   

 
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 the exception of the parking reduction and height exception, the site is large 
enough to accommodate the proposed use and all required elements of the project.  
The project includes an 18 percent reduction in automobile parking.  However, this is 
mitigated by the walkability of the neighborhood, availability of transit, and inclusion 
of 24 percent more bicycle parking than required.  The project meets all setback 
requirements and no variances have been requested.  Trash and recycling facilities are 
included within the building, concealed from public view.  All required landscaping 
has been provided.  It will be reviewed in detail by the Design Review Team in a 
subsequent application. 
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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 should not adversely impact 
other property in the vicinity.  The very nature of the project mitigates many of the 
potential impacts.  It is intended to house students of Boise State University, located 
immediately adjacent to the site.  Students and their guests should not have to rely on 
automobiles for daily transportation needs.  As illustrated below, the site is also 
within easy walking distance of countless services and amenities.   
 

 
 (Walking Distance Illustration) 
 
The applicant has also provided a detailed parking plan that includes 24 percent more 
bicycle parking than required as well as a car share program.  The parking reduction 
is also mitigated by the availability of transit immediately adjacent to the site.  It is 
reasonable to expect the majority of guests to also be students.  They have also been 
accommodated.  Recommended conditions of approval require five of the automobile 
parking spaces in the garage to be reserved for guests and ten additional bicycle 
parking spaces be provided outside the building, near the entrance.  Finally, parking 
impacts will be mitigated by the fact that adjacent streets are either signed for no 
parking (Boise and Beacon) or designated as part of a residential parking district 
(Oakland).  This will prevent long term parking by guests on surrounding streets. 
 
The height of the building should also not negatively impact other properties in the 
area.  The property is surrounded by public right-of-way that will provide a transition 
to surrounding properties.  The building steps down one-story along the Oakland 
Street elevation.   
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It is across this street where single family homes are located.  However, those homes 
are on commercially zoned property that is also designated mixed-use on the Land 
Use Map.  Thus, it is likely they will redevelop in the future.  The presence of right-
of-way, combined with a sensitive design solution, should mitigate any negative 
impacts associated with the height until that occurs. 

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

 
The height exception and parking reduction are supported by the Comprehensive 
Plan.  Principle GDP-MU.4 encourages projects with buildings along the street and 
parking to the side or rear of buildings.  The only way this can be achieved on a site 
surrounded by roadways is with a project that includes underground or structured 
parking.  All parking associated with the project is located within the building, 
concealed from public view.  To justify structured parking, it is necessary to 
maximize the intensity/density of development.  This creates some of the need for the 
height exception and parking reduction.     
 
Blueprint includes a number of policies focused on infill design principles.  Principle 
IDP-MU.2 and Policy CEA9.3 focus on transition in land use, scale and density as 
well as design techniques to promote compatibility between the redevelopment of 
activity centers and surrounding neighborhoods.  The project will serve as a catalyst 
for the development of this activity center and it has been designed with an 
appropriate transition to surrounding properties to ensure compatibility.  This is 
accomplished by the presence of public right-of-way and fact that the building steps 
down a story where abutting single-family homes.   

*** 

 
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 October 27, 2015 except as expressly 
modified by the Design Review Committee, or the following conditions: 
 

2. Planning: 
 
a. A minimum of ten bicycle parking spaces shall be provided in a covered location near 

the main entry to the building. 
 

b. A minimum of five parking spaces in the garage shall be reserved for guests. 
 

c. The parking structure shall include all required accessible parking spaces. 
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d. Residents of the project who do not receive a designated parking space in the project 

are prohibited from obtaining residential parking district permits.  Language to this 
effect shall be included in all individual lease agreements, separately initialed by each 
resident, and shall include a financial penalty for a violation of such prohibition and 
possibly eviction.  A draft copy of the standard lease agreement shall be provided to 
Planning and Development Services prior to issuance of any construction permits on 
the site.  

 
e. A record of survey, consolidating the parcels shall be completed prior to issuance of 

any construction permits.  
 
Agency Requirements 
      
3. Comply with requirements of the Ada County Highway District (ACHD) as outlined in 

comments dated December 2, 2015. 
 
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 

memos: 
 
a. Sewer and Drainage/Stormwater (November 4, 2015) 
b. Solid Waste (October 29, 2015) 

      
6. Comply with requirements of Valley Regional Transit as outlined in department comments 

dated November 10, 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. 

 
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. 
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11. 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. 

 
12. Utility services shall be installed underground. 
 
13. 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. 
 

14. 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 Subdivision 
desk on the 2nd floor of City Hall.  For additional information, please call (208) 384-3998. 

 
15. 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. 

 
16. 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. 

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

revocation by the Boise City Planning and Zoning Commission. 
 
18. 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. 

 
19. 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. 
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20. 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. 

 
 

 



http://pds.cityofboise.org/planning/comp/blueprint-boise/
http://www.cityofboise.org/Departments/IT/GISAndMapping/PDF/GAPPlanningAreaMap.pdf




















 
 
 

BOISE CITY PUBLIC WORKS DEPARTMENT 
 

DEPARTMENT CORRESPONDENCE 
 

Date: November 4, 2015 
To: Boise City Planning & Zoning 

 
Re: CAR 15-00031;  1808-1822 W. Boise Ave.  

 
CONDITIONS OF APPROVAL 

 
SEWER CONDITIONS – MIKE SHEPPARD (384-3920) 
 

Connection to central sewer is required.  Sanitary sewers are available in S. Oakland Ave. and W. Boise Ave.  
 
Prior to granting of final sewer construction plan approval, all requirements by Boise City Planning and 

 Development Services must be met. 
 
DRAINAGE/STORMWATER CONDITIONS – JIM WYLLIE (384-3925) 
 

A drainage plan must be submitted and approved by Public Works prior to issuance of a building permit. 
 

STREET LIGHT CONDITIONS – MIKE HEDGE (388-4719) 
 
No comment.  
 

PERSON MAKING OTHER COMMENTS-  
 

OTHER COMMENTS-  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 _________________________________  _________________________________  
PUBLIC WORKS REPRESENTATIVE  PUBLIC WORKS REPRESENTATIVE 

 
 
 
 I:\PWA\Subjects\Review Comments\CUs\CU-2015\CAR 15-00031.doc 



CITY OF BOISE 
 
 

INTER-DEPARTMENT 
CORRESPONDENCE 

 
Date:10/28/2015  

 
To:  Planning and Development Services 
 
From:  Brian Murphy, Drainage Coordinator  
  Public Works 
 
Subject: cup15-00088; 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, Program Coordinator, Public Works Department 

Date: 10/29/15 

Re: Solid Waste Comments- CUP15-00088 

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

1. Trash and recycling room is drawn differently on each drawing (i.e. site plan v. planting plan). 
We cannot comment or approve of the design without cohesiveness between drawings.  

2. In both designs the point of collection for containers is unclear.  The ingress/egress divider is 
likely going to complicate collection services. 

3. Is the design for a trash room?  With a compactor?   

4. In one drawing there are numerous unidentified objects drawn into the trash room?  What are 
these?  There is a limit on the number of carts a commercial service location may use. 

Please review the design guidelines available online at:   
 
http://curbit.cityofboise.org/Trash/Commercial/Commercial_Trash_Home/page51871.aspx 
 
 
Please contact me with any questions at 388-4712. 
 
 

http://curbit.cityofboise.org/Trash/Commercial/Commercial_Trash_Home/page51871.aspx
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 1 Conditional Use Comment Response 

 

 

Conditional Use Permit Response Form 

Date:    11/10/2015 

To:    Planning and Development Services 

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

208‐258‐2705 

Subject: CUP15‐00088: 1808 W. Boise Ave.; Transit Comments 

Valley Regional Transit requests that A.D.A. compliant concrete space would be included in the project 

to allow transit access to the new site. See: 

PROWAG – http://www.access‐board.gov/attachments/article/743/nprm.pdf 

See  R213 & R308 

ADAAG – http://www.access‐board.gov/attachments/article/1350/adaag.pdf 

See  pg 75 

for an explanation of compliant concrete space. Concrete that abuts the existing road edge curb and 

meets A.D.A. compliant dimensions with a minimum parallel to the road length of 15’ connecting back 

to the roadway sidewalk is recommended. 

Please feel free to call me if there are any questions or concerns with this. 

Thank you for the opportunity to comment.  
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Cody Riddle

From: Jacob Hassard <jhassard@valleyregionaltransit.org>
Sent: Monday, November 16, 2015 8:53 AM
To: 'David Ruby'
Cc: Cody Riddle; 'Eran Fields (efields@fieldsholdings.com)'
Subject: RE: VRT comments

Thanks for coordinating this with me David. Your statements below are correct. 
 
Thanks, 
 
Jacob Hassard, P.E. 
Project Manager 

 
700 N E 2nd Street 
Suite 100 
Meridian, ID 83642 
208.258.2705 
208.794.6230 cell 

From: David Ruby [mailto:david@taoidaho.com]  
Sent: Friday, November 13, 2015 3:43 PM 
To: Jacob Hassard 
Cc: criddle@cityofboise.org; Eran Fields (efields@fieldsholdings.com) 
Subject: VRT comments 
 
Good afternoon Jacob.   
 
In regards to your comments on CUP15‐00088 1808 W. Boise Ave., this email is to serve as formal documentation that 
we discussed your request for an ADA compliant space for a bus stop.   Due to the fact that we will be constructing a 
detached sidewalk with an 8 foot wide planter strip on all three sides of our site, and the fact that there are no current 
plans to relocate the nearby bus stop, you have agreed to remove the requirement for the construction of this item at 
this time.  When/if there is a need to relocate the bus stop to one of the streets surrounding our site, the planter strip 
will easily accommodate the addition of an accessible space for the stop.   
 
Thank you for your help in this matter. 
 
David Ruby, AIA 
LEED AP 
499 Main St. 
Boise, Idaho  83702 
direct: 208-639-6406 
v: (208) 343-2931 Ext. 6  
f: (208) 343-1306  
e: david@taoidaho.com 



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 

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/BSUHousingRezoneDetail.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) 

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
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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/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/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/planning/studies/AcMgtTlkt_08Cover_Electronic.pdf
http://www.compassidaho.org/dashboard/pdfs/CompactHousingGuidebook.pdf
http://www.compassidaho.org/prodserv/transimprovement.htm
http://www.walkscore.com/
http://www.locationaffordability.info/
http://www.valleyregionaltransit.org/Portals/0/Board/2013/BusStopGuidelines.pdf
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Transportation Improvement Projects (TIP)  

Comments: 

ITD plans to restore the pavement on US-20 from River Street (milepost 48.13) to Federal Way exit 
(milepost 52.12) in downtown Boise by milling off the old surface and inlaying a new one. Construction 
in FY2019. 
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Development Services Department 

 
Project/File:  BOI15-0436/ CAR15-00031/ CUP15-00088  

This is an annexation with rezone and conditional use permit application to construct 
a multi-family housing facility consisting of 98-units on 1.15-acres.  The site is 
located at 1808 W Boise Avenue, Boise, Idaho.  

Lead Agency: City of Boise 

Site address: 1808 W Boise Avenue 

Staff Approval: XXXX, 2015 

Applicant: FH Broncos, LLC 
 Eran Fields 
 3954 Hopevale Drive 
 Sherman Oaks, CA  91403 

Representative: The Architects Office, PLLC 
 David Ruby 
 499 Main Street 
 Boise, ID  83702 

Staff Contact:  Stacey Yarrington 
 Phone: 387-6171 
 E-mail: syarrington@achdidaho.org 

A.  Findings of Fact 
1. Description of Application:   The applicant is requesting approval of an annexation with rezone 

from C-1D (Neighborhood Commercial) to R-O (Residential Office) and conditional use permit 
application to construct a 98-unit multi-family housing facility on 1.15-acres.     

The applicant’s proposal is consistent with the City of Boise’s comprehensive plan.   

2. Description of Adjacent Surrounding Area:   
Direction Land Use Zoning 
North University District U 
South Multi-Family Residential R-3 
East Neighborhood Commercial C-1D 
West Neighborhood Commercial C-1D 

 

3. Site History:  ACHD staff previously reviewed a portion of this site as CUP07-00139 in October 
2007.  The requirements of this staff report are consistent with those of the prior action. 

4. Transit:  Transit services are available to serve this site.   

5. New Center Lane Miles:  There are no new centerline miles of public roadway associated with 
this project.  

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

7. Capital Improvements Plan (CIP)/ Integrated Five Year Work Plan (IFYWP): 

There are currently no roadways, bridges or intersections in the general vicinity of the project that 
are currently in the IFYWP or the District’s CIP. 

B.  Traffic Findings for Consideration 
1. Trip Generation (if TIS not required):  This development is estimated to generate 652 additional 

vehicle trips per day (48 existing); 61 additional vehicle trips per hour in the PM peak hour (5 
existing), based on the Institute of Transportation Engineers Trip Generation Manual, 9th edition.   

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

* Acceptable level of service for a three-lane minor arterial is “D” (720 VPH) 

* Acceptable level of service for a four-lane minor arterial is “D” (1,200 VPH). 

3. Average Daily Traffic Count (VDT) 
Average daily traffic counts are based on ACHD’s most current traffic counts. 

• The average daily traffic count for Beacon Street west of Broadway Avenue was 
11,256 on 10/22/2014.   

• The average daily traffic count for Boise Avenue west of Broadway Avenue was 
10,374 on 9/3/2015.   

C.  Findings for Consideration 
1. Beacon Street 

a. Existing Conditions:  Beacon Street is improved with 4-travel lanes, vertical curb, gutter, and 
5-foot wide attached sidewalk abutting the site.  There is between 78 to 94-feet of right-of-way 
for Beacon Street (32 to 40-feet from centerline). 

b. Policy: 
Arterial Roadway Policy:  District Policy 7205.2.1 states that the developer is responsible for 
improving all street frontages adjacent to the site regardless of whether or not access is taken 
to all of the adjacent streets. 

Master Street Map and Typology Policy:  District Policy 7205.5 states that the design of 
improvements for arterials shall be in accordance with District standards, including the Master 
Street Map and Livable Streets Design Guide.  The developer or engineer should contact the 
District before starting any design.   

Street Section and Right-of-Way Width Policy:  District Policies 7205.2.1 & 7205.5.2 state 
that the standard 5-lane street section shall be 72-feet (back-of-curb to back-of-curb) within 

Roadway Frontage 
Functional 

Classification 

PM Peak 
Hour 

Traffic Count 

PM Peak 
Hour Level 
of Service 

Existing 
Plus  

Project 

Beacon Street 285-feet Minor Arterial 559 
Better than 

“D” 
Better than 

“D” 

Boise Avenue 355-feet Minor Arterial 541 
Better than 

“D” 
Better than 

“D” 

Oakland Avenue 325-feet Local N/A N/A N/A 
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96-feet of right-of-way. This width typically accommodates two travel lanes in each direction, a 
continuous center left-turn lane, and bike lanes on a minor arterial and a safety shoulder on a 
principal arterial. 

Street Section and Right-of Way Width Policy:  District Policy 7205.2.1 & 7205.5.2 states 
that the standard 3-lane street section shall be 46-feet (back-of-curb to back-of-curb) within 70 
feet of right-of-way.  This width typically accommodates a single travel lane in each direction, 
a continuous center left-turn lane, and bike lanes. 

Right-of-Way Dedication:  District Policy 7205.2 states that The District will provide 
compensation for additional right-of-way dedicated beyond the existing right-of-way along 
arterials listed as impact fee eligible in the adopted Capital Improvements Plan using available 
impact fee revenue in the Impact Fee Service Area. 

No compensation will be provided for right-of-way on an arterial that is not listed as impact fee 
eligible in the Capital Improvements Plan.  

The District may acquire additional right-of-way beyond the site-related needs to preserve a 
corridor for future capacity improvements, as provided in Section 7300. 

Sidewalk Policy: District Policy 7205.5.7 requires a concrete sidewalk at least 5-feet wide to 
be constructed on both sides of all arterial streets.   A parkway strip at least 6-feet wide 
between the back-of-curb and street edge of the sidewalk is required to provide increased 
safety and protection of pedestrians.  Consult the District’s planter width policy if trees are to 
be placed within the parkway strip.  Sidewalks constructed next to the back-of-curb shall be a 
minimum of 7-feet wide. 

Detached sidewalks are encouraged and should be parallel to the adjacent roadway. 
Meandering sidewalks are discouraged.   

A permanent right-of-way easement shall be provided if public sidewalks are placed outside of 
the dedicated right-of-way.  The easement shall encompass the entire area between the right-
of-way line and 2-feet behind the back edge of the sidewalk.  Sidewalks shall either be located 
wholly within the public right-of-way or wholly within an easement. 

Frontage Improvements Policy: District Policy 7205.2.1 states that the developer shall 
widen the pavement to a minimum of 17-feet from centerline plus a 3-foot wide gravel 
shoulder adjacent to the entire site.  Curb, gutter and additional pavement widening may be 
required (See Section 7205.5.5). 

Minor Improvements Policy: District Policy 7203.3 states that minor improvements to 
existing streets adjacent to a proposed development may be required.  These improvements 
are to correct deficiencies or replace deteriorated facilities.  Included are sidewalk construction 
or replacement; curb and gutter construction or replacement; replacement of unused 
driveways with curb, gutter and sidewalk; installation or reconstruction of pedestrian ramps; 
pavement repairs; signs; traffic control devices; and other similar items. 
ACHD Master Street Map:  ACHD Policy Section 3111.1 requires the Master Street Map 
(MSM) guide the right-of-way acquisition, arterial street requirements, and specific roadway 
features required through development.  This segment of Beacon Street is designated in the 
MSM as a Town Center Arterial with 4-lanes and on-street bike lanes, a 67-foot street section 
within 97-feet of right-of-way. 

c. Applicant Proposal:  The applicant is proposing to dedicate 37.5-feet of right-of-way from 
centerline of Beacon Street abutting the site. Applicant is proposing to remove the existing 
curb, gutter, and sidewalk; and construct new vertical curb, gutter, 8-foot wide parkway strip, 
and 6-foot wide detached sidewalk within an easement, abutting the site.  The applicant is 
proposing to close the 2 existing driveways with vertical curb, gutter, 8-foot wide parkway 
strip, and 6-foot wide detached sidewalk.   
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d. Staff Comments/Recommendations:  Beacon Street is improved with 4-travel lanes, curb, 
gutter, and sidewalk, but no bike lanes abutting the site.  Therefore no street improvements 
should be required with this application, though additional right-of-way is necessary for the full 
street section that includes bike lanes.  However, the City of Boise has requested that the 
applicant construct 6-foot wide detached sidewalks abutting Beacon Street abutting the site; 
and the applicant has proposed to reconstruct the existing curb, gutter and sidewalk and 
widen Beacon Street to accommodate a bike lane.  Therefore, the applicant should be 
required to remove the existing curb, gutter, and sidewalk; and reconstruct Beacon Street with 
5-feet of additional pavement, vertical curb, gutter, 8-foot wide parkway strip, and 6-foot wide 
detached sidewalk.  Right-of-way should be dedicated to 2-feet behind the back-of-curb, and 
provide a sidewalk easement.    

The applicant’s proposal to close the 2 existing driveways with vertical curb, gutter, 8-foot 
wide parkway strip, and 6-foot wide sidewalk meets District policy and should be approved, as 
proposed.   

Consistent with District Minor Improvements Policy, the applicant should be required to install 
pedestrian ramps abutting the site.  

A permanent right-of-way easement shall be provided if public sidewalks are placed outside of 
the dedicated right-of-way.  The easement shall encompass the entire area between the right-
of-way line and 2-feet behind the back edge of the sidewalk.  

The applicant should not stripe the bike lane on Beacon Street.  ACHD will stripe the bike lane 
as other widening occurs on Beacon Street. 

2. Boise Avenue 
a. Existing Conditions:  Boise Avenue is improved with 3-travel lanes, vertical curb, gutter, and 

5-foot wide attached sidewalk abutting the site.  There is 75-feet of right-of-way for Boise 
Avenue (34 to 37-feet from centerline). 

b. Policy: 
Arterial Roadway Policy:  District Policy 7205.2.1 states that the developer is responsible for 
improving all street frontages adjacent to the site regardless of whether or not access is taken 
to all of the adjacent streets. 

Master Street Map and Typology Policy:  District Policy 7205.5 states that the design of 
improvements for arterials shall be in accordance with District standards, including the Master 
Street Map and Livable Streets Design Guide.  The developer or engineer should contact the 
District before starting any design.   

Street Section and Right-of Way Width Policy:  District Policy 7205.2.1 & 7205.5.2 states 
that the standard 3-lane street section shall be 46-feet (back-of-curb to back-of-curb) within 70 
feet of right-of-way.  This width typically accommodates a single travel lane in each direction, 
a continuous center left-turn lane, and bike lanes. 

Right-of-Way Dedication:  District Policy 7205.2 states that The District will provide 
compensation for additional right-of-way dedicated beyond the existing right-of-way along 
arterials listed as impact fee eligible in the adopted Capital Improvements Plan using available 
impact fee revenue in the Impact Fee Service Area. 

No compensation will be provided for right-of-way on an arterial that is not listed as impact fee 
eligible in the Capital Improvements Plan.  

The District may acquire additional right-of-way beyond the site-related needs to preserve a 
corridor for future capacity improvements, as provided in Section 7300. 

Sidewalk Policy: District Policy 7205.5.7 requires a concrete sidewalk at least 5-feet wide to 
be constructed on both sides of all arterial streets.  A parkway strip at least 6-feet wide 
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between the back-of-curb and street edge of the sidewalk is required to provide increased 
safety and protection of pedestrians.  Consult the District’s planter width policy if trees are to 
be placed within the parkway strip.  Sidewalks constructed next to the back-of-curb shall be a 
minimum of 7-feet wide. 

Detached sidewalks are encouraged and should be parallel to the adjacent roadway. 
Meandering sidewalks are discouraged.   

A permanent right-of-way easement shall be provided if public sidewalks are placed outside of 
the dedicated right-of-way.  The easement shall encompass the entire area between the right-
of-way line and 2-feet behind the back edge of the sidewalk.  Sidewalks shall either be located 
wholly within the public right-of-way or wholly within an easement. 

Frontage Improvements Policy: District Policy 7205.2.1 states that the developer shall 
widen the pavement to a minimum of 17-feet from centerline plus a 3-foot wide gravel 
shoulder adjacent to the entire site.  Curb, gutter and additional pavement widening may be 
required (See Section 7205.5.5). 

Minor Improvements Policy: District Policy 7203.3 states that minor improvements to 
existing streets adjacent to a proposed development may be required.  These improvements 
are to correct deficiencies or replace deteriorated facilities.  Included are sidewalk construction 
or replacement; curb and gutter construction or replacement; replacement of unused 
driveways with curb, gutter and sidewalk; installation or reconstruction of pedestrian ramps; 
pavement repairs; signs; traffic control devices; and other similar items. 
ACHD Master Street Map:  ACHD Policy Section 3111.1 requires the Master Street Map 
(MSM) guide the right-of-way acquisition, arterial street requirements, and specific roadway 
features required through development.  This segment of Boise Avenue is designated in the 
MSM as a Neighborhood Residential Arterial with 2-lanes and on-street bike lanes, a 46-foot 
street section within 72-feet of right-of-way. 

c. Applicant Proposal:  The applicant is proposing to construct new vertical curb, and gutter 
within 34 to 40-feet of right-of-way, and 8-foot wide parkway strip and 6-foot wide detached 
sidewalk within an easement, along Boise Avenue abutting the site.  The applicant is 
proposing to remove the existing curb, gutter, and sidewalk and close the existing driveway 
with vertical curb, gutter and 6-foot wide detached sidewalk.  

d. Staff Comments/Recommendations:  Boise Avenue is fully improved with 3-travel lanes, 
curb, gutter, and sidewalk abutting the site.  Therefore no additional right-of-way or street 
improvements should be required with this application.  However, the City of Boise has 
requested that the applicant construct detached 6-foot wide detached sidewalks along Boise 
Avenue abutting the site; and the applicant has proposed to reconstruct the existing vertical 
curb and gutter and sidewalk.  Therefore, the applicant should be required to remove the 
existing curb, gutter, and sidewalk; and reconstruct Boise Avenue vertical curb and  gutter in 
their existing alignment;  8-foot wide parkway strip and 6-foot wide detached sidewalk.  
Dedicate right-of-way to 2-feet behind the back of curb, and provide a sidewalk easement.   

The applicant should be required to close the existing driveway with vertical curb, gutter, 8-
foot wide parkway strip, and 6-foot wide detached sidewalk. 

Consistent with District Minor Improvements Policy, the applicant should be required to install 
pedestrian ramps abutting the site.  

A permanent right-of-way easement shall be provided if public sidewalks are placed outside of 
the dedicated right-of-way.  The easement shall encompass the entire area between the right-
of-way line and 2-feet behind the back edge of the sidewalk. 
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3. Oakland Avenue 
a. Existing Conditions: Oakland Avenue is improved with 2-travel lanes, 32-feet of pavement, 

rolled curb, and no gutter or sidewalk abutting the site.  There is 65-feet of right-of-way for 
Oakland Avenue (28-feet from centerline). 

b. Policy: 
Local Roadway Policy: District Policy 7207.2.1 states that the developer is responsible for 
improving all local street frontages adjacent to the site regardless of whether or not access is 
taken to all of the adjacent streets.   

Street Section and Right-of-Way Policy: District Policy 7207.5 states that right-of-way 
widths for all local streets shall generally not be less than 50-feet wide and that the standard 
street section shall be 36-feet (back-of-curb to back-of-curb).  The District will consider the 
utilization of a street width less than 36-feet with written fire department approval. 

Standard Urban Local Street—36-foot to 33-foot Street Section and Right-of-way Policy:  
District Policy 7207.5.2 states that the standard street section shall be 36-feet (back-of-curb to 
back-of-curb) for developments with any buildable lot that is less than 1 acre in size.  This 
street section shall include curb, gutter, and minimum 5-foot concrete sidewalks on both sides 
and shall typically be within 50-feet of right-of-way.  

The District will also consider the utilization of a street width less than 36-feet with written fire 
department approval.  Most often this width is a 33-foot street section (back-of-curb to back-
of-curb) for developments with any buildable lot that is less than 1 acre in size. 

Sidewalk Policy:  District Policy 7207.5.7 states that five-foot wide concrete sidewalk is 
required on both sides of all local street, except those in rural developments with net densities 
of one dwelling unit per 1.0 acre or less, or in hillside conditions where there is no direct lot 
frontage, in which case a sidewalk shall be constructed along one side of the street.  Some 
local jurisdictions may require wider sidewalks. 

The sidewalk may be placed next to the back-of-curb.  Where feasible, a parkway strip at least 
8-feet wide between the back-of-curb and the street edge of the sidewalk is recommended to 
provide increased safety and protection of pedestrians and to allow for the planting of trees in 
accordance with the District’s Tree Planting Policy.  If no trees are to be planted in the 
parkway strip, the applicant may submit a request to the District, with justification, to reduce 
the width of the parkway strip. 

Detached sidewalks are encouraged and should be parallel to the adjacent roadway. 
Meandering sidewalks are discouraged.   

A permanent right-of-way easement shall be provided if public sidewalks are placed outside of 
the dedicated right-of-way.  The easement shall encompass the entire area between the right-
of-way line and 2-feet behind the back edge of the sidewalk.  Sidewalks shall either be located 
wholly within the public right-of-way or wholly within an easement. 

Minor Improvements Policy:  District Policy 7203.3 states that minor improvements to 
existing streets adjacent to a proposed development may be required.  These improvements 
are to correct deficiencies or replace deteriorated facilities.  Included are sidewalk construction 
or replacement; curb and gutter construction or replacement; replacement of unused 
driveways with curb, gutter and sidewalk; installation or reconstruction of pedestrian ramps; 
pavement repairs; signs; traffic control devices; and other similar items. 

c. Applicant’s Proposal:  The applicant is proposing to construct Oakland Avenue as one-half 
of a x-foot street section, with vertical curb, gutter, 8-foot wide parkway strip, and 6-foot wide 
detached sidewalk within 65-feet of right-of-way abutting the site.   
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d. Staff Comments/Recommendations:  The applicant’s proposal meets District policy and 
should be approved, as proposed.  The City of Boise has requested that the applicant 
construct 6-foot wide detached sidewalks abutting Oakland Street abutting the site; and the 
applicant has agreed. 
Consistent with District Minor Improvements Policy, the applicant should be required to install 
pedestrian ramps abutting the site.  

A permanent right-of-way easement shall be provided if public sidewalks are placed outside of 
the dedicated right-of-way.  The easement shall encompass the entire area between the right-
of-way line and 2-feet behind the back edge of the sidewalk. 

4. Driveways 
4.1 Oakland Avenue 

a. Existing Conditions:  There are 3 unimproved driveways onto Oakland Avenue from the site.  
b. Policy: 

Driveway Location Policy: District policy 7207.4.1 requires driveways located near 
intersections to be located a minimum of 75-feet (measured centerline-to-centerline) from the 
nearest street intersection. 

Successive Driveways:  District Policy 7207.4.1 states that successive driveways away from 
an intersection shall have no minimum spacing requirements for access points along a local 
street, but the District does encourage shared access points where appropriate. 

Driveway Width Policy:  District policy 7207.4.3 states that where vertical curbs are required, 
residential driveways shall be restricted to a maximum width of 20-feet and may be constructed 
as curb-cut type driveways. 

Driveway Paving Policy:  Graveled driveways abutting public streets create maintenance 
problems due to gravel being tracked onto the roadway.  In accordance with District policy, 
7207.4.3, the applicant should be required to pave the driveway its full width and at least 30-feet 
into the site beyond the edge of pavement of the roadway. 

c. Applicant’s Proposal:  The applicant is proposing to close the existing driveways with curb, 
gutter, and sidewalk; and construct 1 new 24-foot wide driveway, located approximately 235-
feet south of Beacon Avenue and 75-feet north of Boise Avenue onto Oakland Avenue from the 
site (measured centerline to centerline).  

d. Staff Comments/Recommendations:  The applicant’s proposal meets District policy and 
should be approved, as proposed.  

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

6. Landscaping 
Landscaping Policy: A license agreement is required for all landscaping proposed within ACHD 
right-of-way or easement areas.  Trees shall be located no closer than 10-feet from all public 
storm drain facilities.  Landscaping should be designed to eliminate site obstructions in the vision 
triangle at intersections.  District Policy 5104.3.1 requires a 40-foot vision triangle and a 3-foot 
height restriction on all landscaping located at an uncontrolled intersection and a 50-foot offset 
from stop signs.  Landscape plans are required with the submittal of civil plans and must meet all 
District requirements prior to signature of the final plat and/or approval of the civil plans. 
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7. Other Access 
Beacon Street and Boise Avenue are classified as minor arterial roadways. Other than the access 
specifically approved with this application, direct lot access is prohibited to these roadways. 

D. Site Specific Conditions of Approval 

1. Dedicate right-of-way on Beacon Street to 2-feet behind the new back-of-curb.   

2. Remove the existing curb, gutter, and sidewalk; and construct Beacon Street with 5-feet of 
additional pavement, vertical curb, gutter, 8-foot wide parkway strip, and 6-foot wide detached 
sidewalk within an easement, abutting the site.  

3. Close the 2 existing driveways on Beacon Street with vertical curb, gutter and 6-foot wide 
detached sidewalk.  

4. Dedicate right-of-way on Boise Avenue to 2-feet behind the new back-of-curb.   

5. Remove the existing curb, gutter, and sidewalk; and reconstruct Boise Avenue with vertical curb, 
gutter, 8-foot wide parkway strip, and 6-foot wide detached sidewalk within an easement, abutting 
the site.   

6. Close the existing driveway on Boise Avenue with vertical curb, gutter and 6-foot wide detached 
sidewalk. 

7. Construct Oakland Avenue as one-half of a 36-foot street section with curb, gutter, 8-foot wide 
parkway strip, and 6-foot wide detached sidewalk within 65-feet of right-of-way abutting the site. 

8. Close the existing driveways on Oakland Avenue with curb, gutter, and sidewalk; and construct 1 
new 24-foot wide driveway, located approximately 235-feet south of Beacon Avenue and 75-feet 
north of Boise Avenue onto Oakland Avenue from the site. 

9. Install pedestrian ramps abutting the site, consistent with District Minor Improvements policy. 

10. Provide permanent right-of-way easements for any public sidewalks placed outside of the 
dedicated right-of-way. 

11. Payment of impacts fees are due prior to issuance of a building permit. 

12. Comply with all Standard Conditions of Approval. 

E.  Standard Conditions of Approval 

1. All proposed irrigation facilities shall be located outside of the ACHD right-of-way (including 
all easements).  Any existing irrigation facilities shall be relocated outside of the ACHD right-
of-way (including all easements).  

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

3. In accordance with District policy, 7203.3, the applicant may be required to update any 
existing non-compliant pedestrian improvements abutting the site to meet current Americans 
with Disabilities Act (ADA) requirements.  The applicant’s engineer should provide 
documentation of ADA compliance to District Development Review staff for review.   

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

5. A license agreement and compliance with the District’s Tree Planter policy is required for all 
landscaping proposed within ACHD right-of-way or easement areas.   
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6. All utility relocation costs associated with improving street frontages abutting the site shall 
be borne by the developer. 

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

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

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

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

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

12. If the site plan or use should change in the future, ACHD Planning Review will review the 
site plan and may require additional improvements to the transportation system at that time. 
Any change in the planned use of the property which is the subject of this application, shall 
require the applicant to comply with ACHD Policy and Standard Conditions of Approval in 
place at that time unless a waiver/variance of the requirements or other legal relief is 
granted by the ACHD Commission.   

F. Conclusions of Law 
1. The proposed site plan is approved, if all of the Site Specific and Standard Conditions of Approval 

are satisfied. 

2. ACHD requirements are intended to assure that the proposed use/development will not place an 
undue burden on the existing vehicular transportation system within the vicinity impacted by the 
proposed development.  

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

 
 



1

Cody Riddle

From: Jerry Johnson (jerryjohnson) <jerryjohnson@micron.com>
Sent: Friday, December 04, 2015 12:50 PM
To: Cody Riddle
Subject: CUP15-00088/FH Broncos, LLC

HI Cody, 
  
My name is Gerald Johnson, owner of the property at 1209 S. Lincoln. I attended the developers review meeting a 
month or so ago and feel I have a good understanding of their project. Several of us voiced concern with the parking 
ratio per student. The developer was adamant that based on his experience the ratio would be adequate so there was 
little room for debate or discussion. My concern is that there already is a parking overflow problem in the area and that 
the proposed parking to student housing ratio is woefully inadequate. There is no way to have the developer correct 
that after the fact and certainly his “opinion” would be biased by the cost of providing adequate parking. I think the 
project has merit and would be a nice addition to BSU’s housing situation. However, I would ask that a parking reduction 
be disallowed, or at least a decision postponed until an independent third party could assess the parking request. 
Thank you 
Gerald L. Johnson 
  


	ACHD Comments 12-2-15.pdf
	B.  Traffic Findings for Consideration
	Request for Appeal of Staff Decision


	the CIM 2040 Vision can be found here: Beacon and Boise Ave - Rezone 1.15 acres  commercial to high density residential/office
	Name of Development: Located to the southeast of the Beacon and Boise Ave intersection, this proposed rezone is not within
	Summary 1: one mile of any other proposed developments. The proposal supports 13 CIM 2040 checklist items and does not 
	Summary 2: support 8 CIM 2040 checklist items. A traffic impact study was not recieved for this location so a Complete Streets 
	Summary 3: Level of Service (CSLOS) evaluation was not conducted. 
	Summary 4: 
	Downtown: Off
	Future Neighborhood: Off
	Small Town: Off
	Employment Center: Off
	Mixed Use: Off
	Transit Oriented Development: On
	Existing Neighborhood: Off
	Prime Farmland: Off
	Foothills: Off
	Rural: Off
	The proposal is within a CIM 2040 Major Activity Center Goal 23: Off
	TAZ:: TAZ: 110
	HouseholdsRow1: 503
	JobsRow1: 348
	HouseholdsRow1_2: 601
	JobsRow1_2: 348
	HouseholdsRow1_3: 1140
	JobsRow1_3: 695
	The number of jobs andor households in this development is consistent with: Yes_2
	Employment: 
	TAZs:: TAZs: 101, 102, 104, 105, 109, 111, 115, 163
	HouseholdsRow1_4: 2,570
	JobsRow1_4: 1,343
	HouseholdsRow1_5: 2,668
	JobsRow1_5: 1,343
	HouseholdsRow1_6: 4,583
	JobsRow1_6: 2,597
	The number of jobs andor households in this development is consistent with_2: Yes_3
	ma1: Off
	ma2: On
	toni1: On
	toni2: Off
	toni3: Off
	Comments: See next page
	don1: On
	don2: Off
	don3: Off
	Comments_2: If approved, access is encouraged from Oakland Avenue in the site design.
	walt1: On
	walt2: Off
	walt3: Off
	This Proposal Maintains or improves current bicycle LOS: Off
	This Proposal Maintains or improves current pedestrian LOS: Off
	This Proposal Maintains or improves current transit LOS: Off
	INfill: Off
	city limits: Off
	City AoI: Off
	transit stop: Off
	public school: Off
	Grocery Store: Off
	park and ride location: Off
	Comments_3: Future public transportation services are proposed near the development. See valleyconnect for details
	Complete Streets Scorecard is Attached: Yes_6
	This Proposal Maintains or improves current automobile LOS: Yes_6
	Walkscore: Yes_11
	Compact Housing: Yes_12
	mixed use: No_13
	Regional Average: Yes_14
	jobshousing balance: Yes_15
	employment rich neighborhoods: No_23
	Grocery and retail options: No_24
	Open Space park: No_25
	1 to 35 housing units: No_26
	Farmland vision: Yes_27
	Farmland: Yes_28


