Planning & Development Services

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

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

P O. Box 500 TDD/TTY: 800/377-3529 1 & 1a
Boise, Idaho 83701-0500 Website: www.cityofboise.org/pds

PUD16-00024 & SUB16-00052/ Warm Springs Village

Summary

The applicant is requesting a conditional use permit and preliminary plat for a planned residential
development comprised of 60 detached single family homes and 10 common lots on 14.45 acres
located at 2570 E. Warm Springs Avenue in an R-1C (Single Family Residential) zone.

Prepared By
Cody Riddle

Recommendation
The Planning Team recommends approval of the applications.

Reason for the Decision

Conditional Use Permit

The project is consistent with the approval criteria of BCC11-03-04.6.C(7)(a). The property abuts
single family homes, undisturbed open space and the Warm Springs Golf Course. As encouraged by
Blueprint Boise, the project will introduce a somewhat unique residential product to the
neighborhood. Further, the majority of units are concentrated along Warm Springs Avenue, away
from the single family homes on larger lots to the east. This allows half the property to be preserved
as open space, further ensuring compatibility with the surrounding neighborhood.

The project is consistent with Blueprint Boise. Policy CC1.1 encourages compact infill development
and Principle GDP-N.3 and Goals NE-CCN 1 and 2 encourage a variety of housing. The project will
add to the mix of housing already in the neighborhood. Consistent with Principles GDP-N.5, GDP-
N.7 a number of the units will be alley loaded, and oriented to Warm Springs Avenue. The
development is also consistent with elements of the plan related to habitat preservation and
geological risks. This has been reinforced with conditions of approval.

The site is large enough to accommodate the project without adversely impacting other properties.
All perimeter setbacks have been met and required amenities provided. Comments from public
agencies confirm it will not place an undue burden on the transportation system or other
infrastructure in the area.

Preliminary Plat
The subdivision conforms with the Boise City Comprehensive Plan and Development Code,
including the standards of the R-1C (Single Family Residential) zone.

This report includes information available on the Boise City Website. The entire public record, including additional
documents, can be viewed through PDS Online through the following link:

http://pdsonline.cityofboise.org/pdsonline/Permits.aspx?id=0
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ROAD CENTERLINE DATA

LINE TABLE
BEGIN END

LINE 4 | LENGTH | BEARING COORDINATE COORDINATE

, v w | N: 700804.85 | N: 700885.64

L10 | 158.59" | NS9'22°25°E | £/ 5516119.58 | E: 2516256.05

, o w | N: 70094413 | N: 701176.17

LT | 241.38° | N1S'S951E | £/ 95163071.23 | E: 2516367.75

, o aIN: 701366.98 | N: 701369.48

L12 | 29.87° | N8512'30°W | £/ 554693609 | E: 2516206.33

, o w I N: 701398.48 | N: 701514.28

LTS | 194.357 | NS32541°W | £/ 5546129.49 | E: 2515973.40

, o w o IN: 701522.03 | N: 701438.64

L14 1 161.57" | S58'5544W | . 551581217 | E: 2515673.79

CURVE TABLE

CURVE # | RADIUS | TANGENT | LENGTH |  DELTA BEARING | CHORD
cs 100.00° | 9.80° | 19.54° | 11°11°38” | N53'46°34”E | 19.51°
C6 100.00" | 28.85 | 56.17° | 3210'53" | N32°05'187E | 55.43’
c7 150.00° | 182.63" | 264.96" | 101712227 | N34°36°19"W | 231.83’
c8 150.00° | 42.70° | 83.20° | 31°46'50” | N69"19°06"W | 82.14’
c9 145.00° | 84.40° | 152.86° | 60°24'12” | N8337°47°W | 145.88’
C10 | 145.00°| 9.17 | 1832 | 71423 |s62°32'55"W | 18.31°
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RIVERIDGE ENGINEERING COMPANY
2447 S. VISTA AVE.
BOISE, ID 83705
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SLOPE, FILL, AND

DRAIN EASEMENT
AN
AN

DEVELOPER

WARM SPRINGS ENTERPRISES, LLC
BILL CLARK
420 MAIN ST., STE 204
BOISE, ID 83702
PHONE: (208) 342-2625

EMAIL: BILL@CLARKDEVELOPMENT.COM

NOTES

1. UTILITY AND DRAINAGE EASEMENTS AS FOLLOWS:
e 10" WIDE FRONTING PRIVATE ROAD
e 10" WIDE ALONG E. WARM SPRINGS AVE.
e 3 ADJOINING ALL SIDE LOT LINES
e 10" WIDE ALONG SOUTHWEST FRONTAGE OF PRIVATE ALLEYS
2. LOT 1 IS A COMMON LOT DRAINAGE EASEMENT
5. SETBACKS FOR ALL RESIDENTIAL LOTS ARE AS FOLLOWS:
e FRONT YARD SETBACK TO HOUSE FACE — 10’
e FRONT YARD SETBACK FROM BACK OF SIDEWALK TO FACE GARAGE — 20’
e SIDE YARD SETBACK — %

REAR YARD SETBACK NON—ALLEY LOTS — 15
REAR YARD SETBACK ALLEY LOTS — 6

BOULDER HEIGHTS ESTATES SUBDIVISION NO. 1
EL PASEO HOMEOWNERS ASSOCIATION, INC.

R—1A /DA

PROJECT DESCRIPTION

SUBDIVISION TOTAL AREA - 14.45 ACRES
TOTAL LOT COUNT - 70
RESIDENTIAL LOTS - 60

COMMON LOTS - 10

CURRENT ZONING: R-1C

R

2447 S. Vista Ave. Boise, Idaho 83705
Ph. (208) 344-1180, Fax (208) 344-1182
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SITUATED IN THE S 1/2 OF SECTION 13 AND THE NE 1/4 OF SECTION 24,
TOWNSHIP 3 NORTH, RANGE 2 EAST; BM, ADA COUNTY, IDAHO.
SITE LAYOUT PLAN

WARM SPRINGS VILLAGE - PRELIMINARY PLAT

DATE:  OCTOBER 12, 2016

PROJECT: 15047

SHEET 1 OF 3




NOTES
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41
SIDEWALK
6"

5" THICK CONCRETE SIDEWALK
ON 4" — 3/4” CRUSHED BASE COURSE

|
SIDEWALK
» 1. STORM DRAIN SYSTEM — THE ON SITE STORM DRAIN SYSTEM WILL BE PRIVATE AND
6 DESIGNED IN ACCORDANCE WITH THE CITY OF BOISE STORM WATER MANAGEMENT
DESIGN MANUAL. ALL COLLECTED ON SITE STORM WATER WILL BE COLLECTED,
TREATED AND DISPOSED ON ON SITE.

\
\— 23" ASPHALT

\~ 4” — 3/4” CRUSHED AGGREGATE BASE

2. ALL ROADS AND ALLEYS WITHIN THE DEVELOPMENT ARE PRIVATE AND WILL BE
DESIGNED IN ACCORDANCE WITH THE BOISE CITY SUBDIVISION ORDINANCE AND ACHD
DESIGN STANDARDS.

3. ALL EARTHWORK, INCLUDING SITE PREPARATION, SHALL BE DONE IN ACCORDANCE

15”SD PROPOSED STORM DRAIN MAIN & SIZE
3” ROLLED CURB AND GUTTER WITH BOISE CITY REQUIREMENTS AND THE PROJECT GEOTECHNICAL REPORT. DRAINAGE DIRECTION
PER ISPWC SD—702 14"— 6" MINUS SUBBASE COARSE —_—
4. ALL IMPACTED SLOPES OF THE DEVELOPMENT SHALL BE REVEGETATED UPON PROP ' T (e))
2780 ROPOSED 10’ CONTOUR

COMPLETION OF SITE GRADING. ALL IMPACTED LOT AREAS SHALL EITHER BE ) c
(SECTION A-A) LANDSCAPED, OR STABILIZED IN ACCORDANCE WITH THE REVEGETATION PLAN. 2778 PROPOSED 2° CONTOUR Q = 5
TWO-LANE PRIVATE ROAD 5. RETAIN AND PROTECT ALL ADJACENT SLOPES AND PROPERTIES THAT ARE WITHIN THE === 2780 — — — — — EXISTING 10’ CONTOUR _gﬁ =
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TOWNSHIP 3 NORTH, RANGE 2 EAST; BM, ADA COUNTY, IDAHO.
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NOTES:

1. DRY UTILITIES ARE INTENDED TO BE LOCATED ALONG ALLEYS WHERE POSSIBLE.
WHEN REQUIRED TO BE LOCATED ALONG ROADWAYS, JOINT TRENCH WILL BE
LOCATED BEHIND THE SIDEWALKS WITHIN THE UTILITY EASEMENT.

2. ALL DOMESTIC WATER WILL BE CONSTRUCTED TO THE UNITED WATER IDAHO
STANDARDS.

3. ALL SANITARY SEWER WILL BE CONSTRUCTED TO BOISE CITY STANDARDS.

4. STORM WATER SYSTEM — THE STORM WATER SYSTEM WILL BE DESIGNED TO THE
CITY OF BOISE STORM WATER STANDARDS. ALL ON SITE COLLECTED STORM WATER
WILL BE COLLECTED, TREATED AND DISPOSED OF ON SITE.

5. IRRIGATION DISTRIBUTION SYSTEM — THIS PROPERTY DOES NOT CONTAIN SURFACE

WATER RIGHTS. ALL REQUIRED IRRIGATION WATER WILL BE PROVIDED BY SUEZ
WATER IDAHO THROUGH THE DOMESTIC WATER SYSTEM.

KEY NOTES:

CONNECT NEW WATER SERVICE TO EXISTING 12" WATER MAIN. TYPICAL ALONG E. WARM SPRINGS AVE.

REMOVE EXISTING IRRIGATION PIPE AND STRUCTURES WITHIN PROJECT BOUNDARIES.

REMOVE EXISTING OVERHEAD POWER LINES AND POLES.

CAP EXISTING GAS SERVICE AT MAIN BY GAS COMPANY

VACATE EXISTING IRRIGATION EASEMENT PRIOR TO RECORDING FINAL PLAT 7
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LANDSCAPE NOTES:

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

2. All structures, site improvements and underground utilities shall be located prior
to construction and protected. Call Digline (811) to locate underground utilities. Any
damage to structures, utilities or concrete will be replace at contractor's expense.

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

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

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

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

7. Berming and grading as shown on plans shall have gradual transitions to
existing or engineer proposed grades. Grading shall not change flow or direction of
surface drainage swales as shown on engineers plans. positive drainage away from
structures. Refer to Engineer's plans for grading information.

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

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

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

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

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

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

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

13. Trees shall not be planted within clear vision triangles.
14. No trees shall be placed within 50" of stop sign.

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

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

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

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

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

e Coverage for different hydrozones:

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

b. Planting Beds - Pop-up sprinklers.

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

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

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

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

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

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

FAX: (208) 323-2399
NAMPA, IDAHO

SPOKANE, WASHINGTON
COEUR d' ALENE, IDAHO

CONSULTING ENGINEERS, SURVEYORS & PLANNERS
2471 S. TITANIUM PLACE
MERIDIAN, ID 83642

PHONE: (208) 323-2288
OFFICES ALSO IN:

E T-0 ENGINEERS | no

Mature Size | Min. Planting | Water zone : Quantity
Ke Common Name Botanical Name . Class Height
y (HXW) Size* (0-4) I fotals
@ COMMON HACKBERRY Celtis occidentalis 60'x40' 2" cal. 1 I 26
% SKYLINE HONEYLOCUST Glediisa tracantios inermis 4535 2" cal. 2 I 41
yline
@ AMUR MAPLE Acer ginnala 20'x25' 2" cal. 1 15
% CANADA RED CHOKECHERRY Prunus virginiana 'Canada Red' 2515 9'-10" ht (clump) 1 11
N
=i % VANDERWOLF PINE Pinus flexilis 'Vanderwolf's Pyramid' 30'x15' 6'-7' ht. 1 EVERGREEN 13
0\
S ROCKY MOUNTAIN JUNIPER or | Juniperus scopularium or J. chinesis o o
,%:mg SPARTAN JUNIPER ‘Spartan’ 20'x8 6-7'ht. 1 EVERGREEN 13
SASKATOON SERVICEBERRY OR | Amelanchier alnifolia or Cornus alba o
& VARIEGATED REDOSIER DOGWOOD variagata’ kY 5 gal 2-3 SHRUB 93
% RUSSIAN SAGE Perovskia atriplicifolia 5'%5' 2-3 gal. 1 SHRUB 83
SLOWMOUND DWARF MUGO PINE Pinus mugo 'Slowmound' 2'x3' 5gal. 1 E. SHRUB 54
] HIDCOTE LAVENDER Lavandula angustifolia 'Hidcote 2'x3' 2-3 gal 1 PERENNIAL 123
© AMBER CARPET ROSE Rosa x NOA97400A 2.5'%3' 2-3 gal. 3 SHRUB 81
KARL FOERSTER FEATHER REED Calamagrostis acutiflora 'Karl
x2' 1 gal
& GRASS Foerster' 52 g 3 GRASS 139
NEEDLE AND THREAD GRASS OR Hesperostipa comata or Nassella .
# MEXICAN FEATHER GRASS Ferather Grass 2x2 1al 0 GRASS 144
WALKERS LOW CATMINT Nepeta x faassenii 'Walkers Low' 3'x2' 1 gal 1 PERENNIAL
CAESARS BROTHER SIBERIAN IRIS Iris sibirica 'Caesar's Brother' 3'x2' 1 gal 0-1 PERENNIAL
MAY NIGHT SAGE Salvia sylvestris 'May Night' 1.5%1" 1 gal 2 PERENNIAL
ORANGE CARPET OR BLANKET Zauschneria garrettii or Gaillardia 1o
FLOWER aristata 1.51.5 1gal 2 PERENNIAL
ELIJIAH BLUE FESCUE Festuca glauca 'Elijiah Blue' 3x2 1 gal 0 GRASS
NOTES
1. SEE GENERAL NOTES (THIS PAGE). ALSO SEE PAGE L3 FOR PLANTING DETAILS
2. WATER ZONES SHOWN IN THE MINIMUM NUMBER OF IRRIGATION APPLICATIONS PER MONTH REQUIRED FOR HEALTHY GROWTH (SEE BOISE PARKS AND RECS WATER CONSERVATION GUIDELINES and
SALT LAKE CITY HYDROZONE SCHDL. 2013)
3. FINAL LOCATION AND QUANTITY OF PERENNIALS TO BE DETERMINED IN CONSTRUCTION PLANS. TOTAL PLANT COVERAGE IN PLANTER BEDS TO BE MINIMUM 60% WITHIN 3 YEARS.
LANDSCAPE MATERIAL SCHEDULE TABLE OF CONTENTS
Material Description Notes/Remarks SHEET NO. SHEET NAME
. L1 LANDSCAPE COVER SHEET
Gravel Shoulder Road Mix ACHD Right-of-Way
L2.1 LANDSCAPE PLANTING PLAN
Medium Shredded Bark 2.5 "to 3" deep medium shredded bark mulch L2.2 LANDSCAPE PLANTING PLAN
Planter Beds Mulch and plants per hrouah All ol L
planting plan throughout. All plants drip irrigated. L3 LANDSCAPE DETAILS

- ==~+==+ Dryland Seed Repair

Grade disturbed areas to match existing, install
topsoil and seed with approved seed mix

Clear Vision Triangle .
AN curb lines

Triangle formed 40' along

See plans

LANDSCAPE CALCULATIONS

canopy tree. Average spacing is 35' 0.c spacing.

Per detail L3.2 Perimeter fencing as shown on

Street Buffers: Warm Springs Avenue 1,330 I.f., 20' min width (40)

DEVELOPER/APPLICANT

Irrigation Main and
Drain

City Water Source

Main valve and drain with Double-Check
Backflow Prevention Value, per codes

Clark Development
Contact: Bill Clark
4824 W Fairview Ave.
BOISE, ID 83702

Irrigation Controller Hunter I-Core

/ View Fence - 5' 5' Metal Western Two Rail olans

See L3.7 Pedestal Mount , lockable metal
exterior box. Locate at convenient, but discrete,
serviceable locations.

(208) 336-8181

LANDSCAPE ARCHITECT

% Boulders 110 5 ton on-site boulders Bury into slope and toe at least 4"-6"

T-0 ENGINEERS
SHON PARKS

2471 TITANIUM PL.,
MERIDIAN, ID 83642

T+ ntour
+1 Contours and swales

1 ft Contour interval. Berms | Slopes not to exceed 3:1. Gentle transitions to

Engineer's proposed grading.

(208) 323-2288

ENGINEER

RIVERIDGE ENGINEERING

Contact: Dave Powell
2447 s. Vista Ave.
Boise, ID 83705
(208) 830-4654

PRELIMINARY PLAT LANDSCAPE PLAN
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MASTER PLANTING SCHEDULE e HIDCOTE LAVENDER Lavandula angustifolia Hidcote %3 2-3 gal 1 PERENNIAL
Mature Size| _MIN- | cl
Ke Common Name Botanical Name aure oize Plantin aler zone ass
y (HXW) Si *g (0-4) Height ©@ AMBER CARPET ROSE Rosa x NOA97400A 2.53' 2-3 gal. 3 VINE
1ze
KARL FOERSTER FEATHER REED Calamagrostis acutiflora 'Karl oo
COMMON HACKBERRY Celtis occidentalis 60'x40' 2" cal. 1 I w J . 52 1 gal 3 GRASS
GRASS Foerster
NEEDLE AND THREAD GRASS OR Hesperostipa comata or Nassella 1
L . . . D! al
% SKYLINE HONEYLOCUST Sl e~ ™| 45%35 2" cal. 2 I # MEXICAN FEATHER GRASS Ferather Grass 2%2 g 0 GRASS
WALKERS LOW CATMINT Nepeta x faassenii 'Walkers Low' 3'x2' 1 gal 1 PERENNIAL
@ AMUR MAPLE Acer ginnala 20'x25' 2" cal. 1 I
CAESARS BROTHER SIBERIAN IRIS Iris sibirica 'Caesar's Brother' 3'x2' 1 gal 0-1 PERENNIAL
% CANADA RED CHOKECHERRY Prunus virginiana 'Canada Red' 25'%15' S(’cllgng)t 1 |
MAY NIGHT SAGE Salvia sylvestris 'May Night' 1.5%1" 1gal 2 PERENNIAL
S\\\\\W/////é Pinus flexilis 'Vanderwolf's o -
IS VANDERWOLF PINE Pyramid 3015 6-7'ht. 1 EVERGREEN ORANGE CARPET OR BLANKET | Zauschneria gartetii or Gailardia | . . . - gl ) DERENNIAL
FLOWER aristata o
S, ROCKY MOUNTAIN JUNIPER or Juniperus scopularium or J. o -
o SPARTAN JUNIPER chinesis 'Spartan' 20%8 6-7' . 1 EVERGREEN ELIJIAH BLUE FESCUE Festuca glauca Eliah Blug' 32 1gal 0 GRASS
@ SASKATOON SERVICEBERRY OR Amelanchierlalnifolia olr Cornus T 5 gal 9.3 SHRUB NOTES
VARIEGATED REDOSIER DOGWOQD alba 'variagata 1. SEE GENERAL NOTES (THIS PAGE). ALSO SEE PAGE L3 FOR PLANTING DETAILS
2. WATER ZONES SHOWN IN THE MINIMUM NUMBER OF IRRIGATION APPLICATIONS PER MONTH REQUIRED FOR HEALTHY GROWTH (SEE BOISE PARKS AND RECS WATER
CONSERVATION GUIDELINES and SALT LAKE CITY HYDROZONE SCHDL. 2013)
% RUSSIAN SAGE Perovskia atriplicifolia 5'x5' 2-3 gal. 1 SHRUB 3. FINAL LOCATION AND QUANTITY OF PERENNIALS TO BE DETERMINED IN CONSTRUCTION PLANS. TOTAL PLANT COVERAGE IN PLANTER BEDS TO BE 60% AT MATURITY.
4. PLANTS SHOWN AT NEAR MATURE SIZE.
SLOWMOUND DWARF MUGO PINE Pinus mugo 'Slowmound' 2'x3' 5 gal. 1 E. SHRUB
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Ke C N Botanical N Mature Size PIN:]"Hﬁ Water zone| Class
y ommon Name otanical Name (HXW) q *g (0-4) Height
Size
@ COMMON HACKBERRY Celtis occidentalis 60'x40' 2" cal. 1 Il
Gleditsia triacanthos inermis oL "
@% SKYLINE HONEYLOCUST ‘Skyline’ 45'%35 2" cal. 2 Il
@ AMUR MAPLE Acer ginnala 20'x25' 2" cal. 1
s , 910" ht
CANADA RED CHOKECHERRY Prunus virginiana ‘Canada Red 25'x15' (clump) 1
N7 . . ,
§ i ///é VANDERWOLE PINE Pinus flexilis Ve_ln‘derwolfs 30%15 6-7'ht 1 EVERGREEN
/////h\\\\ Pyramid
£, ROCKY MOUNTAIN JUNIPER or Juniperus scopularium or J. R 7
%%c;wg SPARTAN JUNIPER chinesis 'Spartan’ 20'x8 6'-7' ht. 1 EVERGREEN
SASKATOON SERVICEBERRY OR Amelanchier alnifolia or Cornus
. 7" 5 gal -
e VARIEGATED REDOSIER DOGWOOD alba ‘variagata' kY 9 2-3 SHRUB
% RUSSIAN SAGE Perovskia atriplicifolia 5'x5' 2-3 gal. 1 SHRUB
SLOWMOUND DWARF MUGO PINE Pinus mugo 'Slowmound' 2'x3' 5 gal. 1 E. SHRUB
oo HIDCOTE LAVENDER Lavandula angustifolia 'Hidcote 2'%3' 2-3 gal 1 PERENNIAL
©@ AMBER CARPET ROSE Rosa x NOA97400A 2.5'%3' 2-3 gal. 3 VINE
KARL FOERSTER FEATHER REED Calamagrostis acutiflora 'Karl
D! 1 |
W GRASS Foerster ox2 ga 3 GRASS
NEEDLE AND THREAD GRASS OR Hesperostipa comata or Nassella . 1 qal
& MEXICAN FEATHER GRASS Ferather Grass 2x2 g 0 GRASS
WALKERS LOW CATMINT Nepeta x faassenii 'Walkers Low' 3'x2' 1 gal 1 PERENNIAL
CAESARS BROTHER SIBERIAN IRIS Iris sibirica 'Caesar's Brother' 3x2' 1 gal 0-1 PERENNIAL
MAY NIGHT SAGE Salvia sylvestris 'May Night' 1.5%1" 1 gal 2 PERENNIAL
ORANGE CARPET OR BLANKET Zauschneria garrettii or Gaillardia o1 B
FLOWER aristata 1.5%1.5 1 gal 2 PERENNIAL
ELIJIAH BLUE FESCUE Festuca glauca 'Elijiah Blue' 32" 1 gal 0 GRASS

NOTES

1. SEE GENERAL NOTES (THIS PAGE). ALSO SEE PAGE L3 FOR PLANTING DETAILS

2. WATER ZONES SHOWN IN THE MINIMUM NUMBER OF IRRIGATION APPLICATIONS PER MONTH REQUIRED FOR HEALTHY GROWTH (SEE BOISE PARKS AND RECS WATER
CONSERVATION GUIDELINES and SALT LAKE CITY HYDROZONE SCHDL. 2013)

3. FINAL LOCATION AND QUANTITY OF PERENNIALS TO BE DETERMINED IN CONSTRUCTION PLANS. TOTAL PLANT COVERAGE IN PLANTER BEDS TO BE 60% AT MATURITY.
4. PLANTS SHOWN AT NEAR MATURE SIZE.
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< \\//\\//\ EEEEDTE o] Fpribbrpre[ ¥ \/\//\\// > Pipe cover
I 1 =C A /og SRIPNYIN
e K \ / 8” min PVC
A <\ N\ A %7%\ . pipe sleeve
3 X , , ASTM 3034,
© 2” SQ STEEL MIN. \\ < //////////////\ SDR 35
7 L %" X % X 547 /\/\//\\/‘/\\//\ : key head wl|G| |2 |2 ¢
L1 PICKETS , HEINEIE: al g
2 %' master gate valve ZlaB]x| |=[g] |¥|=
2-3 PEDESTAL MAIL BOXES wlGlZlv|lz]|v|x ol|lw
ON 7°10' CONCRETE PAD 1" X 1" X 94" TOP f 3 % <§,: e o
RAILS , =
o s u }h § 2 2 % saddle wli & 5] |5 |=
=1 B Femi=s by : f
g * o S BRACKET OR ¥ 5
T | eRT2 Typ e CONTINUOUS % et <
_ _ : _ S WELD 30 Pressure
E‘ ‘ ‘ g P Aﬁ B S i ] ‘ ‘ ‘E‘ ‘ ‘ I ] - " Ea S I‘ ‘E '9 . ,'I\IOTESS:EE MATERIALS AND LAYOUT PLAN FOR DOUBLE CHECK VALVE GOUB bG;<Z§ v irrigOtion main
‘,:lim:M:M:M:M:M:M:M:M:M:J:M:J:M:M:M:M:M:M:M:M:u = & ggSNTC_RIET_I-:',DLQSEFACE " MODEL N line supply
A== === === === === === === === o R TO SLOPE AWAY 2. ALL DOUBLE GHECK AND BACKFLOW PREVENTION DEVISES
o ol ' FRONT VIEW ‘ FROM POST MUST MEET LOCAL CODE REQUIREMENTS. manual drain valve
FRONT VIEW SIDE VIF ~ = T e AGGREGATE — 4 3. USE APPROVED BOX ENCLOSURE WITH LOCKABLE LID
= DEEP
. NOTES: .5 CUBIC YARD
NOTES:
1 CLUSTER MAL BOXES SHALL BE SALSBURY INDUSTRIES CLUSTER BOX UNT (#3316) 7. FENGING PLACED ON SLOPES SALL BE RAKED WITh LONG CONSISTENT SLOPING RALS AND GRAVEL SUMP
16A—TYPE Il — USPS ACCESS, COLOR BRONZE. PLUMB PICKETS. 0
2.  INSTALL PER MANUFACTURERS SPECIFICATIONS »
3. CONCRETE PAD SHALL SLOPE AT 1% TO BACK OF PAD. A A T iy e FIiSid GRADE SHALL NOT EXCEED 4 &
2 DO NOT SCALE DRAWING. 2 DO NOT SCALE DRAWING. (Z)
>
L
1 CLUSTER MAILBOXES 2 VIEW FENCE 5'- STEEL 3 MASTI_ER GATE VALVE, MANUAL DBAIN o
. . VALVE AND DOUBLE CHECK VALUE we
i 5 FT DIAM. PLANTER
BED (TREE MULCH
RING). 25" MULCH
DO NOT HEAVILY PRUNE THE TREE AT PLANTING | VN, DO NOT PLACE
ONLY CROSSOVER, CO-DMINANT LEADERS, AND < MULCH IN CONTACT sl
© BROKEN OR DEAD BRANCHES. - WITH TREE TRUNK. 2
@ JUMBO VALVE BOX STAKING NOT RECOMMENDED IN HIGH P - 0
PEDESTRIAN AREAS. OTHERWISE STAKING o TREE TRUNK n g 3 5%%
FINISH GRADE WILL BE COMPLETED AT CONTRACTOR’S o ° E = & 000
EASY FIT COMPRESSION TEE: @ ° ° Y = Q z==
N\ @ DISCRETION HOWEVER . < ™ Tu<
B N RN PN N N N SINE RAIN BIRD MDCFTEE 0 T , ] 3 ﬂ z . 3i
% 8 2¢
> L S .2
(2) NETAFEM POLYLINE: QO MODEL ICZ—101—XX WITH ; - 2 28, 5o
il @ e 34 3 FILTER (TIP 45 DEGREES) . = 9 33 g8
@ TORO DRIP EMITTER VRS NN REGULATOR 25 OR 40 PSI 2 / EACH TREE MUST BE PLANTED m = s 2 88
— g SUCH THAT THE TRUNK FLARE IS 2 S Sno @
(4) TIE DOWN STAKE (TYPICAL) (5) (%) TRUNK WRAPPING TAPE TO SUCH THAT THE TRUNK FLARE 1S 2 29
= @ WATERPROOF CONNECTORS (2) BASE LIMBS. BALL. TREES WHERE THE TRUNK L g <Z
FLARE IS NOT VISIBLE SHALL BE =~
@ @ @ @ TURF/F'N'SH GRADE OR SHRUB ° REJECTED. DON'T COVER THE o § P% ©
BED WITH MULCH @ @ 18-24" COILED WIRE SET BASE OF ROOT FLARE TOP OF THE ROOT BALL WITH . 5 2w §
@ FLUSH TO GRADE. SOIL. o = 52 9 Z
@ SCH 80 TO.E. NIPPLE o % 5 3
= Q <
= b))
@ MAIN LINE PIPE & FITTINGS é 4 5
1 5 FT DIAM. PLANTER BED (TREE - 2 i
NOTES: MBS MULCH RING). 2 /4" MULCH MIN. o e
1. PLACE TIE DOWN STAKES EVERY THREE FEET IN SAND, FOUR FEET IN LOAM, DO NOT PLACE MULCH IN " H| 5
AND FIVE FEET IN CLAY. e CONTACT WITH TREE TRUNK. gﬁjo?\l%[iﬁ%’g;o?légai BALL
2. AT FITTINGS WHERE THERE IS A CHANGE OF DIRECTION SUCH AS TEES OR =q '
ELBOWS, USE TIE-DOWN STAKES ON EACH LEG OF THE CHANGE OF BACKFILL SOIL MIXTURE Z
DIRECTION. | O0% TOPSOIL
3. INSERTION PLOW AND TRENCHED INSTALLATIONS DO NOT REQUIRE TIE DOWN (8) Brox suppoRrs (4 A= O
STAKES. ) ADD ROOT BARRIER TO STREET —
@ 3/4” MINUS WASHED GRAVEL TREES (SEE DETAL HALF OF ROOT BALL. 7
|
PLACE ROOT BALL ON >
DRIP IRRIGATION LINE INSTALLATION 5 DRIP SYSTEM CONTROL VALVE SETTLE SOIL AROUND ROOT BALL UNEXCAVATED OR TAMPED
4 BASE WITH WATER PRIOR TO SOIL. SCARIFY EDGES OF —
N.T.S. N.T.S. ADDING UPPER LEVEL TOPSOIL. PIT. <ZE D
NOTES: — 09
1. DO NOT DISTURB ROOT OR DAMAGE ROOT BALL WHEN INSTALLING TREE OR TREE IF PLANT IS SHIPPED WITH A [
STAKES WIRE BASKET AROUND ROOT
DO NOT DAMAGE OR CUT LEADER 2. TREE STAKING SHALL BE AT THE DISCRETION OF CONTRACTOR HOWEVER ANY TREES BALL. CUT THE WIRE BASKET L : w
MINIMUM CLEARANCE DISTURBED FROM PLUMB CONDITION DURING THE PLANT WARRANTEE PERIOD WILL BE IN FOUR. PLACES AND FOLD o W
FOR DOOR OPENING REPAIRED OR REPLACED AT CONTRACTOR’S EXPENSE DOWN (8" INTO  PLANTING < —
> / 3. WATER PLANTS THOROUGHLY WITHIN 4 HOURS AFTER INSTALLATION . J <
i 4. TOPSOIL SPECIFICATION — SEE NOTES AOLE. A LLl
5. ADD ROOT BARRIER TO STREET TREES PER PLANS AND SPECIFICATIONS —
HUNICI INTERIOR OR 0o J
EXTERIOR WALL y FASTEN TRUNK TO WOOD STAKES PER SPECIFICATIONS Z < )
B0 i (9 GA.) GALVANIZED TIE WIRE IN 0.5"8 HOSE CHAFING <
O 1%S GUARD, B )-TREE PLANTING DETAIL 3 o w
P CROWN CF PCO™ BAIL SIA | 37AX SAMT PIIATICH N.T.S. E - &
/‘ D \,/\ Wi (\\/ i /‘ \ P ) DA ‘ ;/\f \ :,F‘ ol “r < <
HUNTER |—Core ~ £ O FINISHE S GRADE AS D) O PREVICLS GRAD- S —
Y/ Z 2-1/2" MULCH MIN. . > @)
~# L= CREATE SAUCER AROUND TREE NOTE: Vo)
2 M >
/a‘l'l REMOVE ALL TAGS, TWINE OR W N
— NCUTETIVITOSTNIP, L) S L Wy FINISHED GRADE OTHER NON-—BIODEGRADABLE 0 Dﬁ
. . Y/V, \ MATERIALS ATTACHED TO PLANT vl < U zZ,
NOTE / OR ROOT MASS ‘ = <
MOUNT CONTROLLER WITH LCD l‘=‘ A o 5 PRUNE TO REMOVE DEAD OR < Z
SCREEN AT EYE LEVEL. CONTROL WIRE IN < %DILBELE;/EEHTLY GHER %'to'” > BROKEN BRANCHES z |
CONTROLLER SHALL BE ELECTRICAL THAN SURROUNDING - MULCH 2" MIN. AWAY FROM —
HARD—WIRED TO GROUNDED 110 CONDUIT. SIZE AND GRADE TO ALLOW FOR Sa (‘Lw Q*(OO TRUNK OF PLANT — z
VAC SOURCE. TYPE BACKFILL SETTLING ‘ ) N Ll
ool Culy 3" DEEP MIN. MULCH (a W
PER LOCAL CODE NOTES: 01— X o
ALSO INSTALL MAINLINE FLOW m 1. DO NOT DISTURB ROOT OR DAMAGE ROOT BALL WHEN INSTALLING TREE OR TREE \\ o W
SENSOR AND SOLAR SYNC (WSS) STAKES. CUR AND REMOVE TOP J5 OF BURLAP FROM BALL. BACKFILL SOIL: & g
PER MANUFACTURER'S 2. TREE STAKING SHALL BE AT THE DISCRETION OF CONTRACTOR HOWEVER ANY TREES 100% TOPSOIL A A ROOT MASS:
DISTURBED FROM PLUMB CONDITION DURING THE PLANT WARRANTEE PERIOD WILL BE S = REMOVE. GONTAINER AND E
RECOMMENDATIONS REPAIRED OR REPLACED AT CONTRACTOR'S EXPENSE. BOTTOM LAYER OF LOOSEN ROOTS OF POTBOUND
1/2" POWER SUPPLY 3. WATER PLANTS THOROUGHLY WITHIN 4 HOURS AFTER INSTALLATION. BACKFILL SHALL BE PLANTS BY SCORING OR
4., TOPSOIL SPECIFICATION — SEE NOTES. LIGHTLY TAMPED AND PULLING
~ CONDUIT 5. PLANT PIT SHALL BE 2X ROOT BALL WIDTH AND SCARIFIED,
J BOX INSIDE 6. REMOVE ALL TWINE AND TOP HALF OF BURLAP AFTER PLANTING SETTLED WITH WATER PROVIDE DRAINAGE (N <
PRIOR TO PLACEMENT
CONTROLLER OF PLANT PLANTING PIT AS NECESSARY
CONNECT PER LOCAL
CODE EXISTING SOIL
DATE: JULY 13, 2016
7 IRRIGATION CONTROLLER INSTALLATION 8 EVERGREEN TREE PLANTING DETAIL 9 SHRUB PLANTING DETAIL PROJECT: 160139
N.T.S. N.T.S.
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RiveRidge R
Engineering R
Company

August 25, 2016

Mr. Hal Simmons

Boise City Planning & Development Services
P.O. Box 500

Boise, ID 83701-0500

RE:  Proposed Warm Springs Village
(Gate City Steel Property)
SUB16-00052, PUD16-00024

Dear Mr. Simmons:

On behalf of the Warm Springs Enterprises, LLC, owner and applicant of the proposed Warm Springs
Village development, I am submitting the following associated detailed letter to accompany the
applications.

These applications are being submitted after having completed the pre-application requ1rement and
having conducted the required neighborhood meeting. ‘

The following is a detailed description of each of the proposed applications:

1. Subdivision Application — The Preliminary Plat application is being requested at thlS time. The
current zoning of the property is R-1C. The allowed density of the property (14.45 acres) is 8.0
units per acre. This proposal calls for a density of 4.15 units per acre.

The north to east boundary of the project is Boise City Parks property. The south boundary of the
project is made up of Windsong Drive and a 2 to 1 slope leading from the building lots up to the
Windsong Drive. The development will provide for a buffer along this entire Park boundary
consisting of a combination rock cut-off swale and drainage swale. A Rock Fall Analysis was
performed by Strata that identified several rocks on the upper slope within the Parks property that
have the potential over time to slough down slope into the property. To capture these rocks,
Strata has recommended the construction of either a berm or a swale to prevent these rocks from
moving past the project perimeter into the adjacent building lots. This cut off swale accomplishes
this goal. Since we have the swale, we will also route all upstream storm water runoff from the
Parks property to this swale and through the site, which will also protect the adjacent building lots
from nuisance storm water.

The entire 2 to 1 slope along the south boundary of the property will be retained as open space
providing a natural landscaped buffer from this roadway to the building lots below.

The entire west boundary of the project is frontage along Warm Springs Avenue. There is a 33’
wide right-of-way from centerline to the building lots that will be retained, along with the rural
character of the existing roadway. ACHD has indicated that this is ample right-of-way for their
ultimate needs and that the addition of a detached 5° wide sidewalk will be the only right-of-way

2447 S. Vista Avenue ¢ Boise, ID 83705
208-344-1180 = 208-344-1182
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improvements required. The project proposes to provide a borrow adjacent to the east edge of
pavement, followed by an 8’ wide landscape buffer to be drought tolerant vegetation and then a
5’ wide concrete sidewalk that backs up to the existing right-of-way. The project will then
provide a minimum 2’ high vertical rock wall that will elevate all home sites a minimum of 2’
above the adjacent roadway. All lots fronting Warm Springs Avenue will provide for a home
front that faces Warm Springs Avenue with all cars accessing the garage to be located off the rear
alley. Each house will have an individual sidewalk leading to the sidewalk that runs the entire
frontage length of Warm Springs Avenue.

As determined previously be the City of Boise Public Works Department and expressed to Warm
Springs Enterprises, although there are portions of this site (limited to common areas) that exceed
15% slopes, this application does not require a Hillside Application. There are no portions of the
property that fall within the flood plain of the Boise River.

The accesses into the project will consist of a private looped roadway with 24’ of width from
back of curb to back of curb and 40’ of right-ot-way and sidewalks on both sides. Private 20’
wide concrete alleys will provide rear lot access to all lots fronting Warm Springs Avenue to
provide a front door look to all frontage lots-in the project. These 20* wide alleys will allow for
emergency vehicle to the rear of these units.

The entire project is within ZoneA of the WUI. . All buildings will be.designed to conform with
the WUI requirements for access and building rnaterials.

Environmental Remediation — over the years, the current and previous owners have worked with
local professionals, the City of Boise, and The Idaho Department of Environmental Quality to
evaluate the site for presence of contaminants related to the old Gate City Steel Fabrication
operations. Voluntary actions were performed to remove and remediate soils contamination. A
portion of the far southeast end of the site was identified as a waste area related to the steel
fabrication operations. This site was remediated with the placement of an earth cap to cover the
site and protect against future excavations. With this project and in coordination with IDEQ), this
project proposes to place additional cap materials over the site and improve site grading to
manage drainage safely away from the site. This entire area is part of the open space area that
will be protected permanently from future disturbance and development. Also a part of the
ongoing mitigation plan will be the removal of remaining contaminants. IDEQ will monitor this
remediation work and upon satisfactory removal, will provide verification of removal and
compliance with their approved mitigation plan. All of this cleanup work will be accomplished
and IDEQ sign-off will be provided before any housing development.

Planned Unit Development: Application: This PUD Application is for a 60-lot single family
subdivision as depicted on the supporting documents. The spec1ﬁc design standard modifications
that are being requested consist of‘

a. Reductlon of lot frontage to 40’ minimum for those lots fronting on to Warm Springs
Avenue. (50’ required).

b. Front yard setbacks of 10’ for the lots. (20’ required).

c. Front yard house setbacks of 20° from back of walk to perpendicular garage face (16’ from
back of right-of-way where 20 from back of right-of-way is required). This will allow 20’ of
parking from the face of the garage to the back of walk without portion of vehicle extending
into sidewalk zone. - - \ teo

d. Side yard setbacks of 3’:for the lots frontmg on to Warm Sprmgs Avenue (5’ required).
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e. 24 back of curb to back of curb (28’ required) private roadway with 40’ private right-of-way
to be owned and maintained by the Warm Springs Village Homeowners Association.

f. Private alleys as shown on the plans that are 20’ wide and are in accordance with Boise Fire
Department requirements.

Existing Local Amenities - This project site is directly across Warm Springs Avenue from the 12’
greenbelt and immediately adjacent to Warm Springs Golf Course. The site is also immediately
adjacent to the Boise City Parks Trailhead and miles of trails that leads up to and around the open
space of Tablerock.

We look forward to ongoing coordination with staff and the Planning and Zoning Commission with the
goal of approved annexation, zoning and a positive recommendation of plan approval.

Your help on this submittal and past meetings and guidance is greatly appreciated.

Sincerely,

David G. Powell, P.E.
Project Engineer
RiveRidge Engineering Company




Cody Riddle

From: Bill Clark <bill@clarkdevelopment.com>
Sent: Monday, October 24, 2016 6:25 PM

To: Cody Riddle

Subject: Warm Springs Village - letter from Russ Slifer
Dear Cody,

Thank you for sending me a copy of the thoughtful letter from our neighbor Russ Slifer. | offer below a
summary of our responses to the points made by Mr. Slifer.

Wildlife

As | believe you are aware, we originally suggested to Krista Bjorn of IDFG that our plan include a wildlife
corridor along our western edge, adjacent to the Slifer property. In our meeting with Krista, which you attended,
Krista was of the strong opinion that we instead provide a wildlife corridor along our eastern side. We revised
our plan to reflect her suggestions. We also agreed to work with her and IDFG on details of fencing and
vegetation and implementation as appropriate to our site of the 2013 IDFG Baseline Recommendations.

Project Size

The size of the proposed development, at 60 lots, is slightly less than half of what is allowed for under the R1C
zone designation for the property. Because of the triangular shape of the property, the standard rectangular lot
dimensions and setbacks don’t work well. That is why we proposed using the Planned Unit Development
(PUD) approach, which allows for non-standard lot dimensions. With a range of 5,400 to more than 10,000
square feet, our lot sizes are similar to the range of lot sizes in Harris Ranch, further out from the center of the
City. This is an excellent infill site but we do not feel it appropriate for attached or multifamily dwellings that
would result if we were to seek the maximum density allowed by the zone. This is also the sense of preferred
housing types we got from discussions over the years and recently with the East End and Warm Springs
Neighborhood Associations.

Parking and Traffic Concerns

When the City Parks and Recreation Department approached us and others about the proposal for a new trail
and trailhead along our eastern boundary approximately 10 years ago, we were very supportive of the proposal.
The City’s plan included a pedestrian crossing from the golf course parking lot, which would provide parking
for trail users. The trailhead, crossing and parking have turned out to be very successful. The City is currently
under construction with an expansion of that parking lot. In discussions we have had with City Parks and
Recreation, we have suggested that in their planned revisions to the golf course and replacement of the club
house, that they consider future parking that accommodates both golf course and trail user needs. There has also
been mention of signalizing the pedestrian crossing. ACHD staff has told us they would not approve such an
installation because of site distance concerns and a false sense of safety that might be created for pedestrians.
We will be creating, with the construction of this project, a pedestrian path parallel to Warm Springs Avenue
that will extend from the signal and signalized pedestrian crossing at Windsong, to the west and intersect with
the trailhead and pedestrian crossing.

Foothill conditions




As Mr. Slifer notes, our site is predominately flat or gently sloping, though adjacent to steep areas to our north
and east. We have been working with Boise Parks and Recreation, which manages the steep area owned by the
City, and with Boise Public Works, which is responsible for regulating foothills areas, concerning geological
and slope stability considerations relating to development of our site. Our geotechnical engineering consultant
has been analyzing potential slope stability and rockfall issues which will be addressed in our construction plans
and final plat documents, which will be prepared subsequent and in response to any conditions of approval of
our proposed preliminary plat and PUD.

Please let me know if you have any questions.
Sincerely,

Bill Clark
Warm Springs Enterprises LLC



Cody Riddle

From: Bill Clark <bill@clarkdevelopment.com>

Sent: Tuesday, October 25, 2016 4:40 PM

To: Cody Riddle

Subject: Warm Springs Village - environmental cleanup
Dear Cody,

Thank you for forwarding to me the 10/4/16 email correspondence from Paul Kuhlmeier concerning contaminated soils
on our site, formerly known as the Gate City Steel property.

Mr. Kuhlmeier appears to base his comments on his recollection of a preliminary investigation by him of the site for an
executive at Morrison - Knudsen around 1992. Mr. Kuhlmeier apparently is unaware of the extensive environmental
remediation of the site performed by Valley Bank and its successor, Key Bank, which came into ownership of the
property through a bankruptcy of a borrower who had owned the property. The analysis and cleanup was performed
between 1990 and 1995 by a company named Wastren, in cooperation with the Central District Health Department
(CDHD) and Idaho Department of Environmental Quality (DEQ). A consent Order (CO) was put in effect by those
departments to restrict development of the site while the analysis and cleanup was underway. On August 1, 1995, Key
Bank was informed by DEQ that the department had reviewed the cleanup of the site and that the termination of the
Consent Order was approved and that there was no further need for action.

Since we (Warm Springs Enterprises LLC) entered into contract to purchase the property in 2005, we have examined
several potential uses of the property and communicated with DEQ and CDHD about the site. We became aware that
some additional soil materials had been placed on the site after the 1995 cleanup approval. In short, we discovered that
there were some questionable materials and analyzed them. These were not seriously contaminated but discovered that
for our intended use of the site for residential development, that DEQ was implementing more demanding
environmental criteria for such use and that some additional cleanup would probably be necessary. We undertook
detailed additional sampling in cooperation with DEQ. We concluded that the best approach would be to take part in
DEQ’s Voluntary Remediation Program. With our consultant Forsgren Associates and with DEQ assistance, we developed
a remediation plan. A final draft of his plan is presently under review by DEQ. We expect to perform the additional
remediation, which mostly involves removal of some material, within the next several months.

Based on our discussions with the Environmental Division of the Boise Public Works Department, we understand that
the City will require approval of the site condition by DEQ and CDHD in order to complete this development.

| hope that this provides a satisfactory summary of the situation. Please let me know if you have any questions or need
additional detail.

Sincerely,

Bill Clark
Warm Springs Enterprises LLC
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1. Project Data and Facts

Project Data

Applicant/Status Warm Springs Enterprises, LLC

Architect/Representative Dave Powell / RiveRidge Engineering Company

Location of Property 2570 E. Warm Springs Avenue

Size of Property 14.45 Acres

Zoning R-1C (Single Family Residential-8 Units/Acre)

Comprehensive Plan Designation | Suburban

Planning Area North/East End

Neighborhood Association/Contact | East End / Tiffany Robb

Procedure The Planning and Zoning Commission is a
recommending body on the subdivision and renders a
final decision on the conditional use permit.

Current Land Use

The property is currently undeveloped.

Description of Applicant’s Request

The applicant requests approval of conditional use permit and preliminary plat for a planned
residential development comprised of 60 detached single family homes.

2. Land Use

Description and Character of Surrounding Area

The surrounding area is comprised of undeveloped open space, a golf course and single family
homes. While the subject property is relatively flat, there is a substantial ascending slope on the
adjacent property to the north.

Adjacent Land Uses and Zoning

North: Undeveloped foothills / A-1 (Open Land)

South: Boise River / A-1 (Open Land)

East: Open space lot / R-1A (Single Family Residential)
West: Warm Springs Golf Course / A-1 (Open Land)

Site Characteristics

With the exception of the northeast corner, the site is relatively flat and void of significant
vegetation.

Special Considerations

There is a substantial slope with exposed boulders on the City-owned property north of the site.
The property also previously supported an industrial user that caused soil contamination.
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3. Project Proposal
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Structure(s) Design

Number and Proposed Use of Buildings

60 detached single-family homes

Building Height

35" Max.

4. Zoning Ordinance

Section Description

11-04-03.1 General Purposes of Residential Districts
11-03-04.7 Planned Developments

11-07-06.5 Planned Unit Development Standards
11-03-04.6 Conditional Use Permits

5. Comprehensive Plan

CHAPTER

GOALS, OBJECTIVES & POLICIES

CHAPTER 2-CITYWIDE VISION AND
POLICIES

Goal ES7
Policy NAC7.1
Policy CC1.1
Policy SHCC2.2
Goal SHCC12

CHAPTER 3-COMMUNITY STRUCTURE
AND DESIGN

Principle GDP-N.3
Principle GDP-N.5
Principle GDP-N.7
Principle GDP-N.8
Principle IDP-N.3

CHAPTER 4-NORTH/EAST END POLICIES

Goal NE-CCN 1
Goal NE-CCN 2

6. Transportation Data

ROADWAYS
Functional PM Peak Hour Traffic PM Peak Hour LOS +Project
Roadway | Frontage | Classification Count LOS
W?"“ 1,727 Minor Arterial 520 Better than “E” Better than “E”
Springs
Windsong 995’ Local 62 N/A N/A

-The project is estimated to generate 571 additional trips per day, with 60 during the PM peak hour.

-Acceptable level of service for a two-lane minor arterial is “E” (690 VPH).
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7. Analysis & Findings

The applicant is requesting a conditional use permit along with a preliminary plat for a
subdivision comprised of 60 detached single-family homes. The roughly 14.5 acre site is located
across Warm Springs Avenue from the City’s golf course in east Boise. In addition to the
proposed homes, the subdivision includes 7 common lots that encompass approximately 7 acres,
or just under 50% of the site. The underlying R-1C zone allows residential development at up to
8 dwelling units per acre, with a minimum lot size of 5,000 square feet. The project has a
density of just under 4 units per acre. Lots in the subdivision range from approximately 5,000 to
12,000 square feet. The majority of lots exceed ordinance standards for area. However, at 40’
wide, the lots along Warm Springs Avenue are narrower than ordinance minimum of 50°. This
reduction is permitted through the planned development process. In addition to this flexibility,
the applicant is proposing reduced setbacks interior to the development. All perimeter setbacks
will be met or exceeded and the project includes no variances from the development code.

BOISE CITY g
PARKS PROPERTY ~ ~
gl \( i,/ %S _ BOULDER HEIGHTS
P . : N ESTATES
iy N RECOMMENDED "
#K/ i\, PEDESTRIAN .’
7N .\ PATHWAY
WARM SPRINGS AVENUE

(Preliminary Plat)

The property has been the subject of a number of applications over the years. This includes a
proposed planned development that was withdrawn in 2013 (CUP03-00013) and a
Comprehensive Plan Amendment in 2005 (CAR05-00013). That amendment recognized the
relatively flat topography of the site and changed the land use designation from Foothills/Slope
Protection to Low Density Residential. It also removed the property from the Foothills Planning
Area, and placed it in the North End/East End. Most recently, the property was part of a City
initiated annexation (CAR13-00008). This annexation assigned the current R-1C zoning to the
property. A number of the issues and concerns raised in previous applications remain prevalent
today. They have been addressed in the findings and analysis below.
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Connectivity, Street, and Sidewalk Design

Automobile circulation within the site is accommodated by a private street that essentially forms
a semi-circle, with two access points from Warm Springs Avenue. There is also an alley that
parallels Warm Springs, providing access to the narrower rear-loaded lots along that street.
Private streets are typically discouraged in locations where there are opportunities to extend
and/or connect to public roads. In this instance, the site is constrained by natural features that
prevent the extension of public streets to other properties. Specifically, the slope along the entire
northern boundary precludes any street connection. The street is proposed to be 24’ wide which
will not allow parking. However, each home will include a minimum two car garage and 20’
long driveway apron to accommodate guests. The project also includes approximately 14
additional guest parking spaces in the centrally located common lot.

The applicant is proposing attached 4’ wide sidewalks along the private street and a 5’ detached
sidewalk along Warm Springs Avenue. This is an appropriate solution for the site. Attached
sidewalks interior to the development will minimize grading and pedestrians will not be
negatively impacted given the limited volume of traffic. The detached facility along Warm
Springs is more appropriate given the increased traffic. To better accommodate pedestrian
circulation and ensure the additional parking spaces are easily accessible to all dwellings, as
illustrated above, a recommended condition of approval requires a pathway connection between
the upper section of the private street and Warm Springs Avenue.

Environmental Concerns

The subject property is relatively flat but abuts areas of substantial slope along the northern and
eastern boundaries. The property to the north is part of the Table Rock Reserve, owned by Boise
City. There are a number of exposed boulders on the City property at risk of rolling down the
slope onto the project site. The applicant has worked closely with Public Works and their own
engineers to produce a rock fall study. This resulted in the design of safety features to prevent
loose rocks from entering the site. It essentially consists of a 5° deep by 5” wide channel at the
toe of slope. This area will be lined with crushed rock and check dams to also function as a
storm water channel. As designed, it will also provide the majority of defensible space required
by the Wildland Urban Interface Code.

Rocks of Concern

Rocks of Concern

&=y

e N o
(Slope Behind Project Site)




PUD16-00024 & SUB16-00052
Boise City Planning and Zoning Commission / November 7, 2016
Page 6 of 14

An additional concern with the project is the presence of contaminated soils. Similar to the
previous concern, the applicant has worked with Public Works and the Department of
Environmental Quality (DEQ) prior to submitting the application. They have reviewed the
proposal and included conditions to be addressed prior to construction.,

A final concern with the project is the impact on wildlife. Specifically, the Mule Deer that
regularly use the site to travel between the Foothills and Boise River. The ldaho Fish and Game
has been actively involved in the planning of the Barber Valley east of the site. They have a set
of standard conditions regarding fencing and landscaping that have been applied to most projects
in the area. They have also provided specific recommendations on individual projects. They
have recommended the standards for landscaping and fencing be applied to this development.
They have also recommended a few specific changes for this project. This includes the treatment
of fencing along the northern property line and common lots. The Planning Team has included a
condition requiring compliance with the recommendations of the 1daho Department of Fish and
Game.
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With the changes outlined above, the Planning Team believes the proposed subdivision is an
appropriate use in this location. The property is designated “Suburban” on the Land Use Map
and zoned R-1C. All necessary infrastructure is either in place, or readily available. At roughly
4 units per acre, the project is essentially half the density allowed by existing zoning. Given the
environmental constraints, this density makes sense. It strikes an appropriate balance between
the development rights of the zone and the unique environmental features of the site. As detailed
below, the project is consistent with the criteria for approval.
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CONDITIONAL USE PERMIT /11-03-04.6.C(7)(a)

The location is compatible to other uses in the general neighborhood;

The project is compatible with the surrounding neighborhood. As illustrated below,
the property abuts single family homes, undisturbed open space and the Warm
Springs Golf Course. The project will introduce a somewhat different residential
product to the neighborhood. However, this is encouraged by Blueprint Boise.
Further, the bulk of the density is concentrated along Warm Springs Avenue, away
from the single family homes on larger lots to the east. The fact that roughly half the
property is being preserved as open space further ensures compatibility with the
surrounding neighborhood.

—

(Vicinity Map)

The proposed use will not place an undue burden on transportation and other
public facilities in the vicinity;

Correspondence received from commenting agencies indicate the proposed use will
not place an undue burden on transportation or other public services. The Ada
County Highway District (ACHD) staff approved the project on September 26, 2016.
The roadway primarily impacted by the project is Warm Springs Avenue. The
project is estimated to generate an additional 571 vehicle trips per day, with 60 during
the PM peak hour. Warm Springs Avenue, the roadway primarily impacted by the
project will continue to operate at an acceptable level of service. The latest traffic
counts found 520 PM peak hour trips. An acceptable level of service for a two lane
minor arterial is 690 trips per hour.

To date, no public agency has voiced opposition to the project or indicated there are
issues that cannot be addressed. Their requirements have been included as conditions
of approval.

1&
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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.

The site is large enough to accommodate the proposed use. The density does not
exceed the limitations of the underlying zone and all height and setback standards
have been met. The R-1C zone allows up to 8 dwelling units/acre. With
approximately half the property preserved as open space, the density of the
development is roughly 4 units/acre. Each home will have a minimum of two parking
spaces. While not required, guest parking will be accommodated in a small surface
lot as well as driveway aprons to each dwelling.

The project does not include the typical amenities found in conventional subdivisions.
However, the property is located adjacent to a public golf course and has immediate
access to both the foothills trail system and Boise River Greenbelt. Roughly half the
site has also been preserved as open space. The Planning Team believes the unique
location and surroundings of the site warrant waiving additional amenities.

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 residential use will not adversely affect
other property in the vicinity. The project density is half that allowed by the existing
zone. This will minimize the noise, traffic and other disturbances associated with
human activity. It will also ensure more than half the property is preserved as open
space. The dwelling units are located on a relatively flat site, and the bottom of a
slope, lower in elevation than surrounding homes. This will reduce the impact on the
views of adjacent residents. Finally, the property has immediate access to Warm
Springs Avenue with no street connections to the adjacent neighborhood. As a result,
there will be no increase in traffic on local residential streets.

The proposed use is in compliance with the Comprehensive Plan;

The project is consistent with the goals and policies of Blueprint Boise. The property
is designated “Suburban” on the Land Use Map. The purpose of this designation is
primarily to support detached single-family homes. Secondary uses include attached
units and multi-family residential in appropriate locations to add to housing diversity
in neighborhoods. The project is consistent with this broad vision. Policy NAC7.1
further promotes diversity of housing, not only within neighborhoods, but individual
projects larger than two acres. The project includes a combination of front and rear-
loaded housing on lots of varied size. Policy CC1.1 encourages compact infill
development to avoid costly extensions of infrastructure and to reduce vehicle miles
traveled. Located between Downtown and the Barber Valley, residents of the
proposed development will have immediate access to the Boise Greenbelt. The site is
just over two miles from Downtown and bus service is available roughly %2 mile to
the west at the intersection of Warm Springs and Old Penitentiary Road.

1&
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Principle GDP-N.3 encourages a mix of housing types throughout the City. Specific
to the East End Planning Area, Goals NE-CCN 1 and 2 also promote a mix of
housing that compliments the established character of surrounding neighborhoods.
The project includes two distinct housing products that will add to the mix already in
the neighborhood while respecting the existing character of the area. This includes
front loaded housing on larger lots and alley loaded homes oriented to Warm Springs
Avenue. This is consistent with Principles GDP-N.5, GDP-N.7 and IDP-N.3 that
promote pedestrian oriented street scenes and rear loaded garages.

Policy SHCC2.2 specifies the need for geologic assessments and engineering prior to
construction in areas of known risk. The site could be impacted by boulders rolling
down the slope from the property to the north.

The applicant has provided a rockfall analysis and worked closely with Boise City
Public Works Engineers as well as their own consultants regarding development of
the site. The project has been designed to mitigate known risks. Conditions of
approval will ensure appropriate construction methods are used. Principle GDP-N.8
promotes the preservation of natural habitat. The project is consistent with this
principle as roughly half the site is being preserved as open space. Further,
conditions have been included that will ensure landscaping and fencing is wildlife
sensitive and that a corridor for deer movement be preserved.

**k*k

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 August 30, 2016, except as expressly
modified by the following conditions:

Planning:

a.

A pedestrian pathway shall be provided that connects the upper street to Warm
Springs Avenue, as generally illustrated in the October 10, 2016 Planning Report.

The minimum setbacks are as follows:

Alley Loaded Lots
Front: 15’

Rear: 20’ parking
Side: 3’

Front Loaded Lots

Front: 10’ living space / 20’ parking (measured from back of sidewalk)
Rear: 15’

Side: 5’

1&
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C. All streets and sidewalks within the development shall remain accessible to the
public. The use of gates is prohibited.

d. The streetlight fixtures shall be of a design that focuses light downward to prevent
light trespass from the subdivision. All lighting shall be approved by the Public
Works Department.

e. The project shall comply with the standards for the Wildland Urban Interface
(WUI) Zone A, including those stated in the September 23, 2016 memo from the
Boise Fire Department.

3. Subdivision:
a. A note on the face of the final plat shall state: ““The development of this property shall

be in compliance with the Boise Development Code or as specifically approved by
PUD16-00024.”

A note shall be placed on the face of the final plat stating, “This subdivision is
located in the Wildland Urban Interface Area A and compliance with Section 7-01-09
of the Boise City Fire Prevention Code is required.”

A note on the face of the final plat shall designate that any common lots shall be
owned and maintained by the Warm Springs Village Homeowner’s Association.
These lots cannot be developed for residential purposes in the future. The common
lots shall be designated by lot and block.

The final plat shall include a note granting public access to all streets and sidewalks
within the development.

No building permit for the construction of any new structure shall be accepted until
the final plat has been recorded pursuant to the requirements of the B.C.C. 11-09-
04.1. If a Non-Building Agreement is approved by Boise City Fire Department, no
building permits shall be submitted until a “Satisfaction of Non-Building Agreement”
IS recorded.

The name, Warm Springs Village, is reserved and shall not be changed unless there
is a change in ownership, at which time, the new owner(s) shall submit their new
name to the Ada County Engineer for review and reservation. Should a change in
name occur, applicant shall submit, in writing, from the Ada County Engineer, the
new name to the Department of Planning and Development Services and re-approval
by the Council of the "revised" Final Plat shall be required. Developer and/or owner
shall submit all items including fees, as required by the Planning and Development
Services Department, prior to scheduling the "revised"” Final Plat for hearing.

Developer shall provide utility easements as required by the public utility providing
service (B.C.C. 11-09-03.6).

1&
la



PUD16-00024 & SUB16-00052
Boise City Planning and Zoning Commission / November 7, 2016
Page 11 of 14

h. Prior to submitting the mylar of the final plat for the City Engineer’s signature, all the
conditions of approval must be satisfied. Approvals must be provided on agency
letterhead.

i. The Mylar shall include the following endorsements or certifications: signatures of
owners or dedicators and acknowledgment, certificate of the surveyor, certificate of
the Ada County Surveyor, certificate of the Central District Health Department,
certificate of the Boise City Engineer, certificate of the Boise City Clerk, signature of
the Commissioners of the Ada County Highway District and the Ada County
Treasurer (1.C. Title 50-17). The signatures of the owners or dedicator, certificate of
the surveyor, certificate of the Central District Health Department and acceptance of
the Commissioners of the Ada County Highway District must be executed prior to
submittal of the Mylar for the City Engineer’s signature.

j. Developer shall comply with B.C.C. 11-03-04.4 which specifies the limitation on
time for filing and obtaining certification. Certification by the Boise City Engineer
shall be made within two years from date of approval of the final plat by the Boise
City Council.

k. The developer may submit a request for a time extension, including the appropriate
fee, to the Boise City Planning and Development Services Department for processing.
Boise City Council may grant time extensions for a period not to exceed one year
provided the request is filed, in writing, at least twenty working days prior to the
expiration of the first two year period, or expiration date established thereafter.

1. If atime extension is granted, the Boise City Council reserves the right to modify
and/or add condition(s) to the original preliminary or final plat to conform with
adopted policies and/or ordinance changes.

2. The final plat shall be recorded with the Ada County Recorder within one year
from the date of the Boise City Engineer’s signature. If the Final Plat is not
recorded within the one-year time frame it shall be deemed null and void.

l. Covenants, homeowners’ association by-laws or other similar deed restrictions
which provide for the use, control and maintenance of all common areas, private
streets, shared access and shared parking, and which shall be consistent with the
Fair Housing Act of 1968, as amended from time to time, shall be reviewed and
approved by the Boise City Attorney. After recordation of the final plat and
CC&R’s, no building permit shall be accepted until a copy of the recorded
CC&R’s have been submitted to the Boise City Attorney.

m. Prior to the City Engineer's Certification of the Final Plat and/or prior to earth
disturbing activities, an Erosion and Sediment Control (ESC) permit must be
obtained. An ESC plan conforming to the requirements B.C.C. 8-17, is to be
submitted to the ESC Program Manager for review and approval. No grading or
earth disturbing activities may start until an approved ESC permit has been
issued.
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An individual who has attended the Boise City Responsible Person (RP)
certification class, or has obtained Interim Certification for the RP shall be
identified for this project. A permit will not be issued until such time as the name
and certification number of the RP has been provided to Boise City. This
information can be faxed to 388-4735 or e-mailed to ejenkins@cityofboise.org.

The developer shall make arrangements to comply with all requirements of the
Boise City Fire Department and verify in one of the following ways:

A letter from the Boise City Fire Department stating all conditions for water,
access, and/or other requirements have been satisfied,

OR

A Non-Building Agreement has been executed and recorded with a note on the
face of the Final Plat identifying the instrument number.

NOTE: “No Parking” signs and curb painting shall be required on streets
having a width less than 36-feet, back of curb to back of curb. Contact
the Boise City Fire Department for sign placement and spacing.
Developer may either construct prior to final platting or post bond in
the amount of 110% of the estimated costs with the Boise City
Planning and Development Services Department.

A letter from the appropriate school district is required stating, "The Developer
has made arrangements to comply with all requirements of the School District."

A letter of acceptance for water service from the utility is required (B.C.C. 11-
09-04.3).

Developer shall provide a letter from the United States Postal Service stating,
"The Developer and/or Owner has received approval for location of mailboxes by
the United States Postal Service."

Contact: Dan Frasier, Postmaster
770 S. 13th St.

Boise, ID 83708-0100

Phone No. (208) 433-4341

FAX No. (208) 433-4400

Correct street names as approved by the Ada County Street Name Committee
shall be placed on the plat (B.C.C 9-06-05.M).

Agency Requirements

4. Comply with requirements of the Ada County Highway District (ACHD) as outlined in the
September 26, 2016 approval.

1&
la
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5. Comply with the requirements of the Central District Health Department as outlined in
department comments dated September 26, 2016.

6. The applicant shall comply with all conditions of the Boise Fire Department as outlined in
department comments dated September 23, 2016. For additional information, contact Ron
Johnson at (208) 570-6500.

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

a. Grading and Drainage (October 11, 2016)
b. Solid Waste (September 1, 2016)
c. Sewer (September 1, 2016)

d. Street Lights (September 1, 2016)

Contact BCPW at 208-384-3900 for specific comments or questions. All requirements of
the BCPW shall be completed or bonded for prior to submittal of the Final Plat for the
signature of the Boise City Engineer.

8. Comply with the requirements of the Idaho Department of Fish and Game as outlined in
comments dated October 24, 2016. Final written approval of the layout, landscape and
fencing plan, from the Department, is required prior to signature of the final plat.

9. Written approval from the Department of Environmental Quality is required prior to issuance
of any construction permits. Contact Dean Ehlert at 208-373-0416 for additional
information.

Standard Conditions of Approval

10. 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.

11. 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.

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

13. In compliance with Title 9, Chapter 16, Boise City Code, anyone planting, pruning, removing
or trenching/excavating near any tree(s) on ACHD or State right-of-ways must obtain a
permit from Boise City Community Forestry at least one (1) week in advance of such work
by calling (208) 384-4083. Species shall be selected from the Boise City Tree Selection
Guide.
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14.

15.

16.

17.

18.

19.

20.

21.

22,

Utility services shall be installed underground.

An occupancy permit will not be issued by the Planning and Development Services
Department until all of these conditions have been met. In the event a condition(s) cannot be
met by the desired date of occupancy, the Planning Director will determine whether the
condition(s) is bondable or should be completed, and if determined to be bondable, a bond or
other surety acceptable to Boise City will be required in the amount of 110% of the value of
the condition(s) that is incomplete.

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

No change in the terms and conditions of this approval shall be valid unless in writing and
signed by the applicant or his authorized representative and an authorized representative of
Boise City. The burden shall be upon the applicant to obtain the written confirmation of any
change and not upon Boise City.

Any change by the applicant in the planned use of the property, which is the subject of this
application, shall require the applicant to comply with all rules, regulations, ordinances,
plans, or other regulatory and legal restrictions in force at the time the applicant, or
successors of interest, advise Boise City of intent to change the planned use of the property
described herein, unless a variance in said requirements or other legal relief is granted
pursuant to the law in effect at the time the change in use is sought.

Failure to abide by any condition of this permit shall be grounds for revocation by the Boise
City Planning and Zoning Commission.

This approval 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.

Prior to the expiration of this approval, the Commission may, upon written request by the
holder, grant a two-year time extension. A maximum of two (2) extensions may be granted.

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.

1&
la
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#117: Planned Unit Development
Case #: PUD16-00024

Property Information

Address

Street Mumber: Prefix:  Street Name: Unit #:

12570 | E | M/ARM SPRINGS AVE | |

Subdivision name: Block: Lot: Section: Township: Range: Zoning:

ISEC 13 & NWANE4 | 1o | | 13 | 3 | 2 | R-1C

Parcel Number: Additional Parcel Numbers:

51013437100 | | |

Primary Contact
iWhu is responsible for receiving e-mail, uploading files and communicating with Boise City?
E @Agenl:j Representative Dﬂppii:ant Cowner i
Applicant Information

First Name: Last Name:

il |[Clark |

Company:

Warm Springs Entrprises, LLC |

Address: City: State: Zip:

420 W. Main Street, Suite 204 |Boise ||ID 83702 |
E-mail: Phone Number: Cell: Fax:
bill@darkdevelopment.com |{(208) 342-2625 f(208) 861-9111 |((208) 342-2627 |

Agent/Representative Information

Role Type: E}Art:hihact I{.r_:‘-:'L,atnr.i Developer I@:}'Eru_slineuer C}Cnnh'ach:r I::::‘-:'I'.:rl:lw_-r

First Name: Last Name:

[David | Powell |

Company:

RiveRidge Engineering Compary |

Address: City: State: Zip:

2447 5. Vista Avenus |Boise [ B3705 |
E-mail: Phone Number: Cell: Fax:
dpowell@rvrdg.com |[(208) 344-1180 [(208) 830-4654 |[(208) 344-1182 |
Owner Information

Same as Appliant?  ONo @ves (If yes, leave this section blank)

First Name: Last Name:

| I |

Company:

| |

Address: City: State: Zip:

| I ||ID |

E-mail: Phone Number: Cell: Fax:



http://gis.cityofboise.org/media/4274/12740_NeighborhoodAssociationMap.pdf
http://pds.cityofboise.org/planning/comp/blueprint-boise/

Project Information

Is this a Modification application?

1. Neighborhood Meeting Held {Date):

O'I’E @Hﬂ

File number being modified:

6/14/2016

2. Neighborhood Association:

|East End

3. Comprehensive Planning Area:

[North/East Ends

4, This application is a request to construct, add or change the use of the property as follows:

develop a 60-lot single family residential subdivision

5. Size of Property:

®acres OSquare Feat

b. Water Issues:

A. What are you fire flow requirements? (See International Are Code):

1000

lapm

B. Number of hydrants {show location on site plan):
MNote: Any new hydrants/hydrant piping require United Water approval.

Mumber of Existing:
C. Is the building "sprinklered™?

1 | Number of Proposed:

Orves ®ne

D. What volume of water is available? {Contact United Water of Idaho at 362-7330):

[1500

gpm

7. Existing uses and structures on the property are as follows:

vacant

8. Are there any hazards on the property?

(Such as canals, hazardous material spills, soil or water contamination.) If so, describe them and give their locations:

remediated soil contamination in northeast corner, center of site. Lead contamination in 3 locations that are to be
remediated under the supervision of IDEQ. Remediation planning is in progress. All remediation work is st to be cumpleted -

-

9. Adjacent property information:

Building types MNumber of
and/or uses Stories

Zone

North: Boise City Parks | [0

[(A-1) Open Land 1 Acre min[&]

South: lAda County Parkl 0

|(.5.-1:I Open Land 1 Acre mini

East: ICormmon open si [0

[(A-1) Open Land 1 Acre min[&]

West: Boise City Parks | [0

|I{A-1]| Open Land 1 Acre mini




10. Non-Residential Structures:

11.

&. Mumber of Proposed non-residential structures: o

Square footage of proposed non-residential structures or additions {if 5+ floors, attach narrative with chart):

Gross Square Feet Met Leasable Square Feet
1st Floor |0 |0 |
2nd Floor [0 [0 |
3rdFloor [0 | [0 |
4th Floor [0 |0 |

B. Maximum Proposad Height:
C. Number of stories:
D, Number of EXISTING non-residential structures to remain:

Square footage of existing non-residential structures or additions (If 5+ floors, attach narrative with chart):

Gross Square Feet Met Leasable Square Feat
1stFloor |0 | Io |
2nd Floor [0 | o |
Ird Floor |0 | o |
4th Floor [0 |0 |

E. Existing Structure Heighti(s):
F. Number of Stories:

Residential Structures:

&, Number of Proposed residential units (if applicable)::

B. Size of Proposed residential structures (if applicable):
Number of Units

50 |

Sguare Foot per Unit

Total Square Feet

One-Bedroom: 1] | 10 | D |
Two-Bedroom: 1] | o | b |
Three-Bedroom: 60 | 2200 | 132000 |
Other: 0 | 1o | p |
Total Number: B0 | 12200 | 132000 |
C. Number of Existing units to remain: (1] |
D Maximum Proposed Structure Height(s): 35 |

E. Number of Stories: [2




12.5ite Design:

A. Percentage of site devoted to building [20 |
coverage:

B. Percentage of site devoted to landscaping:  49.6 |

C. Percentage of site devoted to paving: 11.6 |

D. Percentage of site devoted to other uses:  [18.8 |

E. Describe other use: lopen space and common lots

132.Loading Facilities, if proposed (For Commearcial uses only):

Mumber: | | Location |
Size: | | Screening |
14.Parking:
Required Proposed
A. Handicapped Spaces: | | Handicapped Sparas: [2
B. Parking Spaces: | | Parking Spaces: [12
C. Bicycle Spaces: | | Bicycle Spaces: [0
D. Proposed Compact Spaces: 0 |
E. Restricted (zssigned, garage, reserved spaces) parking spaces proposed: [240
F. Are you proposing off-site parking? COhves Eno If yes, how many spaces? |
G. Are you requesting shared parking or a Chves @no If yes, how many spaces? |

parking reduction?

MNote: If you are requesting shared parking or a parking reduction, you must submit a survey of persons using and working on the
premises and any additional information demonstrating that use by the regular employees and visitors to the premisas will require
fewsar off-strest parking spaces than required by the Zoning Ordinance.

15.5ethacks (Plans that are not graphically dimensionad will not be accepted.)

Building Parking

Proposad Fequired Proposed Required
Front: [10 | 20 | |16 | 2O
Rear: [15 | L5 | 20 | 20
Side 1: B | |5 || | |
Side2: B | 5 || | |

16.Waivers Requested:

A. Lot size: Oves ®no Description:|

B. Internal Setbacks: @ves Oho Description: [3' side yard setbacks

. Frontage: as Mo scription: minimum lot frontage along Warm Springs
C. Front @, o Descripti lot frontage along Warm Spri




17. Sidewalks:

Proposed: Ehtladmd D[Ielached

Adjacent: Eﬂﬂadmd DDelzched
18. Amenities:
Number: 2 |
trail and greenbelt access, existing golf course, open space to City Parks, pocket | =
Description: ark -
19. Densiby:
Allowed Density: 8 |

Proposed Density: 4 |

20, Building Exterior:

Materials Colors
Roof: WuI | undetermined |
Walls: WUI | undetermined |
Windows/Doars: WUI | undeterminad |
Fascia, Trim etc.: WUI | undetermined |

21. Drainage (Proposed method of on-site retention):

lsusurface infiltration |
22. Floodways & Hillsides:

A. Is any portion of this property located in a Floodway or a 100-year Floodplain? Oves ®no

B. Doss any portion of this parcel have slopes in excess of 15%7? ®ves Ono

Note: If the answer to either of the abowve is yes, you will be required to submit an additional Floodplain and/or Hillside application
and additional fee. You must submit the additiomal required application{s) for review at the same time as this request.

23. Airport Influence Area:
Is the subject site located within the Airport Influence Area? (If yes, please mark which area.)

@Hu D.Area A Oﬁrea B Dhrea B1 D.Area C



24, Street Layout:
A. PUBLIC Street Layout Review

The impacts of proposed development on adjacent land uses and transportation facilities must be considerad. A "Traffic Impact
Study” (TIS) will b2 generally required by the Ada County Highway District, if the proposed development contains no more than 100
dwelling units (includes hotels and motels as well as private dwelling units), more than 30,000 square fest of commercial uss, or
maore than 50,000 sguare fest of industrial or institutional use, or has associated it with spedial circumstances deemed by ACHD to
warrant an impact study. A copy of this study must be submitted with this application.

Is a Traffic Impact Study required?
C}Ves @Nu
B. PRIVATE Street Layout Review

The impacts of proposed development on adjacent land uses and transportation facilities must be considered. A "Traffic Impact
Study” (TIS) preparad by a traffic enginesr will be reguired by Public Works and Planning & Development Services for the interior
roadway and parking system. This requirement may be waived when it can be shown by the applicant that no section of on-site
roadway will exceed 240 vehicle trips per day.

Is a Traffic Impact Study required?
D'l'es @Hn

Are you proposing public street connection to adjacent properties?
es No
25, Solid Waste:
A, Type of trash receptacles:
n:li\ri:luai CanjResidential D} ¥d Dumpster DG ¥d Dumpster Dﬂ ¥d Dumpster Dlompactor
E. Mumber of trash receptacles:
]

C. Proposed screening method:
rear yard, alley

D. Is the proposed location accessible for collection? (Contact Boise Public Works at 384-3901.)

@\'es DHD
E. Is recycling proposed?
@Ves DHD

Verification of Legal Lot or Parcel Status

Acceptance of this application does not validate the legal status of any lot or parcel. Prior to submitting for 2 Building Permit you must
have a Verification of Legal Parcel Status form signed by the Boise City Subdivision Department. It is the applicant's responsibility to
provide deeds andfor other documentation to the Subdivision Department. See Verification of Legal Lot or Parcel Workshest for
submittal requirements.

The undersigned declares that the above provided information is true and accurate.
The undersigned acknowledges that failure to provide true and accurate information may result in rejection of this application, possible
revocation of the permit where wrongfully issued and subject the undersigned any applicable civil andfor criminal penalties.

Agent/Representative Signature: | |

Date: | |
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#7201 subdivision
Case #: SUB16-00052

Property Information

Address

Street Mumber: Prefix:  Street Name: Unit #:

12570 | E | M/ARM SPRINGS AVE | |

Subdivision name: Block: Lot: Section: Township: Range: Zoning:

ISEC 13 & NWANE4 | 1o | | 13 | 3 | 2 | R-1C

Parcel Number: Additional Parcel Numbers:

51013437100 | | |

Primary Contact
iWhu is responsible for receiving e-mail, uploading files and communicating with Boise City?
E @Agenl:j Representative Dﬂppii:ant Cowner i
Applicant Information

First Name: Last Name:

il |[Clark |

Company:

Warm Springs Entrprises, LLC |

Address: City: State: Zip:

420 W. Main Street, Suite 204 |Boise ||ID 83702 |
E-mail: Phone Number: Cell: Fax:
bill@darkdevelopment.com |{(208) 342-2625 f(208) 861-9111 |((208) 342-2627 |

Agent/Representative Information

Role Type: E}Art:hihact I{.r_:‘-:'L,atnr.i Developer I@:}'Eru_slineuer C}Cnnh'ach:r I::::‘-:'I'.:rl:lw_-r

First Name: Last Name:

[David | Powell |

Company:

RiveRidge Engineering Compary |

Address: City: State: Zip:

2447 5. Vista Avenus |Boise [ B3705 |
E-mail: Phone Number: Cell: Fax:
dpowell@rvrdg.com |[(208) 344-1180 [(208) 830-4654 |[(208) 344-1182 |
Owner Information

Same as Appliant?  ONo @ves (If yes, leave this section blank)

First Name: Last Name:

| I |

Company:

| |

Address: City: State: Zip:

| I ||ID |

E-mail: Phone Number: Cell: Fax:




1. Type of Application:
@Preliminary Oﬁl‘bal I[:}'F'ﬂ!lirl'iinarg,rJFFinilI

2. Proposed Subdivision/ Condominium Mame:

Warm Springs Village

Note: Must be approved by the Ada County Surveyor.

3. Cross Reference Files:
Please list all previously approved or currently associated file(s):

4, Subdivision/ Condominium Features:

Mumber of buildable lots/units: 60 | Buildable lots/units per acre: [4.15
Mumber of common lots/units: 7 | Zoning Classification: [R-1C
Total acres in subdivision: 114.45

5. Building Program:

Mumber of Existing Buildings: 0 | Murnber of Existing Buildings to Remain: o

Type of Existing Buildings: OResidential O commercial O1ndustrial OMixed Use

If Residential What Type? Elsrngle Family Chownhouse DDupIEx DHull:i—FamiI'\r

Type of Proposad Buildings: ®Residential Ocommercial O1ndustrial OMixed Use
If Residential What Type? Ehingle Family DTcrwnhuuse Dﬂuplex DHuII:i-Famihr

6. Waivers or Modifications:

Are any waivers/modifications being reguested from the @ves Ohio
Subdivision Ordinance?

If yes, please include a detailed explanation in your letter.
An additional waiver/modification review fee must be paid at the time of submitial.

7. Private Streets:

Are private strests  ®ves Ohio
proposad?

If yes, please provide justification in the letter of explanation.
An additional private strest review fee must be paid at the time of submittal.



8. Public Streets:

Number of new public |0
strests proposed:

9. Floodways & Hillsides:

15 any portion of this property located in a Floodway or 2 100-  Ohves (O™
year Floodplain?

Does any portion of this parcel have slopes in excess of 15%7? @ves O

Note: If the answer to either of the above is yes, you will be required to submit an additional #112 Floodplain and/or #114 Hillside
application and additional fee.

11. Airport Influence Area:
Is the subject site located within the Airport Influence Area? (If yes, please mark which area.)
@no Oarean Oarcan Oarea B1 Ohreac

The undersigned declares that the above provided information is true and accurate.
The undersigned acknowledges that failure to provide true and accurate information may result in rejection of this application, possible
revocation of the permit where wrongfully issued and subject the undersigned any applicable civil and/for criminal penalties.

Agent/Representative Signature: | |

Date: | |
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A‘CHD

Cormm iTled To Service

Date: October 5, 2016
(Via email)

To: Warm Springs Enterprises, LLC
Bill Clark

420 W Main Street, Ste. 204
Boise, ID 83702

Subject:  Warm Springs Village/ BPP16-0028/ SUB16-00052/ PUD16-00024
2570 E Warm Springs Avenue

Jim Hansen, President

Sara M. Baker, Vice President
Rebecca W. Arnold, Commissioner
Kent Goldthorpe, Commissioner
Paul Woods, Commissioner

On September 26, 2016 the Ada County Highway District staff acted on your application for the
above referenced project. The attached report lists site-specific requirements, conditions of

approval and street improvements, which are required.
If you have any questions, please feel free to contact me at (208) 387-6171.

Sincerely,

/M‘”‘?y iyl

Stacey Yarrington

Planner 111

Development Services

Ada County Highway District

CC: Project file
RiveRidge Engineering Co (via email)
City of Boise (via email)

Ada County Highway District « 3775 Adams Street « Garden City, ID « 83714 « PH 208 387-6100 « FX 345-7650 « www.achdidaho.org



Development Services Department

A‘é;-ﬂg;s ™~

A;CHD

Cormmitled 7o Service

Project/File:

Lead Agency:
Site address:
Staff Approval:
Applicant:

Representative:

Staff Contact:

Warm Springs Village/ BPP16-0028/ SUB16-00052/ PUD16-00024
This is a preliminary plat and planned unit development to construct 60 single-family
lots on 14.5-acres.

City of Boise
2570 E Warm Springs Avenue
September 26, 2016

Warm Springs Enterprises, LLC
Bill Clark

420 W Main Street, Ste. 204
Boise, ID 83702

RiveRidge Engineering Co.
David Powell

2447 S Vista Avenue
Boise, ID 83705

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

A. Findings of Fact

1. Description of Application: The applicant is requesting approval of a preliminary plat and
planned unit development to construct 60 single-family lots on 14.5-acres.

The property is currently zoned R-1C (Single Family Residential, Urban) and the proposal is
consistent with the City of Boise’s comprehensive plan.

2. Description of Adjacent Surrounding Area:

Direction | Land Use Zoning
North Open Lands, Park A-1
South Open Lands, Park/ Single Family Residential, Suburban A-1/R-1B
East Single Family Residential, Large Lot R-1A
West Open Lands, Park A-1

Site History: ACHD has not previously reviewed this site for a development application.

Adjacent Development: The following developments are pending or underway in the vicinity of

the site:

e Fallingbrook Subdivision No 3, a 10-lot townhome development, located northeast of the site
was approved by ACHD on November 10, 2015.

5. Transit: Transit services are within 0.75-miles to serve this site.

1 Warm Springs Village/ BPP16-0028/
SUB16-00052/ PUD16-00024


mailto:syarrington@achdidaho.org

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

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.

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 Integrated Five Year Work Plan (IFYWP) or the District’s Capital Improvement
Plan (CIP).

Traffic Findings for Consideration

Trip Generation: This development is estimated to generate 571 additional vehicle trips per day
(0 existing); 60 additional vehicle trips per hour in the PM peak hour (0 existing), based on the
Institute of Transportation Engineers Trip Generation Manual, 9" edition.

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

Functional PM Peak PM Peak Existing
Roadway Frontage Classification Hour Hour Level Plus
Traffic Count | of Service Project
Warm Springs 1.727-feet | Minor Arterial 520 Bett‘(‘er’:[han Bett‘(‘er’:[han
Avenue E E
Windsong Drive 995-feet Local 62 N/A N/A

* Acceptable level of service for a two-lane minor arterial is “D” (550 VPH).
* Acceptable level of service for a two-lane minor arterial is “E” (690 VPH) after 10/01/2016.

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

o The average daily traffic count for Warm Springs Avenue east of Bacon Drive was 8,910
on 9/24/2015.

o The average daily traffic count for Windsong Drive south of Toluka Way was 1,125 on
4/25/2016.

Findings for Consideration

Warm Springs Avenue

a. Existing Conditions: Warm Springs Avenue is improved with 2-travel lanes, 24 to 26 feet of
pavement, and no curb, gutter or sidewalk abutting the site. There is between 50 to 104 feet
of right-of-way for Warm Springs Avenue (33 to 36 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.

2 Warm Springs Village/ BPP16-0028/
SUB16-00052/ PUD16-00024



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.

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 Warm Springs Avenue is designated
in the MSM as a Residential Arterial with 2-lanes and on-street bike lanes, a 36-foot street
section within 62-feet of right-of-way.

Applicant Proposal: The applicant is proposing to construct a detached 5-foot wide concrete
sidewalk along Warm Springs Avenue abutting the site.

Staff Comments/Recommendations: Staff does not recommend any additional right-of-way
dedication on Warm Spring Avenue abutting the site, as part of this application. The existing
right-of-way is wide enough to accommodate the future widening of Warm Springs to a 2-lane,
36-foot street section as noted in the MSM.

The applicant’s proposal to construct a 5-foot wide sidewalk on Warm Spring Avenue abutting
the site meet’s District policy and should be approved, as proposed. The sidewalk should be
constructed a minimum of 28-feet from the centerline of Warm Spring Avenue abutting the
site. The applicant should be required to provide a permanent right-of-way easement for any
segment of the sidewalk located outside of the existing right-of-way.

Warm Springs Avenue is located within the 5-year moratorium. 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 208.387.6258 (with file numbers) for details.

3 Warm Springs Village/ BPP16-0028/
SUB16-00052/ PUD16-00024



2.

Driveways
Warm Springs Avenue
a. Existing Conditions: There are no existing driveways internal to the site.

b. Policy

Access Points Policy: District Policy 7205.4.1 states that all access points associated with
development applications shall be determined in accordance with the policies in this section
and Section 7202. Access points shall be reviewed only for a development application that is
being considered by the lead land use agency. Approved access points may be relocated
and/or restricted in the future if the land use intensifies, changes, or the property redevelops.

Access Policy: District policy 7205.4.6 states that direct access to minor arterials is typically
prohibited. If a property has frontage on more than one street, access shall be taken from the
street having the lesser functional classification. If it is necessary to take access to the higher
classified street due to a lack of frontage, the minimum allowable spacing shall be based on
Table 1a under District policy 7205.4.6, unless a waiver for the access point has been
approved by the District Commission.

Successive Driveways: District policy 7205.4.6 Table la, requires driveways located on
minor arterial roadways with a speed limit of 35 MPH to align or offset a minimum of 330-feet
from any existing or proposed driveway.

Driveway Width Policy: District policy 7205.4.8 restricts high-volume driveways (100 VTD or
more) to a maximum width of 36-feet and low-volume driveways (less than 100 VTD) to a
maximum width of 30-feet. Curb return type driveways with 30-foot radii will be required for
high-volume driveways with 100 VTD or more. Curb return type driveways with 15-foot radii
will be required for low-volume driveways with less than 100 VTD.

Driveway Paving Policy: Graveled driveways abutting public streets create maintenance
problems due to gravel being tracked onto the roadway. In accordance with District policy,
7205.4.8, 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 and install pavement tapers in
accordance with Table 2 under District Policy 7205.4.8.

Applicant’s Proposal: The applicant is proposing to construct two 40-foot wide driveways for
private roadways onto Warm Springs Avenue from the site. The applicant is proposing to
construct one 20-foot wide emergency access driveway onto Warm Springs Avenue, located
180-feet east of the Warm Springs Golf Course driveway (measured centerline to centerline).
The mid site 40-foot wide driveway is located 400-feet east of the proposed western 20-foot
wide driveway and 7,758-feet west of the proposed eastern 40-foot wide driveway (measured
centerline to centerline). The eastern 40-foot wide driveway is located 385-feet west of
Windsong Drive (measured centerline to centerline).

. Staff Comments/Recommendations: The applicant's proposal does not meet District Width

policies because of the width of the two 40-foot wide driveways. However, staff recommends
a madification of policy to allow the driveways to be located as proposed due to the fact that
the wider driveways allows for better ingress/egress to the site from the roadway.

The applicant should be required to install curb return type driveways with minimum 30-foot
radii.

The applicant should be required to pave the 3 driveways their full width and at least 30-feet
into the site beyond the edge of pavement of Warm Springs Avenue.

The applicant should be required to restrict the 20-foot wide emergency access with a gate or
bollards as determined by the Boise Fire Department.
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3.

Private Roads
a. Private Road Policy: District policy 7212.1 states that the lead land use agencies in Ada
County establish the requirements for private streets. The District retains authority and will
review the proposed intersection of a private and public street for compliance with District
intersection policies and standards. The private road should have the following requirements:

¢ Designed to discourage through traffic between two public streets,
o Graded to drain away from the public street intersection, and

¢ |[f a private road is gated, the gate or keypad (if applicable) shall be located a minimum of
50-feet from the near edge of the intersection and a turnaround shall be provided.

b. Applicant’s Proposal: The applicant is proposing to construct a 24-foot wide (back of curb to
back of curb) private roadway through the development.

c. Staff Comments/Recommendations: If the City of Boise approves the private road, the
applicant shall be required to pave the private roadway a minimum of 20 to 24-feet wide and at
least 30-feet into the site beyond the edge of pavement of all public streets and install pavement
tapers with 15-foot curb radii abutting the existing roadway edge. If private roads are not
approved by the City of Boise, the applicant will be required to revise and resubmit the
preliminary plat to provide public standard local streets in these locations.

Street name and stop signs are required for the private road. The signs may be ordered
through the District. Verification of the correct, approved name of the road is required.

ACHD does not make any assurances that the private road, which is a part of this application,
will be accepted as a public road if such a request is made in the future. Substantial redesign
and reconstruction costs may be necessary in order to qualify this road for public ownership and
maintenance.

The following requirements must be met if the applicant wishes to dedicate the roadway to
ACHD:

¢ Dedicate a minimum of 50-feet of right-of-way for the road.

¢ Construct the roadway to the minimum ACHD requirements.

e Construct a stub street to the surrounding parcels.

Greenbelt Crossing

There is an existing pedestrian crossing across Warm Springs Avenue north of the site’s north
property line to the Warm Springs Golf Course parking lot that provides access the greenbelt.
The City of Boise owns both parcels abutting the crossing.

ACHD is not supportive of improving the crossing at this location, due to the fact that there is
limited site distance; and no direct public access to the greenbelt at this location without walking
through the Warm Springs Golf Course parking lot.

This applicant is constructing sidewalk along Warm Springs Avenue that will connect to the
signalized crossing at Windsong Drive.
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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 Il trees may be
allowed in planters with a minimum width of 8-feet, and Class | and Class Il trees may be allowed
in planters with a minimum width of 10-feet.

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 alll
District requirements prior to signature of the final plat and/or approval of the civil plans.

Other Access

Warm Springs Avenue is classified as a minor arterial roadway. Other than the access specifically
approved with this application, direct lot access is prohibited to this roadway and should be noted
on the final plat.

Site Specific Conditions of Approval

Construct a 5-foot wide sidewalk a minimum of 28-feet from the centerline of Warm Springs
Avenue abutting the site.

Provide a permanent right-of-way easement for any segment of the sidewalk located outside of
the existing right-of-way.

Construct one 20-foot wide emergency access driveway onto Warm Springs Avenue, located 180-
feet east of the Warm Springs Golf Course driveway, as proposed. Pave the driveway its full
width and at least 30-feet into the site beyond the edge of pavement of Warm Springs Avenue.
Restrict the driveway with a gate or bollards as determined by the Boise Fire Department.

Construct a 40-foot wide driveway/private road located 400-feet east of the proposed western 20-
foot wide driveway and 7,758-feet west of the proposed eastern 40-foot wide driveway.

Construct a 40-foot wide driveway/private road located 385-feet west of Windsong Drive.
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Install curb return type driveways for the private roads with minimum 30-foot radii; and pave the
driveways their full width and at least 30-feet into the site beyond the edge of pavement of the
existing roadway.

Coordinate street name and stop signs with District staff for the private roads. The signs may be
ordered through the District.

Direct lot access is prohibited to Warm Springs Avenue and shall be noted on the final plat.
Payment of impacts fees are due prior to issuance of a building permit.

Comply with all Standard Conditions of Approval.

Standard Conditions of Approval

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).

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

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.

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.

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.

All utility relocation costs associated with improving street frontages abutting the site shall
be borne by the developer.

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.

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.

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.

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

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.
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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.

Conclusions of Law

The proposed site plan is approved, if all of the Site Specific and Standard Conditions of Approval
are satisfied.

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.

Attachments

Vicinity Map

Site Plan

Utility Coordinating Council
Development Process Checklist
Request for Reconsideration Guidelines
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September 23, 2016

Cody Riddle
PDS — Current Planning

Re: Warm Springs Village Subdivision - SUB16-00052; PUD16-00024
2570 E. Warm Springs Ave
Dear Cody,

This is a request for a Preliminary Plat for a Subdivision with 57 buildable lots and 7
common lots on 14.45 acres.

The Boise Fire Department has reviewed and can approve the application subject to

compliance with all of the following code requirements and conditions of approval.
deviation from this plan is subject to Fire Department approval.

Any
Please note that unless

stated otherwise, this memo represents the requirements of the International Fire Code
(IFC) as adopted and amended by Ordinance 6308.

Comments:

1.

This proposed subdivision is located within Wildland-Urban Interface Zone “A” and
Compliance with Boise City Code Section 7-01-69 is required for all structures within
this subdivision. A 30’ defensible space shall be provided from undeveloped land. An
easement and maintenance agreement is required for defensible space on the
common lot.

A wildfire safety plan is required for this subdivision. A plan shall be submitted and
approved prior to approval of the final plat.

Fire hydrants, capable of producing the required fire flow, shall be located so that no
part of the structure is more than 600-feet from the hydrant. (IFC 507.3, IFC B105.2,
IFC C105).

Where a fire hydrant is located on a fire apparatus access road, the minimum road
width shall be 26 feet. (IFC D103.1) The proposed alternate is a 24’ wide private road
with rolled curb on both sides and sidewalks constructed to support a 75,000-pound fire
apparatus.

Monument signage for addressing will be required at the entrance and at alll
intersections within the project. (IFC 505.1)

For streets having a width less than 29 feet back of curb to back of curb parking shall
be restricted on both sides. A note on the face of the final plat is required noting the
parking restriction prior to signing of the final plat by the Boise City Engineer. In
addition, No Parking signs shall be installed in accordance with the requirements of the
IFC. (BCC 7-01-32, IFC 503.8)

Detailed design documents for traffic control devices on the emergency access shall be
submitted for approval prior to installation. (IFC 503.4.1)

Dead-end fire apparatus access roads in excess of 150 feet (45 720 mm) in length
shall be provided with an approved area for turning around fire apparatus. (IFC
503.2.5)

General Requirement:




Fire Department required fire hydrants, access, and street identification shall be installed
prior to construction or storage of combustible materials on site. Provisions may be made
for temporary access and identification measures.

Specific building construction requirements of the International Building Code, International
Fire Code and Boise City Code will apply. However, these provisions are best addressed
by a licensed Architect at time of building permit application.

Regards,
Ron L. Johnson

Division Chief — Assistant Fire Marshal
Boise Fire Department
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We have No Obijections to this Proposal.

We recommend Denial of this Proposal.

Specific knowledge as to the exact type of use must be provided before we can comment on this Proposal.

We will require more data concerning soil conditions on this Proposal before we can comment,

Before we can comment conceming individual sewage disposal, we will require more data concerning the depth of:

Q2 high seasonal ground water 0O waste flow characteristics
O bedrock from original grade 0 other

This office may require a study to assess the impact of nutrients and pathogens to receiving ground waters and
surface waters.

This project shall be reviewed by the ldaho Department of Water Resources conceming well construction and
water availability.

After written approval from appropriate entities are submitted, we can approve this proposal for:

gﬁentral sewage O community sewage system O community water well
interim sewage gﬂ:entral water
O individual sewage individual water

The following plan(s) must be submitted to and approved by the Idaho Department of Environmental Quality:
\gcentral sewage Q community sewage system O community water
sewage dry lines )E' ceniral water

This Department would recommend deferral until high seasonal ground water can be determined if other
considerations indicate approval.

If restroom facilities are to be installed, then a sewage system MUST be installed to meet Idaho State
Sewage Regulations.

We will require plans be submitted for a plan review for any:
O food establishment QO swimming pools or spas QO child care center
O beverage establishment O grocery store

Infiltration beds for storm water disposal are considered shallow injection wells. An application and fee must be
submitted to CDHD. ’ -

Reviewed By:

Date:ELllj/ L’a
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To:

From:

Subject:

CITY OF BOISE

INTER-DEPARTMENT
CORRESPONDENCE

Date: October 11, 2016
Planning and Development Services

Jason Taylor, P.E., Staff Engineer
Public Works

SUB 16-00052 & PUD16-00024; Warm Springs Village Subdivision
Grading & Drainage, Hillside, & Misc. Engineering Comments

1. STANDARD GRADING AND DRAINAGE CONDITIONS

1) Subdivision drainage shall be in accordance to B.C.C. 11-09-04-05. The developer shall
submit a letter from the appropriate drainage entity approving the drainage system or
accepting the drainage there from. A copy of the construction drawing(s) depicting all
site drainage improvements shall be submitted with the letter.

a. Developer may either construct improvement prior to final platting or post bond

in the amount of 110% of the estimated construction costs. Estimated
construction costs shall be provided by the developer's engineer.

For drainage facilities located outside of the public right-of-way, the developer

shall dedicate a storm drainage easement. Said easement shall be labeled as either

an Ada County Highway District storm drainage easement or a homeowners’
association storm drainage easement, depending on what entity will assume
responsibility for the operation and maintenance of the storm drainage system.

If the homeowners’ association is to be responsible for the operation and
maintenance of the storm drainage facilities, the covenants, homeowners’
association by-laws or other similar deed restrictions shall be reviewed and
approved by the Boise City Attorney.

2) If fills greater than one foot in depth are to be placed in subdivision lots inside of building
envelopes, as defined by the applicable subdivision building setbacks, the Developer
shall obtain a grading permit from the Boise City Building Department (Commercial
Rough Grading Permit). Grading permit must be acquired prior to the start of
construction or final plat signature by the Boise City Engineer, whichever comes first.



Special Conditions:

2. STANDARD HILLSIDE CONDITIONS

N/A

3. MISC. ENGINEERING CONDITIONS

1) A Rock Fall Analysis shall be performed and approved by Public Works Engineering
staff prior to issuance of a grading permit. All conditions and recommendations in the
Rock Fall Analysis shall be adhered to prior to approval of the final plat. Mitigation
approval from Boise City Parks and Recreation shall be submitted to Public Works staff
prior to the issuance of a grading permit.

2) Subgrade approval from a Geotechnical Engineer shall be submitted for every lot prior to
construction of individual house footings or column on the lot.

3) A 30ft setback will be required from the closest edge of the rock fall berm/ditch and the
proposed house on Lots 47-56. This setback will include columns, foundations, decks,
etc. An alternate 15 setback may be approved with additional rock fall berm/ditch height
and a fence capable of stopping smaller (2” diam. or less) boulders or otherwise approved
by Public Works Engineering.

4) Grading on Lot 1 (gulch area) shall be approved by Public Works Environmental staff
prior to issuance of a grading permit.

5) Engineering Hydrology report shall be submitted and approved by Public Works
Engineering staff prior to issuance of a grading permit. All conditions and
recommendations in the report shall be adhered to prior to approval of the final plat.

6) Geotechnical Engineering and Geology Report shall be submitted and approved by

Public Works Engineering staff prior to issuance of a grading permit. All conditions and
recommendations in the report shall be adhered to prior to approval of the final plat.

4. PRIVATE STREET CONDITIONS

1) The following private street requirements must be met in an acceptable format:

a. Convey to those lot owners taking access from the private street, the perpetual
right of ingress and egress over the described private street, and



2)

3)

4)

b. Provide that such perpetual easement shall run with the land, and

c. Provide each lot owner taking access from the private street, undivided interest
within the private street.

A restrictive covenant for maintenance and reconstruction shall be recorded at the time of
recording the plat which covenant, (a) creates the formation of a homeowner’s
association for the perpetual requirement for the maintenance/reconstruction of the
private street, and private street signs and (b) provides that said covenant shall run with
the land, and (c) provides that the homeowners association shall not be dissolved without
the express consent of Boise City.

Said easement and covenant to be reviewed and approved by the Boise City Attorney
(B.C.C.9-20-7.E.2.q & 9-20-7.E.2.1).

Private street widths shall be in conformance with B.C.C. 11-09-03.5. or as allowed via
B.C.C. 11-09-05. All private streets, base and pavement, shall be constructed to the same
construction specifications required for public streets. Contact the Ada County Highway
District (ACHD) for public street construction requirements (B.C.C. 11-09-03.5.B.).

a. Certification of construction to ACHD specifications is required from an
independent testing laboratory or a consulting engineer, including test results for
the verification of construction (B.C.C. 11-09-03-05.B.(2)(e)).

I. Ifitis an existing private street, verification of acceptable construction of
the existing private street, including acceptability for use of emergency
vehicles (including fire trucks and ambulances), is required from an
independent testing laboratory or a registered Professional Engineer.

b. Sidewalks are required on both sides of the private street (or in compliance with
the sidewalk plan approved with the conditional use) unless specifically waived
by the Boise City Council.

c. Private street signs shall be installed in the same manner as public street signs (see
requirements of ACHD).

d. The developer shall pay the current drainage review and inspection fees on the
proposed subdivision (B.C.C. 11-03-03.3.B.).

e. Drainage facilities for the private street shall comply with Boise City’s Storm
Water Management and Discharge Control Ordinance (B.C.C. 8-15). Plans shall
be approved and construction inspected by Boise City Public Works.

i. Developer and/or owner may either construct prior to final platting or post
bond/agreement in the amount of 110% of the estimated costs, including
certification (B.C.C. 11-09-04.2., Filing of Plans and Bonding Surety).



Special Conditions:

If you have any further questions, please contact Jason Taylor at 384-3946 or
jtaylor@cityofboise.org.

I'\PWA\Subjects\Review Comments\Subdivision Comments\Temp (uploaded comments)\Drainage Hillside Eng comments\JCT-
Grading Drainage Hillside & Misc Engineering Sub Comment- Warm Springs Village Subdivision-Revised.docx



CITY OF BOISE

INTER-DEPARTMENT
CORRESPONDENCE

Date: September 1, 2016

To: Planning and Development Services
From: Mike Sheppard, Civil Engineer
Public Works
Subject: PUD16-00024; 2570 E. Warm Springs Avenue; Sewer Comments

Connection to central sewer is required. Sanitary sewers are available in E. Warm Springs
Avenue.

Prior to granting of final sewer construction plan approval, all requirements by Boise City
Planning and Development Services must be met.

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



City of Boise

Memo

To: Planning and Development Services

From: Peter McCullough; Public Works Department

Date: 9/1/16

Re: Solid Waste Comments- PUD16-00024, 2570 Warm Spring Ave.

The following requirements for trash and/or recycling service apply to any residential subdivision or
development in the City of Boise. Solid Waste collection vehicles utilize mechanical arms to collect 48
to 95-gallon plastic wheeled carts which require certain space and access specifications. If the following
conditions can’t be met, commercial service or separate collection locations may be required.

A. General Requirements

i) All streets and alleyways must be designed so that collection vehicles are not forced to back
up at any time. (Hammerhead drives may be permitted only with prior approval from Public
Works, 384-3906)

ii) All developments utilizing residential service, including, condominiums, town homes, and patio
homes, must provide a minimum of 9 feet of curb space per dwelling unit for the carts to be
placed at the curb for collection.

i) Cul-de-sacs must have an unobstructed 70’'minimum diameter.

iv) Alleyways and service drives designated for solid waste collection shall be a minimum of 16’
(curb to curb) with no parking permitted.

v) Trees, street lights, wiring and other overhead obstacles shall not impede trash or recycling
collection and will be maintained to provide an 18’ high clearance above the cart collection
location(s).

vi) Designated parking areas shall not impede curbside solid waste collection, including parking in
cul-de-sacs.
vii) Developers of gated subdivisions shall provide the solid waste hauler with access to the
subdivision.
vii) “Flag lots” and lots with private or shared driveways must take their carts to the street for
collection or pay for carry-out service.
ix) Trash service will be provided on private streets/ only when a service agreement is signed.

NOTE: There is not adequate space to turn around for the 38’ long collection vehicle in the
dead-end alleyways. A hammerhead turn-around or street access need to be added or the lots
will not be serviced.

Please contact me with any questions at 384-3906.



To:

From:

Subject:

CITY OF BOISE

INTER-DEPARTMENT
CORRESPONDENCE

Date: 1 September 2016
Planning and Development Services

Tom Marshall, Street Light Technician
Public Works

PUD16-00024; 2570 E Warm Springs Ave; Street Light Comments

Street lights are required at the following locations:

1. SWC of lot 33

2. SEC of lot 23

3. SECoflot 12

4. SECoflot 3

5. Intersection of alley and lot 1

6. SEC of lot 56

7. NEC of lot 60

8. SWC of lot 46

9. SWC of lot 40

10. Common lot 67 near parking area

Street lights are required. The specific location and type of facilities to be
installed will be identified in the conditions of subdivision plat approval.

Street lights are required. Plans for this private street light system must be
submitted, reviewed, and approved by Public Works prior to issuance of a
building permit. A Homeowners’ Association shall be created to be responsible
for the ongoing operation and maintenance of the system.

All public street lighting shall be located and constructed per Boise City
Street Light Placement Policy and Installation Standards.



As per Idaho Power requirements the lights along the following street frontages
must be installed on a metered service. Meter service cabinet location to be in the
right of way or in a developer designated City Street Light Easement. They shall
meet the requirements of the Idaho Standards for Public Works Construction,
Standard Drawings, and the Boise City Standard Revisions for ISPWC Division
1102 Street Lights. See Attachment A, Boise Standard Revisions for a list of
approved meter service cabinets.

1. E Warm Springs Ave

New Street Light installations shall conform to the 2015 version of the Boise
Standard Revisions, Idaho Standards for Public Works Construction (ISPWC)
using approved LED fixtures listed in Attachment A to the Boise Standard
Revisions.

Developer shall not connect, or allow any subcontractor to connect any irrigation
timers, decorative lighting, entrance lighting, outlets or other electrical devices to
any street lighting circuits. Any and all irrigation timers, decorative lighting,
entrance lighting, outlets or other electrical devices shall be connected directly to
Idaho Power at an Idaho Power approved location.

If you have any further questions contact Tom Marshall at 388-4719 or
tmarshall@cityofboise.org.

I:\PWA\Subjects\Review Comments\CUs\CU street light comment template.doc



Independent School District of Boise City #1

Boundaries, Transportation, and Traffic Safety

8169 W Victory Rd - Boise, ID 83709
(208) 854-4167 Fax (208) 854-4011

RESPONSE TO PLANNING & DEVELOPMENT SERVICES

DATE: October 10,2016

TO: PDSTransmittals@cityofboise.org

FROM: Lanette Daw, Supervisor Traffic Safety and Transportation
RE: PUD16-00024 & SUB16-00052 — Warm Springs Village

At the present time, the Developer and/or Owner have made arrangements to comply with all
requirements of the Boise School District.

The schools currently assigned to the proposed project area are:

Elementary School: Adams
Junior High School: North
High School: Boise

Comments Regarding Traffic Impact: None

Comments Regarding Safe Routes to School Impact:  None

If you have any further questions, please feel free to contact this office.
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SOUTHWEST REGION C.L. "Butch" Otter / Governor
3101 South Powerline Road Virgil Moore / Director
Nampa, Idaho 83686

October 24, 2016

Cody Riddle

Manager, Current Planning

City of Boise Planning and Development Services
150 N. Capital Boulevard

P.O. Box 500

Boise, ID 83701

PDSTransmittals@cityofboise.org

RE: PUD16-00024 & SUB16-00052 / 2570 E. Warm Springs Avenue

The Idaho Department of Fish and Game (Department/IDFG) has reviewed the Planned Unit
Development Application and the Revised Preliminary Plat for the proposed Warm Springs
Village Subdivision located at 2570 East Warm Springs Avenue. This proposal calls for the
development of a 60-lot subdivision, with R-1C zoning. The development will occupy
approximately 14.45 acres of land, with 4.15 buildable lots per acre. The land is currently
surrounded to the north and west by property owned by the City of Boise, to the west and east by
private landowners and the Boise River to the south. The Department’s Boise River Wildlife
Management Area (BRWMA) is approximately 1.2 miles north of the proposed subdivision.
The purpose of these comments is to assist the decision-making authority by providing technical
information addressing potential effects to fish, wildlife, and habitats and how any adverse
effects might be mitigated. It is not the purpose of Department to support or oppose this
proposal. Resident species of fish and wildlife are property of all Idaho citizens, and the
Department and the Idaho Fish and Game Commission are expressly charged with statutory
responsibility to preserve, protect, perpetuate and manage all fish and wildlife in Idaho (Idaho
Code36-103(a)). In fulfillment of our statutory charge and direction as provided by the Idaho
Legislature, Department staff met with the developer and Boise City Planning and Zoning
regarding this project on Monday, October 3, 2016, to discuss our concerns and offer suggestions
about the plan. These included, but were not limited to, the creation of both primary and
secondary wildlife corridors within the original proposed plat, protecting native vegetation,
construction of privacy fences, and utilizing deer resistant landscaping.

The BRWMA and surrounding lands provide critical winter habitat to large populations of
migratory mule deer during the winter and early spring months. During this time, mule deer
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regularly move between the foothills and the Boise River to satisfy certain habitat needs. In
addition, the area provides year-round habitat for resident mule deer. The Department strongly
believes that an increase in development along Warm Springs Avenue will have an adverse
cumulative impact on local wildlife. One impact identified by the Department is the diminishing
connectivity between the BRWMA and the riparian and river floodplain habitat along the Boise
River. Permanent conversion of habitat to residential use will likely have a measurable effect on
big game in the region. Cumulatively, these developments could act as a barrier, keeping big
game and other wildlife from moving to and from the Boise River corridor. Given the fact that
mule deer have been historically observed on or directly adjacent to the property, we provide the
following comments:

In order to preserve the “most desirable locations to maintain open wildlife corridors” (FH-CNN
6.6: SENSITIVE WILDLIFE HABITAT AREA, Blueprint Boise)”, IDFG recommends to the
city that as a condition of approval, the Warm Springs Village Subdivision include primary and
secondary wildlife corridors in their plans*. It is the Departments understanding that the
Common Lot on the east side of the subdivision, as well as the Idaho Power easement area, is the
intended location for a primary wildlife corridor. This area should be set aside for wildlife and
remain in as natural a vegetative state as possible or be re-vegetated after disturbance to provide
cover for security and thermal needs. Although the proposed roadway footage would provide
adequate space for wildlife movement, increasing the footage at the narrowest point of the
corridor (east end of the private alley) by removing a housing lot would minimize this choke
point for wildlife (see attached map). The Department also understands that the five southern
Common Lots will be designated as secondary wildlife corridors. If fencing is necessary in these
areas, it should follow IDFG recommendations.

We also recommend that no perimeter fencing be installed around the development in order to
allow permeability through the subdivision by wildlife. If fencing is required, it should follow
the recommendations found in the IDFG’s “Standard Recommendations for Development”
document provided to the developer prior to the October 3, 2016 meeting. Fencing installed at
the northern section of the property should include several openings to allow wildlife
permeability or include gates that can be unlocked in order to remove animals that may be
trapped within the subdivision. In this instance, fencing and a locked gate should also be
installed by the homes in the eastern section of the subdivision, around the private alley and to
the east side of the corridor (toward Warm Springs Avenue) to not only funnel wildlife to the
primary corridor and limit their ability to enter the subdivision, but also to protect the area from
human use.

Finally, the Department recommends that future residents of the proposed subdivision be
informed about the wildlife amenities they have nearby and the sensitivity of those wildlife to
human disturbance. The Department refers to the Department publication Home Builders and
Owners Guide to Living with Wildlife, available here:
http://idahodocs.contentdm.oclc.org/cdm/compoundobject/collection/p15100coll7/id/2733/rec/10
We ask that this information be provided to the developer and in turn to future residents.

Keeping Idaho’s Wildlife Heritage

Equal Opportunity Employer e 208-465-8465 ¢ Fax: 208-465-8467 e Idaho Relay (TDD) Service: 1-800-377-3529 e https://idfg.idaho.gov


http://idahodocs.contentdm.oclc.org/cdm/compoundobject/collection/p15100coll7/id/2733/rec/10
http://idahodocs.contentdm.oclc.org/cdm/compoundobject/collection/p15100coll7/id/2733/rec/10

Thank you for the opportunity to comment. Please contact Krista Biorn at the Boise River
Wildlife Management Area at (208)334-2115, or via email at krista.biorn@idfg.idaho.gov if you
have any questions.

Sincerely,

& ol

Scott Reinecker
Southwest Regional Supervisor

* Primary Wildlife Corridor: An area used by a wide variety of wildlife species that are more
wary of human activities and less inclined to venture close to settled areas (e.g., migrating mule
deer). Therefore, these areas should have limited human activity or disturbance. Primary
corridors also connect large contiguous habitats and wildlife populations, providing wildlife with
the opportunity to move from one habitat to another. Finally, the vegetation characteristics in
these areas must meet security and thermal cover requirements for proper movement within the
corridor.

* Secondary Wildlife Corridor: The Department expects some deer to enter the subdivisions by
street access. Therefore, we recommend that at least one secondary wildlife corridor be
incorporated into each development plan. These corridors consist of an entrance and an exit for
wildlife trapped within the subdivision. They not only allow permeability through the
subdivision, but also provide additional connectivity to large contiguous habitats. Entrance and
exit points could be designed to accommodate pedestrians as well, but must follow IDFG fencing
recommendations.

SR/tm/rw

Ecc: Kiefer/HQ
Cc: Gold file
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If installing fencing on the northern portion of subdivision,
include several openings to allow wildlife permeability or
include gates that can be unlocked in order to remove
animals that may be trapped within the subdivision.
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Communities in Motion 2040 Development Checklist

The Community Planning Association of Southwest Idaho
(COMPASYS) 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 R

and adopted by the COMPASS Board on July 21, 2014.
S
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Click here for detailed map.
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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.
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Name of Development: Gate City--60 residential units.

Summary: A 60-unit residential subdivision on East Warm Springs Avenue. Five developments comprising 193
residential units have been proposed in the area. CSLOS analysis was conducted. A detached sidewalk and
bicycle lane would improve Bicycle LOS to a "A" and Pedestrian LOS to a "B." The proposal supports 6 CIM 2040
checklist items and does not support 14 CIM 2040checklist items. Consider improving the entrance to the Tram Trail
and allowing neighborhood connections to the trail.

Land Use

In which of the CIM 2040 Vision Areas is the proposed development? (Goal 2.1)?

O Downtown O Employment Center @ Existing Neighborhood O Foothills
O Future Neighborhood O Mixed Use O Prime Farmland O Rural

O Small Town O Transit Oriented Development

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

Neighborhood (Transportation Analysis Zone) Demographics

Existing Existing TAZ + Proposal 2040 Forecast
Households Jobs Households Jobs Households Jobs
464 146 524 146 664 148

@ Yes O No O 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

Existing Existing TAZs + Net Proposed 2040 Forecast
Households Jobs Households Jobs Households Jobs
1,831 798 2,084 798 2,838 1,110

- [

@ Yes O No O 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)
More information on COMPASS and Communities “’
E E in Motion 2040 can be found at: K\,;—;A

QA COMPASS

www.compassidaho.org

Email: info@compassidaho.org
Telephone: (208) 475-2239

'}g}:\ COMMUNITY PLANNING ASSOCIATION
‘Y’ of Southwest Ildaho
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http://www.compassidaho.org/documents/prodserv/CIM2040/Map_Final.pdf
http://www.compassidaho.org/dashboard/pdfs/CIMDevelopmentReviewChecklistUserGuide.pdf
www.compassidaho.org/dashboard/images/Maps/BoiseGateCity-DetailedMap.jpg

Communities in Motion 2040 Development Checklist

Transportation

O Attached © N/A An Area of Influence Travel Demand Model Run is attached.

O Yes © No O N/A There are relevant projects in the current Regional Transportation
Improvement Projects (TIP) within one mile of the development.

Comments:
O Yes O No © N/A The proposal uses appropriate access management techniques as described
in the COMPASS Access Management Toolkit.
Comments: Work with ACHD on access locations and potential for using Windsong Drive for access.
OYes ONo ON/A This proposal supports Valley Regional Transit's valleyconnect plan. See
Valley Regional Transit Amenities Development Guidelines for additional detail.
Comments: Future demand response services are proposed near the development. See valleyconnect for details.

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):

O Attached ® N/A Complete Streets LOS scorecard is attached.

O Yes O No ® N/A The proposal maintains or improves current automobile LOS.

O Yes O No O N/A The proposal maintains or improves current bicycle LOS.

O Yes O No O N/A The proposal maintains or improves current pedestrian LOS.

O Yes O No O N/A The proposal maintains or improves current transit LOS.

O Yes ® No O N/A The proposal is in an area with a Walkscore over 50.

Housing

Yes ® No O N/A The proposal adds compact housing over seven residential units per acre.

(Goal 2.3)

O Yes ® No O N/A The proposal is a mixed-use development or in a mixed-use area. (Goal
3.1)

O Yes ® No O N/A The proposal is in an area with lower transportation costs than the reqgional
average of 26% of the median household income. (Goal 3.1)

O Yes O No ® N/A The proposal improves the jobs-housing balance by providing housing in

employment-rich areas. (Goal 3.1)

Community Infrastructure

O Yes O No O N/A The proposal is infill development. (Goals 4.1, 4.2)

O Yes O No O N/A The proposal is within or adjacent to city limits. (Goals 4.1. 4.2)
O Yes O No O N/A The proposal is within a city area of impact. (Goals 4.1, 4.2)

Health

O Yes O No O N/A The proposal is within 1/4 mile of a transit stop. (Goal 5.1)

O Yes O No O N/A The proposal is within 1/4 mile of a public school. (Goal 5.1)

O Yes O No O N/A The proposal is within 1/4 mile of a grocery store. (Goal 5.1)

O Yes O No O N/A The proposal is within 1 mile of a park and ride location. (Goal 5.1)

Economic Development

O Yes ® No O N/A The proposal improves the jobs-housing balance by providing employment in
housing-rich areas. (Goal 3.1)

O Yes O No ® N/A The proposal provides grocery stores or other retail options for
neighborhoods within 1/2 mile. (Goal 6.1)

Open Space

O Yes ® No O N/A The proposal is within a 1/4 mile of a public park. (Goal 7.1)

O Yes ® No O N/A The proposal provides at least 1 acre of parks for every 35 housing units.
(Goal 7.1)

Farmland

® Yes O No O N/A The proposal is outside “Prime Farmland” in the CIM 2040 Vision. (Goals
4.1.8.2)

® Yes O No O N/A The proposal is outside prime farmland. (Goal 8.2)
(Page 2 of 2)
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Communities in Motion 2040 Complete Streets Scorecard

The purpose of this checklist is to provide a tool for local governments to evaluate whether land developments
are in accordance with the goals of Communities in Motion 2040 (CIM 2040). Complete Streets Level of Service
(LOS) refers to the multimodal (automobile, bicycle, pedestrian, and transit) experience and grades a roadway
(A-F) for each mode. COMPASS conducts Complete Streets Level of Service (CSLOS) analysis for developments
on arterial roads.

Mode Existing With bicycle lane and detached sidewalk
Link LOS Link LOS
East Warm Springs Transit F F
Avenue -

Bike D A

Windsong Drive to Ped D B

Goodman Street

Highway Capacity Manual 2010 Methodologies

Walkscore: 10 Car-Dependent. Walkscore is a walkability index that assigns a numerical
walkability on a scale from 0 - 100 based on walking routes to destinations such as grocery stores,
schools, parks, restaurants, and retail. Scores of 50 or higher are considered at least “Somewhat
Walkable” while scores less than 50 are “Car-Dependent.”

Additional Comments:

The Ada County Highway District Livable Street Design Guide indicates that this section of East
Warm Springs Boulevard is classified as a “Residential Arterial” with recommended street design
for a bicycle lane and detached sidewalk. A bicycle lane would improve bicycle LOS D to LOS A. A

detached sidewalk would improve pedestrian LOS D to LOS B. See above. More information on
COMPASS and

Consider improving the entrance to the Tram Trail and allowing for neighborhood connections to

the trail.

Communities in Motion
2040 can be found at: E

www.compassidaho.org
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CORRESPONDENCE WITH DEQ

Codx Riddle

From: Catherine Chertudi

Sent: Wednesday, September 14, 2016 10:21 AM
To: Cody Riddle

Subject: RE: Former Gate City Steel site

Cody - I think you may want to also make sure DEQ is in the loop for all agencies to receive the documents
and review the project. This should be well before any construction permits are issued since the design
of the site may be affected by the DEQ conditions.

[ think there may be issues with residential development on a site with historic contamination, so they
may want special conditions and the developer may be required to ensure vapors cannot intrude into
residential structures.

Catherine

From: Cody Riddle

Sent: Wednesday, September 14, 2016 10:18 AM

To: Catherine Chertudi <CCHERTUDI@cityofboise.org>
Subject: RE: Former Gate City Steel site

Thanks. | will include a condition requiring written approval from DEQ prior to issuance of construction permits. How
does that sound?

From: Catherine Chertudi

Sent: Tuesday, September 13, 2016 2:59 PM
To: Cody Riddle <CRiddle@cityofboise.org>
Subject: FW: Former Gate City Steel site

Cody - please see the response below from DEQ.

It looks like there will be some on-going and important environmental issues to address with the site. An
EC is an environmental covenant which will restrict development likely and/or groundwater use at the
site.

Catherine

From: Dean.Ehlert@deg.idaho.gov [mailto:Dean.Ehlert@deq.idaho.gov]

Sent: Tuesday, September 13, 2016 1:00 PM

To: Catherine Chertudi <CCHERTUDI@cityofboise.org>

Cc: Bruce.Wicherski@deg.idaho.gov; Derek.Young@deq.idaho.gov; Eric.Traynor@deq.idaho.gov
Subject: RE: Former Gate City Steel site
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Hi Catherine,

DEQ is still working with the property owner and their consultant in addressing areas that need additional remediation
at the Gate City Steel site. We also expect an EC to be placed on the landfill area regarding the cap and potentially other
areas. We would appreciate being included in the review for the development at the site.

Thanks,
Dean

Dean Ehlert

Ground Water & Remediation Manager
IDEQ Boise Regional Office

Phone: 208-373-0416

Fax: 208-373-0287

Email: Dean.Ehlert@deq.idaho.gov

From: Catherine Chertudi [mailto: CCHERTUDI@cityofboise.org]
Sent: Monday, September 12, 2016 1:13 PM

To: Dean Ehlert

Subject: Former Gate City Steel site

Dean, we have a development application for residential development of the site. Are there any restrictions/covenants
for the property?

And, would DEQ want to be included in the review for the development?
Thanks!

Catherine

Catherine Chertudi

APWA DCS —LF

Environmental Programs Manager
Office of Materials Management
Boise City Public Works Dept.

P O Box 500

Boise ID 83701-0500
208-384-3912
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Parks & Recreation
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Boise Parks & Recreation

TO: Cody Riddle, Current Planning Manager
FROM: Jennifer Tomlinson, Parks Planner
DATE: October 21, 2016

RE: PUD16-00024

Comments on Proposed Development

Boise Parks and Recreation owns 21 acres adjacent to the parcel
proposed for development and maintains it as part of the Warm
Spring’s Mesa Reserve. Adjacent to the proposed development on the
west is the tram trailhead, a popular access point for hikers to connect
to the Ridge to Rivers trail system.

Rock Fall Study

The Warm Springs Mesa Reserve consists of 110 acres of dedicated
open space adjacent to the Table Rock Reserve. 21 acres adjacent to
the proposed development was considered in the 2015 Rock Fall Study
submitted by the applicant. Boise Parks and Recreation is in full
support of the applicant executing the recommendations for the rocks
on our property as outlined in the 2015 Study.

Idaho Fish and Game Comments

BPR has also been in contact with Idaho Fish and Game regarding their
recommendations for safe wildlife crossing and fencing. BPR fully
supports the redesign as requested by Idaho Fish and Game for the
safe movement of wildlife. Common Lot 1 will need to provide
wrought iron fencing on the west side of the property in order to
address the recommendations of the rock fall study.

ACHD and Pedestrian Crossing

BPR has initiated discussions with ACHD regarding the pedestrian
crossing and potentially relocating it further to the east on Warm
Springs to better align with the proposed development’s access road.
BPR is looking at ways to accommodate trail user parking on the south
side of Warm Springs. This will alleviate congestion in the golf course
parking lot, provide safe crossing not only for trail users parking on
the south side of Warm Springs, but will also residents of the proposed
development a more direct access point for the greenbelt.



A\SSOCIATION

BVNABoise@gmail.com

October 1, 2016

Planning and Zoning Commission

City of Boise Planning and Development Services
150 North Capitol Blvd

Boise, ID 83702

RE: SUB16-00052, PUD16-00024: Warm Springs Village, 2570 E Warm Springs Avenue

Dear Commissioners,

The Barber Valley Neighborhood Association (BVNA) has been a dedicated partner with the City,
County, and developers in jointly creating a vision for the Barber Valley that is walkable, safe, and
supportive of healthy outcomes for people. At the same time, in the unique ecosystem where the
foothills meet the river, we have worked hard to preserve space and mobility for wildlife and seek to
be the first planned area development in the West to successfully integrate new urbanism and wildlife
preservation. Our unique ecological setting where the foothills meet the river applies equally to the
adjoining Warm Springs Mesa neighborhood (the Mesa) and the proposed Warm Springs Village
development.

In this spirit, we request that the Planning and Zoning Commission apply the wildlife protection goals
identified in Blueprint Boise for the Foothills Planning Area to the proposed Warm Springs Village
development at the Mesa. In addition, we request that the Commission extend the wildlife
provisions identified for the Barber Valley Planning Area to this application.

Specifically, we request:

* Consultation with the Idaho Department of Fish and Game (IDFG) on strategies for
accommodating wildlife, such as suitable fencing and escape routes from the subdivision.
* Preservation of wildlife corridors to enable movement between the foothills and the Boise
River.
* Adoption of all IDFG recommendations as Conditions of Approval for the planned unit
development and subdivision.
* Mitigation funding for displacement of habitat to be directed towards either:
- Harris Ranch Wildlife Mitigation Association as with Specific Plan 01 (SP01), which provides
a source of ongoing funding through the homeowners association.
- ldaho Fish and Wildlife Foundation as occurs with Specific Plan 02 (SP02), which provides an
ongoing source of funding to the Foundation every time a house is sold (percentage of
purchase price), initially and as tied to the title for future sales.



Mule deer hunting in Idaho generates $1 million in economic impact and creates more than 1,000 jobs.
The Boise Front Wildlife Management Area (WMA) supports the largest wintering range in Idaho for
mule deer, who migrate annually from as far away as the Sawtooths (really — the Sawtooths). We, as
neighbors and residents of Boise, are entrusted with a critical state resource and economic engine that
directly affects our quality of life as Idahoans. Given that the Foothills Planning Area is large and the
goals are therefore generalized, we feel it is appropriate and necessary to apply the more specific
Barber Valley planning goals to this area as well, since the same issues apply to this particular
geography and ecological setting.

For your convenience, we have appended the applicable Blueprint Boise goals to this letter. Particularly
relevant goals include the following:
* “Provide natural open space areas where wildlife habitat can be protected.”

* “The practice of clustering of development and preserving the open spaces shall be used to
maintain environmental and wildlife features, such as wetlands, threatened plant species, riparian
areas, big game winter range, and sensitive wildlife habitats.”

* “Open space areas shall be located to form continuous corridors subject to the review and
recommendation of the IDFG within the mapped Wildlife Habitat Areas (Figure 19).” (Please note
that the subject property is within a mapped Wildlife Habitat Area.)

*  “Where clustered developments are proposed, the IDFG shall be asked to provide advice regarding
the most desirable locations to maintain open wildlife corridors which comply with the IDFG
management plans.”

* “Boise City will work with IDFG to identify and conserve sensitive wildlife habitat areas and natural
wildlife corridors connecting open space habitat areas.”

* “Collaboratively plan land use, transportation, and recreation with the IDFG and other affected
agencies with the goal of maintaining viable access to the Boise River for deer and elk from the
WMA, as well as protection for non-game wildlife species.”

* “Assure that developments within wildlife corridors (such as fences and structures) comply with
IDFG standards and guidance.”

* “Recognize and apply the wildlife corridors to updates of the adjacent Foothills Planning Area
policies and the Boise River System ordinance.”

Thank you for your careful attention to this issue and for shaping the land use application accordingly.

Sincerely,

Jeremy Maxand, President

Barber Valley Neighborhood Association



Blueprint Boise Goals for Wildlife Preservation

Goal SHCC12: Provide natural open space areas where the public can observe nature and seek solitude,
and where wildlife habitat can be protected.

SHCC12.1: ENVIRONMENTALLY SENSITIVE AREAS

(a) Encourage preservation of adequate open space and protect unique and environmentally
sensitive areas.

(b) Develop additional funding mechanisms to acquire unique and environmentally sensitive
areas and other types of open space.

SHCC12.3: PUBLIC ACCESS Locate and design public access to open space areas to promote visibility,
provide linkages to other pedestrian and bicycle facilities, minimize parking impacts on adjacent
neighborhoods, and minimize disturbance and harm to wildlife.

Goal FH-CCN 1: To share growth throughout the community, controlled development of appropriate
Foothills areas shall be allowed pursuant to standards and conditions that are protective of the
Foothills, wildlife and neighborhoods.

Goal FH-CCN 2: To promote a mix of land uses and densities in the Foothills to accommodate a variety
of housing, shopping, transportation, public facility, recreation and wildlife needs and scenic values of
the Foothills viewshed while providing for buildable slopes and base unit density.

FH-CCN 6.1: CLUSTER DEVELOPMENT FOR HABITAT. The practice of clustering of development and
preserving the open spaces shall be used to maintain environmental and wildlife features, such as
wetlands, threatened plant species, riparian areas, big game winter range, and sensitive wildlife
habitats. All open space credited for density bonus purposes (Figure 18) must remain in a primarily
natural condition with the goal to maintain it for wildlife habitat and recreational uses. Open space
areas shall be located to form continuous corridors subject to the review and recommendation of the
Idaho Department of Fish and Game within the mapped Wildlife Habitat Areas (Figure 19). Such areas
may remain as private open space, may be used for public trail easements, or may be dedicated to a
public land trust or other group for conservation management purposes, with preference given to
public access recommended and implemented through the Foothills Ordinance.

FH-CCN 6.6: SENSITIVE WILDLIFE HABITAT AREAS Footbhills developments shall be reviewed with the
following priority considerations depending upon location. Where clustered developments are
proposed, the Idaho Department of Fish and Game shall be asked to provide advice regarding the most
desirable locations to maintain open wildlife corridors which comply with the Idaho Department of Fish
and Game management plans.

FH-NC 4.2: CONSERVE HABITAT Boise City will work with Idaho Department of Fish and Game to
identify and conserve sensitive wildlife habitat areas and natural wildlife corridors connecting open
space habitat areas Where sensitive sites are judged to be critically important to preserve, as defined
in the Open Space Management Plan, they shall be protected by private ownership, by organizations
dedicated to preservation of historic or archeological sites, or by public ownership as funding allows.
Where a habitat is judged critically important to preserve, the habitat or appropriate wildlife



easements shall be protected by private ownership, or by organizations dedicated to preservation of
wildlife habitats, or by public ownership.

Goal BV-CNN 3.1: PROPERTIES OUTSIDE OF THE HARRIS RANCH AND BARBER VALLEY SPECIFIC PLANS.
Use the adopted specific plans for Harris Ranch and Barber Valley as the policy basis for additional
development in the Barber Valley.

Goal BV-CCN 2.1: WILDLIFE CORRIDORS: Integrate consideration for wildlife corridors into land use and
transportation planning.

(a) Collaboratively plan land use, transportation, and recreation with the IDFG and other
affected agencies with the goal of maintaining viable access to the Boise River for deer and elk
from the WMA, as well as protection for non-game wildlife species.

(b) Minimize impacts to wildlife corridors shown on Figure 10 as private lands and public
facilities are developed over time. Assure that developments within wildlife corridors (such as
fences and structures) comply with IDFG standards and guidance.

(c) Collaborate with other agencies in acquiring grants for wildlife corridors and related
transportation improvements.

(d) Recognize and apply the wildlife corridors to updates of the adjacent Foothills Planning Area
policies and the Boise River System ordinance.

(e) Foster the creation of one wildlife management plan for Barber Valley to include game and
non-game species. Require that new development on parcels outside of the existing Harris
Ranch and Barber Valley planned communities align with the Harris Ranch Wildlife
Management Plan so that the area may progress towards consistency and landscape-level
management.



Cody Riddle

From: PKuhlmeier@aol.com

Sent: Tuesday, October 04, 2016 3:58 PM

To: Cody Riddle

Cc: Mayor Bieter

Subject: PUD16-00024 Former Gates City Steel Site
Cody:

| am in receipt of a public hearing notice that proposes to place residential housing on the former Gates City Steel
property. In or around 1992 | conducted an environmental review of this property on behalf of Bill Agee and his attorney
while at Morrison Knudsen Corp. It is my recollection that the site contains both soil and ground water contamination.
Hazardous chemicals on the site may include many more than the lead noted in your web-site note. As | recall they
included metals; lead and arsenic, petroleum hydrocarbons, and carcinogenic chlorinated solvents. | cannot see evidence
of remediation. There does not appear to be any ground water monitoring wells on the site.

Industrial properties like these are rarely suitable for residential development absent a total clean closure, for which | have
not been able to identify the IDEQ has issued. Absent a much greater degree of disclosure as to site conditions which
include all soil and ground water environmental studies and remediation, as well as post remediation sampling and an
associated risk assessment focused on residential exposure to sensitive population types; consideration of this parcel for
residential development is both irresponsible and potentially dangerous to the health of future occupants.

Paul Kuhlmeier, PhD, PE, PG



October 5, 2016

Cody Riddle

Manager, Current Planning

Boise City Planning & Development Services
Boise, ID 83701-0500

RE: Proposed Warm Springs Village (Gate City Steel Property) SUB16-00052, PUD16-00024

Mr. Riddle,

Please accept these written comments on the proposed development for the old Gate
City Steel property. We live at 2478 Warm Springs Avenue which is adjacent to the trail head
that is adjacent to this proposed development. Unfortunately we will be traveling and unable
to attend the public hearing on October 10, 2016.

Our main concerns with the proposed development are (1) size of the proposed
development, (2) parking and traffic concerns, and (3) lack of adequate wildlife corridors. We
were disappointed when the city removed this property from its prior foothills designation. At
that time we testified that there were many foothills characteristics remaining on the property.
This small wedge of land is surrounded by steep slopes and integrally positioned between the
foothills and the Boise River. It is much more than an old manufacturing site. As the recent July
fire confirmed, this land is susceptible to wildfires and some of the property was burned by that
fire. There are also large numbers of wildlife that use the land to reach the river. We have
been blessed to have enjoyed elk, moose, bobcats, cougars, coyotes and large herds of deer on
our land. These animals do not know the difference between the plots of land on a map and
use all of the current open space to avoid human contact.

Size of the Proposed Development: Squeezing 60 houses into this location is extremely
short sighted and no concessions should be made to accommodate the number of houses.
Although the property is zoned for more units than contained in the current plan, the
developer’s desire to make the development entirely single family housing is a personal choice.
It is not Boise City’s burden, however, to waive PUD requirements because the physical
characteristics of the land do not meet the developers desires for a large number of single
family plots. Following the existing PUD requirements will dictate the amount of buildable
space. The desired plan should not dictate which PUD requirements are waived.

There is no question the development will move forward, with or without waivers, but a
smart development plan can be a benefit to the community. We request that Boise City require
that the developer comply with all current planning requirements even if this reduces the
number of buildable lots. A great gift was already provided to the developer by removing the
property from the foothills (and more stringent building codes and planning), any additional
concessions should not be provided to the developer to simply allow him to maximize the



number of lots that can be accommodated into this uniquely shaped land. The plan requests a
number of significant waivers from the city code, including:

a. Reduction of lot frontage on Warm Springs to 40' from the required 50' frontage.
This is a 20% reduction.

b. Front yard setbacks of 10' for the lots from the required 20' setback. This is 50%
reduction.

c. Frontyard house setbacks of 20' from back of walk to perpendicular garage face and
16' from back of right-of-way where 20' from back of right-of-way is required. A 20%
reduction.

d. Side yard setbacks of 3' for the lots fronting on to Warm Springs Avenue from the
required 5'. This is a 40% reduction.

e. On the private road a request of 24' back of curb to back of curb is a sizeable
reduction from the 28' required. This is a 15% reduction.

These waiver requests are significant reductions and should be denied for several reasons.
There is no justification provided by the developer for such large waivers other than to allow a
larger number of lots to be forced into the space. There are no accommodations or amenities
planned to benefit the public for these concessions. For example, no parking accommodations
for current trail, greenbelt and Boise River users are planned to offset current parking options
that will be lost (more on this below). In addition, there is inadequate planning for storm water
retention. The planned ditch around the development does not have a retention pond planned
to ensure that water diverted toward the trail head at the North-West location of the property
remains on the property. Warm Springs does not have adequate storm water removal to
accommodate expected runoff from the development.

Setbacks and lot width requirements for planned developments have been established
by Boise City to ensure not only safety but also visual appeal. Open and defensible fire space
between dwellings is critical especially when the development is located adjacent to open wild
space. The area remains in a fire zone and reductions in road width create additional potential
safety issues. Finally, a virtual wall of houses spaced mere feet apart from each other and
pushed close toward Warm Springs Ave will also considerably change the character of this area
from rural to inner city urban. There is no other comparable visual density along the entire
length of Warm Springs Ave from downtown to Harris Ranch.

Parking and Traffic Concerns: Another major concern we have with the proposed
development is the impact on parking for the existing trail head, greenbelt and Boise River
users. Currently, recreational users park their vehicles along the ditch on both sides of Warm
Springs Ave to use the foothills trail, the greenbelt and the Boise River. While the Warm
Springs Golf Course parking lot may seem like a logical alternative for parking, that lot is unable
to allow parking for non-golf users during peak golf period, especially weekends. It is our
understanding that in early 2016, the Golf Course and Ridge to Rivers agreed that trail head
users would not be allowed to park in the golf course parking lot any longer. The Golf Course
posts signs at the entrance to their parking lot that states “Parking For Golfers Only” during
peak times. This proposed development will make trail head parking even more dangerous
without providing any alternatives. Improvements along Warm Springs will be needed to



provide safe parking options for recreational users. These improvements will be needed in the
right of way along this property and the developer has offered no assistance in alleviating these
easily foreseeable problems resulting from the development. There will be conflicts between
the development’s private drive and the publics need for parking in the area.

There already exits poor sight lines for vehicles traveling on Warm Springs Avenue and
those utilizing the Warm Springs Golf Course parking lot. The traffic density and speed on
Warm Springs Ave make current parking along the road a hazard but the addition of the private
road will only exacerbate these issues. Inadequate sight lines and turning traffic will increase
the risks to all. A plan for Warm Springs, including turn lanes, pedestrian crossing, traffic lights,
parking and storm water must be addressed to transform this stretch of road from rural to
urban as planned with this development. These issues need to be addressed properly and
making concessions in road widths and setbacks are not the best way to plan for the
community’s needs. In the future Warm Springs Golf Course may be relocating their entrance
and now is the time to consult with Boise Parks and Recreation to properly plan for their
parking lot changes. Allowing these concession would only ignore the issues until it is too late
for smart planning.

Lack of adequate wildlife corridor in proposed development: It is our understanding the
Idaho Fish & Game requests that new developments provide corridors to accommodate the
daily wildlife migration between the foothills and the river. As mentioned earlier, we have
been blessed to see an abundance of wildlife on our property, the Ridge to Rivers property and
the proposed development property. The deer herds are drawn to cross Warm Springs along
the stretch of road between Wind Song Drive and our property given the close proximity of the
foothills and the river. Unfortunately, we have also witnessed too many deer killed on this
stretch of Warm Springs over the years. The proposed development plan does allow some
common space near the existing trailhead where some deer currently cross the road near
Warm Springs Golf Course entrance. However, this common space does not address that deer
cross the current property further south towards Wind Song Drive. We understand that Idaho
Fish & Game would like to have a corridor at the other end of the property to accommodate
deer crossing near Wind Song. With the number of homes proposed, all large wildlife will be
forced to find new ways to get to the river around the property and multiple options will be
needed.

Thank you for your consideration of these important issues.
Best Regards,

Russell & Phyllis Slifer

2478 Warm Springs Ave



Cody Riddle

From: Heather Crane <hacrane@hotmail.com>

Sent: Monday, October 10, 2016 2:52 PM

To: Cody Riddle

Subject: PUD16-00024/SUB16-00052. Written testimony submission regarding proposed
development 2570 Warm Springs Avenue

Attachments: 2005City Council and Planning Notes car05-00013.pdf

Dear Cody,

My name is Heather Crane. | live on the Mesa and am a member of the Warm Springs Neighborhood
Association and the El Paseo Homeowners Association. This email and the attachment (the 2005 City Council
and Planning and Zoning notes on the change of designation of the land for the proposed development) serve
as a written testimony submission with regard to the November 7, 2016 Planning and Zoning Meeting on
PUD16-00024, 2570 E. Warm Springs Avenue proposed development. | have a number of concerns about the
proposed development:

1. The development is not in character with either neighborhood plan for the adjacent neighborhoods (the
east end or warm springs mesa).

2. The traffic impact of such a large density development in a small area could be significant. | am aware
ACHD has already been approached about this but given the location and the issues with deer crossing, does
the city think the traffic impact needs to be reevaluated?

3. Per City Council meetings notes from 2005 regarding this land parcel, a company called Kleinfelder was
contracted to assess the site for clean up and remediation. There is no new documentation that | have

seen that any clean up of PERC or lead actually took place. Furthermore, the letter from Kleinfelder in

2005 stated that they were being asked to clean up a nonresidential site and one planned for recreation. How
does this impact the development as it is currently proposed for residential housing not recreation?

4. There is significant concern about a lack of wildlife corridors being addressed in the current proposed
development. It was recommended in 2005 that the wildlife corridor be 600-100 feet wide and | see no
mention of this in the developer's proposal. The city has a duty to address this as it was originally proposed by
Fish and Game in 2005. Anyone who lives on the mesa can tell you that it is clearly a wildlife corridor and that
it is also an area of significant safety concern with regard motorists traveling on warm springs and deer
crossing crossing the road to reach the Boise River.

5. According to city council and planning and zoning notes from 2005, the developer applied for a change in
designation of the property out of the Foothills Planning Policy. However, a Conditions of Approval fax from
Boise City Public Works notes that "Site will still be subject to Foothills and Hillside Areas Development
Ordinance". Does the current development meet the Foothills and Hillside Areas Development

Ordinance? Should it?

6. The developer has not addressed storm water run off issues, particularly the fact that water leaving this site
will be running into a retention pond in the El Paseo HOA common area at the bottom of Windsong. Shouldn't
the developer be required to provide his own retention pond or compensate the El Paseo HOA? Is the

city concerned about destabilization of hillside surrounding and underpinning Windsong with

regard to overwhelming the capacity of this common area?
7. The developer is asking for multiple and significant variances that would impact fire safety, traffic safety
and density and these seem to be excessive. Why should so many variances be acceptable in this case?

1



8. Riverside and Adams and Roosevelt Elementary cannot absorb more students at this time and having 57
more family homes in addition to the newer part of the Mesa development will overwhelm the

schools' capacity. Has the school district been consulted about this concern? How are the City and the School
district working together on this issue?

9. In the 2005 city council and planning and zoning notes, it specifically states that any development in this
area (2570 E. Warm Springs) could not have more than 4 units per acre. The buildable acreage proposed is
about 9 acres which would put the allowable number of houses, per the 2005 decision of the city council, at
no more than 36. What is the city's thoughts on this and are there reasons why this wouldn't be followed?

Thank you very much for your time and | look forward to seeing you and speaking with you on November 7th
if not before.

Sincerely,

Heather Crane



To: Boise City Council

From: Hal Simmons I-\Bs
Planning Director

Date: August 11, 2005

Re: Warm Springs Enterprises LLC/Comprehensive Plan
Amendment, CAR05-00013, located at 2570 E. Warm Springs
Avenue

Warm Springs Enterprises LLC requests three amendments to the Boise Comprehensive Plan:

1) To amend the Planning Area Map to take the subject property out of the Foothills Planning

Area and put it in the North End/East End Planning Area;

2) To amend the Land Use Map from Foothills Plan to Residential/Medium Density; and,

3) To amend the text of Chapter 8 Objective 16 to add a policy 10 (language below)
concerning the proposed land use for the subject parcel.
Policy 10: The Gate City Steel area across from Warm Springs Golf Course is an appropriate
location for medium density residential infill development potentially including limited
professional office uses. Timing of development should be tied to construction of the East
Parkcenter Bridge. Considerations for approval of medium densities arc: provision of high
quality site and building design, a mixture of housing types, and integration into and
protection of adjacent open space and recreational areas. New urban design is not required in
this area. '

The land is vacant and located west of Boulder Heights Estates and Warm Springs Mesa, It is
comprised of 14.7 acres fronted by Warm Springs Avenue and zoned M1 (Light Industrial) in the
County. The site is the remainder of a 47 acre parcel, the former location of the Gate City Steel
operation. The balance of the land was sold to J. H. Wise & Sons for the Boulder Heights Estates
residential subdivision and a City Park. The proposed use would be low density housing.

Some of the outstanding issues with this site are: the lack of traffic capacity on Warm Springs
Avenue to service the additional traffic; the interface with wildlife corridors and habitat; the
integration of the proposed residential use with the adjoining golf course, City Reserve and low
density residential uses; and the identification of and treatment for potential hazardous wastes
from the former steel processing plant. These issues would be addressed in the development




CARO05-00013
Boise City Council / August 30, 2005
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permit phase of this project, including annexation, rezone, development agreement and
conditional use permits.

The focus of this hearing is the evaluation the compatibility of the proposed amendments with
the Boise Comprehensive Plan Land Use Policies and Land Use Map.

The Planning and Zoning Commission recommended approval of CAR05-00013 to include the

following modifications to the applicant’s request:
1) change the Planning Area designation from Foothills Planning Area to North End/East

End Planning Area.
2) to amend the Boise Comprehensive Plan Land Use Map designation from Foothills Plan

to Low Density Residential 4 Units per Acre, and

3) to add the proposed Policy 10 to Chapter 8§ Objective 16 as modified by staff below.
The proposed amendment to the Comprehensive Plan, Chapter 8 Ob_]GCthe 16 to add a
Policy 10 should be revised as follows:
Policy 10: The Gate City Steel area across from Warm Springs Golf Course is an
appropriate location for low density residential infill development potentially
including limited professional office uses. Timing of development should be tied
to availability of sufficient traffic capacity on Warm Springs Avenue for the
proposed uses.

Considerations for approval of low density residential uses are:
a. provision of high quality site and building design,
b. a mixture of housing types,
c. integration into and protection of adjacent open space and
recreational areas.

RECOMMENDATION: The Planning and Zoning Commission
recommended approval for the three proposed Comprehensive Plan
amendments at their June 6, 2005 hearing with the changes stated above.
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Public Hearing Notification Checklist Aua, 1 2
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Pre-Application Submittal Requirements

Neighborhood Meeting no less than 5 calendar days prior to submittal.

Neighborhood Meeting Date: Wacefn 2-% . pr .’ o
Neighborhood Meeting Waiver OY

Application Submittal Date: Mapeeh 259 , So® S

Planning & Zoning Commission Hearing Notice Requirements

Initial Public Hearing no later than 44-calendar days after application acceptance.

Extended review allowance for 66-calendar days.N’Y

Application acceptance date: M_cdc\; zZo.

355 foot radius Zlc))tiﬁcation 15-days prior to liairing. Mailing date: ﬁW:( ?9 ! vy
Published in newspaper 15-days prior to hearing. Publication date: Apﬁ' l sz s
Posted on site 10-days prior to hearing. Posting date: A .ﬂn\ S ’LW‘," g
Alternative Forms of Notice Used? M_N EI Y Pubhcatlon dates:

Initial Public Hearing Date: M7 z { A /bva“rg/f. \Lo\)uvlf_.- ’6 2ovs

City Council Hearing Notice Requirements (Non-Appeal)

300 foot radius notification 15-days prior to hearing, Mailing date: ? Al e8
Published in newspaper 15-days prior to hearing. Publication date: "@'—OS
Posted on site 10-days prior to hearing. Posting date: ﬂ v.guH- VR MG‘
Alternative forms of notice used? WN Oy Pubhcatlon dates:

Initial Public Hearing Date: AJ?L W ‘ot

City Council Appeal/Notification Requirements

Date of Lower Body Decision:

Appeal Deadline: 10-calendar days after decision:

Date Appeal was filed:
Hearing cannot be scheduled sooner than 28-days from Appeal date. Soonest hearing date:

Notification of Parties to the Appeal within 5-days of receipt of appeal. Mailing date:
Memoranda must be filed within 14-days of appeal deadline.
Last date to receive Memoranda:

300 foot radius notification 15-days prior to hearing. Mailing date:
Notification of Parties of Record of Appeal. Mailing Date:
Published in newspaper 15-days prior to hearing. Publication date:

Posted on site 10-days prior to hearing. Posting date:

Initial Public Hearing Date: : ( !! <

Secfion Supervisor Signature
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June §, 2005

Warmn Springs Enterprises, LLC
Bill Clark

479 Main Street

Boise, ID 83702

Re: CAR05300€]13 /2390 & 2470 E. Warm Springs Avenue
Dear Mr, Clark:

This letter is to inform you of the action taken by the Boise City Planning and Zoning Commission
on your request of approval of the following amendments to the Boise Comprehensive Plan:

1) To change the Planning Area designation from Foothills Planning Area to North End/East
End Planning Area,
2) To amend the Boise Comprehensive Plan Land Use Map designation from Foothills Slope
Protection to Low Density Residential 4 Units per Acre, and
3) To add the proposed Policy 10 to Chapter 8 Objective 16 as modified by staff below.
Policy 10: The Gate City Steel area across from Warm Springs Golf Course is an
appropriate location for low density residential infill development potentially
including limited professional office uses. Timing of development should be
tied to availability of sufficient traffic capacity on Warm Springs Avenue for
the proposed uses.
Considerations for approval of low density residential uses are:
a. provision of high quality site and building design,
b. a mixture of housing types,
C. integration into and protection of adjacent open space and
recreational areas.

The subject property is located generally at 2570 E. Warm Springs Avenue.

The Boise City Planning and Zoning Commission, at their meeting on June 6, 2005 recommmended
to the Mayor and the Boise City Council, approval of the request based on the attached Reasons for
the Decision,

This application will be considered by the Boise City Council to establish a public hearing date.
You will be notified of the established hearing date.

CITY HALL » 150 NORTH CAPITOL BOULEVARD » P.O. BOX 500 » BOISE, 1DAHO 83701-0500 « 208/384-3830 5'
FAX 208/384-3753 « An Equal Opportunity Emplover » www ritvofhnies oro/nde .
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If you have any questions, please contact this department at (208) 384-3830.

Sincerely,

e g

Bruce Eggleston, AICP
Planning Analyst IT
Boise City Planning and Development Services Department

BE/jc

Attachment

cc: East End N. A. / Deanna Smith / 1208 E. Jefferson / Boise, ID 83712-7908
Harris Ranch N.A. / Susan Calvin / 4057 S. Mill Site Ave. / Boise, ID 83716
North End N. A./ Don Plum / P.O. Box 1235 / Boise, ID 83701
Riverland East N. A. / Pritchard White / 6706 Glacier Dr. / Boise, ID 83716-8702
Southeast N. A. / Michelle Kay / 6140 S. Rockrose Way / Boise, ID 83716
Warm Springs Estates / Robert Bennett / 2093 Trolley Court / Boise, ID 83712
Warm Springs Mesa N. A. / Mike Lechner /2114 RockRidge Way / Boise, ID 83712-8413
Warm Springs H.D. Assoc. / Michael Reuling / 1312 Warm Springs Avenue / Boise, ID 83712
Russ Slifer / 2478 Warm Springs Avenue / Boise, ID 83712
Rocky Bogart / 2105 Warm Springs Avenue / Boise, ID 83712
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Reasons for Decision

CAR05-00013 — Comprehensive Plan Land Use Map Amendments

A. That the amendment is required for the public convenience or necessity, or for the general

welfare of the community;

Finding: The proposed Land Use Map amendments will provide a development incentive for
the further investigation and remediation of hazardous materials on the site, and ensure that
steps are taken to prevent hazardous chemicals and substances from migrating into the water
supply or become airborne as dust particles.

Finding: The proposed Land Use Map amendment will provide a development incentive for the
provision of a safe public pedestrian crossing of Warm Springs Avenue for access to unique
Foothills, trail and river assets.

. That the amendment is necessary to address changes in conditions within the community that
have occurred since the Comprehensive Plan was adopted; or is necessary to correct one or
more that exist in the Plan;

Finding: The Foothills values that were once associated with the subject property have been
sold to an adjacent property owner and have been adequately protected through that adjacent
development. The subject property no longer contains Foothills resources and is therefore
appropriately changed on the Land Use Map to Low Density Residential 4 Units per Acre rather
than Foothills Planning Area land use designation. :

. That the amendment is in compliance with and will further the goals, objectives and policies of
the plan;

Finding: The proposed Land Use Map amendment will help meet the City’s goals of providing
safe housing for a variety of needs and lifestyles, it will allow for mixing of residential uses in a
manner that limits the need for additional car trips, and will further access to trails and
recreational amenities for the residents of the community.

. That the amendment will not create inconsistencies between the goals, objectives and policies
within or between any chapter of the Plan;

Finding: The analysis of the proposed Land Use Map amendments has indicated that the
property no longer meets the characteristics of Foothills properties, and with appropriate
development designs can be changed to the requested designation without creating conflicts
with Foothills Policy Plan policies.

E. That the amendment will not place an undue burden on transportation or other public facilities in

the planning area and does not adversely impact the delivery of services by any political
subdivision providing services.



CAR05-00013
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Finding: With the phasing plan as recommended where development would not begin prior to
creation of traffic capacity on Warm Springs Avenue, the project will not place an undue burden
on transportation facilities. The other public facility providers have indicated the ability to serve
the project.



Boise City Planning & Development Services
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Planning & Zoning Commission
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CAR05-00013/Warm Springs Enterprises, LLC.

Location: 2750 E. Warm Springs Ave.

AMEND THE COMPREHENSIVE PLAN TO: (1) CHANGE THE LOCATION OF THE
SUBJECT PROPERTY FROM THE FOOTHILLS PLANNING AREA TO THE
NORTH/EAST END PLANNING AREA; (2) CHANGE THE LAND USE DESIGNATION
FROM FOOTHILLS/SL.OPE PROTECTION TO MEDIUM DENSNITY RESIDENTIAL;
AND (3) ADD A POLICY TO CHAPTER 8, OBJECTIVE 16 THAT WOULD DEFINE THE
LAND USE FOR THE SUBJECT PROPERTY.

Bruce Eggleston — This is strictly three Comprehensive Plan amendment proposals. It’s
somewhat out of the ordinary inasmuch as they are asking for removal from the Foothills
Planning Area to the East End/North End Planning Area. The first proposal is the removal from
the Foothills Planning Area. The second proposal is to change the land usc designation from
foothills slope protection to medium density residential, and the third is to add some text to
Chapter 8§ to Section 16 that would describe the kinds of uses proposed for the site. What they
arc asking is that it is a suitable location for medium density residential infill development
potentially including limited professional office uses. They further add that the development of
this property would be tied to the ultimate resolution and development of the East Parkcenter
Bridge. The proposal we have is for 14.5 acres which was originally a larger parcel that was sold
off to the neighboring project, the Boulder Heights Bstates. The portion sold to Boulder Heights
Estates was the foothills portion of the property, in essence all the sloped areas. What remains
there is not 14.5 acres out of the 47 acres that is more or less flat land. The portion which was
sold off is the toe of Tablerock which was preserved under the Boulder Heights Estates proposal
and portions along Windsong Drive which provided a collector into Warm Springs Mesa. Under
that application the staff feels that the preservable foothills values that were formally part of this
property have been preserved under the Boulder Heights Estates and therefore the characteristics
of this site, being largely flat, because it’s previous use, an industrial use of a steel manufacturing
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plant, has removed all the natural vegetation, habitat and any of the aspects that would identify
that with a typical foothills use. Addressing the initial request having to do with removing this
from the Foothills Planning Area, staff concurs with that in a sense that the foothill values are
largely gone from the site and it could be considered to be part of another planning area. In this
case we concur with the applicant’s request to put that into the North End/East End Planning
Arca because it shares policies and values with that portion of the City. The second part of the
request has to deal with redesignating from the slope protection area to a medium density
residential. This is represents the gist of the application. We discussed at length in the staff
report if this is suitable for that type of density. We looked at the land uses around it. In this
case to the north is something that will become a city park. Across the street is the Warm
Springs Golf Course. To the south, southeast is Boulder Heights Estates Subdivision and to the
north are residential properties. The medium density could potentially yield somewhere between
150 to 250 dwelling units on this site perhaps with some service commercial offices or whatever
the proposal might be, would be perhaps too intense for the neighborhood and also it would put
traffic numbers up beyond which those in all likelihood could supported on Warm Springs
Avenue. The traffic issue is really quite central to this proposal or any proposal in foothills
development as we all know. We’ve seen enough proposals come in pushing the traffic levels
over Level of Service C which is the recommended service level for uses in the system
supporting the Foothills Planning Area. Because this is a Comprehensive Plan proposal, we
don’t have the kind of detail, nor is it required, to have the kind of detail that would show us
traffic studies, development plans, site plans, intended uses, ctc. Sco we have to take this
basically on just the strict land use designation of the property that would give us a range of
allowances. I've prepared a chart in the staff report that demonstrates the kinds of densities that
could be allowed under the zoning designations. This is somewhat central to understanding the
designation, the medium density or low density designation for the different yields in density that
each designation would allow. The medium density to residential would allow us to recommend
these zones. At the upper end of this scale we get some pretty high densities allowed. Looking at
the chart, the uses that would be allowed in the medium density start to get some pretty hefty
yields starting with 210 dwelling units up to a possibility of 757 dwelling units on 14.5 acres
should this be approved as medium density. We looked at the traffic patterns here, the fact
there’s not a solution right now inasmuch as the East Parkcenter Bridge is installed and we don’t
really know what’s going on there. We also took into consideration for a recommendation on the
land use designation that the other factors having to do with the surrounding uses. Staff came up
with a recommendation for the low density for designation compared to the medium density
designation requested by the applicant. The other aspect of this proposal seeks to add text to the
Comprehensive Plan, specifically Chapter 8, Objective 16 and to add a Policy 10. The staff
would seek to modify that statement in Policy 10. We’d advocate that it would be adopted with
some alterations to reflect the recommendation for low density versus the requested medium
density. As such the recommended wording is found on page 23 in our recommendation. We
also reworded that to reflect not necessarily the development of the East Parkcenter Bridge, but
the other one should be tied to the availability of sufficient traffic capacity on Warm Springs
Ave. which is really the fundamental question, not whether the bridge is there. It’s whether the
traffic availability or capacity is there. We offer that amendment to their proposal and feel that
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with the land use designation of low density for the removal from the Foothills Planning Area
and inclusion into the North End/East End Planning Area and with the amended Policy 10 that
the staff proposed, I think this might be a workable solution and we make that recommendation
to the Commission.

Commussioner Fadness — With the medium density proposal, the developer could propose any of
those zones in that lower chart? He could propose with his medium density request, is that right?

Mr. Eggleston — That’s correct.

Commissioner Fadness — But, later on we could in effect deny the zone and go for a less
mtensive, less dense zone, right?

Mr. Eggleston — That is correct.

Bill Clark (Applicant/479 Main St./Boise) — This is a really a brownfield site. It truly isn’t any
longer in the foothills. It was originally part of a larger ownership which Bruce described as
changing hands and we are prepared to purchase this property from the owners. The brownfield
conditions have, over the last 14 — 15 years, been rectified we believe almost entirely. There’s
been a great deal of analysis done over the years including in the last year. There’s one small
1ssue that was identified and that is in the process of being cleaned up right now and will require
DEQ approval for that final measure. The concept that we’ve been contemplating for this and
basically we want to know what the goal posts were which is why we are asking for a
Comprehensive Plan amendment and not anything further, is what kind of density, what might
we plan for. With that our concept is, because this is a fairly large site at 14.5 acres, to have
more than one type of housing included in it. We would like to achieve some family housing as
well as other forms of housing that essentially would be done in a mix of densities and types of
design would be appropriate. It’s an excellent infill site. As you’ve seen in your packet, the
immediate neighbors to our east and to the north are in support of our application. The neighbor
to the north supports the staff’s proposition which is for lower density. We also think that this
will work well with the emerging East End commercial area between the M&W and Five Rivers
which plans are underway for some near term construction. The traffic is issue is something that
we’'ve addressed from the outset which is to stay that we don’t want to try and push anything
now. We realize the sensitivity of traffic on Warm Springs Blvd. and the pressures that it’s
under right now. We are willing to be patient even though as staff acknowledged in their report
that with the existing industrial zoning, it’s projected at 881 vehicle trips a day would occur, that
is the M-1 industrial zoning. For multi-family housing if you were to use vehicle trip generation
of 6 trips per day that would result in 834 trips per day. That’s not based on a traffic study, just
my simple calculation. We’re willing to wait until issues surrounding the East Parkcenter Bridge
are resolved, that there’s a commitment to construct it, that the designs of intersections there that
may intercept or divert much of the traffic that would come down Warm Springs Blvd. from
development in that area, are resolved. We're willing to be patient on that matter. I would like
to make sure that the clarification that was presented by staff is clear. We have met with staff
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and discussed their recommendation for low density residential. Based on our understanding of
potential R-1C zoning which of course is not being decided tonight and density bonuses, that the
resulting 9 1/5 units per acre would be acceptable. We are willing to go along with staff’s
recommendation on that account. I do want to make sure that that clarification, which was very
key to us and I will read into the record. This was something prepared by staff and given to me.
It’s titled: “Clarification of Staff Recommendation for CAR05-0013.” It reads as follows:
“Planning Staff is recommending that the Gate City Steel site be designated as low density
residential for on the Land Use Map. The standard implementing zone for this designation is R-
1C. The R-1C zone allows a density of up to 8 units per acre through the PUD process and an
additional 20% density bonus can be granted for infill development. This staff recommendation
would thus allow for the potential development of the property at up to 10 units per acre if the R-
1C zone and PUD process are used to implement the designation.” The last thing I'd like to
address 1s the determination of the traffic availability and capacity on Warm Springs Blvd. A lot
of that depends on the construction of the East Parkcenter Bridge, but also the design of
intersections to the east of this site. We are in support of a major diversionary intersection there
to alleviate traffic on Warm Springs Blvd. and to be able to accommodate further development of
infill projects in this area. I think that the determination of that availability is not something that
would take 15 years of build-out at Harris Ranch with 1.6 million square feet of protected
commercial space and over 3,000 housing units to determine. It should be able to be determined
based on qualified traffic studies that are accepted by the Highway District and based on the final
configuration and design of those intersections as well as the final commitment for construction
of the bridge.

Commissioner Brunelle — Is the reason that you want change the planning area designation out of
the Foothills Planning Arca is because you feel landlocked in so far that the previous
development, Boulder Heights, basically removed the options for a cluster development?

Mr. Clark — The primary reason I believe, again this is former industrial site. It was steel
fabricating facility. The property has been filled and worked over and cleaned up. It basically
has almost no vegetation on it. It’s a flat site by itself. As staff comments and recommends it
has few if any foothill values as far as vegetation, slope or sensitivity based on slope. It’s
essentially a flat site. We as potential buyers of this property, see it as an excellent infill
opportunity close to downtown, across the street from the greenbelt, across the street from the
golf course. There is one neighbor to the north who’s in support of the staff’s recommendation
and another to the east in support of our application and I'm sure they’d be supportive of the
staff’s too. But, it doesn’t have neighbors for which a lot of infill sites create a great deal of
sensitivity as far as transitioning and compatibility. 1 don’t think it’s an appropriate
manufacturing site as it’s current zoned with 1.6 million square feet project for Harris Ranch and
a bridge that I think the traffic issues that would be created by manufacturing. I’ve been asked

whether it’s still an appropriate site for that. I don’t believe it’s an appropriate manufacturing or

light industrial or office site myself. I think residential because of the recreational opportunities.
I think when we come forward if we’re able to get approval for the Comprehensive Plan
amendment with site plans and so on, is that you would see us trying to connect, in a very strong
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fashion, to a pedestrian system that would connect to the rest of the east end and the cast end
commercial area.

Commissioner Brunelle — So what you’ve pointed out was that it’s flat, the native vegetation has
a long history. It has legacy issue with it. What we are faced with here though with a land use
change, basically a boundary change, change it from one planning area to the other is we have a
specific Foothills Planning Area. This was part of the planning area and there’s a lot of other
parcels of ground in the planning area that border it on the southern edge, whether it’s along Hill
Road or some of the other areas. They are also flat and they probably have a lot of cheat grass
and have development and legacy issues as well. If we agree to this, then how do we say no te
the others and then what happens to the Foothills Planning Area if we have individuals come in
and gerrymander out little pieces here and there because of these different attributes?

Mr. Clark — We had nothing to do with the change. This was a larger parcel originally purchased
for the purpose of the flat land to use it as a steel site. The foothills portion of that property were
gxtrancous to its function at that time and as staff had commented to me, if the property as it’s
presently configured, in ownership has existed at the time of the development of the Foothills
Plan that it probably wouldn’t have been included in the Foothills Plan because it didn’t have any
foothill characteristics associated with it. It was more specifically because of the ownership and
the majority of that ownership at the time being foothills land. As far as the precedent that you
might be establishing, I really can’t comment on other specific situations. I can picture the
general kind of situations that you are talking about. It’s not our effort to try and gerrymander
here but to take advantage in a way that we think benefits the City and the community with
respect to development of infill which is a Comprehensive Plan goal, of creating additional tax
base to support schools and other public facilities and services in trying to avoid sprawl or
further pressures for development in other parts of the foothills where it might not be
appropriate. There are counter balancing issues going on there that I leave it to you to resolve.

Commissioner Brunelle — Near the end there you stated the idea of developing some areas of the
foothills in exchange for perhaps preservation of open areas elsewhere within the foothills. In
my research into this, I think one of the weaknesses of the City’s ordinance is that it encourages
the clustering that favors the entities with a large amount of land and it discriminates against the
smaller parcels of land. Personally what I would like to see would be the ability for the smaller
parcels to work in a non-contiguous fashion so that an area like this, which I think is more
appropriate to development because of its proximity to existing infrastructure, could be build out
in exchange for more remote but non-contiguous areas in the foothills.

Mr. Clark — Are you talking about a transfer of development rights?

Commissioner Brunelle — It might have the same look and feel but it would be only within the
Foothills Planning Area.
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Mr. Clark - I had a lot of involvement in the development of the Foothills Plan and think that is
an appropriate use. I don’t know whether it works in this instance. The water and sewer
capacity here is huge. It is taking advantage of big pipes that are right there and not foreseen as
being needed for anything else in the foreseeable future.

Commissioner Fadness — So if I understood you correctly, is your intent when you do submit a
proposal that you will request an R-1C zone?

Mr. Clark — Yes, that’s correct.

Commissioner Fadness — So the language that was proposed, the clarification of the staff’s
recommendation, that’s language that you are comforiable with and given that language you
would accept the staff’s proposal for the low density?

Mr. Clark — That’s correct.

Commissioner Fadness — I certainly don’t doubt that Mr. Clark is a man of his word, but is staff
comfortable with that sort of understanding? Isn’t it true that if he wanted to he could come forth
later with a zoning request for a more intense zone or is that the most intense that’s allowed?

Mr. Eggleston — The R-1C is the most intense zone allowed in the low density for land use
designation.

Commissioner Fadness — So you’re obviously very comfortable then with the clarification.

Mr. Eggleston — Correct. The clarification essentially combines the various ordinances and
policies in the Comprehensive Plan to show the clear path from the designation of low density to
an ultimate rezone to R-1C that alludes to a density bonus for an infill situation. The net result
would be something close to 10 units per acre.

Commissioner Cooper — I'm convinced that the remaining land on this parcel is really not
foothills land so I guess the only foothills function that may be loss with development is a
wildlife pathway to the river. I wonder if staff might talk about staff’s response to that issue.

Mr. Eggleston — The fact remains that wildlife comes through here. In the statement we got from
Idaho Fish & Game they said there should be a corridor in the area. They are not totally specific
about this site and for reasons that the site itself, the 14.5 acres provides no coverage for large
game, perhaps for small game. As is they probably would not prefer to go across this site at all
and they also say in their letter that a wildlife corridor should have ideally the dimensions of 600
to 1,000 ft. width over natural contours with natural habitat species, shrubs, etc. There’s nothing
like that on this site. There are portions on the upper reaches in this gulch but very little of this is
actually the site proposal. It resides with this portion would be in the City of Boise Park System
and this portion would be in Boulder Heights Estates. I'm informed by a neighbor, Mr. Slifer
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that his property has essentially become the defacto wildlife corridor for better or worse. The
deer are targeting more of the forage in the Warm Springs Golf Course than they are in the
search of water.

Russ Slifer (2478 Warm Springs/Boise/83712) — I submitted a letter that said that low density is
the way that we feel. If you look at the map there’s not many neighbors around this property so I
have to kind of represent the community as a whole. You’re not going to get a lot of testimony
from the neighbors. There’s a couple of issues that really need to be considered with regard to
the foothills. Yes, this land has been extensively graded. I do take exception to the discussion
that the vegetation is non-existent. Up until last year probably 500 to 1,000 feet of the north
property did have extensive vegetation on it, primarily sagebrush that was a good 5 ft. high. It
was graded last year and a big berm put in which has actually shifted the migration more north
across my land even though this year was a light year for the deer with the light snow. I’ve seen
the difference already. There cover is removed and it’s making it difficult to cross. There was
foothills value to this land even as recently as last fall, Saying that it’s flat and the foothills value
has been preserved by designated this slope land open really doesn’t do justice because the
wildlifc and the visual aspects of the base of the foothills are still part of the value of this land. I
recognize that it should be developed as residential instead of left open and barren or some kind
of commercial or industrial site. But, everything on that side of Warm Springs, the land, has
been lightly developed. It’s not heavy density and it should, in my opinion, remain lower density
and take into consideration the fact that it still is part of the foothills. It may not appear to have a
lot of value, but in reality it still has attributes that should be protected. That’s not saying that it
shouldn’t be developed or get density bonuses from other areas in the foothills to keep it in the
planning area, but still allow development on it. My concern is opening the door too wide
without any kind of plan in front of the Commission to know how heavy the density will be.

Rocky Bogart (2105 Warm Springs Ave./Boise/83712) — The developer, reading off his letter to
the staff, it says: “No development of this site would be expected to occur until construction of
the bridge is underway.” 1 read that particularly because of what the staff said in their report
recommendation and then the testimony that the developer just spoke of T listened very
carefully to what he said and it was not in agreement with what the staff is recommending which
is available capacity at some point in time after the bridge is done. If you listen to the testimony
he was saying that the bridge is designed. The bridge is in construction. The bridge is underway
just like he said in his letter. He intends to move forward with this project before that capacity is
available. I'd also like to talk about consistencies with an amendment to the Comprehensive
Plan. The first standard of review talks about the amendment will not create inconsistencies
between the goals, objectives and policies within or between any chapter of the plan. The East
End Neighborhood Plan is part of the Comprehensive Plan, As such, we have goals to maintain
the integrity of the neighborhood and the integrity of Warm Springs Ave. His proposal goes
counter to that. It also talks about the standards of review. “The amendment will not place an
undue burden on transportation.” You've heard there’s burden. There’s a huge burden
overhanging Warm Springs Ave. Boulder Heights can build out to 255 homes when the bridge
is done. Harris Ranch, 3,400, I don’t know if the bridge even has to be done for Harris Ranch to
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get up there. Those kinds of things are an undue burden so I don’t think an amendment to the
Comprehensive Plan is appropriate at this time. To take that back, what he’s asking for low
density, well the Comprehensive Plan, the foothills portion, allows low denstty. It allows for 14
homes to be put on to that site. That’s reasonable for right now. That’s manageable. I don’t
think we need to do an amendment to the Comprehensive Plan at this time. I think it can be put
off until we have some idea of how we would address these conflicts between the holes and
wildlife corridor. If you look at the plot from the staff of the open space, it shows that area is
directly adjacent to open space that surrounds it and as the gentleman before me spoke of, that is
where the deer are traveling through. Fish & Game has stated actually that this is the highest
collision area along the Warm Springs Corridor. It is open space. It is used as open space by the
animals.

Deanna Smith (President of the East End Neighborhood Assoc./1208 E. Tefferson/Boise/83712)
— I think the question we’d like to put to you tonight is how many rooftops are we going to
continue to put in this pipeline of when the bridge opens. The pipeline is getting very full and
we continue to contend that the bridge alone will rot solve the problem. We would really
encourage you, if you do decide to approve this tonight, that the language does get changed to
not be tied to the bridge at all but in fact is tied to capacity and the 14,000+ that is currently in
the Comprehensive Plan. The East End Neighborhood Association would strongly urge P&Z
tonight to not approve the change in the Comp Plan. We believe that the arguments that have
been put forward to remove this from the Foothills Planning Area are very weak and along the
lines of Commissioner Brunelle’s comments earlier, we think that it potentially has the ability to
harm the integrity of that plan. All the conversation about this now just being a flat parcel of
land and it’s a brownfield, etc., the fact of the matter is the only change aside from the ground
being scraped within the last year that has happened to this parcel of land since it was put in the
Foothills Planning Area is property ownership change. That’s the only real change that has
occurred. It is not in different property ownership. The parcel is smaller. Qur contention is that
should not be an adequate reason for removing something from the Foothills Planning Area. The
property is essentially the same. It was flat the day it was put in the planning area. There’s a lot
of flatland in the foothills. We believe that it still has two strong elements that allow it to
continue to have characters that belong in the Foothills Planning Area. One is the wildlife
corridor that has been brought up. We’re not going to be able to move that. That’s existed there
for the animals for a long time. The plants aren’t there anymore but there’s nothing that prevents
them from being put back there. The other is you could almost argue that it belongs in the
Foothills Planning Area more than ever because now its entire northwestern border is along a
now preserved open space piece of City Parks & Rec land. That is now preserved open space for
the foothills. I think you could actually make the argument that it belongs in the Foothills
Planning Area more than it ever did. We encourage you to look at that. Unfortunately Steve
Lord wrote a letter a year ago for this whole vista which was a similar request that should have
been in your packets. He forwarded it to Hal Simmons earlier this spring. I noticed it wasn’t in
your packet so I'm going to give you a copy tonight. I will point out a couple of concerns we
have. Under the reasons for decision, the Comprehensive Plan Land Use Map amendments (a)
that the amendment is required for the public convenience or necessity or for the general welfare
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of the community. Under that there are two findings which we think are not adequate, a
response to that particular requirement for Comprehensive Land Use Map amendments. One is
that the proposed land use map amendment will provide a development incentive for the further
investigation or remediation of hazardous materials on this site and insure that steps are taken to
prevent hazardous chemicals and substances from migrating into the water supply or become
airbome as dust particles. I'm not convinced that allowing this to be removed from the Foothills
Planning Area is a requirement for that to happen. Yes, that is a benefit of having this
development occur there, but development could occur there under the Foothills Plan and could
still accomplish the same goal. T could go on with some other examples with our concerns for
the reasons for decision, we think that they are just not strong enough and we think it speaks
again to the integrity of the Comprehensive Plan and how it should really be something that we
would hope this Commission would take seriously the notion of changing the Comp Plan and
actually finding fault with the Comp Plan as it is before changing it. I haven’t found anything in
* these findings or any other arguments that claim to find fault with the current Comp Plan as it is.
That’s really a summation of our concerns around this particular request. I recognize the City is
in a position where they are looking very hard for smart infill locations where Boise can grow
without spraw] and I support those efforts immensely and we’ve come before you in support of a
number of projects where we were actually supporting higher densities than might have existed
otherwise. We just think that this is much more about the integrity of the Foothills Plan and the
integrity of the Comp Plan and that more sound arguments need to be put forward before those
changes should be allowed to be made.

Commissioner Fadness -- Did the neighborhood association indicate to you what they would like
to see done with the property whether it’s something less dense or leave it open for a wildlife
corridor? '

Ms. Smith — It’s the opinion of the association at this point in time that a real thorough
discussion of the Comp Plan change would reveal more clearly what's the best and highest
purpose of that land. That was one of our arguments last year before you on this particular topic.
We don’t feel that discussion has occurred and so we don’t feel like we're in a position to say
what’s the best and highest purpose for the use of this land at this point in time. We did, a year
ago, present to you the whole possibility that our understanding was existing at the time. The
golf course was interested in purchasing it. At that time the price wasn’t within their ability to
access it. We think that that still might be the best and highest purpose for this property.

Commissioner Fadness — What was the first one you mentioned before the golf course?

Ms. Smith — I didn’t mention a specific one before the golf course and the reason is we happen to
know that the golf course was very interested in it because currently the golf course is the only
revenue generating entity within the Park & Rec system and their idea was that if they could
expand it and increase those revenues, that obviously was a huge benefit for the whole
community. We support that still and we still think it would be worthwhile for the City to pursue
that idea. I don’t know where that is currently and if it’s possible for the City to continue to
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pursue it, but we haven’t heard anything about it here tonight one way or the other. That’s the
discussion and that’s part of our comment that has not occurred. If you change the Comp Plan
and the Land Use Map, you’re supposed to be looking at what’s the best and highest purpose for
the community. I don’t believe that discussion has gone on and I don’t believe those arguments
have been put forward. I don’t believe all the options have been considered. The East End itself,
unlike some of the other neighborhoods in the area, we’re not convinced that residential is
necessarily the best and highest purpose either. The East End Neighborhood Association is
going through an extensive rewrite of our current neighborhood plan and one of the things that
we have come to really appreciate through that process is that our area continues to get more and
more rooftops all the time, but very few opportunitics for commercial infill and very few
opportunities for potential light industrial infill that also is a job provider. Another goal in trying
to deal with urban sprawl and traffic problems is to provide opportunities for people to get out of
their cars. If the East End gets filled up with nothing with houses we’re not ever going to be able
to accomplish that goal for ourselves. This is a piece of land that still has potential to go in a lot
of directions and could potentially down the road provide some of those opportunities. We’re
not convinced that more rooftops alone is everything that is needed in this part of the City and
we don’t believe that that discussion has occurred.

Commissioner Brunelle — The point that you raised earlier regarding the finding that the
amendment is required for public convenience or necessity and you debated the mater of the
remediation of hazardous materials on the site. I agree that’s a debatable point whether you are
providing the development incentive here versus whether it already exists now under its existing
zoning and land use designation. Staff has presented us with a second finding under that
provision that says: “The proposed land use amendment will provide a development incentive
for the provision of a safe pedestrian crossing of Warm Springs Avenue for access to unique
foothills trail and river assets.” Do you have any comments on that?

Ms. Smith — I believe that the East End has already fairly successfully accomplished through our
recent efforts with Homer Wise and getting the traffic signal put in having that traffic signal,
which I know hasn’t yet been finally approved by City Council but was approved by this body
and by ACHD. Ifin fact the Council does approve that, [ think that is going to accomplish that
farm more significantly. I’ve spoken with Mr. Clark on a number of occasions about this and
I’'m aware of his desire to improve the trailhead that is on the opposite side, on the north side of
the road there that does access the property that is Park & Rec’s and I believe goes all the way up
to Tablerock. In terms of crossing, that along isn’t going to accomplish that. 1 believe we've
already done that with the traffic light so I don’t find that that finding is even relevant at this
point.

Commissioner Brunelle — I guess we could say it may provide an incentive for a second crossing
within perhaps a few hundred yards of the north end of the site where’s there’s that little
peninsula of the open space land that the City has.
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Ms. Smith — It’s conceivable. What I can tell you is that if this of course gets approved, those
are the sorts of things that we will work very hard to insure happen with any development in this
area. It’s also the sort of thing that we will work very hard to try and make happen without
development in this area as we are doing all throughout Warm Springs Avenue. I will submit to
you the letter from Steve Lord.

Commissioner Fadness — For the record we’ve received a letter dated May 7, 2004 from Steven
Lord, Secretary of the East End Neighborhood Assoc.

Michael Rueling (1312 Warm Springs Ave./Boise/83712) - 'm testifying on my own behalf but
also as President of the Warm Springs Historic Association. The purpose of our association is to
preserve and protect the historic district, preserve the historic character and protect the safety of
our residents along our street. One of the biggest impacts that negatively impacts both of those is
traffic through the historic district which is already over the city’s target of ADT of 14,175 cars
day. Sometimes it exceeds that as the staff report mentioned. We have no problem with infill
development. We think it’s smart growth and we agree with smart growth to a point, but we
aren’t in favor of infill development to the extend of degradating historic districts that we think
that are an important value for the city and the city government. Frankly I'm a little perplexed. 1
don’t really understand the necessity or why the developer is actually proceeding now. I think
this would be a much cleaner situation if there were an amendment of the planning area, the
Comp Plan, a rezone and a specific project before us that we could all look at. I think piecemeal
action often results in results that aren’t as good as when we’re looking at a real project at the
time we’re asking for these other things. I'm concerned about the pressing issue with regard to
taking pieces of land out of the Foothills Planning Area just because they are flat and don’t really
look all that foot hilly. I do want to emphasize again that we certainly agree with staff that if
there is an approval tonight, that the condition not be in any way conditioned specifically upon
the bridge but at the maintenance of traffic capacity under the 14,175 ADT. It is very clear to us
and as other applications come up, for example the new Harris Ranch application, it’s very clear
to us that merely building a bridge will not necessarily solve the capacity problem on Warm
Springs. It will solve the capacity problem if going over the new bridge to downtown is a
quicker way to get to downtown than down Warm Springs, and that depends on much more than
simply the bridge being built itself, Staff’s report says on page 3: “The construction of the
bridge does not guarantee there will be adequate traffic capacity on Warm Springs Avenue for
any intensive urban land use. One can further say that the construction of the bridge does not
insure that there will be sufficient capacity on Warm Springs for the subject property to develop
at even the Comprehensive Plan’s low density land use potential.” For that reason alone I think
at this point in time leaving in the Foothill’s Plan development standards, which allows 10 to 14
dwelling units, is the appropriate thing to do at least until the time we know more about what
happens after the bridge is built and we know what a specific development plan is planned for
this property.

Richard Carter (2343 S. Ridgepoint Way/Boise) — I am a board member of the Mesa
Neighborhood Association. I would like to speak just in terms of using the new access road,

L9
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Windsong, coming up the hill antidotally to the extent that even though the berm was built, the
previous speaker talked about the homeowner on the town site of this property, the berm was just
mysteriously built along Warm Springs by the same equipment that was used to build the new
road. Driving up that new road we do still see small wildlife. We see fox. We see deer that are
congregating down around the ACHD catch basin down where the new traffic signal is going to
be. To the extent as Ms. Smith talked about, this property, even though it looks relatively flat,
there was a variety of flora on the property before the grading really took over and the rocks
were dumped out there, etc. It is on the down slope from the hills to the river so to that extent
being part of the foothills, it’s on the way for the animals to get to the water even though they
may still be still eating the roughage of the golf course. But, they are still along the road and
they are still crossing the road. The applicant was asking for a status report in terms of what they
could potentially develop on the land if you all approve this. 139 rooftops means that those 14
acres are going to be packed. I'm using last month’s handout that you gave to us in terms of
Parks & Rec requesting some parking for the trailheads. In our Warm Springs board meetings
the last couple of months we’ve talked about particularly the parking along Warm Springs by the
kayakers that congest that area too. If in fact anything is done in terms of setting aside parking
spaces, which the applicant has not talked about at all tonight which seems really pertinent to this
whole project, there would seem to be a need for some parking for the kayakers who are using
that weir in the river as a part of their practice. It would seem that some information that
Marlene and I, who’s also on the Board, have been coming here since last year when a lot of
these meetings were canceled or delayed. There was some conversation about a best use
possibility of the City using this land for kayaker parking, trailhead parking, and a redesign of
the golf course possibly putting the driving range over there. We know they are going to build a
$4 or $5 million new clubhouse on the golf course. At least in our terms of thinking at our board
meetings, in terms of looking down the hillside along Windsong and at this property, it is still a
space along which wildlife meander and wander and head across the street down toward the
river. It seems to us that a really ideal usage would be to put it into a park sort of situation or at
least parking for the park or golf course, access to the trailheads. '

Mr. Clark — When we were first looking at acquiring this property, I heard about the idea of a
golf course or public park. I contacted the Parks Department and talked with Dave Selvage
there. I said if the Parks Dept. has any serious interest in this for the golf course or anything else,
let me know and we’ll step out of the way. We will not pursue the purchase of this. He asked
for a couple of weeks and got back to me and said the Parks Department does not have any
ability in any time in the foresceable future to establish this as a priority or acquire this property.
I think that’s why you see in your packet a letter from the Parks Depariment saying they have no
objection to a request to a request for medium density residential on this site. With the
construction of Windsong Dr. across, actually the slope for that road is an easement from this
property to the benefit of Warm Springs Mesa, it did eliminate some of the vegetation that was
there, the construction of that road. The material that came from the construction of that road
went to establishing a berm. As the Director of Planning & Development Services, Bruce
Chatterton, said in a recent interview that when you have an opportunity for an infill site that has
services, capacity at least in terms of water, treat it like gold, don’t blow it. Don’t let it go to
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some low density or misuse. It’s a real opportunity for the city. As far as the traffic capacity
goes, 1 think we’ve attempted, in the way we’ve formed our application, to be respectful of the
capacity issues on Warm Springs Ave. and are quite serious about that. I'm a neighbor of the
arca myself and have participated in the transportation issues on that boulevard. I'm not being a
turncoat on that issue at all. We think that when the bridge, it isn’t just the installation of a
bridge, it’s other things that go with that. Linterpret that and I believe that it is key as to how that
configuration of roads and intersections out there to the east of this site accurs is critical to what
that capacity will be. We are committing to not doing anything until that bridge is underway and
what the configuration of those intersections will be is determined and what the traffic
implications of that will be. I do not believe that this is a piecemeal approach to planning.
Before we get involved in spending huge amounts of money and time on planning for a site we
like to know what is the potential for that site and the decision that’s before you tonight will
allow that to occur. Because the bridge is sometime off, we’ll take some serious time. We
already have been working with various neighborhood groups and individual neighbors and will
continue to do so. Insofar as parking for recreational purposes, we have offered that we would
establish parking for the trailhead on the north end of the property. The Parks Department does
have plans for another pedestrian crossing at that location, at least that’s what I'm told by Dave
Selvage. As far as the kayakers parking goes, I'm a kayaker. I’ve used that site. Most of the
parking occurs on the right-of-way alongside the road for quite a length parallel to the pathway.
I think it would be good for ACHD and the City Parks & Rec to develop that in a way that serves
the kayaking community better for those few months of the year that it’s i use,

Commissioner Fadness — When you say the bridge is underway, do you mean construction has
started on the bridge and your anticipating if your development will not be complete until after
the bridge is complete?

Mr. Clark -- Yes.

Commissioner Fadness — So construction on the bridge has started and then you would begin
starting construction of your development.

Mr. Clark — The timing is my mind is as you said. I have reviewed multiple traffic studies for
Harris Ranch and I know that there are probably changes underway and how that specifically is
funded and timed, but Harris Ranch has an ultimate capacity of around 3,400 residential units
under its current plan and 1.6 million square feet of commercial space. The build-out of that will
oceur, it’s projected over a period of 15 years. I believe that is from its current status, an
additional 15 years. What I'm trying to avoid is the bridge under construction, the configuration
of the intersections is determined, we’re able to project what traffic will be. I’ll totally make-up

a number here as an €xample, but say that the construction of the bridge and the configuration of

like the expansion of Warm Springs Mesa that are in line and don
others. However, the Southet’s capacity there, 1 think there will be capacity there at time based
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on my conversations with the traffic engineers and investigation of the traffic studies. I don’t
think that waiting until Harris Ranch is built out in 15 years is an appropriate timing for
development to occur here so that’s why I'm saying construction of the bridge and I agree with
related issues.

Mr. Eggleston — Id like to mention letters submitted by Mr. Slifer who has testified and a letter
submitted by Homer Wise in support in the sense that this is an appropriate use for this type of
infill approach. In not having read that, a clarification of the recommendation that the applicant
did read into the record which was passed out at the work session this evening and we started to
clarify the way that the ordinance worked with the land use designation. We asked Parks
specifically about their interest in purchasing the property. They said they had no interest at this
time. We can only speculate whether that was price differential or they had other plans. They
weren’t specific to that and they did submit the letter supporting this application.

Commissioner Brunelle — The discussion with Parks & Recreation about purchase of the
property is presented as purchase of the entire property versus purchase of certain portions of the
property for certain park related recreational uses like trailhead parking, etc. Was it an all or
nothing proposition?

Mr. Eggleston — The only discussions I've heard was in terms of the whole piece of property.
They did originaily talk in terms of being a driving range and extra parking for the golf course,
but in their letter they do request and in a future development application that there’s
consideration made for trailhead parking on the north end of the property.

Commissioner Fadness — One of the folks who testified talked about why not waiting until we
have a specific project and that would avoid, at least right now, any amendment to the
Comprehensive Plan. Did staff consider that alternative to this?

Mr. Eggleston — We did consider that, but we have to take these things at face value as they
come in, considering it on its merits. Of course that would make a neater package, but the nature
of the application does not require a development application, rezone or annexation in this
particular case and so we just have to take what we get and go with that. We have an idea of
what is really proposed in this instance, but it’s not required under the code for this type of an
amendment.

Commissioner Cooper — There was some discussion from Ms. Smith about the potential about
something other than residential on this property. I just want to confirm that with the rezone of
R-1C an applicant can come with g PUD that could include a combination of residential and
commerctal, is that correct?

Mr. Eggleston — That is correct. The Comprehensive Plan and the ordinance both allow for a,
under 20%, non-residential development whether it is a neighborhood/service commercial or
possibly an office use on the same site as part of a PUD,
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COMMISSIONER BRUNELLE MOVED TO DENY CAR05-13.
MOTION DIED FOR LACK OF A SECOND.

COMMISSIONER COOPER MOVED TO APPROVE CAR05-13.
COMMISSIONER FADNESS SECONDED THE MOTION.

Commissioner Cooper — I've listened carefully to staff’s approach te this. I feel personally that
you can different opinions about whether this site is something other than a flat former industrial
property, but I really feel strongly about the feeling that with our city growing the way it is we
need to iry to find areas where some close in-fill development is going to work and [ really think
that this is a site like that. I agree with stafl’s changing of the statement about traffic capacity. 1
really think that it has to be when the capacity of Warm Springs is at the level that would allow
development, not referring to any specific construction project like the bridge.

Commissioner Brunelie — What we are doing here is making a recommendation to the City
Council so this is a recommendation so T have some thoughts that lead me to the position that we
should deny this change in the Land Use Plan removing it from Foothills Planning Area. You
heard my questions earlier which were headed in that direction. I think there’s a few problems
here that I found with the report and the way it was put together, the first being that part of it was
that T felt the staff report oversimplified the matter of this property and its contribution into the
Foothills Planning Area by focusing only on the slope or on the fact that there are legacy issues
with the site, removal of vegetation for example, that its foothill value was less than other
adjacent areas that are in a protected open space status now. From what I've heard tonight I
think there’s been more information on the side of pointing out that this. is actually an important
foothills site. No it doesn’t have native vegetation, bitterbrush or sagebrush as much as it
probably did before and it probably has noxious weeds and things like that on the site not to
mention the grading that had occurred. But, it’s an important wildlife migration route. The letter
from the Fish & Game that’s in the record, | tend to go with Fish & Game on this versus the City
Staff on questions of wildlife. It’s adjacent to existing foothills open space that was acquired
through the Foothills Cluster Ordinance on the Boulder Heights project. 1 do agree with the
comments that Commissioner Cooper made that we do need to look at these sites for infill and I
do agree that there’s a good portion of this area that should be built out as an infill project. It’s
just that T thing that there are attributes to this site that lend itself better to remain within the
Foothills Planning Arca. If the uitimate recommendation is adopted by the Council to remove
this from the Planning Area, I think it places us in a policy headed the wrong direction of
removing areas on the fringes of the foothills for the expediency of developing those areas
without regard to the total integrity of the foothills area as a planning unit not only for the natural
resource and recreational preservation that drove part of the Foothills Plan in the late 90°s and
~ the Open Space Management Plan in 2000, but also the role of the Foothills Planning Area and
its contribution towards maintaining the integrity of the neighborhoods of the north and the east
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end from additional traffic that results from this development. The Cluster Ordinance that was
adopted by the Council and was used on the Boulder Heights is an effective manner of placing
some level of development or a cap on the amount of development in a certain given area. It
then sets aside other lands for open space protection, but it also puts at least some sort of a lid on
the amount of traffic that’s going to be affecting the east and north neighborhoods from
development. So if we’re going to be removing areas from the Foothills Planning Area, what
we’re going to be doing is going against the goals and the policies of the Foothills Plan itself
which were not part of the staff record here. It will be going against the Foothills Plan itself that
we enacted this in part to help protect neighborhoods from additional traffic. I think I will stop
there because I think I’ve made the major points that led me to a position of not supporting a
change in the land use designation. I did earlier, in a question to Mr. Clark, discuss the point of
one of the deficiencies that I see in the City Ordinance with foothills cluster development and
that is the inability for smaller parcels of land to effectively use the clustering development,
especially small parcels of land close-in, next to roads with more than adequate infrastructure. 1
agree those are areas that should be the highest priority for an infill type development, but what
we need for those landowners in question is the ability to do some sort of clustering with non-
contiguous lands. I've had meetings with Planning Staff on this several months ago. Actually
took it upon myself last fall to draft an ordinance that could allow this, What I would hope to see
is that that’s a policy that could be taken forward to the Council at the same time to give them a
policy option of looking at a way out for an area like Gate City Steel so we could have some
appropriate level of development using the Foothiils Ordinance but then allow for the protection
of some non-contiguous open space somewhere else in the foothills.

Commissioner Fadness — I normally don’t vote unless I have to break a tie and I think I might be
breaking a tie so I'd like to explain some of my feelings. I guess one of the things that ways on
me the most, Commissioner Brunelle has made some very good arguments. This site has been
vacant a long time and it is essentially a brownfield. It’s true. There could be something better,
but so far we’ve had no other proposals for anything better. I do agree that this parcel is a good
candidate for infill and I’m pleased to see that the developer is willing to accommodate staff on
the lower density requirements. I'm not convinced that this parcel, at least this 14.5 acres, meets
few if any of the characteristics for what we would call foothills. I do think that we have to have
room for flexibility when ownership or characteristics of property changes in the Foothill
Planning Area. It’s true that we could be setting a precedent, but I think we have to be flexible
that there might be changes in property or ownership and this may indeed come before us again
and I think we have to look at each one on a case by case basis rather than saying no this was in
the original Foothills Planning Area and we’re going to stick to the original plan. I guess for that
reason, if there’s a tie, I will be voting to grant the amendments to the Comprehensive Plan.

COMMISSIONERS IN FAVOR TO APPROVE THE AMENDMENT: COOPER &
FADNESS.

COMMISSIONER BRUNELLE VOTED AGAINST.
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COMMISSIONERS ELLSWORTH & RUSSELL ABSTAINED DUE TO A CONFLICT OF
INTEREST.
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Comprehensive Plan Amendment Application

This box for office use only

File #: __(NREOS- (O3 Fee: B[ 519
Cross Referenced File(s): CAKQ%‘OOC’E:L Zone(s): W H’ll

Are Pre-Application materials attached? Eﬂéles ONo

This application is a request to amend the Comprehensive Plan as follows:
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Dl( Request to Amend Text

-

Request to Amend Land Use Map See attached summary of proposed changes.

Current Land Use Map Designation: Proposed Land Use Map Designation:
Foothills/Buildable Area Residential/Medium Density
Estate Density :

Pre-Application Conference/Submittal Information
A pre-application conference with staff and pre-application neighborhood meeting are required prior to the
submittal of this application. Contact a Procedures Analyst at 384-3830 for details.

Applicant Information

Applicant: Warnm Springs Enterprises LLC Phone:_342_257r3
Applicant’s Address: 479 Main St., Boise Zip: 83702
Property Owner ©2te City Properties, Inc. Phone: 336-2954
Property Owner’s Address: 4414 Gekeler Ln., Boise Zip: 83716
Contact Person (f different from above): Bill Clark Phone:

6/04
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Comprehensive Plan Amendment Application 2

Information for Amendment to Land Use Ma
2670 P g~

. P2
Address of Subject Property: 2% E. Warm Springs Ave.

Mapping Division must initial here 5 ) to signify address verification.

Property description (Lot, Block & Subdivision name or recorded deed with a metes and bounds description):
See attached deeds with legal descriptions.

Parcel Number: S1013346710 & S$1013438950

Quarter: SE(13);NE( 2Section: 13; 24 Township: 3N Range: 2E
Size of Property: 632,142.72 Square Feet, or 14.512 Acpes

What are the existing uses? Vacant land - formerly a steel manufacturing
Plant.

Please indicate current zoning and use of adjacent properties.

North: Open space- City-owned foothills lang

South: Warm Springs Ave., Greenbelt, Boise River

East: Low density residential (HBoulder Heights Sub. }

West: Vacant land, Warm Springs Golf Course

Information for Text Amendment

1. Section of Comprehensive Plan you are proposing to amend:
Chapter 8, Objective 16 - North End/East End portion of

Land Use Chapter.
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Comprehensive Plan Amendment Application

2. Proposed text changes:

{add new policy #10):

The Gate City Steel area across from Warm Springs Golf Course is an
appropriate location for medium density residential infil] development
potentially including limited professional office uses. Timing of

—————— development should be tied to construction of the East.Parkcenter Bridge.

—_——

Considerations for approval of medium densities are provision of high
quality site and building design, a mixture of housing types, and
integration into and protection of adjacent open space and recreationa]
areas. New urban design is not required in this area

3. Narrative describing justification for change:

Sée attached cover letter,

-

Additional Submittal Requirements for Land Use Map Amendment

/2/1. ()

Completed application, including signature of applicant,

Submittal requirements list.

Detailed letter of describing project and justification for change to the Land Use Map.

Affidavit of Legal Interest {attached). Form must be completed by the lega %@E
O
Current vicinity map from PDS Mapping Division (8'4" x 11" at " = 3001 ing the [@f%& a?‘l%
current zoning of the property. The map must be dated. \J\b‘ N\E‘{T
Set of colored and labeled photos of site, looking north, south, east and west, DFNE\’O\[?\CE%
o oER
Pre-application Materials

a.  Pre-application form

b. Neighborhood radius notice letter

¢. List of notified owners, residents and assoclation president, if applicable
d

Sign in sheet from neighbothood meeting

Signature Applicant/Representative

CARO05-00013
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' WARM SPRINGS ENTERPRISES LLC

March 29, 2005

Hal Simmons %E @ E 5
Planning Director p 70

City of Boise MAR 29 NT
150 Capitol Boulevard PME
Boise, Idaho 83702 | DE\é%\é\),\CES

Re: Comprehensive Plan Amendment - Gate City Steel Property

Dear Hal:

Attached is an application for an amendment to the Comprehensive Plan that would modify the
designation for future use of the property commoniy referred to as the Gate City Steel Property.
The address of the site is 2570 Warm Springs Avenue. It is presently zoned “Manufacturing”
by Ada County. Although the property 1s presently in the County, it is surrounded by property
within City boundaries. The proposed amendment would designate the property for use as
medium density residential development and tie such development to construction of the East
Park Center Bridge. No development of this site would be expected to occur until construction
of the bridge is underway:.

This property was originally part of a much larger parcel, the majority of which was located on
the adjacent hillside area to the east and west. That larger portion of the property has
subsequently been sold and ownership transferred. The portion of the property to the west is
now owned by the City of Boise and to the east the hillside property has been developed for
home sites and Windsong Drive has recently been constructed on it.

The remaining property, 14.5 acres where the actual Gate City Steel manufacturing plant was
located, is the subject of this application. It is a generally flat site and is mostly vacant of any
vegetation. It is not appropriate to continue to designate this remaining parcel as part of the
“Foothills Planning Area” and the related policy and regulatory framework. This is ap infill
site and should be included within the City’s North End/East End Planning Area.

This site is what is generally referred to as a “brownfield” property. That label is applied
because there was contamination of the property during its use for steel manufacturing. While
in the ownership of a bank in the 1990°s there were extensive studies, cleanup activities and
regulatory review by U.S. EPA and Idaho DEQ. These agencies reviewed and approved the
extensive cleanup efforts and results,

CAR 05 00013

479 Main Street, Boise Idaho 83702 . 208-342-2625 + Fax: 208-342-2627
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Hal Simmons
March 29, 2005
Page Two

In 2004, the City reviewed applications (CAR03-00051/CAR03-00052) for development of the
subject property (from a different party, not the owner) but these applications were
subsequently withdrawn. As part of the City’s review of the application, several questions and
comments were posed concerning the environmental cleanup resuits and their adequacy for
determining the appropriateness of the site for residential development. The owners of the
property chose to analyze these questions and comments and hired Kleinfelder Ine. to
undertake the necessary investigation. The results of this additional analysis have been
submitted to the City for its review.

In its review of the previous applications City staff indicated that residential development on
this site should perhaps occur at a greater density than the proposed 52 unis. Mention was
made of the potential benefits of clustering development and constructing medium or high
density clustered and attached residential types. We agree that this direction is best for this site.

We look forward to working with the City in creating a high quality infill development on this
property. Please let me know if you have any questions or comments,
Sincerely,

Bill Clark

CAR 05 00013
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Proposed Comprehensive Plan Changes for Gate City Steel Property

I. Remove the property from the map for the Foothills planning area and from
the Foothills Plan. Figure 8.1-13 Comprehensive Plan, Foothills Poiicy Plan,
Land Use Map.

2. Change the planning area maps (8.1-10) to include the property in the North

End/East End planning area.

3. Change the designation of the property on the land use map (8.1-2) from

Foothills/Buildable Area and Estate Density to Residential/Medium Density.

4. Add a new policy 10 to the North End/East End portion of the Land Use

chapter (Chapter 8, Objective 16):
The Gate City Steel area across from Warm Springs Golf Course is an
appropriate location for medium density residential infill development
potentially including limited professional office uses. Timing of

development should be tied to construction of the East Parkcenter Bridge.

Considerations for approval of medium densities are provision of high
quality site and building design, a mixture of housing types, and
integration into and protection of adjacent open space and recreational
areas. New urban design is not required in this area.
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Mike Ford - Affidavit.pdf
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Boise City Planning & Development Services
150 N Capitol Bivd . PO Box 500 . Boise, Idaho 83701-0500
Phone 208/384-3830 , Fax 384-3753 . www . cityofboise. org/pds

Affidavit of Legal Interest

State of Idaho )
) ss
County of Ada )

Donald J. Nelson

1, . i P.0 Box 5405
Name ? 3 * Address
Boise . Idaho
City State

being first duly sworn upon oath, depose and say:

1, That { am the ﬁ%oidl ové'nira %fkthe property described on the attached, and | gramt my
permission to ' . 479 Main St., Boise

“™ Enterprises LLC "
to submit the accompanying application pertaining to that property.

2 I agree to indemnify, defend and hold Boise City and its employees harmiless from any
claim or lability resulting from any dispute as to the statements contained herein or as to
the ownership of the property which is the subject of the application.

Dated this 15th /7 //day __March , 20 05

( : .
Subscribed and swom to before me the ay and-year first e written.
{ Eﬁ//f ﬁ %
Nefary/ Public for kdaho L)'“7— /

Resiting at %ﬁxﬂézﬂ
My commission expire(s: '/7//‘9‘//& 7

RE@EWEE
AR 05 00013 MR29 205

DEVELOPMENTY
SERVICES
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Another view towards the North.

Looking Eastward,

RECEIVE

MAR 2 9 2005

DEVELOPMENT
SERVICES

AR 05 00013
CARO05-00013 |

36w




Former Gate City Steel property - site photographs
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View towards the Southeast corner.

E ® Looking South towards Warm Springs and the Boise River.
‘; > e 2® v
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. WARM SPRINGS ENTERPRISES LLC
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Mill District Clubhouse, Harris Ranch
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Boise City Planning & Development Service
150 N Capitol Blvd « P O Box 500 = Boise, Idaho 83701-05
Phone 208/384-3830 » Fax 208/384-3753 « www.cityofboise.org/pds
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Pre-Application Conference

In accordance with Ordinance #5525 (Section 11-03-02 of the Zoning Ordinance}, a pre-application
conference with Staff and an opportunity to a meefing with neighbors within 300 feet is required.

Note: This form must be included when an application is submitted.

Applicant: ”gl H C l?Y‘ . ' : Daie: X7 os—
Site Address: 2590 /1¢70 £ Wrep, ~§f-.ﬁv h3

Plahning Staft

SR TC DA sJ RS CH ACHD
' BE AB sS WG TR X Kt COMPASS
X Hs MP KG _OMH MS ss ,

_ N -
Pro osaLD scription: Cou-.p ! l‘eL Z.'?.h..l Ve M P A l«fm.ih-er)- tre
SN .'}E' 4o Vediox Denc by Rer Je I 2]

-Neighborhood Meeting Required: \ﬁ:‘(es ONo Site Plan Presented: 0O Yes 00 Mo

k\-..'.omprehensive Planning Area: 'F“‘UYL‘”'{ ___ Neighborhood: Tt @"J
Type of Application : Zoning District _
#_ Annexation Rezone ¢ R-1A R-iB R-1C R-2
\S}pe.ciui Exception ﬁzgfﬂiio:al Use R-3 RO c-1 c-2
anance mcanon
Parking Reduction Height Exception . —C3 — C4 —C5 . __L0o
Density Bonus J “infill M — T2 —.hs _K_-M‘]
9 [cyi.r [ lan Awr L.»:‘)' M-2 M-4 N-QO A
Planned Development Use Exception :
Overlay District - o} HD DD P1 P2 P3
Airport Overlay A B B-1 C
Concurrent Reviews
Floodways (FPR) Fw FF ASF Boise River System Permit
Hillside (Categories) ! I i
4”
Subdivision Plat O Yes ' 00 No AR 0 o 0 001 3
Density/Far
Compatibility

- Others :
(miild O No

/5 N Bitt (Mpke by o

Staft Representative : , Applicant Representative / U
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k KLEINFELDER

An cmploier eeenerd compen:

April 14, 2005

Gate City Properties, Inc.
4301 Federal Way
Boise, (D 83715

Attention; Mr. Chris Nelson

SUBJECT: Proposal
Landfill Closure Services
Former Gate City Steel Property
2570 Warm Springs Avenue
Boise, Idaho

Dear Mr. Nelson:

Kleinfelder is pleased to present this proposal for Landfill Closure Services at the fomer Garte
City Steel Company located at 2570 Warm Springs Boulevard in Boise, Idaho. Kleinfelder
understands that Gate City Properties, Inc. currently owns the property, and wishes to receive
formal regulatory agency closure of the non-muricipal solid waste (NMSW) landfil] Jocated at the
site. This proposal was prepared at your request during our telephone conversations the week of
March 7, 2005.

BACKGROUND

The Gate City Steel facility encompasses 47 acres north of Warm Springs Boulevard east of
downtown Boise. The facility was used for fabricating steel tanks and other custom stee] products
from approximately 1940 through 1977. Wastes from fabrication and related processes were
deposited in an approximately 1.5-acre NMSW landf]] located in the eastern portion of the Gate
City property. Landfill materials were deposited in an ephemeral drainage valley, essentially in-
filling the lower portion of the drainage above the Boise River valley floor. No detailed
topographic maps of the landfill area, either before or after landfil] activites, are available.

Landfill exploration activities performed by Kleinfelder and others indicate the landf[l contents
include scrap metal, containers of hardened paint, caustic lime, and construction debrs. Afier
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landfilling activities were completed in 1977, the operators covered the landfill mass with a thin
layer of fill material. Subsequent erosion of the cap and fill material had exposed portions of the
landfill contents at the time of a Kleinfelder site reconnaissance in June 2004.

No record of landfill Operating Plans or Closure Plans are available from the current owners or
regulatory agencies. Written docurmmentation provided by Gate City Properties, Inc. included a
Letter of Closure from the Central District Health Department (CDHD) dated January 14, 1994,

Kleinfelder completed several tasks ar the site in 2004 to aid in characterization of the landfill
contents and assess potential impacts to first-encountered groundwater immediately downgradient
of the Jandfill. These tasks included:

* A soil gas survey was performed to evaluate for the presence ot volatile organic compounds
(VOCs) originating from the landfill mass. The survey indicated the presence of
perchloroethene (PCE) from a small area in the easternmost portion of the landfiil,

¢ Three trenches, cach approximately 50-feet long, were excavated in the landfill mass.
Materials exposed in the trench sidewalls were logged, after which the trenches were
backtilled. Six soil samples were collected for laboratory anatysis of VOCs from the trench
located in the arca of PCE dewections. PCE and the petroleumn fuel hydrocarbons
naphthalene, 1,2,3-trirethylbenzene and total xylenes were detected in three of the samples.
None of the compounds were reported above their respective EPA preliminary remediation
goals (PRGs), where established.

* One borehole was advanced to first groundwater at the toe of the landfill. Groundwarer was
encountered at approximately 25 feet below ground surface. A grab sample of this
groundwater was collected for laboratory analysis for VOCs. No VOCs were detected
above laboratory reporting limits.

* Kleinfelder observed the landfill site on Wednesday, February 16, 2005, Grading activities
were in progress on the landfill. Imported fill soil was being spread over the top of the
landfill, and the landfili toe was being graded to produce a flateer slope. No survey data is
available to evaluate recent fill thickness or the new toe slope angle.

Kleinfelder understands the property may be sold to a developer. For planning purposes we
anticipate  development acriviies will not include residences, but may include surface and
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subsurface structures such as club-houses, swimming pools, utility trenches and other similar
improvements,

OBJECTIVE AND SCOPE OF WORK

This objective of this project is to obtain regulatory agcncy. closure for the landfill. In order to
achieve this objective we propose the following scope of work.

Task 1. Client Consultation

The goal of this task is to identify development alternatives for the landfill area. Kleinfelder will
meet with Gate City Properties, Inc. and other stakeholders to discuss possible land use
alternatives for the landfill area. We will outline potentia) constraints for construction on former
landfills, and discuss possible engineering mitigation methods to address specific development
concerns. Gate City Properties, Inc. and other stakeholders will select one or several uses for the
former landfill. Kleinfelder will incorporate design considerations in subsequent tasks to allow
for the selected land use(s).

Task 2. Agency Consultation

Kleinfelder will meet with representatives of Idaho Department of Environmental Quality
(IDEQ) and CDHD for two purposes: (1) establ.i'sh lead agency status; and (2) discuss tasks that
will fulfill IDEQ and/or CDHD closure requirements for a landfill of this type and age. Results
of the meeting will be used to guide development of the Closure Plan Application outlined in
Task 2.

Task 3. Closure Plan Application

Kleinfelder will prepare a Closure Plan Application describing tasks required to achieve site
closure. The Application may include, but is not limited to the following items:

* Legal description of the faciliry;

* A figure showing property boundaries, drainage patterns, fill areas, and access points,;

*  Water fearures, if any;

* A design for installation of measures to control erosion, manage run-on and run-off from
. the 25-year, 24-hour storm event, and to provide for diversion of other surface waters
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from the closed facility. This task will require additional subtasks as described in the
paragraph below; "

* Description of waste disposed, as possible from readily available written records:

* A plot plan of the proposed final contours;

* Estirnated date of the last receipt of waste;

* A description of public access controls;

* Anestimate of the volume of waste in place;

* Anestimate of the total acreage covered by the waste:

* Closure equipment and procedures to be employed: _

* Texture, depth and permeability of final cover material. This task will require additonal
ficld and office subtasks as described in the paragraph below:

* Design and conswruction plan for the final cover:

* Placement, design and management of run-on and run-off controls;

* A Construction Stormwater Poltution Prevention Plan;

* Preparation of As-Builts/Record Drawings after the landfill cap and drainage system
construction is completed; and _

® A description of vegetation types and planting procedures for establishing a vegetative
cover, if employed. We will consult with Gate City Properties, Inc. regarding future use
and appropriate revegetation plans for the site.

The Closure Plan Application will be submittgd for regulatory agency review and comment.

Where appropriate the comments will be incorporated in the Final Closure Plan Application
submitted to the agency.

Task 4. Closure Plan Implementation

Kleinfelder will oversee field activities associated with implementation of the approved Closure
Plan. A scope and cost estimate will be prepared for this task upon approval of the Closure Plan.

Task 5. Closure Certification

Kleinfelder will prepare correspondence notifying the regulatory agency that the facility has been
closed in accordance with the approved Closure Plan. We will request that the agency respond in
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writing indicating the facility is satisfactorily closed, and no additional work is required in
connection with the landfill.

SCHEDULE

Kleinfelder is prepared to begin work on this project immediately upon receipt of written Notice
to Proceed (NTP). The anticipated subsequent schedule is as follows:

Task 1. Client Consultation ~ One week after NTP.

Task 2. Agency Consultation — One week after completion of Task 1.

Task 3. Closure Plan Application - Four to five weeks after Task 2 to prepare the Draft Closure
Plan Application.

Task 4. Closure Plan Implementation - Six to cight weeks after Closure Plan Application
approval. This schedule is dependent on construction contractor availability.

Task 5. Closure Certification — One week after completion of all Task 4 activities,

FEES, ASSUMPTIONS AND PAYMENT

Work for this project will be conducted on a Time and Materials basis.

Attendance at additonal meetings, review of plans and specifications, preparation of
supplemental reports or letters, and other services not express]y described in this Scope of Work
are not included in this estimate.

An invoice for our services will be submitted on approximately four-week intervals. If our
assessment indicates that conditions are present which may require additional study or a revised
approach, we will discuss the situation with you and revise our schedule and fees accordingly.

This estimate was prepared with the following assumptions:

1. A property boundary survey and topographic survey of the existing landfill area will be
performed by others.
2. Public notice will not be required.
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3. Final reports for the surface water modeling and HELP modeling will not be required.
The modeling results will be summarized in tabular form as appendices in the Closure
Plan Application.

4. Collection of six soil samples for analysis for: gradation (six tests), plasticity index (six
tests), moisture-density (three tests), and permeability (three tests),

5. Six hours Project Manager time will be budgeted 10 respond to regulatory agency
comments on the Draft Closure Plan Application.

6. Site access will be arranged by others.

7. Stormwater modeling will be performed for three scenarios: impervious cover, native
vegetation, and verf grass.

8. Water balance (HELP) modeling for three scenarios: impervious cover, non-irrigated
native vegetation, and irrigated turf grass. ‘

9. The grading plan, construction design docnments and as-builts will be developed by an
Idaho-licensed Civil Engineer retained as a subconsultant.

10. Geotechnical engineering services for the stormwater disposal structures will be scoped
once the area for the structures is identified.

LIMITATIONS

Services such as presented in this proposal are subject to limitations including those presented
below. Kleinfelder offers various levels of investigative services to suit the varying needs of
different clients. Although risk can never be eliminated, more detailed and extensive
investigations yield more information, which may help understand and manage the leve] of risk.
Since detailed investigation and analysis involves greater expense, our clients participate in
determining levels of service thar provide adequate information for their purposes at acceptable
levels of risk. Acceptance of this proposal will indicate that the Gate City Properties, Inc. has
reviewed the Scope of Work and determined that it does not need or want a greater level of
service than that being provided. Any exceptions should be noted and may result in higher fees.

Regulations and professional standards applicable to Kleinfelder's services are continually
evolving. Techniques are, by necessity, often new and relatively untried. Different professionals
may rcasonably adopt different approaches to similar problems. Therefore, no warranty or
guarantee, express or implied, will be included in Kleinfelder's scope of services.

During the course of the performance of Kleinfelder's services, hazardous materials may be
discovered. Kleinfelder will assume no responsibility or liability whatsoever for any claim, loss
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of property value, damage, or injury which results from pre-existing hazardous materials being
- encountered or present on the project site, or from the discovery of such hazardous materigls.
Our standard contract for environmental services conteins language indemnifying Kleinfelder
from liability or loss arising out of the services covered by this proposal, incleding liability or
loss in connection with pre-existing hazardous marerials. '

Nothing contained in this proposal should be construed or interpreted as requiring Kleinfelder to
assume the status of an owner, operator, generator, or person who arranges for disposal,
ransport, storage or trearment of hazardous materials within the meaning of any governmental
statute, regnlation or order. Kleinfelder will not be responsible for notifying governmental
agencies, and the public at large, of the existence, release, treatment or disposal of any hazardous
materials observed at the project site, either before or during performance of Kleinfelder's
services. Kleinfeider will not be responsible for arrangements to lawfully store, treat, recycle.
dispose or otherwise handle hazardous materials including cattings and samples resulting from
Kleinfelder's services.

We look forward to working with you on this project. If you have any questions or need
additional information. please contact our office at 893-9700.

Respectfully submirted,

KLEINFELDER, INC. "

Sean Vincent, P.G. Andrew Mork, P.G., C.HG.
Senior Hydrogeologist Idaho Geoscience Manager

G. Alexander Rush, P.E.
Senior Geotechnical Engineer

Enclosure: General Conditons 2005
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AUTHORIZATION FORM

Landfill Closure Services
Former Gate City Steel Landfil
Boise, Idaho
For Gate City Properties, Inc.

Client agrees to the Scope of Work described in this Proposal and Cost Estimate and the
General Conditions attached and incorporated herein.

By:
Chris Nelspn
Tiile:
Date:
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KLEINFELDER, iNC. GENERAL CONDITIONS (PROFESSIONAL SERVICES)

1. Sepvices, This Apresmant is entered into betweaa Cllent and Kleinfelder, Inc. (‘Consultant) whatein Cllant engages Consuliant io provide prelsasional ervices ("Sendcas] In
cannection wih the praject describad in the proposal {"Poject’) o which thate Genaral Condions sfe ansched. Cllant agreas et services not spacilicaly dascrbed in the Scope of
Services ientflac In Consultant’s propasal are net inchuded I the Stope of Services described by Consultant. This Agreement, inciuding the proposal, thase General Conditions,
Consukant's Addenda and Fes Schadute, represenls the ertre Agresment betwsan tha parties and supefcedas any and all agmements batween the partias. akher oral or in writing,
including any purchass or work order issued by Client,

2 _ Payment Clert shall pay involcss Lipon racept. invoices not pald within thiny (30) daye of the invoice date shall be subjact 1o a tata paymant fae of 1% % per menth from the date
of invelce. Addidonally, Consultat may, upon five (5] calendar days" notice tp Client, suspend all Sesvices untll paid In full ang may terminate the Agreemant,

3. Praveifing Weaes, It is Client's iagal responsiility to determine whether the Projact is covered under prevaiing wage reguiations. Unless Clian specificaly informs Consuitant |
wrtlng that sha Project is  prevailng wags projact and is Kentifiad s such in Consuhant's Scope of Sarvces, Client agress fo reimburse Consulant and to deland, indemnity and hoid
hermiess Consultant from and against any liabiiity, including coms, fineg and atomeays' feas. regulting from & subsequant detarmnation that the Project was coverea under pravalling
wage regulations. ' '

4. Work Producl Services provided under this Agreement, including 4!l repons, infarmatian, recommendations, or opinlons ("Repons”) prapared or issued by Consuliant, &ss for tha
axclusiva Lsa and benefit of Client or iis agents In connaction with the Project, are not Intended 1o inform, gulde or otharwisa influence any other eniliios or persons with respect to any
partculer business transactians. and shoukd not be relied upan by ahy entties or parsons othar than Cliand or its agents for any pupase othar than the Projec. Client will nar distibats
o corvay such Raports 1o any other persons or entities without Coasuant's pror written congent which shall Inckuge a relaase of Conaylant from Ikadillty ang indamnification by the
third pary. Consuliants Repomts, baring logs, maps, fisld data, drewinge, test results and othar wark products afe part of Conautants professlonal serviess. do not constitute goody or

predunts and ara copyrighted works of Conaukant, Howsver, sueh capyright is net IMended to fimit the Chents use of s work product in connection with the Froject,

5. Stendsrd of Care, Consuliant wil gtrive to parferm the Services in & ménner consisient with that level af care and kil ordinarily exercised by mambars of Ihe Gensutent’s
profession pmdlicing in the same iocalty under simiiar dreumstancas at the time the services are performed, This Agresment craatas ng otner representation, warmaty or guasantas,
expregs of implled.

6. Limitation f Llabilty. Consulant's poremtial liatitty to Client and others ks grassly disproportionate t Consukant's fae due 10 the sta, scape, and value of the Project. Thorefora,
unless Clisnt and Consultant ntherwise agree in writing in gonsideration for an Incmase In Congutants lse, Clent, inclding is directots, oicars, pariners, employees, agents,
cantractarg and their respective assigns, agres o mit Consuttant’s liabdiity (whether ansing from conuact, Hlalutory violation or tort) to the greater of $25,000 or tha amount oi
Congutiant’s fea. This lmizatian of fialdlity shal apply to all pnases of Servicas peformed In connedlion whh thls Project, whether subsequant to or pricr to the execution of this
Agresment. In no event shall Consultant be llabte for consaquantial, nddenial or gpecial damages.

7. Gongtruction Observatlon. M includad in the Sarvicas, Consultant's sorvicas dusing construction, shall be imited 1o observatlen and testing of construction opemtions. Consultant
shal nof be seeponsible for constant or exhausive inspaction of the work, the means and methads of consirdction or tha safaty procedures employed by Client's coniractor.
Periormance of construction obsarvation sefvicas doas not conslitule a warranty of guarantes of any typa, sinca avan with diligent observation, some construction delacts, daficencies
©7 omissions in the Ganfractor's work may oceur. Clent shall hold ks eostracior salely respanaible for the quality and compistion of tha Projed, including construstion In eceomtance wirt
the congtniction dacments.  Any duty hereunder i %or the sole beneth of the Clisnt and nat tar any third party, incheding the comimactor of any subcontracior. Cllent, er s desighaas,
shall notity Consultant ar laasl wenty-Jour 24) hours in advance of any fiekd 1es1s and observarions requirad by te construcion docurments,

8. Cortifications. Conaultant shell sign cemficatons onty if () Consuhart approvas the form of suen certification priar to the commancamen of Sarviees, [b) such canification is
inciudad In Consultant's Services, (c) the certifcation is mited to a Starement of profassional opinion and does nat conetitute 1 warrrily of guaranies. éxpress or implsd. Any
cartifiation ghall net relieve any entily of is oblgatons,

Y. Samples, Al samplas shall remain the property of the Glient. Client shaf prompty, &l s cosz, ramova and tawlully dispose of samples, cultings aad nezamous materials, )
eppropriate, Lonsultent shall presarva sampiss obtained ne longer than sixty (60} days afier the issuance of any document 1nat includes the data obiainad from these samples, Afier
ihal date, Cansukant may dispose of the samples or ralum ther fo Client at Cllart's cost.

10 Client Regponsiliitles, Clent shall bear sols responsbilfy for {a) jobsita satety; (b} notying third pariies including any govemnmental agency of plospettive purchaser, of tha
exisience of any hazardows or dangerous materials located in or aroung the Project site; and {c) providing and updaling Consuttant wih accurats information regarding exigting
conditions, including the exisience of hazardous or dangarous matarials, proposed Project site uses, the conect lacation of Project property boundaries, any changs In Projact plans,
and all subsurtace ingiallations, such as pipes. tanks, cables and ubities within the Project st Cliani shai coaparare whh alt requosts by Consuhan!, inciuding abteining permnission for
access [ the Project site. Cllant releases Consyftani from liabliity for any incomeet edvice, judgment or decision based on haccurare Informaton funighad by Cllent or cthers If
reasenable precautions will be inadequate 10 pravent forasasabia bodlly injucy of death 1 parsons resulting from & materiat or subatance, including hazardous materiais, encoumerad on
the she, Consiitant shall immedialely stop work in the afecisd area and regort e eonditen to Client,

11 Eiectronic Madin, fecause data siored on electont media can deteriarats Undatected of ba mad#iad without Consultant’s knowledge, the Cliant accepts respanaibility for the
cotnpletanass or readablilty of the electronic madia after an sccaptance poriod of 30 days from delivery of the elecironic files,

12 Indamnlfication. Ta the tuilest extent permitted by faw, Clent, including ks directors, officars. patnars, employees, agants, contractors and fheir respecive essigng, Bgred 1o
indemnify, delend, and hold hamiass Consukant, hs diractors, cificars, smployeas end subcontractors from and againg! all daims, liabitay, damages, or expensas (Claims) arising out
of, In connoetion with or ralating to any allaged act, failure to act, or other conduct of Consultart. ineluding but nat limited to, Claims allsglng the nefligance or other faull of Gonsylant,
but specifically excepting Claims arising o1t of Consultant's sale regligance or whlifui misconduct Clien; shak indemnity Consulant even & Clent is parially of wholly withou! fault for
such Clalms.

13. Dispute Resoiution. The panies shall atampt rasohidan of any dispute arising undar or retatet t this Agresment by medigtion. Notwilhstarding the foregoing, in the event ol
Client nan-payment, Consukant may, al iis 3ok option, waive mediaton. Either pany may damand mediazdon by serving a wrifian notice on the othar parly siating the essentisl nEiure of
the disputa. The medialion shall be congucted in Bccondance with the ARA Constructon Industry Medlation Ruies man in affect wihin fory-five (45) daye from the sarvice of noticg. The
parties shall share the fess equally. if madlation fails, sithar pany may ingituta ltigation in the state or federal court of the county i which Consuftant's office Issuing the proposa; Is
located. The prevailing party shall be enitied to attomeys’ fees, cost, nduding cogis Incurved In the madiatkes and costs of anforcamant of any judgment, The partes expressly wiive
any sante of limiiations for a longer perlod of tine and 2grea that any action shafl be brought within one yaar from the dele of Consahanr's final Involce. The pantlos expressly walva any
ans &l ghts ta a trial by jury in any action, proceeding or coumarclalm brought by aithar of the parties against tha othar with raspect to any meter relating to, anaing put of of in any way
conngctsd whh thls Agreament.

4. Changed Condltlons. f during tha coursa of petformancs of this Agreement conditions or sircumstances are discoverad which wara nat contemplatad by Consullant &1 the
commancament of this Agreement, Consultant shal oty Clisnt of the newly discoverad congklons or circumstances, and Cliant and Gansultant shall ranegotiate, n good {aith, the
tatms and conditlons of this Agieament. ¥ amanded temms and conditions cannol be agreed upen witkin thiny (30) days after notice, Consuttant ay termlnatc this Agraarant ang
Consutant shall be paid for &3 senvices through the date of termination.

13, Gaveming Law. The taws of the State where the Apreemeni wag eniared inta shall govera interpretation of this Agresment. | any term |s deemsd unanlorcaabla, the ramainder
ot the Agreement shall stay in fut! force and effeqr.

16. Additonal Provislons. Maithar pan{’emay agsign it interest in this Agreame: without the prior wriken cangent of the other, Any modifizarion te this Agreement wit be efeaive
anly if &1s in wrlling signed by the party 10 be bound, except that i Consultant has parlarmead sarvicss In relftance on Cllents verbal epproval 1o preceed, Client shall he bound by such
verbal eppioval, One or more walvers of any term, condition or covenant by elthar pany shall not be construad as a waivar of any athar teim, condition or cavenani, This Agreement
may be eigned in touatarpart.

Copyright 2005 Kleinfeidar, Ing.

Proposal # / Documentation #: 03301PROF / BOISPO2S_Rev1
Puge 1 of ] April 12, 2005
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of property value, damage, or injury which results from pre-existing hazardous materials being
encountered or present on the project site, or from the discovery of such hazardous materials
Our standard contract for environmental services contains lanpuage mdemnifying Kleinfelder
frem liability or loss arising out of the services covered by this proposal, including liability or
loss in connection with pre-existing hazardous materials.

Nothing contained in this proposal should be construed or interpreted as requiring Klemnfelder to
assume the status aof an OwTer, operator, generator, or perso‘n who arranges for disposal,
. ransport, storage or treatment of hazardous materials withig the meanming of any governmental
statute, regulation or order. Kleinfelder will not be responsible for notifying governmental
agencies, and the public at large, of the existence, release, treatment or disposal of any hazardous

materials observed at the project site, either before or during performance of Kleinfelder's
services. Kleinfelder will not be responstble for arrangements to lawfully store, treat, recycle.
dispose or otherwise handle hazardous watenals including cuttings and samples resulting from
Kleinfelder's services.

We look forward to working with you on this project. If you have any questions or need
additional information, please contact our office ar 893-9700.

Reépscf_ﬁllly submitted,
KLEINFELDER, INC.

._{f.‘_-—c Z
Sean Vincent, P.G Andrew Mork, P.G,, CHG.
Idaho Geoscience Manaper

"t )
G. Alexander Rush, P E.
Senior Geotechnical Engineer

Enclosure: General Conditions 2005

03}"}]Pl“_””l“llf?ﬂ..’.t,’ Rev: Poage 7oy Aperl 1 Vs
Copyright 2003 Kiciafedgr, o,

KLEINFELDER 2015 S, Cobalr Point Way., Meridian, 10 83542 {208] 893-9700  (208) 893-97D3 fax
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Executive Summary

Planning Analyst; Bruce Eggleston, AICP
Applicant Warm Springs Enterprises LI.C.,
Property Address 2570 E. Warm Springs Avenue

Description of Applicant's Request: The applicant requests three amendments to the Boise
Comprehensive Plan:

1) To amend the Planning Area Map to take the subject property out of the Foothills Planning
Area and put it in the North End/East End Planning Area;

2) To amend the Land Use Map from Foothills/Buildable Area and Estate Density to
Residential/Medium Density; and,

3) To amend the text of Chapter 8 Objective 16 to add a policy 10 concerning the proposed land
use for the subject parcel.

Prior Action:  This property was the subject of previous Boise City applications for a
Comprehensive Plan Land Use Map Amendment, CAR03-00052, and an Annexation with a
Rezone, CAR03-00051. Concurrent with those applications were a conditional use application,
CUP03-00113, for a 52 dwelling unit Planned Development and a Hillside review, CFHO03-
00028. These applications were all withdrawn October 19, 2004, with no action taken by the City
Council.

The property is vacant and has not been occupied since the Gate City Steel building bumned in
1994 or 1995. Prior to that time, and after conflagration of the steel mill operation, a self-storage
operation may have been approved on the site by the County.

The subject property is in Ada County with M1 zoning.

Summary Analysis:

This application proposes that the Gate City Steel site should be withdrawn from the Foothills
Planning Area, and the Boise Comprehensive Plan Land Use Map amended to apply the Medium
Density Land Use designation and the North End/East End Planning Area to the property. The
request includes the addition of a policy that would allow “a mixture of housing types, and
integration into and protection of adjacent open space and recreational areas”. The application
further states that the property has been adequately cleaned up from its previous steel milling
operations to make residential development a safe and acceptable use. Lastly, the application
proposes that development of the property would not commence until the proposed East
Parkcenter Bridge is constructed, to avoid overburdening traffic on Warm Springs Avenue,
which is operating beyond its intended capacity.

Planning staff believes that in some ways, the site still has characteristics associated with
Foothills property, particularly in regard to the slopes, boulders, wildlife habitat and corridors,
wildfire risk and trails on its periphery. However, we also acknowledge that through prior
agreements with the Boulder Heights Estates Subdivision approval, CAR00-00021/DA, some of

8
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those values have been adequately preserved and/or addressed for portions of the subject parcel
that were sold to J.H. Wise & Sons. Preservation of those values resulted from the transfer of
approximately 20 dwelling units from tand at the base of Table Rock to the Boulder Heights
Estates Subdivision in 2002.

If the remaining flat area of 14.5 acres were subject to the Foothills Plan development standards,
only 10 to 14 additional dwelling units could be constructed on the site (10 units on 50% of the
property at 1.45 units per acre, or 14 units on 25% of the property at 3.88 units per acre). Either
scenario would leave a large area (seven to ten acres) in a permanent vacant/open space
condition. While the policies of the Foothills Policy Plan recommend preservation of open space
and natural habitat, the subject property is not in a natural condition, and it has little habitat. The
site has been dumped upon and graded for many years and there is no natural vegetation or
terrain associated with it today. Unless it was restored to upland habitat conditions, there is no
natural habitat value associated with 1t, except as a wildlife corridor to the Boise River.

Since the City has not identified any Foothills value or other recreational value for seven to ten
acres of entirely degraded open space at this location, application of the Foothills requirements
on the property today seems wasteful and somewhat inappropriate. From this perspective, the
proposal for a Low Density Residential land use designation seems reasonable.

However, several constraints remain. The applicant and landowners must still demonstrate to the
City’s satisfaction that the site has been sufficiently cleaned up to allow for the proposed level of
residential use. They have not demonstrated that traffic capacity exists on Warm Springs
Avenue to accommodate the proposed development potential. Because it is not required for a
Comprehensive Plan amendment, a site plan has not been offered that would demonstrate how
some of these issues might be addressed in a conceptual form, in order to accommodate the
unique setting. Thus, planning staff cannot recommend approval of the applicant’s request for
the more intense Medium Density Land Use Designation.

The most problematic issue with any Foothills development proposal remains the lack of traffic
capacity, in this case on Warm Springs Avenue. The applicant’s Justification focused on
construction of the planned East Parkcenter Bridge, and the projected traffic capacity that it
might provide for the area. It is a bi g factor, but it should not be considered as the sole means for
capacity to be added to the system, and its construction does not guarantee that there will be
adequate traffic capacity on Warm Springs Avenue for any intensive urban land use. One can
further say that the construction of the bridge does not ensure there will be sufficient capacity on
Warm Springs Avenue for the subject property to develop at even the Comprehensive Plan’s
Low Density land use potential.

Planning staff has formulated a recommendation that allows for re-designation of the property.
The lack of traffic capacity, the proximity to public recreation sites and the wild land/urban
interface that may require buffers/setbacks, and the potential for some contaminated areas to be
unusable all argue for lower density lower impact uses. This recommendation would change the
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land use designation to Low Density Residential 4, rather than the Medium Density as requested
by the applicant.

Staff Recommendation:

Planning Staff recommends approval of CAR05-00013 to:

1) change the Planning Area designation from Foothills Planning Area to North End/Bast End
Planning Area,

2) to amend the Boise Comprehensive Plan Land Use Map designation from Foothills Slope
Protection to Low Density Residential 4 Units per Acre, and

3) to add the proposed Policy 10 to Chapter 8 Objective 16 as modified by staff below.

The proposed amendment to the Comprehensive Plan, Chapter 8 Objective 16 to add a Policy 10

should be revised as follows:

Policy 10: The Gate City Steel area across from Warm Springs Golf Course is an
appropriate location for low density residential infill development
potentially including limited professional office uses. Timing of
development should be tied to availability of sufficient traffic capacity on
Warm Springs Avenue for the proposed uses.

Considerations for approval of low density residential uses are-

. provision of high quality site and building design,

b. a mixture of housing types,

¢. integration into and protection of adjacent open space and
recreational areas.
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l. Facts and Circumstances

Notifications

Neighborhood Meeting: March 23, 2005

Newspaper notification published on: April 30, 2005

Radius notices mailed to propertics within 300 feet on: April 30, 2005
Staff posted notice on site on: April 18, 2005

Applicant/Status: Warm Springs Enterprises, LLC.
- Location of Property: 2750 E. Warm Springs Avenue, Boise
Size of Property: 14.5 acres

Description of Applicant’s Request: The applicant requests three amendments to the Boise
Comprehensive Plan:
1) Amend the Planning Areca Map to take the subject property out of the Foothills Planning
Area and put it in the North End/East End Planning Area; '
2) To amend the Land Use map designation from Foothills Slope Protection to
Residential/Medium Density; and,
3) To amend the text of Chapter 8 Objective 16 to add a policy 10 concerning the
proposed land use for the subject parcel.
Policy 10: The Gate City Steel area across from Warm Springs Golf Course is
an appropriate location for medium density residential infill development
potentially including limited professional office uses. Timing of development
should be tied to construction of the East Parkcenter Bridge. Considerations for
approval of medium densities are provision of high quality site and building
design, a mixture of housing types, and integration into and protection of adjacent
open space and recreational areas. New urban design is not required in this area.

Present Zoning: M1 (Light Industrial) -~ Ada County Zoning

Functional Street Classification:

Warm Springs Avenue is an Urban Collector in the vicinity of the subject property, further to the
west, Warm Springs Avenue is a Minor Arterial.

Applicant's Statement/Justification:
Please refer to applicant’s application and material date stamped received March 29, 2005.

$G
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Land Use

Existing Land Use:
Vacant - The site was previously the location of the Gate City Steel industrial operation.

Description and Character of Surrounding Area:

Adjacent Land Uses and Zoning:

North: Vacant -- rocky hillside (Table Rock Heritage Preservation Site) owned by Boise City
South: Boise River, Greenbelt, Warm Springs Golf Course

East: Boulder Heights Estates Subdivision

West:  Vacant, Warm Springs Golf Course

History of Previous Actions:

This property was the subject of previous Boise City applications for a Comprehensive Plan
Land Use Map Amendment, CARO03-00052, and an Annexation with a Rezone, CAR03-00051.
Concurrent with those applications were a conditional use application, CUP03-00113, for a 52
dwelling unit Planned Development and a Hillside and Foothills Development Area review,
CFHO03-00028. These applications were all withdrawn October 19, 2004, with no action taken by
the City Council.

The property is currently vacant and has not been occupied since the Gate City Steel building
burned in 1994 or 1995. Prior to that event, and after closure of the steel operation, a self-storage
operation may have been approved on the site by the County.

The subject property is in Ada County with M1 zoning.

Hazards: The property was the subject of a Division of Environmental Quality (DEQ) consent
order for clean up of hazardous waste associated with the operation of the Gate City Steel Mill,
The Public Works Department has also noted that this site is subject to potential rock fall
hazards. The Fire Department has indicated that the property is adjacent to wildlands thus being
at nisk for wildfire. The property is not located in the floodplain.

Public Services Available:

Service Yes No
Sewer X
Water X
Fire Protection X

Comprehensive Plan

The property is designated on the Boise Comprehensive Plan Land Use Map as Foothills
Planning Area, Slope Protection Area. This designation allows residential development on areas
of less than 25% slope and allows a density bonus in return for preservation of open space. The
applicant is requesting that the property no longer be considered to be in the Foothills Planning
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Area, and re-assigned to the North End/East End Planning Area, and, that it be re-designated to
Medium Density Residential (8 to 15 Units Per Gross Acre).

Zoning Ordinance

The property is zoned M1 (Light Industrial) in the County. There is no requested rezone or
annexation, as this is a Comprehensive Plan application only. The County zoning restricts the
site to industrial uses with no potential for residential development. Because the site is
contiguous to the City limits, any development permit application would have to be made to the
City with a petition to annex in accordance with State statue.

If the Land Use Map Amendment were granted to Medium Density Residential, the
recommended zones for the use would be Open Land A, R-1A, R-1B, R-1C, R-2, L-O, and PC.
These zones would aliow the full range of residential uses with office in the L-O, and
commercial and residential in the PC zone.

The following tables demonstrate the allowed densities for the recommended zones under the
land use designations from the Land Use/Consistency Matrix, in Chapter Eight of the
Comprehensive Plan.

The first table shows the potential compatible land use designations that the Council could assign
to the subject property, assuming that it was granted removal from the Foothills Planning area.
The 20% density bonus is also shown because the application and proposed text amendment to
the Plan would characterize the property as eligible as “Infill” land.

The second table demonstrates the maximum potential number of units for the 14.5 acre subject
property for each zone with both the standard and infill densities calculated.

<3
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Land Use / Zoning Consistency Matrix (excerpts)
Zoning Density
Maximum Units Per Acre
Land Use A R-1A | R1B | R-1C | R-1M R-2 L-O pcY
Estate Residential 2 1 21
With infill density bonus 1.2 2.52
Estate Residential 3 1 2.1 48 435
With infill density bonus 1.2 2.52 5.76 52.2
Low Den. Residential 4 1 2.1 4.8 8 43.5
With infill density bonus 1.2 252 576 9.6 52.2
Low Den. Residential 6 7 1 2.1 48 8 435
With infill density bonus 1.2 2.52 5.76 9.6 52.2
Town Lot8 7 1 2.1 4.8 8 12 43.5
With infill density bonus 1.2 2.52 576; 9.6 14.4 52.2
Med. Density Residential 1 2.1 4.8 8 12 14.5 435 | 21.78
With infill density bonus 1. 2.52 576 . 14.4 17.4 522 | 26.14
Footnotes: T} See Land Use policiés Tor exceptions to This matrix and further clanfication ot its applicalion.
2} May be implemented with proposed Modular Lotting Ordinance.
3) May be most appropriately implemented with a Specific Plan.
4) Intended for CBD only - see Downtown Boise Plan.
5) If property has frontage on an arterial street.

Standard

Yield on Infill Yield

14.5 Density on 14.5

Density acres = | Bonus acres =

Zone Units/Acre | Units Units/Acre | Units
A-
Open 1.0 15 1.2 17
R-1A 2.1 31 2.5 37
R-1B 4.8 70 5.8 84
R-1C 8.0 116 9.6 139
R-2 14.5 210 17.4 252
R-3 43.5 631 52.2 757
P-C 21.8 316 26.1 379
R1-M 12.0 174 14.4 209
L-O 43.5 631 52.2 757

The requirements for an “Infill” density bonus are found in Section 11-06-05.03 H. In brief it
states that at least 80% of the land within 300 feet of the subject site should be largely developed
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with municipal services available. The merits of the infill status of this site would be the subject
of zoning and/or conditional planned development application and hearing.

Il. STANDARDS OF REVIEW

The Zoning Code Section 11-08-06.02 Criteria and Findings, includes criteria that must be met
prior to adoption of a Comprehensive Plan Amendment. Those criteria are as follows:

A. That the amendment is required for the public convenience or necessity, or for the general
welfare of the community;

B. That the amendment is necessary to address changes in conditions within the community that
have occurred since the Comprehensive Plan was adopted; or is necessary to correct one or more
that exist in the Plan;

C. That the amendment is in compliance with and will further the goais, objectives and policies
of the Plan;

D. That the amendment will not create inconsistencies between the goals, objectives and
policies within or between any chapter of the Plan:

E. That the amendment will not place an undue burden on transportation or other public
facilities in the planning area and does not adversely impact the delivery of services by any
political subdivision providing services.

In addition there are many goals, objective and policies that may be found to be applicable to
application. Staff has identified those applicable statements in the attached Appendix to this
report.

Agency Comments

Idaho Fish and Game Southwest Region wrote about their concerns with the high rate of
collision between automobiles and mule deer. “Warm Springs Avenue along the golf course has
had the highest rate of automobile/mule deer collisions compared to the rest of Warm Springs.”

600 and 1,000 feet wide and support native vegetation such as sage brush and bitter brush. (See
letter dated April 29, 2005)

Boise City Public Works Department has stated that central sanitary sewer is required, and the
proposed development project is subject to a Hillside Ordinance review when development
applications are made.




CAR05-00013 Warm Springs Enterprises LLC.
Planning & Zoning Commission/ June 6, 2005
Page 10

The Independent School District of Boise City #1 commented, that “the developer and/or Owner
have made arrangements to comply with all requirements of the Boise School District.”

Boise Parks and Recreation Department had no comments on the Plan amendments. They did
request that if the property were to be rezoned to residential, that a potential amenity would be to
provide six or seven trailhead parking stalls for the Ridge-To-Rivers Trails located on the
adjoining property. They were also concerned that the ingress/egress points were coordinated
with those of the Warm Spring Golf Course across Warm Spring Avenue.

Public Comments

Letters from the public:

Russ & Phyllis Slifer’s letter states that they would support only residential uses that do not
cxceed four units per acre. They are adjacent land owners. They are also concerned about the
existing wildlife corridor on the site, the potential for wildfire damage. They cautioned that
removing this site from the Foothills P] anning area would set a difficult precedent.

Mr. Homer Wise, an adjacent land owner, states that, “We feel this is the best use for this
property and works positively to help Boise City’s goal to limit urban sprawl, recognizing the
fact that this project could only proceed when Warm Springs Avenue traffic issues are resolved
to allow for more vehicle trips.”

Ill. REASON FOR THE DECISION

Boise City Comprehensive Plan

Compatibility of Land Uses :

The over-arching goal of the Plan is to permit land uses that achieve compatibility as much as
possible. The proposed amendments would be the policy guidelines for land uses that would be
compatible with the adjacent residential subdivisions on Warm Springs Mesa. The property is
also adjacent to a City Park Reserve, a single family dwelling, and across the road from a golf
course. Transitions in the development would be considered to achieve compatibility there with
these uses

4.3 Wildfire Hazard
Goals, objectives and policies
Minimize the degree of risk to life and property from wildfire.

Objective 1

Utilize a combination of development standards, public facilities and public education to
minimize wildfire danger.

1) Implement development standards such as a mitigation measures matrix, access standards,
non-combustible roofs, sprinklers, clear space and other measures in areas prone to wildfire.

8
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EH4 Ordinances

4.4 Hazardous Materials
Goals, objectives and policies
Minimize the degree of risk to life and health from exposure to hazardous materials.

Objective 1

Protect life and health through proper location of hazardous facilities and separation of sensitive
USsCSs.

Objective 2 :

Protect life and health through the remediation of contaminated sites.

3) Require testing and remediation before development of any site identified on the contaminated
sites list,

EH3 Development Review Process

Parks and Recreation, Objective 3

Provide trails and pathways that are designed for single or multiple types of users, that create
linkages to other areas and facilities and can provide non-vehicular options for travel throughout
the community. Strive to provide multiple use recreation trails at a ratio of 0.41 miles per 1,000
population.

3) Developers shall comply with the pathway plans identified in the Ridge to River pathway plan
and the Comprehensive Park and Recreation System plan by designating and preserving
multiple-use paths and trails for public acquisition, by dedicating land exchanges or cluster
development in exchange for density transfers, or by other development bonuses.

PRC3 Ordinances

Chapter 8 Goal 1;
Achieve a city that minimizes suburban sprawl, that provides for a diverse mixture of

lifestyles and atmospheres and a sense of place that varies throughout the different aress

of the City, and that efficiently provides basic services and facilities in close proximity to
where people live,

Objective 1

The land-use map and attendant policies shall be the official guide for development of the
planning area and shall be implemented through zoning and development review.

) The Land Use/Zoning Consistency Matrix shall identify the zoning districts that
are permissible within each land use designation. Conformance with the Land
Use/Zoning Consistency Matrix shall be a necessary finding of approval for all
zone changes and conditional uses, unless one or more of the forms of flexibility
identified in the policies under Objective 2 are implemented.
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Analysis

Background:

The subject property was the site of the Gate City Steel Mill, which was in operation from the
1940°s up into the 1970’s. The plant closed in 1977 and sat empty until it burned to the ground in
1994 or 1995. The property has remained vacant since then. It is incorporated and has County
Industrial zoning.

The property was the subject of an Idaho Division of Environmental Quality (DEQ) consent
order in the early 1990°s to clean up contamination from the steel mill operation. According to a
letter from Kleinfelder, Inc. dated April 14, 2005, “No record of landfill Operating Plans or
Closure Plans are available from the current owners or regulatory agencies. Written
documentation provided by Gate City Properties, Inc. included a Letter of Closure from the
Central District Health Department (CDHD) dated January 14, 1994.” There was some unknown
clean up activity on the site during the 1990s, but the question is still unanswered concerning the
safety of the site for the proposed residential development.

When the Foothills Policy Plan was formulated in the 1990’s, Warm Springs Avenue became
one of the boundaries for the Foothills Planning Area in the vicinity of the subject property. At
the time that the Foothills Plan was adopted, the Gate City Steel site was a 47 acre property
under single ownership that included the subject property, the flat portion at the toe of the
hillside, as well as the sloped areas that surround it. Consequently, when it was mapped on the
Foothills Land Use Map, the sloped portions became the dominant feature of the site and it was
characterized on the much generalized Land Use Map as “Slope Protection Area.”

As currently designated the Foorhills Policy Plan and the Foothills Planned Development
Ordinance, Chapter 11-06-05.07.04, would apply to the subject property. They require a detailed
slope analysis process that would be used to identify the ‘buildable areas (less than 25% slope)
and residential development would be required to be clustered at low densities (generally .5 to 4
units per acre) in exchan ge for set-aside of some of the flat land (25% to 75%) as open space.

In 1999 J. H. Wise & Sons, Inc. purchased the sloped areas of the original Gate City Steel
property to provide open space and roadway access to the Boulder Heights Estate project. All
that is left of the original Gate City ownership is the flat 14.5 acres below the toe of the slopes.

There was a previous request by Mr. Bill Jeppesen for the subject site that was heard May 10,
2004, to amend the Comprehensive Plan Land Use Map for 14.45 acres from Foothills Planning
Area to Low Density Residential 4 Units per Acre, with a concurrent request to annex the
property to Boise City with a change of zoning from County M1 (Industrial) to City R-1C (Low
Density Single Family). There was also a Scparate concurrent request to approve a 52 unit sin gle
family subdivision and a 10,000 square foot specialty retail center as a Planned Unit
Development, and a request for approval of a Hillside permit. They are applications CARO3-
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00005, CUP03-00113, and CFH03-00028. All these applications were withdrawn before they
went to City Council.

The current applicant is requesting that the property should be removed from the Foothills
Planning Area, since there are no longer any sloped areas greater than 25%, or other Foothills-
related features associated with the property. Their application letter also characterizes the
property as an infill “brownfield property ... because there was contamination of the property
during its use for steel manufacturing.”

The applicant is further requesting that the property be designated as Medium Density
Residential 8 to 15 Units per Gross Acre, and that the Comprehensive Plan should be amended
by adding to Chapter 8 Objective 16 a policy concerning the proposed land use for the subject
parcel. The text of that proposed amendment is as follows:
Policy 10: The Gate City Steel area across from Warm Springs Golf Course is an
appropriate location for medium density residential infill development potentially
including limited professional office uses. Timing of development should be tied
to construction of the East Parkcenter Bridge. Considerations for approval of
medium densities are provision of high quality site and building design, a mixture
of housing types, and integration into and protection of adjacent open space and
recreational areas. New urban design is not required in this area.

In reviewing this application, Boise staff believes that there are a number of significant issues
that must be addressed:

1. Should the property be considered to no longer be a valid portion of the Foothills
Planning Area, and thus no longer subject to the cluster development requirements of the
Foothills Policy Plan and the Foothills Planned Development Ordinance? If not, what
should be the land use designation?

2. Has the property been adequately cleaned up from its prior industrial use to be suitable
for residential uses requested by the proposed amendments?

3. Are there any public uses that are appropriate for any portion of the property, based on its
immediate proximity to public land, trails, and wildlife habitat and migration corridors in
the Foothills and along the Boise River?

4. How much information or certainty is there about street capacity on Warm Springs
Avenue?

5. Are there other uses that may be appropriate for the site?

The following analysis will focus primarily on these issues.
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Foothills Planning Issues

In 1997, at the time of adoption of the Foothills Policy Plan, the Gate City Steel site was a single
ownership of 47 acres. That ownership included 14.5 acres of flat land at the toe of the slope, and
32 acres of sloped land to the north and the east of the flat land. In 1997 Mr. Paul Wise, the
developer of the adjacent Warm Springs Mesa, was seeking development of what came to be
called Boulder Heights Estates Subdivision on the Mesa.

Since the Foothills Policy Plan had been adopted, Mr. Wise’ development was subject to its
policies. In order to achieve the residential unit count he desired, Mr. Wise’s project required 1)
anew access road from the west up to the Mesa, and, 2) additional iand that could be set aside as
open space o qualify for the Foothills Density Bonus. Both of those opportunities existed on the
Gate City Steel site.

Mr. Wise initially sought to buy an easement down through the central flat portion of the Gate
City Steel property for the roadway alignment. However, the asking price was too high and the
family eventually was able to purchase only the southeast and north sloped portions of the site.
The new roadway from Warm Springs Avenue to the Mesa was designed to traverse the slope on
the east portion of the Gate City Steel property. The slopes on the north side of the Gate City
Steel property were designated by the City as a Heritage Preservation site due to their boulder-
strewn character and their visual prominence as the lower face of Table Rock. Consequently,
under the provisions of the Foorthills Plan, their preservation qualified the owner for a density
bonus, even though they were on undevelopable sloped terrain, Planning staff estimates that
Boulder Heights purchased the ri ght to approximately 20 additional dwelling units from the Gate
City Steel property in addition to the roadway portion, which was essential to allowing the
subdivision to be constructed.

As it stands today, the Foothills resource values long-associated with the Gate City Steel site
have largely been utilized in the Boulder Heights project. With the possible exception of the
bottom of the draw on the eastern-most end of the site, there are no longer any adjacent hillsides
or Foothills features that can be physically combined with the property to create the type of
resource-protective project envisioned by the Foothills Plan and Foothills Planned Development
ordinance. The applicant is therefore requesting that the property now be considered “non-
Foothills” property and be designated on the Comprehensive Plan Land Use Map as standard
Medium Density Residential 8-15 Units per Gross Acre in the North End/East End Planning
Area. This would allow a conventional single-family or multiple family subdivision, and would
not imply any requirement for clustering or access to Foothills resources.

The applicant is not proposing a development plan for the property with this application, nor is
there a requirement for a development plan for this type of application. The applicant
characterizes the site as suitable for infill development, and “... clustering development and
constructing medium or high density clustered and attached residential types.” If granted the
Medium Density Land Use, the property could be rezoned to R-2 with an allowable density of
14.5 dwelling units per acre. This could result in approximately 150 to 250 dwelling units on the
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site, depending on the permits granted and the site design. The applicants also indicated they
wanted the potential for professional office uses.

If the property were retained as part of the Foothilis Planning Area, the type and amount of
development as proposed by the applicant would not be possible. A considerable portion of the

habitat values associated with the area today. Still, if haif the property were set aside as open
Space, the remaining 7 acres could be developed at 1.5 units per acre for a total of ten units. [f
75% of the site were preserved as open space the remaining 3.6 acres could be developed at four
units per acre for a total of 14 units. If public access were provided on a public trail system, or a
public trailhead parking lot provided on the property, some smali additional density bonus might
be possible. The main difference between designating the property as non-Foothills Medium
Density versus Foothills Buildable is the resulting dwelling unit yield of 250 potential units
versus 10 to 14 units (maybe 16 units if public use were deeded on an acre of the set aside open
space).

This issue of unit yield has its own relationship to the Foothills Policy Plan. Although many of
the Foorthills Policy Plan standards deal with natural resource protection, another focus of the
Plan was that of traffic generation, roadway capacity and neighborhood protection. The Plan
determined that there was more development potential in the Foothills than there was roadway
capacity on the street system leading into and out of the Foothills. Consequently, the Foothills
Policy Plan, and the Interim Foothills Transportation Plan have the dual purpose of preserving
environmental resources in the Foothills and preserving roadway and neighborhood resources
below the Foothills. The resulting Foothills Policy Plan was purposefully crafted to limit the
amount of development that could occur for both of those reasons. The effect in this particular
case is that while the Gate City Steel site may no longer have Foothills resource values
associated with it, the property stiil sits in an area where roadway capacity is limited and where
Foothills density limitations pertain. That issue will be discussed in greater detail in the Roadway
Capacity section of this report.

A final Foothilis issue pertains to wildfire concerns. Although the property is flat and does not
contain natural habitat or vegetation, it immediately abuts property that is subject to wildfire
threat. As a result, the Fire Department considers the Gate City Steel site to be in the Foothills
and will require a defensible space setback from the wildland slopes to the east and north.

Based on the above analysis staff has concluded that the subject site no longer has any significant
Foothills qualities or values, and therefore recommends its removal from that Planning Area. The
applicant’s request to include the site in the North End/East End Planning Area is the most
logical and appropriate designation and staff would recommend that change of Planning Areas.
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Hazardous Soils and Materials

The Gate City Steel site is the historic location of a long-term stee] working operation and has
been the subject of State requirements for ciean up of contamination. Specifically, in May 1992,
then-owner Valley Bank was issued a Consent Order by the Idaho Division of Environmental
Quality, requiring that contamination be removed from the site according to the standards and

of the wells on-site.

The consent order required Valley Bank to further investigate and document the presence and
distribution of hazardous wastes on the site, both in the soil and in the groundwater, and remove
them to comply with DEQ’s standards. They were also required to properly close several wells
on the property and to monitor the site for one year after completion of clean up.

In August 1995, DEQ sent a letter to Valley Bank indicatin g that the terms of the Consent Order
had been complied with, and terminated the Consent Order. The current owner of the property
now maintains that the property is free of contamination,

As stated in the previous staff report and review in the 2004 applications, Boise City staff has
some concerns with the cleanup of the site. The cleanup occurred over a decade ago when
standards for remediation were not as refined as they are today. It also occurred with the
understanding that the property was zoned for industrial rather than residential uses. Those two
situations have raised some concern among Boise Public Works staff. Specifically, staff asked in
2004 for documentation of the clean up, as well as clarification of whether those cleanup levels

In response to the City’s questions, the 2004 applicant provided a letter dated April 7, 2004 from
DEQ Director Steve Allred, providing some information. He cites the standards that the DEQ
required for the cleanup and indicates that the Consent Order was terminated based on
compliance, although he does not provide actual documentation to that effect. He also did not
answer the question of whether or not those standards were for industrial or residential uses. The
DEQ’s focus at the time was on protection of the groundwater, rather than on concerns related to
soil ingestion or exposure such as could occur in a residential setting. On the issue of the well
closure, Mr, Allred stated that since the Consent Order was terminated, the wells should have
been properly closed, but he had no documentation that such was the case. These problematic

Another issue that remains unaddressed is in regard to soil import that has occurred on the site
since 1994. After the steel mill burned to the ground, the debris was removed and the site was
marketed for sale, During this time, a considerable amount of fill material was brought to the site
from the excavation that occurred for the Grove Hote] at Capitol Boulevard and Front Street,
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There is a pos'sibility that some of this soil may have been contaminated with petroleum and
other products associated with the historic rail yard and related uses along what is now Front
Street. Boise City was concerned that the nature of that soil was not tested and documented prior
to placement on the Gate City Steel site and the status of the imported soil was not known.

Lastly, in recent years considerable illegal dumping has occurred on the site. There is no
documentation of what types of substances may be included in the soils and materials that have
been incrementally accruing on the site.

The subject application addresses this issue with this statement, “While in the ownership of a
bank in the 1990’s there were extensive studies, cleanup activities and regulatory review by U. §.
EPA and Idaho DEQ. These agencies reviewed and approved the extensive cleanup efforts and
results.” On May 18, 2005 staff received a FAX from the applicant comprised of a proposal for
Landfill Closure Services from Kleinfelder, a local geotechnical engineering firm. This shows a
good-faith effort on the part of the applicant to find a solution to the long-standing hazardous
waste issue on the site,

Public Use Issues

The Gate City Steel site is located in close proximity to a variety of public resources. These
include Table Rock; the Boyer-Satz Foothills property now owned by the City; the Boulder
Heights Heritage Preservation slope area; the Foothills trail system on all those properties to the
north (with a future trailhead Just to the west of Gate City Steel); Warm Springs Golf Course to
the southwest; and the Boise River and Greenbelt to the south and west. Although the subject
property has not historically been used for access to either the Foothills or the golf course, it has
been unofficially used for many years as a parking area for access to the Boise River and
Greenbelt. Fishermen and kayakers have parked on the edge of the property when accessing the

The unofficial use of the Gate City Steel site as parking for river access points to the apparent
need for some sort of facility in the area for river users. However, the lack of a traffic s gnal on
Warm Springs Road at that location has created a hazardous street crossing for river users. The
Boise Parks and Recreation Department has never advocated the use of the Gate City Steel site
as a parking area for river users, as the landowner has never authorized it.
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Although roadside parking has been dangerous in the past, there are some changes occurring in
the area that could increase the feasibility and value of public parking on the site in the near
future. One change is the construction of the new collector road, Windsong Drive from Warm
Springs Avenue, onto the Mesa on the eastern edge of the property. A proposal is before the City
to install a traffic signal at the intersection with Warm Springs Road, which includes a pedestrian
crossing signal to provide safe access to the Greenbelt,

At the other end of Gate City, just past the western edge, is a future trailhead for the public trail
that has been constructed on the Boyer-Satz property and the Heritage Preservation slope area
that was once a part of the Gate City property. There is no room on the narrow City owned
property at the trailhead for a parking lot, so the Golf Course parking lot across Warm Springs
will be used for parking. If this occurs, there will also be a need for a pedestrian signal on Warm
Springs Avenue at that location.

These two situations indicate that the Gate City Steel site could have value for the provision of a
small public parking lot providing access to the river and/or the Foothills Ridge-to-River trail
system. However, the Parks and Recreation Department has not pursued acquisition of land on
this site and is not proposing to do so at this time. They have indicated that under a Conditional
Use Permit application for a Planned Unit Development, they may see some value in pursuing a
shared parking agreement for a few parking spaces. They would also probably ask for land for a
separate trailhead parking lot, as an amenity under the PUD ordinance.

Roadway Capacity and Access Issues

Trip Generation

Warm Springs Avenue in the vicinity of the Gate City Steel site is classified as an Urban
Coliector. West of OId Penitentiary Road, Warm Springs Avenue is classified as a Minor
Arterial. The traffic analysis submitted with the 2004 applications indicates that Warm Springs
Avenue adjacent to the site is carrying 8,400 Average Daily Trips (ADTs), placing the road at
the upper end of the acceptable Level of Service (LOS) C capacity of 8,500 ADTSs for an Urban
Collector. T The Gate City project will push this portion of Warm Springs past LOS C until
such time as the East Parkcenter Bridge is constructed and traffic may divert to the Boulevard.,

Further west Warm Springs Avenue carries much hj gher volumes. Due to the residential nature
of the area it services, Warm Springs Avenue has an established planning threshold capacity of
14,175 average daily trips. However, in 2004 the ITD counter at Warm Springs Avenue and
Walnut Street indicated that the roadway is operating at 14,800 ADTs. This means that the street
is currently operating somewhat beyond its intended capacity.

No traffic study was submitted with the application, and none is required with this type of
application. The staff estimates that the 150 to 250 potential dwelling units would each generate
9.57 trips per day per unit for a range of 1,436 to 2,010 additional daily trips.
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Traffic generation tables used the Ada County Highway District to evaluate land use impacts
state that industrial uses generate 3.485 trips per 1,000 square feet of building floor arca. They
also calculate that 20% of an industrial site would be in buildings. Typical industrial use on 14.5
acres is calculated to generate 881 average daily trips. The 881 ADTs provides a means to
compare the current industrial zoning and its traffic impacts with the applicant’s proposed land
uses and the corresponding traffic Impacts.

The number of average daily trips that would be generated by industrial uses at build-out is
approximately 881. The standard average ADT for individual residential units is 9.57 trips per
day. 92 dwelling units (6.3 units per acre) for the subject property would also generate 881
ADTs, similar to what R-1C zoning would ailow.

The 2004 traffic analysis, submitted with the Bill Jepson application, indicates an approximate
75%/25% west/east directional split on Warm Springs Avenue. Assuming 881 ADTs for
residential development under Low Density 4, at a density of 6.3 units per acre, this project
would generate 660 “new trips” westward on Warm Springs Avenue. These additional trips
increase the ADT to 15460 on Warm Springs Avenue at Walnut, well above the adopted
capacity of 14,175 ADT on Warm Springs Avenue.

Warm Springs Avenue Capacity/East Park Center Bridge Issues

Traffic generation on Warm Springs Avenue has been an issue for three recent projects: Harris
Ranch, Boulder Heights, and most recently, Council Springs. In each case, it was found by the
City to be necessary to limit current development unti] traffic capacity can be freed up on Warm
Springs Avenue. Beginning with Harris Ranch, it has been assumed that the East Parkcenter
Bridge will create a reduction in traffic on Warm Springs Road, thus allowing new development
to proceed in compliance with capacity standards. Harris Ranch was conditioned to allow only
419 permits (out of a total of 3,400) prior to bridge construction. Boulder Heights was allowed to
construct only 55 units out of 228 units total (generally equivalent to what their pre-existing
zoning would have allowed), prior to bridge construction. Similarly, Council Springs has also
been zoned A-Open for only 19 units out of 91 requested, prior to creation of capacity on Warm
Springs Avenue and Parkcenter Boulevard.

The applicant’s request, that a policy be added to the Plan stating that the subject property would
not be developed until the East Parkcenter Bridge is constructed, appears to avoid the traffic
issue. allowing additional Warm Springs traffic, which is already carrying daily trips above LOS
C. If street capacity is eventually created on Warm Springs Avenue, the land owner could then
request an appropriate rezone.,

Access

Apart from trip generation issues, there are some issues related to access to the site itself. As
noted previously, the new Warm Springs Mesa collector roadway, Windsong Drive, immediately
to the east of the project site is virtually complete. Ideally, the collector would have come down
onto the Gate City Steel site where both this project and Boulder Heights could have used it for
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access to Warm Springs Avenue. As it is designed, however, Windsong Drive is not accessible
from Gate City Steel and the project will require a separate access onto Warm Springs Avenue.

Boise Parks and Recreation commented that the Department has adopted an improvements plan
for Warm Springs Golf Course, and requested that the ingress/egress points of a development on
this site should correspond to or not interfere with the ingress/egress points at the Golf Course.

The Ada County Highway District staff did not comment on the proposed project beeause as it
is a request for a Comprehensive Plan Amendment rather than a development application.

Alternative Land Use Issues

If the City determines that a Foothills Planning Area designation is no longer appropriate for the
Gate City Steel site, a different land use designation must be selected. The applicant has
requested Medium Density Residential 8 to 15 Units per Acre. The acceptability of this site for
residential reuse is at least partly contingent on the determination of whether it can be
sufficiently cleaned up to allow residential use. If not, then industrial, retail or office uses should
be considered. Those uses would likely generate the same as, or fewer, vehicle trips than the
requested Medium Density residential use. Industrial and retail uses would probably not be
considered compatible or desirable so close to the river, golf course and Foothills trail system.
An office use could be relatively attractive and functional in that setting.

If residential use is acceptable from a hazardous materials perspective, then the allowable density
or quantity should be considered. Under ideal circumstances, a tightly clustered medium to high
density residential project, combined with a small amount of retail, could make good use of the
site, preserve perimeter open space and trail access and take advantage of the many recreational
and aesthetic resources around it. The overriding long-term problem is uncertainty about street
capacity. Until the bridge is built and traffic results monitored, it is unclear how much capacity
will be created on Warm Springs Avenue. For those reasons, staff would not recommend
medium or high density land use designations. '

The applicant has proposed a Medium Density designation with, “a mixture of housing types,
and integration into and protection of adjacent open space and recreational areas”. Staff belicves
that if the designation is changed from Foothills, the Low Density Residential 4 Land Use
designation is the most appropriate land use to which to change it. This will allow a maximum of
8 units per acre and 116 units, or up to 139 units if infill designation were granted. The
applicant’s proposal would more than double that.

Proposed Text Amendment
The applicant’s proposed policy text amendment, quoted below, states their objectives for
the uses on the subject site.
3} To amend the text of Chapter 8 Objective 16 to add a policy 10
concerning the proposed land use for the subject parcel.
Policy 10: The Gate City Steel area across from Warm Springs Golf
Course is an appropriate location for medium density residential infill
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development potentially including limited professional office uses. Timing
of development should be tied to construction of the East Parkcenter
Bridge. Considerations for approval of medium densities are provision of
high quality site and building design, a mixture of housing types, and
integration into and protection of adjacent open space and recreational
areas. New urban design is not required in this area.

The proposed text conforms to the requested land use designation of Medium Density
Residential. However staff is recommending the Low Density 4 designation, and in turn
recommends that this text is amended to reflect that. Under the Planned Development code some
office and retail uses may be allowed as a conditional use for the recommended zones under Low
Density 4.

The timing of the development, “tied to the construction of the East Parkcenter Bridge”, does not
address the standard for development, which is available traffic capacity. Staff recommends
changing that to read, “Timing of development should be tied to availability of sufficient traffic
capacity on Warm Springs Avenue for the proposed uses.”

The applicant’s statement that, “New urban design is not required in this area”, does not conform
to other policies in the Comprehensive Plan. The determination of the appropriate design for the
site will be determined at the time a development application is submitted to the City. Staff
would recommend deleting that sentence of their proposal from this amendment.

Summary

This application proposes that the Gate City Steel site should no longer be considered to be in the
Foothills Planning Area, and that the Boise Comprehensive Plan should be amended for the
property to the Medium Density Land Use in the North End/East End Planning Area. The
applicant requests the addition of a policy that would allow “a mixture of housing types, and
integration into and protection of adjacent open space and recreational areas”. The application
also states that the property has been adequately cleaned up from its previous steel operations to
make residential development a safe and acceptable use. Lastly, the application proposes that
development of the property would not commence until the East Parkcenter Bridge is
constructed to avoid overburdening traffic on Warm Springs Avenue, which is operating beyond
its intended capacity.

Planning staff believes that in some ways, the site still has characteristics associated with
Foothills property, particularly in regard to the slopes, boulders, wildlife corridor and habitat,
wildfire risk and trails on its periphery. However, we also acknowledge that through prior
arrangements with Boulder Heights Estates Subdivision, some of those values have been
adequately preserved and/or addressed. Preservation of those values resulted in the transfer of
approximately 20 dwelling units from the Gate City site to Boulder Heights.

If the remaining flat area of 14.5 acres were subject to the Foothills Plan development standards,
only 10 to 14 additional units could be constructed on the site (10 units on 50% of the property at
1.45 units per acre, or 14 units on 25% of the property at 3.88 units per acre). Either scenario
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would leave a large area (7 to 10 acres) in a permanent open space condition. The main problem
with this scenario is that the vast majority of the property is not in a natural condition. It has been
dumped upon and graded for many years and there is no natural vegetation or terrain associated
with it today. Unless it was restored to upland habitat conditions, there is no natural value
associated with it, except as a wildlife corridor to the Boise River. In the attached letter dated
received May 2, 2005, Idaho Fish and Game Department provides a detailed request for a
wildlife corridor on the subject property. Their letier specifies that such a corridor should be 600
to 1,000 feet wide over terrain restored to natural habitat vegetation. Due to the man-made
alterations over the site it is difficult to see the potential for such a broad corridor that could
retain the requisite habitat for it to successfully function. The terrain is flat and wide-open which
provides no concealment for deer and other larger species.

Since the City has not identified any Foothills value or other recreational value for 7 to 10 acres
of entirely degraded open space at this location, application of the Foothills requirements on the
property today seems wasteful and somewhat inapptopriate. From this perspective, the proposal
to remove the subject site from the Foothills Planning Area seems reasonable.

However, several considerable constraints remain. The applicant and landowners have not
completely demonstrated to the City’s satisfaction that the site has been sufficiently cleaned up
to allow for residential use. They have not yet demonstrated whether traffic capacity will exist on
Warm Springs Avenue to accommodate the more intense potential development this amendment
would allow. A conceptual site plan that would demonstrate how some of these issues might be
addressed has not been submitted. Thus, planning staff cannot recommend full approval of the
Medium Density Residential Land Use Designation requested by the applicant,

Planning staff has formulated a recommendation that allows for re-designation of the property.
The lack of traffic capacity, the proximity to public recreation sites and the wild land/urban
interface that may require buffers/setbacks, and the potential for some contaminated areas to be
unusable all argue for lower density lower impact uses. This recommendation would change the
land use designation to Low Density Residential 4, rather than the Medium Density as requested
by the applicant.

Staff Recommendation:
Planning Staff recommends approval of CAR05-00013 to:
1) change the Planning Area designation from Foothills Planning Area to North End/East
End Planning Area,
2) to amend the Boise Comprehensive Plan Land Use Map designation from Foothills Slope
Protection to Low Density Residential 4 Units per Acre, and
3) toadd the proposed Policy 10 to Chapter 8 Objective 16 as modified by staff below.
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The proposed amendment to the Comprehensive Plan, Chapter 8 Objective 16 to add a Policy 10
should be revised as follows:

Policy 10: The Gate City Steel area across from Warm Springs Golf Course is an
appropriate location for low density residential infill development
potentially including limited professional office uses. Timing of
development should be tied to availability of sufficient traffic capacity on
Warm Springs Avenue for the proposed uses.

Considerations for approval of low density residential uses are:

a. provision of high quality site and building design,

b. a mixture of housing types,

c. integration into and protection of adjacent open space and
recreational areas.

Reasons for Decision

CAR05-00013 — Comprehensive Plan Land Use Map Amendments

A. That the amendment is required for the public convenience or necessity, or for the general
welfare of the community;

Finding: The proposed Land Use Map amendments will provide a development incentive for
the further investigation and remediation of hazardous materials on the site, and ensure that
steps are taken to prevent hazardous chemicals and substances from migrating into the water
supply or become airborne as dust particles.

Finding: The proposed Land Use Map amendment will provide a development incentive for
the provision of a safe public pedestrian crossing of Warm Springs Avenue for access to
unique Foothills, trail and river assets.

B. That the amendment is necessary to address changes in conditions within the community that
" have occurred since the Comprehensive Plan was adopted; or is necessary to correct one or more
that exist in the Plan;

Finding: The Foothills values that were once associated with the subject property have been
sold to an adjacent property owner and have been adequately protected through that adjacent
development. The subject property no longer contains Foothills resources and is therefore
appropriately changed on the Land Use Map to Low Density Residential 4 Units per Acre
rather than Foothills Planning Area land use designation.

C. That the amendment is in compliance with and will further the goals, objectives and policies
of the plan;
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Finding: The proposed Land Use Map amendment will help meet the City’s goals of
providing safe housing for a variety of needs and lifestyles, it will allow for mixing of
residential uses in a manner that limits the need for additional car trips, and will further
access to trails and recreational amenities for the residents of the community.

D. That the amendment will not create inconsistencies between the goals, objectives and
policies within or between any chapter of the Plan;

E.

Finding: The analysis of the proposed Land Use Map amendments has indicated that the
property no longer meets the characteristics of Foothills properties, and with appropriate
development designs can be changed to the requested designation without creating conflicts
with Foothills Policy Plan policies.

That the amendment will not place an undue burden on transportation or other public

facilities in the planning area and does not adversely impact the delivery of services by any
political subdivision providing services.

Finding: With the phasing plan as rccommended where development would not begin prior
to creation of traffic capacity on Warm Springs Avenue, the project will not place an undue
burden on transportation facilities. The other public facility providers have indicated the
ability to serve the project.

B.P.E,, June 1, 2005
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Warm Springs Enterprises LLC.
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Land Use Designation
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Warm Springs Enterprises LLC.

Gate City Steel Property
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Appendix A

Section 11-06-02 AMENDMENT OF THE COMPREHENSIVE PLAN
A. The Commission may recommend amendments to the plan to the Land Use Map component
of the Comprehensive Plan not more frequently than every six (6) months. Amendments to the

B. Prior to Tecommending the adoption, rejection or revision of any Comprehensive Plan
Amendment, and after notice has been provided and the report of the Director has been received,
the Boise City Planning and Zoning Commission shall hold a public hearing in accordance with
the procedures in Section 67-6509 of the Idaho Code and section 11-03-06.4 of the Boise City
Code. The Director shall cause notice of the hearing to be published in accordance with section

Section 11-06-02.01 Application and Review Required
A. Every person seeking an amendment of the Comprehensive Plan shali file an application with
the Planning Director in accordance with Section 11-3-2 of this Ordinance.

needed to implement the proposed amendment. No amendment to the Comprehensive Plan may
be recommended by the Planning and Zoning Commission or approved by the Mayor and City
Council unless such amendment is consistent with the other elements of the Comprehensive Plan
and the Comprehensive Plan Land Use Map, or where the other components of the Plan are
changed to create internal consistency.

H. Residential Infil] Planned Developments: I.otg within the City of Boise which are located within
of the subject lot) and to which municipal fire, police, sewer, water and school services are
already available may qualify for infill development. In reviewing infill planned development,

the Commission may allow exceptions to paragraphs A-H of Section 11-06-05.3 as follows:

L. The Commission may allow up to a 20% increase in the density allowed in the zoning
district as an infiil incentive.
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2. A waiver of the amenity requirement set forth in Section 1 1-06-05.3, paragraph D.
3. The applicant shall submit documentation that the site qualiftes as an infill site with the
conditional use application.  Verification of infill may be in the form of recent aerial

photographs. In addition, the developer shall provide documentation regarding the availability of
the following services: (1) water, (2) sewer, (3) fire coverage and (4) public schools.

4, The applicant shall demonstrate the design is compatible with the existing neighborhood
and adjoining properties by taking into account product type, height, bulk and site location.

Hillside and Foothill Development: The Boise City Hillside and Foothill Area Development
Ordinance as set forth in Chapter 14 of this ordinance shall apply to all projects within hillside
arcas. The provisions of the Hillside and Foothill Area Development Ordinance shall apply to
any development proposal with any topographical slope exceeding fifteen percent (15%) or where
adverse conditions related to slope stability, erosion or sedimentation exists as determined by the
City Engineer.

All preliminary soils, geology, hydrology, grading and drainage information required by the
Hillside and Foothills Area Development Ordinance shall be submitted along with the application
for conditional use. Prior to the issuance of building permits, all final engineering reporis
including a revegetation plan must be submitted and approved by the Public Works Department.
The Planning Director shall coordinate all hillside conditional use applications with the City
Engineer to assure that all ordinance requirements have been met prior to authorizing the issuance
of a building permit.

Compliance with the Micro-Pathway Regulations of the Boise City Code.

Residential Uses: A variety of housing types or residential uses may be included in planned
developments including attached units (duplexes, townhomes), detached units (patio homes),
single family units (except mobile homes and stock ‘manufactured homes, see section 11-06-
06.8), and multiple family units (triplexes, 4-plexes, 6-plexes, etc.) regardless of the zoning
classification of the district, provided that the overall density of the zone is maintained. Duplexes
reviewed as part of a planned development shall meet the design criteria of section 11-05-05.

8
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BOISE CITY COMPREHENSIVE PLAN — GOALS, OBJECTIVES AND POLICIES

CHAPTER 8 LAND USE

The following chapter presents the goals, objectives, policies and implementing program
references for Land Use in the Boise Planning Area.

8.0 Land Use
GOAL OBJECTIVE POLICIES

Achieve a city that minimizes suburban sprawl, that provides for a diverse mixture of life-styles and atmospheres
and a sense of place that varies through-out the different areas of the City, and that efficiently provides basic
services and facilities in close proximity to where people live.

Objective 1
The land-use map and attendant policies shall be the official guide for development of the planning area and shall be
implemented through zoning and development review.

1y  The Land Use/Zoning Consistency Matrix shall identify the zoning districts that are permissible within each
land-use designation. Conformance with the Land Use/Zoning Consistency Matrix shall be a necessary finding
of approval for all zone changes and conditional uses, unless one or more of the forms of flexibility identified
in the policies under Objective 2 are implemented.
LU3 Development Review

2)  Zone change requests that are consistent with the Land Use/Zoning Consistency Matrix and the policies of the
Comprehensive Plan, should be approved by the City pursuant to appropriate findings related to service levels
and other requirements of the comprehensive plan.

LU3 Development Review

3)  The land-use map residential land-use density designations are based on £ross acreage and intended to define
general overall densities for a planning area rather than for individual parcels,
LU2 Ordinances LU3 Development Review

4)  The land use map residential density designations are generalized descriptions of the type of development that

density, with the €xception that Infill Density Bonus provisions may stiil be added to the density.
LU3 Development Review

5) The Land Use Map shall serve as a guide for future zone changes in the planning area, however, any zoning

appropriate findings of approval as required by the zoning code.
LU3 Development Review

2 |
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Land Use/Zoning Consistency Matrix ~ Table 8.1-1 (excerpt)

Land Use / Zoning Consistency Matrix "

A | UER-{R-{R-|R.[R2|RARO]L-OfC1|C-2]c-3lc4|c-5]PC |H-S[M1|M-2|M-4f T1{ T2

Land Use 1A11B]1C | 1m
Estate X X X
Residential 2
Estate X X1 X X
Residential 3
Low Den. X X X X X
Residential 4
Low Den. X XEX]|X]X X
Residential 6 2)
Town Lot 8 2) X XX XX
Med. Den. X XXX X]xX X
EResidential 5)

Footnotes: 1) See Land Use policies for exceptions to this matrix and further clarification of its application.

2) May be implemented with proposed Modular Lotting Ordinance.
3} May be most appropriately implemented with a Specific Plan.
4) Intended for CBD only - see Downtown Boise Plan.

5} I property has frontage on an arterial street.

Definitions of Land Use Map Designations ~ Table 8.1-3

Table 8.1-3
Definitions of Land Use Map Designations
: Page 20f 3
|Land Use Applies To Allowed Uses and/or Limitations FAR

Estate Residential 2 |Along the eastem stretches [Single-family housing on 20,00 square-foot lots, up to 2 units per gross |Nons
of the Boise River, and in |acre, except clustering on smail lots may be permitted.
the Airport Impact Area in
the Southwest

|Estate Residentiat 3 [Slightly higher density in 19,000-square-foct lots, overall target density of 3 units per gross acre |Nong
the developed portion of the |Ciustering of units through Planned Unit Developments (PUDs) may be
Southwest area allowed on smaller lots.

Low Density |Standard urban low-density 6,000 square foot lots, overall target density of 4 units per gross acre. [None

Residential 4 calegory applies to widest [PUDs, accessory unils and application of infill standasds may aliow higher
area of existing single- Idensities on specific projects.

{amily developments
Low Density More compact form of fow- [4,500-square-foot or smaller Iots through PLIDs and modular fotting: [Nore
JResidential 6 density development overall larget density of 6 units per gross acre, though individual projecis
may be higher.

Townlot Residential 8 {The most compact form of [2,500-square-foat lots may be permitted; overall target density of § units |[None
low-density ~ development, [per gross acre, thaugh individual projects may be higher through the PUD
primarily in North End process; intended to be implemented with modular lotting.

Medium Density [Townhouses, 8 to 15 units per gross acre. Building designs may have one-, two- and |None

kesidential condominiums, apariments  |three-story elements. Surface parking may be sufficient 1o accommodate
density.

8
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*The ratio of floor area to net lot area

Objective 2
The land-use map may be interpreted with flexibility within the guidelines of the following policies.

1)

Commercial uses may be permitted within areas designated on the land-use map for Medium- and High-
Density Residential development along arterials, pursuant to full compliance with the design guidelines and
standards established for New Urbanism.

LU3 Development Review

2)  On other parcels designated as residential on the land-use map, other pedestrian-oriented land uses may be
permitted, provided:
— Noincrease in total density above that allowed by the landuse map/zoning
consistency matrix classifications and infill policies.
—  Consistency with the goals, objectives and policies of the Comprehensive Plan.
—  Compliance with the New Urbanism code.
— A Planned Development application is submitted as required.
LU3 Development Review
3)  Pursuant to the zoning code, Planned Unit Developments of greater than five acres may deviate from the Land
Use Plan by up to 20% without requiring New Urbanism designs.
LU3 Development Review
5)  Development on individual parcels may exceed the overall density of the district, pursuant to the standards and
criteria of the infill policy as established in the Community Quality chapter and other Zoning criteria.
LU3 Development Review
Objective 3

Achieve a compact city comprised of a central Downtown with surrounding neighborhoods that have a center focus
combining residential, commercial, employment, civic, cultural and recreational uses.

3)

4)

Neighborhoods shall be encouraged to assist in implementation of the concepts of new urbanism through their
neighborhood plans.
LU1 Studies, Mapping, Master Plans

Development projects shall cumulatively form communities that have a center focus combining residential,
commercial, employment, civic, cultural and recreational uses.
LU3 Development Review

Objective 6

Residential land-uses shall be designated to provide a variety of housing densities, product types and affordable
costs, and shall be located and distributed in 2 manner that is compatible with adjacent uses and promotes transit and
pedestrian activity.

1)

2)

Residential densities greater than 15 units per acre shall generally be located along arterials or in the vicinity of
major employment and activity centers.
LU3 Development Review

Residential development projects greater than 10 acres shall be encouraged to provide a combination of

€3
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product types and densities, rather than a single product type.
LU3 Development Review

3)  Density bonuses for infil] projects shail only be permitied within areas that meet the “infil] infrastructure
system” criteria.
LU3 Development Review

4)  Duplex housing shall be considered to be compatible within single-family districts, but triplex, tourplex and

greater shall require special findings under the “infil| infrastructure system” map and matrix {see the

5)  Residential development in the Foothills shall adhere to the standards and procedures of the Foothills Plan and

Objective 16
Land-use and development policies specific to the North End/East End shall include the following:

1) Any intensification of the North End/East End shall occur primarily through the development of accessory
units, duplexes and townhouses, rather than high-density multifamily units. Infili development at higher
densities shail be permitted pursuant 1o the infil criteria,

LU3 Development Review

2)  The St. Luke’s Regional Medical Center area shall be developed in accordance with the St. Luke's Campus
Master Plan, and expansion outside of the designated Public/Institutional use area shall require an amendment
to the Land Use Map.

LU1 Studies, Mapping, Master Plans, LU3 Development Review

3)  Private medical offices and Support services may be permitted through the Conditional Use process between
Avenues B and C.
LU3 Development Review

4)  City, federal and other public and institutional uses shall be permitted in the developed portion of the Military
Reserve area. The remainder of the Military Reserve area shall Temain in open space, although pathways, trail
and bicycle transportation improvements may be allowed.

LU3 Development Review

5)  The northern perimeter of the gravel pits east of Veterans Park shall be developed with a combination of high-

pits as an urban fishery.
LU3 Development Review

6) Upgrading of local streets and collectors in the North End/East End to higher classifications to accommodate
development in the F. hill i

7). New development within the North End/East End shall be designed to reflect elements of the historic
architecture and design that exist in the area.
LU3 Development Review

(VY
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8)  The procedures and requirements of the designated Historic Districts shall be applied as appropriate. (See the
Farks, Recreation and Cultural Resources chapter)

8)  New development shal] be encouraged to utilize the standards of New Urbanism.
LU3 Development Review

i
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BOISE CITY PUBLIC WORKS DEPARTMENT
DEPARTMENT CORRESPONDENCE

Date: April 6, 2005

RECEIVE]p

APR 0§ 72075
CONDITIONS OF APPROVAL PLANNING & DEVELOPMEN+
SERVICES :

To:  Boise City Planning & Zoning

Re:  CAR 05-0013; 2390 E. Wam Springs Avenue

SEWER CONDITIONS — JIM PARDY (433-5648)

Upon development of the property, connection to central sanitary sewer is required. Sewers
are available in: E. Warm Springs Avenue (Phone: 384-3900).

DRAINAGE / STORM WATER CONDITIONS — BRIAN MURPHY (384-3752)

No comment.

STREET LIGHT CONDITIONS - BILL COLSON (384-3929)

No comment,

-

PERSON MAKING OTHER COMMENTS - TERRY RECORDS (384-3946)

OTHER COMMENTS

Site will still be subject to Hillside and Foothills Areas Development Ordinance. There may be
constraints to development due to proximity of residences to steep slopes and hazards associated with
loose boulders on slope above site.

S 7 Tt ) Bl

/PUBLIC WHRKS REPRESEXTATIVE PUBLIC WORKS REPRESENTATIVE
Cc: Applicant
[NUSERS\DIS\SUBS\C-USE\CU-2005\CAR-05-0013.doc 6.4
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| BRUCE EGGLESTON - URGENT Gate City Site

_Pdge T

CARO05-00013

From: Catherine CHERTUDI

To: EGGLESTON, BRUCE

Date: Wednesday, April 27, 2005 4:37:32 PM
Subject: URGENT Gate City Site

Bruce, | left a message with Dean Ehlert at DEQ and have not heard from him. So, the issue that remains
from the environmental end of things is the former iandfill location with tetrachioroethylene (perc) found in

shallow soil samples. The area appears to be confined and should be remediated prior to development. |
am not sure if they have communicated any information on the contamination witk DEQ and whether DEQ
is going to require any remediation,

Eric Leitzinger with Fish and Game would recommend clustering development to provide open space and
access through the development to the river. This area would be a cooridor for deer and other wildlife and
there is a need to reduce vehicie collisions as the animals move through that area. Can you fax the info
on the site to Eric at 465-8467 ASAP and he will give you specific comments? Thanks. Catherine




BRUGE EGGLESTON - CAR0500013 _ W, Clark development proposal (former Gate City Steel property) ~— P3ge 1.

From: Cheyne Weston

To: EGGLESTON, BRUCE

Date: Tuesday, April 26, 2005 3:55:16 PM

Subject: CARO0500013 - Wm. Clark development proposal (former Gate City Steel property)

Boise Parks & Recreation (BPR) takes no position on this request for rezone. If the property is rezoned for
residentail use, BPR would like to recommend that adequate accomodation be made to provide 6-7
trailnead parking stalls to allow for public access to Ridge-to-River trails located in the immediate vicinity.

BPR is working to create another entry into Warm Springs golf course. Prior to completing site design or
concept plans, the developer should contact BPR to discuss alignment of any proposed routes for
egress/ingress onto Warm Springs Avenue in order to avoid conflict with BPR's future plans for access.

cC: Selvage, DAVID

CAR05-00013 | Y g
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IDAHO FISH & GAME \
SOUTHWEST REGION Dirk Kempthorne Governor

3101 South Powerline Road Steven M. Huffaker / Director
Nampa, Idaho 83686

RECEIVE

April 29, 2005 MAY [ 7 2005

PLANNING & DEVELOPMENT
SERVICES
Bruce Eggleston
Boise City Planning and Development Services
150 North Capitol Blvd.
P.O. Box 500
Botise, ID 83701-0500

Subject: Gate City Steel Site
Dear Mr. Eggleston:

The Idaho Department of Fish and Game (Department) has reviewed the information you
provided regarding the former Gate City Steel property on the north side of Warm Springs
Avenue immediately west of Warm Springs Mesa. The Department’s understanding is that a
subdivision has been proposed for this 14.5 acre site.

The Department offers the foliowing comments for your consideration. Warm Springs Avenue
along the golf course has had the highest rate of automobile/mule deer collisions compared to the
rest of Warm Springs Avenue. The Gate City Steel site is in this reach.

This high collision rate suggests that this area is a major deer crossing. The majority of the
collisions occur during the winter months when the deer have moved down to the lower
elevation winter range. The Department believes the deer are crossing Warm Springs Avenue to
reach the Boise River or other water sources likely because of the lack of water on the hiliside.

A subdivision in this area will increase traffic on Warm springs Avenue and increase the
probability of automobile/deer collisions. It could also block migration to the river. A properly
designed and placed wildlife movement corridor will help the deer and other wildlife to get
through this proposed development. However, it does not address the issue of collisions and safe
wildlife passage across Warm Springs Avenue. This is an important issue that needs to be
addressed as development continues along Warm Springs Avenue.

A properly functioning wildlife corridor should be 600 — 1,000 feet wide and follow the natural
contours and movement lanes that provide the greatest security cover for the wildlife. Any




designated wildlife corridor should be restored with native vegetation (especially shrubs such as
sagebrush and bitterbrush) to enhance security cover and provide forage.

Thank you for the opportunity to comment. If you have any questions, please contact Eric
Leitzinger in the Southwest Regional Office at 465-8465.

Sincerely,
g’ s
Loiwe 2 TP

f |

Al Van Vooren
Southwest Regional Supervisor

Cc:  NRPB
Southwest Region (Deal, Bottum)

AV/el

CAR05-00013 g_o g
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Independent School District of Boise City #1

Boundaries, Transportation, and Safety

8169 W_ Victory Rd - Boise, ID 83709
(208) 338-3661 Fax (208) 338-5376

April 13, 2005

Boise City Planning &
Development Services
150 N Capitol Blvd

P. O. Box 500

Boise, ID 83701-0500

RE: CARO05-00013

At the present time, the Developer and/or Owner have made arrangements to comply with all
requirements of the Boise School District.

The schools assigned to the proposed project arca are:
Elementary School: Adams
Junior High School: East
High School: Boise .

If you have any further questions, please feel free to contact this office.

Lt ooyl

Sarsh Stobaugh, Supervis
Traffic Safety and Transportation

SS/pkw

CARO05-00013 q ] S




May 3, 2005

Boise City Planning & Development
Attn: Bruce Eggleston

Re: Warm Springs Enterprises, LLC

Dear Mr. Eggleston:

We live at 2478 Warmsprings Ave. and are the only neighbors of the property subject to
CARO05-00013.

Our understanding is that Warm Springs Enterprises, LLC is proposing a future
development of about 13 acres of land formerly used by Gate City Steel. Because of the
proximity to the foothills, Green Belt, Boise River and the Warmsprings Golf Course,
this land is a prime location for residential development. We would, however, like to
c¢xpress some concerns that should be addressed prior to approving any of the requested
changes.

As a global issue, the city should address the precedent being established for other
foothills land to be separated between ‘flat’ and “sloped’ land. The first concemn relates
to the history of the property. The existing ‘flat’ land was divided from its sloped portion
to harvest the density bonuses for a nearby development. Afler this transaction took
place, the current developer is seeking to remqye the flat land from the Foothills Planning
Area to recapture the lost density bonuses. If the requested zoning density is approved,
the city is rewarding the owners and developers with substantially more density than
originally entitled to.

A second issue is the importance of recognizing that the foothills include more than
merely sloped land. The foothills have recreational, wildlife and esthetically values. All
of these values need to be addressed when deviating from the Foothills Planning Area.
The property at issue is very visible from both Warmsprings Ave. and from foothills
trails. It is also a vital wildlife corridor to and from the Boise River. In addition, the risk
of wild fires in the foothills is quite high. Removing the property from the Foothills
Planning Area risks removal of many of the limitations currently placed upon
developments to protect the foothills.

There is no current proposal for actual development of the property. As such, it must be
adversely assumed that any development will push the legal boundaries of the zoned area,
Residential property along the north side of Warmsprings Ave that border the foothills is
substantially zoned low density; RP, A or R1A. The low density zoning addresses some
of the foothills issues identified above. That is, lower density tends to be more

CARO05-00013
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esthetically pleasing along the foothills and less dense areas are more wildlife friendly.
Further, maintaining a low density residential area helps reduce risks of foothills fires.

We would counsel the city to seriously consider approval of either R1A or RIB with a
development agreement limiting the residential density to 4 single family units per acre.
Further, because single family units are primarily located along the foothills, approval of
a low density zoning will help mitigate the possibility that future development will not
include large or tall muiti-family building not in keeping with the nej ghboring
developments. The developer can always seek a higher density change in the future by
presenting a detailed development plan and sufficient justification for change.

If the city approves the requested land use it be facing a future request to develop the land
with close to 100 units on about 13 acres.

In summary, all foothills property needs to be very carefully studied before approval of
density changes. We support residential only development of this property, but strongly
appose re-zoning the property to allow density greater than 4 units per acre for the above
reasons. It is very important the City recognize the critical nature of this land and not
merely consider it an industrial property that needs to be rezoned.

Sincerely,

Russ & Phyllis Slifer
2478 Warmsprings Ave,
Boise, Id

CARO05-00013
e




BUILDING CONTRACTORS
REAL ESTATE DEVELOFPERS
2843 STAR CIRCLE
BOISE. IDAHO B3712

(208) 342-4587
1208) 344-2603

May 26,2005
City Of Boise )
Planning & Development R E ©E” VE @
P.O. Box 500
Boise, Idaho 83701 MAY 31 ;- ;
Re: Gate City Steel Property Comprehensive Plan, PLANNING & DEVELOPMENT
SERVICES

To: Hal Simmons,

As a neighboring developer, J.H. Wise & Son Inc,, is in support of a change in
zoning to allow higher density to create a residential in-fill project as proposed by
developer Bill Clark. We feel this is the best use for this property and works positively to
help Boise City’s goal to limit urban sprawl, recognizing the fact that this project could
only proceed when Warm Springs Avenue traffic issues are resolved to allow for more
vehicle trips.

Sincerely.

Président J.H. Wise & Son Inc.

CAR05-00013 U ¢
R




PUBLIC HEARING EXHIBIT RECORD

Application Number; CAR05-13/Warm Springs Enterprises, LLC.
Hearing Date: June 6, 2005
P&Z Commission

Exhibit Exhibit
Number Item

1 May 7, 2005 letter from Stephen J. Lord
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Stephen J. Lord

EXHIBIT

Attorney at Law . =
800 West State Street, Suite 200 gC/(ar /3
Boise, ID 83702 /

Telephone (208) 342-3953
Facsimile (208) 343-3282
Email:mailto:slatty @aol.com

May 7, 2004

Hal Simmons, Community Planning Manager
Boise City Planning and Development Services
150 N. Capitol Blvd

Boise, ID

HSIMMONS @cityofboise.org

Dear Hai:

This letter is written to express some concerns of the East End Neighborhood Association, Inc.,
regarding the old Gate City Steel property proposed for Comprehensive Plan Map amendment, as well
as some site-specific planning permits.

INTRODUCTION

First and foremost, we believe that the Comprehensive Plan Land Use Map should not be amended.
After exhaustive review of the materials submitted by the applicant, I must conclude that the record
contains no evidence or proof that Justifies this change.

In your letter dated July23, 2003, you stated that the city would irequire proof (A that the property was
not appropriately included in the foothiils land use category and that there would been harm to the goals
of the foothills plan if this property were removed from that designation.? I have looked carefully
through Mr. Jeppesonis attachements tohis letter dated November 25, 2003, and can find no iproof O
that the property was not appropriately included in the foothills land use category and that there would
been harmn to the goals of the foothills plan if this property were removed from that designation.i In
other words, there is no factual basis to support either conclusion, based on the aplicantis application
evidence. Accordingly, even in a quasi-legislative context, approvat of the Mapis amendment would be
arbitrary and capricious.

Your staff report recites the city-code based requirements for an amendment to a component of the
Comprehensive Plan, whose components include the Map. The are:

Section 11-08-06.02 Criteria and Findings _ ¢
The Council, following the procedures outlined below, may approve a Comprehensive Plan amendment
when the evidence presented at the hearing is such as to establish:

A. That the amendment is required for the public convenience or necessity, or for the general welfare of
the community; and

B. That the amendment is hecessary (o address changes in conditions within the cominunity that have
occurred since the Comprehensive Plan was adopted; or is necessary to correct one or more ferrors?]
that exist in the Plan; and

C. That the amendment is in compliance with and will further the goals, objectives and policies of the
Plan; and

D. That the amendment will not create inconsistencies between the goals, objectives and policies within
or between any chapter of the Plan; and

E. That the amendment will not place an undue burden on transportation or other public facilities in the
planning area, and does not adversely.

GROUNDS FOR CHANGE OF COMPREHENSIVE PLAN MAP

L,




[n the proposed findings, City Staff recommends approval. 1 will discuss each criterion for approval
contained in our Ordinance, and why neither the staff report nor the application materials supports the
requested amendment.

Criterion A requires: “That the amendment is required for the public convenicnce or necessity, or for
the general welfare of the community.” (emphasis added) One of the proposed findings is that
approval of the map amendment would encourage remediation and cleanup of a potentially polluted site.
I'would suggest that this ‘community benefit” is in fact a benefit only to the current and prospective
owners of this property. Moreover, the cleanup should be a condition for any development, not a
reason to amend the map. Finally, you suggest this is an ‘incentive,” but the express terms of the
ordinance mandate that changes only occur if “required.” There is no evidence that the requited
cleanup could not occur under the property’s current Foothills classification.

Another proposed finding under criterion A is that amending the map would provide a safe pedestrian
crossing. Again, this should be a condition of approval for a site-specific permit, not a reason for
amendment of the map. Again, this change could be required without amending the map. Again, since
the proposed {inding suggest the use of approval as an “incentive,” it fails to support that the proposed
change is ‘required for the public convenience or necessity.’

Criterion B, states “That the amendment is necessary to address changes in conditions within the
community that have occurred since the Comprehensive Plan was adopted; or is necessary (o correct
one or more [errors?} that exist in the Plan.”

The current status of the property meets neither of these sub-criteria. There have been no ‘changes in
conditions within the community® that justify the map amendment. The finding mentions the changes
in the subject property, not the change in the community. ‘Change in the community’ is not the same
as “change in the ownership or severance of the property.’ Indeed, the applicant’s November 25, 2003,
letter and attachments make case for a map change based on ichanges in the conditions of the
community.”

Furthermore, there is no evidence to support the finding that the ‘subject propetty no longer contains
foothills resources.” Its proximity to the foothills, and its value as a deer migratory route from foothills
to river is not even mentioned in the staff report and is not surprisingly omitted entirely from the
application package. Your report states that continuing to treat the property under the foothills policy
plan may result in open space that could provide iview sheds to the Heritage Preservation site fro m
Warm Springsi or allow ipublic access to the site through a public trail or a trailhead systern.i These
possibilities exist without regard to whether the property was severed from the more steeply-sioped
lands to the north. In this regard, it was NOT a mistake for this land to be included in the initial
Foothills Planning Map designation; the flat portion serves a variety of purposes, regardless of who
owns it, that directly contribute to foothills ecology. This subject property is totally unique in Boise: it
is the only area that connccts directly (less than one hundred yards) between the foothills and the Boise
river without intervention of developed property.

The record is devoid of support for this proposed finding. Moreover, the finding does not support the
conclusion that this criterion of the Ordinance has been satisfied.

The proposed finding under criterion C states, i the proposed Land Use Map amendment will help meet
the City's goals of providing safe housing for a variety of needs and lifestyles, it will allow for mixing
of residential and retail uses in a manner that limits the need for additional car trips, and will further
access to trails and recreational amenities for the residence of the community."

Again, this has little to do with the criterion, which states, "That the amendment is in compliance with
and will further the goals, objectives and policies of the Plan.’ The proposal can only be said to comply
with select portions of the goals and objectives: there are no policies specified in the report or the
application with which the proposal complies.

Unfortunately, the proposed finding that suggests a conclusion that fulfills Criterion C glosses over the
other impacts: namely an increase in the levels of service, from LOS C to LOS D for warm Springs at
both the subject property location and at Warm Springs and Walnut. That LOS C at Warm Springs
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and Walnut is the accepted planning ceiling is at this point beyond debate; it is specifically referenced
in a number of recent annexations and other permit approvals and is adopted expressly in the
Comprehensive Plan, Destination 2020, Destination 2025, and the East End Neighborhood plan.

The report mentions the Comprehensive Plan’s Streets policies, but ignores, under goal 6.1, Objective
2, Policy 3, the following:

3) Historic district streets shall be managed in such a manner that the flavor and character of the historic
districts are preserved and enhanced while maintaining the livability of

these neighborhoods and preserving the functionality of the street system. The use of traffic
management strategies as described above shall be given priority over street

widenings, lane additions and removal of on-street parking as a means of resolving traffic flow
problems.

This policy cannot be meaningfully addressed if excessive traffic through a historic neighborhood, -
created by other neighborhoods, is permitted. Keeping the subject property at the developable dwelling
unit limit it currently has under Foothills Plan designation is the best approach to pursue in
implementing Comprehensive plan Goal 6.1, Objective 2, policy 3.

The lack of attention 1o this issue violates another part of Idaho Code. That part provides:

Idaho code 5 67-4608. No change in the use of any structure of {or] property within a designated
historic district shall be permitted until after an application for a certificate of appropriateness has been
submitted to and approved by the historic preservation commission.

Highways and roads are within the definition of iproperty.i Increasing the level of service on a
highway, or the strect classification, constitutes a change in use. This applicant’s failure to receive a
certificate of appropriateness from the historic preservation commission means that it cannot proceed
with any further applications for any other permits.

Criterion D of the Boise Ordinance that allows changes in the Comprehensive Plan and its components
states, 1That the amendment will not create inconsistencies between the goals, objectives and policies
within or between any chapter of the Plan.1 As noted elsewhere, this criterion is most certainly not
fulfilled by the application.

Criterion E states, “E. That the amendment will not place an undue burden on transportation or other
public facilitics in the planning area, and does not adversely impact the delivery of services by any
political subdivision providing services.” Amendment to allow an intensity of use greater than the
property had while it was included in the Foothills Planning Area certainly violates this requirement of
the five criteria.

For these reasons, the Planning and Zoning Commission should either defer this Map Amendment
request until all of the questions in other parts of the application are addressed to Staff{s satisfaction
(zoning, annexation, development agreement, conditional use permut, foothills permit) or recommend its
denial by the City Council.

In fact, the application is more noteworthy for what it ignores than what it iproves.i Several other
provisions of the Comprehensive plan do not appear in either the application or the Staff report that
specifically address this application. These provisions militate against the map amendment. They are:

Goal 3.4, Protect and enhance the natural environment in the Boise Front foothills and along the Boise
River and selected waterways to provide high quality fish and wildlife habitat, flood control and
protection, water quality, active and passive recreation, aesthetics and other recognized natural resource
functions and values while treating

property owners fairly.

Objective 1-A Adopt, implement, enforce and periodically update development regulations that preserve
and protect lands and waters that provide important fish or wildlife habitat, or are important for control
of and protection from flooding, or provide other important natural resource functions and values. Class
A lands as identified in the Boise River System Ordinance, and other areas of similar environmental
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quality in the Boise Front Foothills and along the selected waterways, shall be subject to the
requirements of this objective.

Objective 1-B, Adopt, implement, enforce and periodically update development regulations that require
nmutigation to avoid, minimize and compensate for adverse impacts to lands and waters that have good
potential to provide: important fish and wildlife habitat, control of and protection from flooding, or other
important natural resource functions and values. Class B lands as identified in the Boise River System
Ordinance, and other areas of similar environmental quality in the Boise Front Foothills and along the
selected waterways, shall be subject to the requircments of this objective.

Policy |, Conduct and adopt the studies and mapping necessary to define foothills habitat areas,
including, but not limited to, sensitive plant and animal species, deer and elk forage, winter range and
migration routes, and natural preserves owned by the public such as Military Reserve and Hulls Gulch
Preserve.

Policy 2, Information from foothills habitat mapping shall be used to require appropriate and legally
sustainable devetopment setbacks or prohibitions to protect and enhaice those areas and the animals
that use them.

Policy 8, Consider public purchase of land, easements and development rights in the Boise River
floodplain, Boise Front Foothills and along the selected waterways as part of the annual Boise City
capital improvement program and budget. Special emphasis should be given to lands identified in the
Heritage Preservation Report.

Goal 8, objective 16, Policy 6) Upgrading of local streets and collectors in the North End/East End to
higher classifications to accommodate development in the Foothills shall be discouraged, and may only
occur in compliance with the policies of the Streets section of the Transportation chapter regarding
street reclassification. (See the Transportation chapter)

Goal 6.1

Maintain the function of the street system for current users, emergency response efforts and for use by
future generations.

Objective |

Coordinate with the Community Planning Association (COMPASS), Ada County Highway District
(ACHD) and Idaho Transportation Department (ITD) to ensure consistency between street
improvements and the landuse plans and decisions of Boise City and surrounding city and county
governments,

Policies: '

1) Continue to participate in regional transportation planning (as is currently done through the
Community Planning Association) to develop and update long-range transportation plans and provide a
foundation for major project sefection by ACHD and ITD in Boise City and Ada County.

2) The most recent Regional Transportation Plan for Ada County of record is adopted by reference as
part of the Boise City Comprehensive Plan.

3) Periodically review the street classification system and work with the Ada County Highway District
and the Community Planning Association to amend the street classification system as needed. Any
street reclassifications shall be contingent upon an analysis of exisling street configuration, existing
land uses, lotting patterns, location of structures, impact on neighborhoods and areawide transportation
needs. Upgrading of residential streets to collector and arterial status shall be discouraged and shall
only occur where a significant community-wide need can be identified as part of the adopted Regional
Transportation Plan.

Although the staff report mentions Goal 6.1, Objective 2, policies 1, 2, and 5, it fails to consider the
following:

Policy 3: Historic district streets shall be managed in such a manner that the flavor and character of the
historic districts are preserved and enhanced while maintaining the livability of these neighborhoods
and preserving the functionality of the street system. The use of traffic management strategies as
described above shall be given priority over street widenings, lane additions and removal of on-street
parking as a means of resolving traffic flow problems.
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Additionally, this area is o igulchi as that term is defined in the Foothills Policy Plan. Nothing in the
application justifies the proposed intensity of construction that is even remotely consistent with policy
statements in the Foothills Policy Planis concerns for protection of gulches. Again, this igulch
protectioni preference in the foothills policy plan is violated by the proposed Map Amendment.

We reiterate that this application, to make significant amendments to an environmentally sensitive
foothills area in Comprehensive Plan Map (and presumably the foothills maps that are also
corporated in the Comprehensive plan), fails to justify the proposed changes. The findings identified
by staff are not supported by either the staff narrative, which more appropriately suggest denial of the
amendment, or any other ievidencei or iproofi in the record supplied by the appilcant.

For these reasons, the Planning and Zoning Commission should either defer this Map Amendment
request until all of the questions in other parts of the application are addressed to Staff’s satisfaction
(zoning, annexation, development agreement, conditional use permit, foothills permit) or recommend its
denial by the City Council.

Sincerely,

Stephen J Lord

Attorney at Law

Secretary to the Board of Directors,

East End Neighborhood Association, Inc.

Cc: EENA Board of Directors
Wm. Jeppeson, at craftsmanhomes @ msn.com
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Cody Riddle

From: Robin Fisher <robinfisher7082@icloud.com>

Sent: Wednesday, October 26, 2016 3:23 PM

To: Cody Riddle

Subject: PUD16-00024/SUB16-00052. Written testimony submission regarding proposed

development 2570 Warm Springs Avenue

Dear Cody,

My name is Robin Fisher. | live on the Mesa and am a member of the Boulder Heights Il & Il Home Owners Association
and the Mesa Neighborhood Assoc. | write to you with concerns re: PUD16-00024, 2570 E. Warm Springs Ave proposed
development. The proposed development is asking for approval to build 60 homes which must be considered a high
density subdivision. We cannot imagine the impact that 60 homes in such a small area will have on traffic, wildlife, local
elementary schools, and the environment as this development sits along the Ridge to Rivers trail system and the across
the street from the Boise River. What happened to the city’s recommendation of 4 units per acre which would equal
almost half of the proposed units?

In addition, | wonder if the developer would consider exploring the idea of negotiating with Boise State to purchase the
land instead for use of a university facility such as a Boise State Aquatic Center. Just a thought...

Thank you for your time on this matter and | hope to attend the hearing on Nov. 7th.

Robin Fisher
208-841-0579
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