
 

 

1 & 1a 
 
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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PROJECT DESCRIPTION

SUBDIVISION TOTAL AREA - 14.45 ACRES

TOTAL LOT COUNT - 70

RESIDENTIAL LOTS - 60

COMMON LOTS - 10

CURRENT ZONING: R-1C

SURVEYOR

Land Solutions

231 E. 5TH ST.

SUITE A

MERIDIAN, ID 83642

ENGINEER

RIVERIDGE ENGINEERING COMPANY

2447 S. VISTA AVE.

BOISE, ID 83705

420 MAIN ST., STE 204

BOISE, ID 83702

PHONE: (208) 342-2625

EMAIL: BILL@CLARKDEVELOPMENT.COM

DEVELOPER

WARM SPRINGS ENTERPRISES, LLC

BILL CLARK



SHEET OF

R
iv

e
R

id
g

e
E

n
g

in
e

e
ri

n
g

C
o

m
p

a
n

y

2
4

4
7

S
.

V
is

ta
A

v
e

.
B

o
is

e
,

Id
a

h
o

8
3

7
0

5
P

h
.

(2
0

8
)

3
4

4
-1

1
8

0
,

F
a

x
(2

0
8

)
3

4
4

-1
1

8
2

3

W
A

R
M

S
P

R
IN

G
S

V
IL

L
A

G
E

-
P

R
E

L
IM

IN
A

R
Y

P
L
A

T
S
IT

U
A
T
E
D

IN
T
H

E
S

1
/2

O
F

S
E
C
T
IO

N
1
3

A
N

D
T
H

E
N

E
1
/4

O
F

S
E
C
T
IO

N
2
4
,

T
O

W
N

S
H

IP
3

N
O

R
T
H

,
R
A
N

G
E

2
E
A
S
T
;

B
M

,
A
D

A
C
O

U
N

T
Y
,
ID

A
H

O
.

S
IT

E
G

R
A

D
IN

G
P

L
A

N

2

(SECTION B-B)
20' TWO-LANE RESIDENTIAL ALLEY

(SECTION A-A)
TWO-LANE PRIVATE ROAD
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TABLE OF CONTENTS
SHEET NO. SHEET NAME

L1 LANDSCAPE COVER SHEET

L2.1 LANDSCAPE  PLANTING PLAN

L2.2 LANDSCAPE  PLANTING PLAN

L3 LANDSCAPE DETAILS

LANDSCAPE MATERIAL SCHEDULE
Key Material Description Notes/Remarks

Gravel Shoulder Road Mix ACHD Right-of-Way

Planter Beds
Medium Shredded Bark
Mulch and plants per

planting plan

2.5 " to 3" deep medium shredded bark mulch
throughout.  All plants drip irrigated.

Dryland Seed Repair
Grade disturbed areas to match existing, install

topsoil and seed with approved seed mix

Clear Vision Triangle Triangle formed 40' along
curb lines

See plans

View Fence - 5' 5' Metal Western Two Rail
Per detail L3.2 Perimeter fencing as shown on

plans

Irrigation Main and
Drain

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

Irrigation Controller Hunter I-Core
See L3.7  Pedestal Mount , lockable metal

exterior box.  Locate at convenient, but discrete,
serviceable locations.

Boulders 1 to 5 ton on-site boulders Bury into slope and toe at least 4"-6"

Contours
1 ft Contour interval. Berms

and swales
Slopes not to exceed 3:1.  Gentle transitions to

Engineer's proposed grading.+1

DEVELOPER/APPLICANT
Clark Development
Contact: Bill Clark
4824 W Fairview Ave.
BOISE, ID 83702
(208) 336-8181

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

LANDSCAPE ARCHITECT
T-O ENGINEERS
SHON PARKS
2471 TITANIUM PL.,
MERIDIAN, ID  83642
(208) 323-2288
 

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 work is in the Spring, between the months March to May, then apply

pre-emergant to all non-paved landscape areas, except areas receiving grass sod,

prior to planting.

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:

 Coverage for different hydrozones:

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

coverage.

b. Planting Beds - Pop-up sprinklers.

 Sprinkler heads shall have matched precipitation rates within each control valve

circuit.

 Separate hydrozones shall be used for lawns and trees/shrubs/ground cover

areas.

 Sprinklers shall not overspray onto impervious surfaces, building or structures in

calm wind conditions.

22. Contractor shall submit shop drawings of design/build irrigation system and/or

any materials or product substitutes to Owner's Representative for approval prior to

construction.  Shop drawings shall include at minimum: design layout, backflow

system, controller and value locations,  sleeve locations and supply line size and

location.

23. Irrigation Contractor to coordinate with General Contractor for all sleeves that

need to be installed to allow efficient irrigation piping.

24. Irrigation controllers shall be pedestal mounted in planting beds.  Controller

locations shall be easily accessible, but visibly discrete.

LANDSCAPE CALCULATIONS
Street Buffers: Warm Springs Avenue 1,330 l.f., 20' min width  (40)
canopy tree.  Average spacing is 35' o.c spacing.

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.

MASTER PLANTING SCHEDULE

Key Common Name Botanical Name
Mature Size

(HxW)
Min. Planting

Size*
Water zone

(0-4)
Class Height  Quantity

totals

COMMON HACKBERRY Celtis occidentalis 60'x40' 2" cal. 1 II 26

SKYLINE HONEYLOCUST

Gleditsia triacanthos inermis

'Skyline'

45'x35' 2" cal. 2 II 41

AMUR MAPLE

Acer ginnala 20'x25' 2" cal. 1 I 15

CANADA RED CHOKECHERRY Prunus virginiana 'Canada Red' 25'x15' 9'-10' ht (clump) 1 I 11

VANDERWOLF PINE

Pinus flexilis 'Vanderwolf's Pyramid' 30'x15' 6'-7' ht. 1 EVERGREEN 13

ROCKY MOUNTAIN JUNIPER or
SPARTAN JUNIPER

Juniperus scopularium or J. chinesis
'Spartan' 20'x8' 6'-7' ht. 1 EVERGREEN 13

SASKATOON SERVICEBERRY OR
VARIEGATED REDOSIER DOGWOOD

 Amelanchier alnifolia or Cornus alba
'variagata' 7'x7' 5 gal 2-3 SHRUB 35

RUSSIAN SAGE Perovskia atriplicifolia 5'x5' 2-3 gal. 1 SHRUB 83

SLOWMOUND DWARF MUGO PINE Pinus mugo 'Slowmound' 2'x3' 5 gal. 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'x3' 2-3 gal. 3 SHRUB 81

KARL FOERSTER FEATHER REED
GRASS

Calamagrostis acutiflora 'Karl
Foerster'

5'x2' 1 gal 3 GRASS 139

NEEDLE AND THREAD GRASS OR
MEXICAN FEATHER GRASS

Hesperostipa comata or Nassella
Ferather Grass

2'x2' 1 gal 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'x1' 1 gal 2 PERENNIAL

ORANGE CARPET OR BLANKET
FLOWER

Zauschneria garrettii or Gaillardia
aristata

1.5'x1.5' 1 gal 2 PERENNIAL

ELIJIAH BLUE FESCUE Festuca glauca 'Elijiah Blue' 3'x2' 1 gal 0 GRASS

SITE PLAN2 SCALE: 1" = 150'-0"

1 SECTION A - A' NOT TO SCALE

PLAN VIEW

Warm Springs Ave. Buffer

C
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PLANTING PLAN

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.

MASTER PLANTING SCHEDULE

Key Common Name Botanical Name
Mature Size

(HxW)

Min.
Planting

Size*

Water zone
(0-4)

Class
Height

COMMON HACKBERRY Celtis occidentalis 60'x40' 2" cal. 1 II

SKYLINE HONEYLOCUST

Gleditsia triacanthos inermis

'Skyline'

45'x35' 2" cal. 2 II

AMUR MAPLE

Acer ginnala 20'x25' 2" cal. 1 I

CANADA RED CHOKECHERRY Prunus virginiana 'Canada Red' 25'x15'
9'-10' ht
(clump) 1 I

VANDERWOLF PINE

Pinus flexilis 'Vanderwolf's

Pyramid'

30'x15' 6'-7' ht. 1 EVERGREEN

ROCKY MOUNTAIN JUNIPER or
SPARTAN JUNIPER

Juniperus scopularium or J.
chinesis 'Spartan' 20'x8' 6'-7' ht. 1 EVERGREEN

SASKATOON SERVICEBERRY OR
VARIEGATED REDOSIER DOGWOOD

 Amelanchier alnifolia or Cornus
alba 'variagata' 7'x7' 5 gal 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

HIDCOTE LAVENDER Lavandula angustifolia 'Hidcote 2'x3' 2-3 gal 1 PERENNIAL

AMBER CARPET ROSE Rosa x NOA97400A 2.5'x3' 2-3 gal. 3 VINE

KARL FOERSTER FEATHER REED
GRASS

Calamagrostis acutiflora 'Karl
Foerster'

5'x2' 1 gal 3 GRASS

NEEDLE AND THREAD GRASS OR
MEXICAN FEATHER GRASS

Hesperostipa comata or Nassella
Ferather Grass

2'x2' 1 gal 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' 3'x2' 1 gal 0-1 PERENNIAL

MAY NIGHT SAGE Salvia sylvestris 'May Night' 1.5'x1' 1 gal 2 PERENNIAL

ORANGE CARPET OR BLANKET
FLOWER

Zauschneria garrettii or Gaillardia
aristata

1.5'x1.5' 1 gal 2 PERENNIAL

ELIJIAH BLUE FESCUE Festuca glauca 'Elijiah Blue' 3'x2' 1 gal 0 GRASS
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PLANTING PLAN

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.

MASTER PLANTING SCHEDULE

Key Common Name Botanical Name
Mature Size

(HxW)

Min.
Planting

Size*

Water zone
(0-4)

Class
Height

COMMON HACKBERRY Celtis occidentalis 60'x40' 2" cal. 1 II

SKYLINE HONEYLOCUST

Gleditsia triacanthos inermis

'Skyline'

45'x35' 2" cal. 2 II

AMUR MAPLE

Acer ginnala 20'x25' 2" cal. 1 I

CANADA RED CHOKECHERRY Prunus virginiana 'Canada Red' 25'x15'
9'-10' ht
(clump) 1 I

VANDERWOLF PINE

Pinus flexilis 'Vanderwolf's

Pyramid'

30'x15' 6'-7' ht. 1 EVERGREEN

ROCKY MOUNTAIN JUNIPER or
SPARTAN JUNIPER

Juniperus scopularium or J.
chinesis 'Spartan' 20'x8' 6'-7' ht. 1 EVERGREEN

SASKATOON SERVICEBERRY OR
VARIEGATED REDOSIER DOGWOOD

 Amelanchier alnifolia or Cornus
alba 'variagata' 7'x7' 5 gal 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

HIDCOTE LAVENDER Lavandula angustifolia 'Hidcote 2'x3' 2-3 gal 1 PERENNIAL

AMBER CARPET ROSE Rosa x NOA97400A 2.5'x3' 2-3 gal. 3 VINE

KARL FOERSTER FEATHER REED
GRASS

Calamagrostis acutiflora 'Karl
Foerster'

5'x2' 1 gal 3 GRASS

NEEDLE AND THREAD GRASS OR
MEXICAN FEATHER GRASS

Hesperostipa comata or Nassella
Ferather Grass

2'x2' 1 gal 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' 3'x2' 1 gal 0-1 PERENNIAL

MAY NIGHT SAGE Salvia sylvestris 'May Night' 1.5'x1' 1 gal 2 PERENNIAL

ORANGE CARPET OR BLANKET
FLOWER

Zauschneria garrettii or Gaillardia
aristata

1.5'x1.5' 1 gal 2 PERENNIAL

ELIJIAH BLUE FESCUE Festuca glauca 'Elijiah Blue' 3'x2' 1 gal 0 GRASS
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DRIP SYSTEM CONTROL VALVE

DRIP IRRIGATION LINE INSTALLATION

MASTER GATE VALVE,  MANUAL DRAIN

VALVE AND DOUBLE CHECK VALUE

`A' `A'

12" min

12" min

`A'

EACH TREE MUST BE PLANTED
SUCH THAT THE TRUNK FLARE IS
VISIBLE AT THE TOP OF THE ROOT
BALL. TREES WHERE THE TRUNK
FLARE IS NOT VISIBLE SHALL BE
REJECTED.  DON'T COVER THE
TOP OF THE ROOT BALL WITH
SOIL.

4" HIGH EARTH SAUCER
BEYOND EDGE OF ROOT BALL.

REMOVE ALL TWINE, ROPE,
WIRE AND BURLAP FROM TOP
HALF OF ROOT BALL.

PLACE ROOT BALL ON
UNEXCAVATED OR TAMPED
SOIL. SCARIFY EDGES OF
PIT.

SETTLE SOIL AROUND ROOT BALL
BASE WITH WATER PRIOR TO

ADDING UPPER LEVEL TOPSOIL.

 5 FT DIAM. PLANTER BED (TREE
MULCH RING).  2 12" MULCH MIN.

DO NOT PLACE MULCH IN
CONTACT WITH TREE TRUNK.

SET BASE OF ROOT FLARE
FLUSH  TO GRADE.

BACKFILL SOIL MIXTURE
100% TOPSOIL

TRUNK WRAPPING TAPE TO
BASE LIMBS.

IF PLANT IS SHIPPED WITH A
WIRE BASKET AROUND ROOT
BALL, CUT THE WIRE BASKET
IN FOUR PLACES AND FOLD
DOWN (8") INTO  PLANTING
HOLE.

2X ROOT BALL MIN.

TREE PLANTING DETAIL

5
'
 
m
i
n
.

 5 FT DIAM. PLANTER
BED (TREE MULCH
RING).  2 12" MULCH
MIN. DO NOT PLACE
MULCH IN CONTACT
WITH TREE TRUNK.

TREE TRUNK

ADD ROOT BARRIER TO STREET
TREES (SEE DETAIL __)

3

5

6

4

1 2

IRRIGATION CONTROLLER INSTALLATION

7

EVERGREEN TREE PLANTING DETAIL

8

SHRUB PLANTING DETAIL

9

4
"

VIEW  FENCE 5' - STEEL

2-3 PEDESTAL MAIL BOXES
ON 7'X10' CONCRETE PAD

CLUSTER MAILBOXES













RiveRidge 
Engineering 
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 requirement 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 this 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 wil l also protect the adjacent building lots 
from nuisance storm water. 

The entire 2 to 1 slope along the south boundary of the property wil l 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 wil l be the only right-of-way 

2447 S. Vista Avenue • Boise, ID 83705 
208-344-1180 • 208-344-1182 



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. Al l 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-of-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 Zone A of the WUI. All buildings will be designed to conform with 
the WUI requirements for access and building materials. 

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 wil l monitor this 
remediation work and upon satisfactory removal, wi l l provide verification of removal and 
compliance with their approved mitigation plan. All of this cleanup work will be accomplished 
and IDEQ sign-off wil l 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 specific design standard modifications 
that are being requested consist of: — 

a. Reduction 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. " : 

d. Side yard setbacks of 3' for the lots fronting on to Warm Springs Avenue. (5' required). 



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 
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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. I offer below a 
summary of our responses to the points made by Mr. Slifer. 
 
Wildlife 
 
As I 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 
 



2

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 
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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. 
 
I 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 

Structure(s) Design  
 
Number and Proposed Use of Buildings   

60 detached single-family homes 
Building Height  
35’ Max. 
 

4. Zoning Ordinance   
 

 
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 

 
Roadway 

 
Frontage 

Functional 
Classification 

PM Peak Hour Traffic 
Count 

PM Peak Hour 
LOS 

LOS +Project 
 

Warm 
Springs 1,727’ Minor Arterial 520 Better than “E” Better than “E” 

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). 

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 
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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. 
 

 
(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. 
 
 

    
 (Slope Behind Project Site) 
 
 
 



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

1 & 
1a 

 
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 Idaho 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 Idaho Department of Fish and 
Game.   
 

 
 
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) 
 
i.  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) 

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

public facilities in the vicinity; 
 

Correspondence received from commenting agencies indicate the proposed use will 
not place an undue burden on transportation or other public services.  The Ada 
County Highway District (ACHD) 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. 



PUD16-00024 & SUB16-00052 
Boise City Planning and Zoning Commission / November 7, 2016 
Page 8 of 14 

1 & 
1a 

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

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

 
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. 

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

affect other property of the vicinity. 
 
With the attached conditions of approval, the 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. 

 
v.  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 ½ mile to 
the west at the intersection of Warm Springs and Old Penitentiary Road. 
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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.   

*** 
 
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: 
 

2. 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. 
 

b. 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’ 
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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.” 
 

b. 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.” 

 
c. 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. 

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

within the development. 
 

e. 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. 

 
f. 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. 

 
g. Developer shall provide utility easements as required by the public utility providing 

service (B.C.C. 11-09-03.6). 
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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 (I.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 a time 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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n. 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. 

 
o. The developer shall make arrangements to comply with all requirements of the 

Boise City Fire Department and verify in one of the following ways: 
 

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

 
OR 

 
2. 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. 

 
p. A letter from the appropriate school district is required stating, "The Developer 

has made arrangements to comply with all requirements of the School District." 
 
q. A letter of acceptance for water service from the utility is required (B.C.C. 11-

09-04.3). 
 
r. 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 

 
s. 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. 
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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. Utility services shall be installed underground. 
 
15. 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. 
 

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

 
17. 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. 

 
18. 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. 

 
19. Failure to abide by any condition of this permit shall be grounds for revocation by the Boise 

City Planning and Zoning Commission. 
 
20. 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. 

 
21. 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. 
 
22. 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.  

 



http://gis.cityofboise.org/media/4274/12740_NeighborhoodAssociationMap.pdf
http://pds.cityofboise.org/planning/comp/blueprint-boise/
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Jim Hansen, President 
Sara M. Baker, Vice President 

Rebecca W. Arnold, Commissioner 
Kent Goldthorpe, Commissioner 

Paul Woods, Commissioner 
 

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  
    
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, 
 
 
 
Stacey Yarrington 
Planner III 
Development Services 
Ada County Highway District 
 
CC: Project file 
 RiveRidge Engineering Co (via email) 
 City of Boise (via email) 
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Development Services Department 

 
Project/File:  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.  

Lead Agency: City of Boise 

Site address: 2570 E Warm Springs Avenue 

Staff Approval: September 26, 2016 

Applicant: Warm Springs Enterprises, LLC 
 Bill Clark 
 420 W Main Street, Ste. 204 
 Boise, ID  83702 

Representative: RiveRidge Engineering Co. 
 David Powell 
 2447 S Vista Avenue 
 Boise, ID  83705 

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

A.  Findings of Fact 
1. Description of Application:  The applicant is requesting approval of 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 

 

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

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

• 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.   

mailto:syarrington@achdidaho.org
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6. New Center Lane Miles:  There are no new centerline miles of public roadway with this 
application. 

7. 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. 

8. 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). 

B.  Traffic Findings for Consideration 
1. 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, 9th edition.   

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

* 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.  

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

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

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

C.  Findings for Consideration 
1. 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.   

Roadway Frontage Functional 
Classification 

PM Peak 
Hour 

Traffic Count 

PM Peak 
Hour Level 
of Service 

Existing 
Plus  

Project 
Warm Springs 
Avenue 1,727-feet Minor Arterial 520 Better than 

“E” 
Better than 

“E” 

Windsong Drive 995-feet Local 62 N/A N/A 
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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. 

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

d. 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. 
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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 1a, 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. 

c. 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).  

d. 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 modification 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, 
• Graded to drain away from the public street intersection, and 
• If 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. 
• Construct a stub street to the surrounding parcels. 

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

6. Landscaping 
Landscaping Policy: A license agreement is required for all landscaping proposed within ACHD 
right-of-way or easement areas.  Trees shall be located no closer than 10-feet from all public 
storm drain facilities.  Landscaping should be designed to eliminate site obstructions in the vision 
triangle at intersections.  District Policy 5104.3.1 requires a 40-foot vision triangle and a 3-foot 
height restriction on all landscaping located at an uncontrolled intersection and a 50-foot offset 
from stop signs.  Landscape plans are required with the submittal of civil plans and must meet all 
District requirements prior to signature of the final plat and/or approval of the civil plans. 

7. 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. 

D. Site Specific Conditions of Approval 

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

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

3. 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. 

4. 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.   

5. Construct a 40-foot wide driveway/private road located 385-feet west of Windsong Drive.  

Crossing 

N property line 

Warm Springs 
Parking Lot 
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6. 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. 

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

8. Direct lot access is prohibited to Warm Springs Avenue and shall be noted on the final plat. 

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

10. Comply with all Standard Conditions of Approval.  
E.  Standard Conditions of Approval 
1. All proposed irrigation facilities shall be located outside of the ACHD right-of-way (including 

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

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

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

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

5. A license agreement and compliance with the District’s Tree Planter policy is required for all 
landscaping proposed within ACHD right-of-way or easement areas.   

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

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

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

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

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

11. No change in the terms and conditions of this approval shall be valid unless they are in 
writing and signed by the applicant or the applicant’s authorized representative and an 
authorized representative of ACHD.  The burden shall be upon the applicant to obtain 
written confirmation of any change from ACHD. 
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12. If the site plan or use should change in the future, ACHD Planning Review will review the 
site plan and may require additional improvements to the transportation system at that time. 
Any change in the planned use of the property which is the subject of this application, shall 
require the applicant to comply with ACHD Policy and Standard Conditions of Approval in 
place at that time unless a waiver/variance of the requirements or other legal relief is 
granted by the ACHD Commission.   

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

are satisfied. 

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

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

 
 



 

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.  Any 
deviation from this plan is subject to Fire Department approval.  Please note that unless 
stated otherwise, this memo represents the requirements of the International Fire Code 
(IFC) as adopted and amended by Ordinance 6308. 
 
Comments: 
1. 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.  

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

3. 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). 

4. 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. 

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

6. 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) 

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

8.  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 





CITY OF BOISE 
 

 

INTER-DEPARTMENT 

CORRESPONDENCE 

 

Date:  October 11, 2016 
 

To:  Planning and Development Services 

 

From:  Jason Taylor, P.E., Staff Engineer 

  Public Works 

 

Subject: 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. 

 

b. 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. 

 

c. 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  

 



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. 

 

2) 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. 

 

3) 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.r). 

 

4) 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. If it is 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. 
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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. 

iii) 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. 

viii) “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. 
 
 
 



CITY OF BOISE 
 

 

INTER-DEPARTMENT 

CORRESPONDENCE 

 

Date: 1 September 2016 

 

To:  Planning and Development Services 

 

From:  Tom Marshall, Street Light Technician  

  Public Works 

 

Subject: 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. SEC of lot 12 

4. SEC of lot 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 
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IDAHO DEPARTMENT OF FISH AND GAME 

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  

 

 

mailto:PDSTransmittals@cityofboise.org
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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. 

 

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
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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, 

 
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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Communities in Motion 2040 Development Checklist 

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

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

Name of Development: _______________________________________________________________ 

Summary:  ________________________________________________________________  
 _________________________________________________________________________  
 _________________________________________________________________________  
 _________________________________________________________________________  
 _________________________________________________________________________  

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

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

Neighborhood (Transportation Analysis Zone) Demographics  

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

Area (Adjacent Transportation Analysis Zone) Demographics  

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

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

Exis ng  Exis ng TAZ + Proposal  2040 Forecast 

Households  Jobs  Households  Jobs  Households  Jobs 

Exis ng  Exis ng TAZs + Net Proposed  2040 Forecast 

Households  Jobs  Households  Jobs  Households  Jobs 

(Page 1 of 2) 

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

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

Telephone: (208) 475-2239 

Click here for detailed map.

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


Communities in Motion 2040 Development Checklist 

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

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

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

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

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

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

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

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

employment-rich areas. (Goal 3.1) 

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

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

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

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

neighborhoods within 1/2 mile. (Goal 6.1) 

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

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

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

(Page 2 of 2) 

http://www.compassidaho.org/documents/prodserv/CIM2040/final/CIM2040_Goals_Obj_Tasks_Policies_July2014.pdf
http://www.compassidaho.org/documents/prodserv/CIM2040/final/CIM2040_Goals_Obj_Tasks_Policies_July2014.pdf
http://www.compassidaho.org/documents/prodserv/CIM2040/final/CIM2040_Goals_Obj_Tasks_Policies_July2014.pdf
http://www.compassidaho.org/documents/prodserv/CIM2040/final/CIM2040_Goals_Obj_Tasks_Policies_July2014.pdf
http://www.compassidaho.org/documents/prodserv/CIM2040/final/CIM2040_Goals_Obj_Tasks_Policies_July2014.pdf
http://www.compassidaho.org/documents/prodserv/CIM2040/final/CIM2040_Goals_Obj_Tasks_Policies_July2014.pdf
http://www.compassidaho.org/documents/prodserv/CIM2040/final/CIM2040_Goals_Obj_Tasks_Policies_July2014.pdf
http://www.compassidaho.org/documents/prodserv/CIM2040/final/CIM2040_Goals_Obj_Tasks_Policies_July2014.pdf
http://www.compassidaho.org/documents/prodserv/CIM2040/final/CIM2040_Goals_Obj_Tasks_Policies_July2014.pdf
http://www.compassidaho.org/documents/prodserv/CIM2040/final/CIM2040_Goals_Obj_Tasks_Policies_July2014.pdf
http://www.compassidaho.org/documents/prodserv/CIM2040/final/CIM2040_Goals_Obj_Tasks_Policies_July2014.pdf
http://www.compassidaho.org/documents/prodserv/CIM2040/final/CIM2040_Goals_Obj_Tasks_Policies_July2014.pdf
http://www.compassidaho.org/documents/prodserv/CIM2040/final/CIM2040_Goals_Obj_Tasks_Policies_July2014.pdf
http://www.compassidaho.org/documents/prodserv/CIM2040/final/CIM2040_Goals_Obj_Tasks_Policies_July2014.pdf
http://www.compassidaho.org/documents/prodserv/CIM2040/final/CIM2040_Goals_Obj_Tasks_Policies_July2014.pdf
http://www.compassidaho.org/documents/prodserv/CIM2040/final/CIM2040_Goals_Obj_Tasks_Policies_July2014.pdf
http://www.compassidaho.org/documents/prodserv/CIM2040/final/CIM2040_Goals_Obj_Tasks_Policies_July2014.pdf
http://www.compassidaho.org/documents/prodserv/CIM2040/final/CIM2040_Goals_Obj_Tasks_Policies_July2014.pdf
http://www.compassidaho.org/documents/planning/studies/AcMgtTlkt_08Cover_Electronic.pdf
http://www.compassidaho.org/dashboard/pdfs/CompactHousingGuidebook.pdf
http://www.compassidaho.org/prodserv/transimprovement.htm
http://www.walkscore.com/
http://www.locationaffordability.info/
http://www.valleyregionaltransit.org/Portals/0/Board/2013/BusStopGuidelines.pdf
http://www.valleyregionaltransit.org/Portals/0/valleyconnect/valleyconnect.pdf


Mode Existing  With bicycle lane and detached sidewalk  

Link LOS Link LOS  

East Warm Springs 
Avenue 

Windsong Drive to 
Goodman Street 

Transit F F

Bike D A

Ped D B

Highway Capacity Manual 2010 Methodologies 

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. 

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. 

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

More information on 
COMPASS and  

Communities in Motion 
2040 can be found at: 

www.compassidaho.org 
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Cody 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.	
	
I	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.  I 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@deq.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@deq.idaho.gov; Derek.Young@deq.idaho.gov; Eric.Traynor@deq.idaho.gov 
Subject: RE: Former Gate City Steel site 
 

criddle
Text Box
CORRESPONDENCE WITH DEQ
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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 
 



 

 
 

 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.   
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	 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.		
- Idaho	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.				
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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	
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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	Foothills	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	
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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.	
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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: 
  
I 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 I 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 I recall they 
included metals; lead and arsenic, petroleum hydrocarbons, and carcinogenic chlorinated solvents. I 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 I 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 
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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. Front yard 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 
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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 
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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.  I 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.  I 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.  I 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 I 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 I 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? 
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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 I look forward to seeing you and speaking with you on November 7th 
if not before. 
 
Sincerely, 
 
Heather Crane 
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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.  I live on the Mesa and am a member of the Boulder Heights II & III Home Owners Association 
and the Mesa Neighborhood Assoc.  I 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, I 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 I hope to attend the hearing on Nov. 7th. 
 
Robin Fisher 
208‐841‐0579 
 


	Building Prototypes
	Photo1
	Photo2
	Photo3
	Photo4
	Photo5

	Grading Plan
	Preliminary Plat
	PUD16-00024_Application
	Utility Plan
	Warm Springs Village Support Letter
	Compass Comments.pdf
	Untitled

	Idaho Fish and Game Comments 2.pdf
	Slide Number 1

	ACHD Draft Comments.pdf
	Phone: 387-6171
	E-mail: syarrington@achdidaho.org
	A.  Findings of Fact
	B.  Traffic Findings for Consideration
	Request for Reconsideration of Commission Action


	ACHD Revised Comments.pdf
	Phone: 387-6171
	E-mail: syarrington@achdidaho.org
	A.  Findings of Fact
	B.  Traffic Findings for Consideration
	Request for Reconsideration of Commission Action


	PUD16-00024 & SUB16-00052 P & Z Report.pdf
	PUD16-00024 & SUB16-00052/ Warm Springs Village
	The Planning Team recommends approval of the applications.
	Planning Division Project Report
	Public Notification
	Table of Contents

	1.  Project Data and Facts
	2. Land Use
	Structure(s) Design 
	4. Zoning Ordinance
	General Purposes of Residential Districts
	5. Comprehensive Plan
	6. Transportation Data
	7. Analysis & Findings
	8. Recommended Conditions of Approval
	Standard Conditions of Approval

	ACHD Approval.pdf
	Action letter.pdf
	If you have any questions, please feel free to contact me at (208) 387-6171.

	BPP16-0028 Warm Springs Village.pdf
	Phone: 387-6171
	E-mail: syarrington@achdidaho.org
	A.  Findings of Fact
	B.  Traffic Findings for Consideration
	Request for Reconsideration of Commission Action




	the CIM 2040 Vision can be found here: Gate City--60 residential units.
	Name of Development: A 60-unit residential subdivision on East Warm Springs Avenue. Five developments comprising 193
	Summary 1: residential units have been proposed in the area. CSLOS analysis was conducted. A detached sidewalk and
	Summary 2: bicycle lane would improve Bicycle LOS to a "A" and Pedestrian LOS to a "B." The proposal supports 6 CIM 2040
	Summary 3: checklist items and does not support 14 CIM 2040checklist items. Consider improving the entrance to the Tram Trail
	Summary 4: and allowing neighborhood connections to the trail.  
	Downtown: Off
	Future Neighborhood: Off
	Small Town: Off
	Employment Center: Off
	Mixed Use: Off
	Transit Oriented Development: Off
	Existing Neighborhood: On
	Prime Farmland: Off
	Foothills: Off
	Rural: Off
	The proposal is within a CIM 2040 Major Activity Center Goal 23: Off
	TAZ:: 
	HouseholdsRow1: 464
	JobsRow1: 146
	HouseholdsRow1_2: 524
	JobsRow1_2: 146
	HouseholdsRow1_3: 664
	JobsRow1_3: 148
	The number of jobs andor households in this development is consistent with: Yes_2
	Employment: 
	TAZs:: 
	HouseholdsRow1_4: 1,831
	JobsRow1_4: 798
	HouseholdsRow1_5: 2,084
	JobsRow1_5: 798
	HouseholdsRow1_6: 2,838
	JobsRow1_6: 1,110
	The number of jobs andor households in this development is consistent with_2: Yes_3
	ma1: Off
	ma2: On
	toni1: Off
	toni2: On
	toni3: Off
	Comments: 
	don1: Off
	don2: Off
	don3: On
	Comments_2: Work with ACHD on access locations and potential for using Windsong Drive for access.
	walt1: Off
	walt2: Off
	walt3: On
	This Proposal Maintains or improves current bicycle LOS: Off
	This Proposal Maintains or improves current pedestrian LOS: Off
	This Proposal Maintains or improves current transit LOS: Off
	INfill: Off
	city limits: Off
	City AoI: Off
	transit stop: Off
	public school: Off
	Grocery Store: Off
	park and ride location: Off
	Comments_3: Future demand response services are proposed near the development. See valleyconnect for details.
	Complete Streets Scorecard is Attached: Yes_6
	This Proposal Maintains or improves current automobile LOS: Yes_6
	Walkscore: No_11
	Compact Housing: No_12
	mixed use: No_13
	Regional Average: No_14
	jobshousing balance: NA_17
	employment rich neighborhoods: No_23
	Grocery and retail options: NA_26
	Open Space park: No_25
	1 to 35 housing units: No_26
	Farmland vision: Yes_27
	Farmland: Yes_28


