
CAR17-00024 &PUD17-00022 / Biltmore Company 
Summary 
The applicant is requesting a rezone of approximately 5-acres located at 11716 W. 
Fairview Avenue from A-1 (Open Land) to 1-acre of C-2D (General Commercial with 
Design Review) and 4.13 acres of R-3D (Multi-Family Residential with Design Review).  A 
conditional use permit for a mixed-use planned development to include a 1-acre retail 
parcel and 96 multi-family residential units on the 5-acre parcel is also requested. 

Prepared By 
Susan Riggs, Associate Planner 

Recommendation 
Approval 

Reason for the Decision 

Rezone 
The rezone is in compliance with BCC 11-03-04.03. The parcel is designated as 
“Commercial” on the Land Use Map of Blueprint Boise and R-3D and C-2D are permissible 
implementing zones. Given the surrounding development pattern, the existing A-1 zone
at one unit per acre is an underutilization of the property. The R-3D zone will allow 
development of a form and density that is consistent with the existing residential uses and 
those reasonably expected to develop.  The rezone is in the best interest of the public. 
Goal CC1 and Policy CC1.1 encourage infill development as a way to reduce vehicle 
miles traveled and avoid unnecessary and expensive extensions of infrastructure.  The 
property is located close to parks, schools, churches, stores, and restaurants. The change 
in zoning will accommodate additional residents that can take advantage of these 
services.  

PUD 
The project is consistent with Section 11-03-04.6.C(7)(a) of the Development Code. The 
development is compatible with the surrounding area which is comprised of a mixture of 
densities and uses including single and multi-family developments, commercial and 
office uses. The density does not exceed the limitations of the underlying zone and all 
height and perimeter setback standards have been met and required amenities 
provided.  Comments from public agencies confirm the development will not place an 
undue burden on the transportation system or other infrastructure in the area. Conditions 
of approval will assure the project will not adversely affect other property of the vicinity. 
The project is consistent with Blueprint Boise.  The property is designated “Commercial” 
on the Land Use Map which allows commercial and multi-family development. Goals 
IDP-N.1, IDP-N.2 and NAC3.1encourage infill development and mixed-use developments 
along major corridors.  Fairview Avenue is a major corridor and the C-2 zoning along 
Fairview will add to the mix of uses in this development. 

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

7-7A

http://pdsonline.cityofboise.org/pdsonline/Permits.aspx?id=


N 
Da

wn
 D

r
N 

Co
olw

ate
r A

ve

N 
Ni

ch
ole

Av
e

N 
Sh

am
ro

ck
 S

t

N 
Mu

mb
ar

to
 Av

e

N Crib
be

ns
Av

e N 
Sh

am
ro

ck
 Av

e

W Knightsbridge Ct

N 
Br

ys
on

 R
d

N 
Da

wn
 Pl

W Olympus St

W Halstead St

W Delmar St

N 
Si

lve
rs

ag
e

Av
e

W Azure Ln

W King Way

W Halstead Ave

N 
Cr

ibb
en

s S
t

W Halstead Ct

W Olympus Ct

W King St

W Gabrielle Dr

W Cloverfield Ln

N Delmar St

W Cloverbrook Ln

W Azure Dr

W Gabrielle DrW Gabrielle Ct

W Tidewater Dr

W Stillwater Dr

W Fairview Ave

N 
Cl

ov
er

da
le 

Rd

BOISE
GIRLS

ACADEMY

MARANATHA
CHRISTIAN

SCHOOL

South
Slough

CAR17-00024 & PUD17-00022
1" : 300'

+
7-7A



BOISE GIRLS
ACADEMY

N 
Sh

am
ro

ck
 S

t

N 
Co

olw
ate

r A
ve

N C
rib

be
ns

Av
e

N 
Sh

am
ro

ck
 Av

e

W King St

N 
Br

ys
on

 R
d

N 
Da

wn
 Pl

N 
Ni

ch
ole

Av
e

W Halstead St

W Delmar St

N 
Da

wn
 D

r

W King Way

W Roxbury Ct

W Halstead Ave

W Halstead Ct

W Meadow
Wood Dr N 

Cr
ibb

en
s S

t

N Fastwater Ave

W Olympus Ct

W Cloverfield Ln

N Delmar St

W Cloverbrook Ln

W Gabrielle DrW Gabrielle Ct

W Tidewater Dr

W Stillwater Dr

R-1A

R-3D

A-1

R-1C

R-1C

R-1C R-3D

C-2D

R-1C

N-OD

C-2D

R-2D

C-2 D/DA

C-1D

W Fairview Ave

N 
Cl

ov
er

da
le 

Rd

South Slough

CAR17-00024 & PUD17-00022
1" : 300'

+
7-7A



N Cribbens
Ave

W Olympus St

W Halstead St

N 
Da

wn
 Pl

N 
Ni

ch
ole

Av
e

W Delmar St

N 
Si

lve
rs

ag
e

Av
e

W Azure Ln

W King Way

W Halstead Ave

N 
Co

olw
ate

r A
ve N 

Cr
ibb

en
s S

t

W Halstead Ct

N 
Sh

am
ro

ck
 S

t

W Olym
pus 

Ct

W King St

W Cloverfield Ln

N 
Da

wn
 D

r

N Delmar St

N 
Sh

am
ro

ck
 Av

e

W Cloverbrook Ln

W Gabrielle DrW Gabrielle Ct

W Azure Dr

N 
Br

ys
on

 R
dW Tidewater Dr

W Stillwater Dr

N 
Cl

ov
er

da
le 

Rd

W Fairview Ave

BOISE GIRLS
ACADEMY

MARANATHA
CHRISTIAN

SCHOOL

Suburban

Parks/Open
Space

Compact

Commercial

High
Density

Mixed Use

High Density

Commercial

South
Slough

CAR17-00024 & PUD17-00022
1" : 300'

+
7-7A



7-7A

Debbie
Text Box
8



10/31/17  |  PUD17-00022

10/31/17 | PUD17-00022

7-7A



10/31/17  |  PUD17-00022

10/31/17 | PUD17-00022

7-7A



Client:


Checked By:

Drawing  Title:

Project No. 

Date  of  Issue: 

Date: Revision No. Description:


Drawing No:

Project  Title:

Consultants:


Seal:

11422  E.  44TH
SPOKANE,  WA  99206

PH:    (509)  891-1281

FAX:  (509)  891-1282
E-MAIL:  dschwalbe@comcast.net

<DATEOFISSUE>


Print  Date: 10/10/2017


Scale: As Shown

Drawn By: #CAD  Technician  Full Name

#Pln

Page  15  of  43

This  drawing  must  not  be  scaled.
The  contractor  shall  verify  all  levels,
datum's  and  dimensions  prior  to
commencement  of  work.  All  errors  and
omissions  must  be  reported  to  the
Architects  immediately.

This  drawing  is  the  exclusive  property  of
the  Architects  and  must  not  be  reproduced

without  their  written  permission

Exterior  Elevations

A-201-1

FALL RIVER  WEST  8  PLEX
APARTMENTS


DANIEL  A.

SCHWALBE  INC.

ARCHITECT

C
A

D
  F

il
e
  L

o
c
a
ti
o
n
: 
 D

:\
O

T
H

E
R

  C
O

N
T
R
A

C
T
O

R
S
\B

IL
T
M

O
R
E
\F

A
L
L
 R

IV
E
R

  8
P
L
E
X
\F

A
L
L 
R
IV

E
R

  W
E
S

T
  8
  P

L
E
X
.p

ln

F
A

L
L

  R
I
V

E
R

W
E
S
T
  
8
  P

L
E
X

A
P

A
R

T
M

E
N

T



S

12

5

-2'-10  1/2"

-1  Story

-2'-10  1/2"

-1  Story

±0"

1  1st  FLOOR

±0"

1  1st  FLOOR

+9'-2"

2  2nd  FLOOR

+9'-2"

2  2nd  FLOOR

+17'-3  1/4"

3  PLT  HT

+17'-3  1/4"

3  PLT  HT

LAP  SIDING

ARCH  COMP
ROOFING

LAP  SIDING

1HR  FIRE  RATED  WALL
RE:  DET  10  A-201 

1HR  FIRE  RATED  WALL
RE:  DET  10  A-201

 PREFINISHED  ALUM
DOWNSPOUT,  GUTTER  &
SPLASHBLOCK-TYP  RE:
C4  DRAINAGE PLAN

12

5

12

5

-2'-10  1/2"

-1  Story

-2'-10  1/2"

-1  Story

±0"

1  1st  FLOOR

±0"

1  1st  FLOOR

+9'-2"

2  2nd  FLOOR

+9'-2"

2  2nd  FLOOR

+17'-3  1/4"

3  PLT  HT

+17'-3  1/4"

3  PLT  HT

ARCH  COMP
ROOFING

LAP  SIDING 

 PREFINISHED  ALUM
DOWNSPOUT,  GUTTER  &
SPLASHBLOCK-TYP  RE:
C4  DRAINAGE  PLAN

12

7 

12 

7

12

7

12

7 

-2'-10  1/2"

-1  Story

-2'-10  1/2"

-1  Story

±0"

1  1st  FLOOR

±0"

1  1st  FLOOR

+9'-2"

2  2nd  FLOOR

+9'-2"

2  2nd  FLOOR

+17'-3  1/4"

3  PLT  HT

+17'-3  1/4"

3  PLT  HT

27'-2" 

LAP  SIDING

ARCH  COMP
ROOFING

CULTURED  STONE
WAINCOTE  W/  VAPOR
BARRIER  PER  MFG.
RE:  DET  1  SHT  A302

 PREFINISHED  ALUM
DOWNSPOUT,  GUTTER  &
SPLASHBLOCK-TYP  RE:
C4  DRAINAGE PLAN

SCALE:  1/4"   =    1'-0"3
WEST  ELEVATION SCALE:  1/4"   =    1'-0"4

EAST  ELEVATION


SCALE:  1/4"   =    1'-0"1
SOUTH ELEVATION


Note:
All  windows  with  the  sill  more  than
72"  off  the  ground  must  have  protection  devices  on  them. 

10/31/17  |  PUD17-00022

10/31/17 | PUD17-00022

7-7A



Client:


Checked By:

Drawing  Title:

Project No. 

Date  of  Issue: 

Date: Revision No. Description:


Drawing No:

Project  Title:

Consultants:


Seal:

11422  E.  44TH
SPOKANE,  WA  99206

PH:    (509)  891-1281

FAX:  (509)  891-1282
E-MAIL:  dschwalbe@comcast.net

<DATEOFISSUE>


Print  Date: 10/10/2017


Scale: As Shown

Drawn By: #CAD  Technician  Full Name

#Pln

Page  16  of  43

This  drawing  must  not  be  scaled.
The  contractor  shall  verify  all  levels,
datum's  and  dimensions  prior  to
commencement  of  work.  All  errors  and
omissions  must  be  reported  to  the
Architects  immediately.

This  drawing  is  the  exclusive  property  of
the  Architects  and  must  not  be  reproduced

without  their  written  permission

3D  Views

A-201.2

FALL RIVER  WEST  8  PLEX
APARTMENTS


DANIEL  A.
SCHWALBE  INC.
ARCHITECT

C
A

D
  F

il
e
  L

o
c
a
ti
o
n
: 
 D

:\
O

T
H

E
R

  C
O

N
T
R
A

C
T
O

R
S
\B

IL
T
M

O
R
E
\F

A
L
L
 R

IV
E
R

  8
P
L
E
X

\F
A

L
L R

IV
E
R

  W
E
S
T
  8

  P
L
E
X

.p
ln

F
A

L
L

  R
I
V

E
R

W
E
S
T
  
8
  P

L
E
X

A
P

A
R

T
M

E
N

T



S

-2'-10  1/2"

-1  Story

-2'-10  1/2"

-1  Story

±0"

1  1st  FLOOR

±0"

1  1st  FLOOR

+9'-2"

 2nd  FLOOR

+9'-2"

2  2nd  FLOOR

+17'-3  1/4"

3  PLT  HT

+17'-3  1/4"

3  PLT  HT

ARCH  COMP
ROOFING

LAP  SIDING

 PREFINISHED  ALUM
DOWNSPOUT,  GUTTER  &
SPLASHBLOCK-TYP  RE:
C4  DRAINAGE  PLAN

SCALE:  1/4"   =    1'-0"1
NORTH  ELEVATION


SCALE:  1:80 3
Camera

SCALE:  1:43.644
Camera

10/31/17  |  PUD17-00022

10/31/17 | PUD17-00022

7-7A



10/31/17  |  PUD17-00022

10/31/17 | PUD17-00022

7-7A



10/31/17  |  PUD17-00022

10/31/17 | PUD17-00022

7-7A



10/31/17  |  PUD17-00022

10/31/17 | PUD17-00022

7-7A



W
H

 W
H

W
H

W
H

 

WH

WH

W
H

W
H

 

UP

UP

UP

UP

1X1-1R


1x1-

ADA  1st  Floor

1L

2X2-1L

2X2-1R2X2-1L 

2X2-1R
2X2-2L

2X2-2R

Building 1st Floor Plan
2nd & 3rd Floors Similar
24 Units Total in Building

10/31/17  |  PUD17-00022

10/31/17 | PUD17-00022

7-7A



KENT BROWN
 PLANNING SERVICES

3161 Springwood Dr   u  Meridian, Idaho 83642  u  Tel.: 208-871-6842  u 

October 28, 2017  
 
Boise City Planning & Development Services   
150 N Capital Blvd
PO Box 500 
Boise ID 83701-0500
 
RE: Planned Unit Development for 11716 W. Fairview Ave PUD17-00022

Commissioners:
 
On behalf of, Biltmore Company requests your approval of a PUD at 11716 W. Fairview Ave. This

PUD request is for 96 multi-family units in R-3D zone, on 4 acres. 
 
SITE DESIGN
The site design has focused on blending our proposed multi-family residential and commercial
use into the existing residential and commercial use in the area.  Our site design places three

story buildings adjacent to existing multi-family and commercial buildings. 
 
Where we are adjacent to existing single family homes we have increased our building setbacks

from 15 feet to 20 and 30 feet and at the same time we have reduced the size of the buildings and
limited them two stories.  Along Fairview Ave we are proposing that one acre of site be used for

a future undetermined commercial pad. 
 
The added bonus of this site design has all of our active areas, where noise and lights might

impact neighbors have been minimized, by placing parking lot in the center of the site. 
 
Parking 
There are a total of 130 parking stalls in the development. There are 124 standards parking stalls

and 6 are Handicapped spaces. Each residential unit will have one covered parking stall. We
have a 96 bicycle parking stalls with 24 covered bicycle parking stalls
 
In Summary:
We have blended our six proposed buildings into the existing commercial and residential

neighborhood.
 
Please contact me if you have any questions regarding any of this application.
 
Sincerely,

Kent Brown
Planner

10/31/17  | PUD17-00022
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Planning Division Project Report 
 
File Number CAR17-00024 & PUD17-00022 
Applicant Biltmore Company 
Property Address 11716 W. Fairview Avenue  
  
Public Hearing Date  December 11, 2017, 2017 
Heard by Planning and Zoning Commission 
  
Analyst Susan Riggs, Associate Planner 
Reviewed By Cody Riddle, Current Planning Manager 

 
Public Notification 
Neighborhood meeting conducted on:   October 17, 2017 
300 foot radius notices mailed on:   November 22, 2017 
Newspaper notification published on:   November 25, 2017 
Staff posted notice on site on:   November 17, 2017 

 
Table of Contents  
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1. Project Data and Facts 

 

2. Land Use 
Description and Character of Surrounding Area  
The surrounding area is comprised of a variety of uses including commercial, office, 
single and multi-family homes. The Cloverdale Cemetery is just west of the site on the 
south side of Fairview Avenue.  There are a number of vacant parcels along Fairview 
Avenue.  

 
Adjacent Land Uses and Zoning 
North Single-Family / R-1C (Single Family Residential)  
South Commercial /C-2D 
East Single-Family and Commercial / R-1C and C-2D 
West Multi-Family and Church / R-3D and A-1 

 

 

Project Data   
Applicant  Jeremy Armar / Biltmore Company 
Agent /Representative Kent Brown / Kent Brown Planning Services 
Location of Property 11716 W. Fairview Avenue 
Size of Property 5-acres 
Existing Zoning A-1 (Open Land) 

Proposed Zoning R-3D (Multi-family Residential with Design Review) 
C-2D (General Commercial with Design Review) 

Land Use Designation Commercial 
Planning Area West Bench 
Neighborhood Assoc./Contact West Valley /Jim Szatkowski 

Procedure 
The Planning and Zoning Commission will make a 
recommendation to City Council on the Rezone  and 
render a final decision on the PUD. 

  
Current Land Use  
Vacant parcel 
 
Description of Applicant’s Request  
Rezone of approximately 5-acres from A-1 (Open Land) to 1-acre of C-2D (General 
Commercial with Design Review) and 4.13 acres of R-3D (Multi-Family Residential with 
Design Review) and a conditional use permit for a mixed-use planned development to 
include a 1-acre retail parcel and 96 multi-family residential units.  

History of Previous Actions   
None 
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3. Project Proposal 
 
Structure Design 

 
Setbacks 

 
Site Design 
 

Land Use Proposed 
Percentage of the site devoted to building coverage: 18.6% 

Percentage of the site devoted to paving: 32 % 

Percentage of the site devoted to landscaping: 29.4% 
Percentage of the devoted to other uses: 20 % 
TOTAL 100% 

 

Parking 

The maximum number of parking spaces allowed is 172 (115 x 1.5) 
24 of the bicycle parking space shall be covered.  
 

Special Considerations   
None 

Number and Proposed Use of Buildings  
96 multi-family residential units.  
Number of Stories  
Two and three stories.  

Yard Required Proposed 
Front / Fairview Avenue 10’ 10’ 
Street Side / Dawn Place 15’ 20’ 
Interior Side / East  15’ 15’  
Rear / North 15’ 20’to 30’ 

Proposed Required 
Total parking spaces: 130 Total parking spaces: 125 
Accessible spaces: 5 Accessible spaces: 6 
Compact spaces: 0 Compact spaces allowed: 52 
Bicycle parking spaces: 96 Bicycle parking spaces: 96 
Parking Reduction requested? No Off-site Parking requested? No 
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4. Development Code (Boise City Code Title 11)  

 
5. Comprehensive Plan (Blueprint Boise) 

 
6. Transportation Data 

*Acceptable level of service for a five-lane principal arterial is “E” (1,780).  

Average Daily Traffic Counts  
The average daily traffic count for Fairview Avenue east of Cloverdale Road was 29,858 
on January 2015. 
 

7. Analysis 
The applicant is requesting a rezone of 5-acres located at 11716 W. Fairview Avenue from 
A-1 (Open Land) to 1-acre of C-2D (General Commercial with Design Review) and 4.13 
acres of R-3D (Multi-Family Residential with Design Review).  A conditional use permit for 
a mixed-use planned development to include a 1-acre retail parcel and 96 multi-family 
residential units on the 5-acre parcel is also requested.   
 

Section Description 
11-03-04.03  Rezone (Specific Procedures) 
11-03-04.6. Conditional Use Permits (Specific Procedures) 
11-03-04.7 Planned Developments (Specific Procedures) 
11-04-03. (D) Residential Multi-Family (R-3D) District 
11-07-06.5 Planned Unit Development Standards 
11-07-03  Off-Street Parking and Loading Standards 

Chapter Principles, Goals, and Policies 

Chapter 2: Citywide Vision and Policies 

Goal PDP1.2 
Goal NAC3.1 
Goal CC1.1 
Goal CC7 
Goal CC7.2(b) 
Goal CC9.1 

Chapter 3:  Community Structure and Design 

Principle GDP-N-1 (a) 
Principle GDP-N-5 (a) 
Principle IDP-N.1(a)  
Principle GDP C/E.5 
Principle GDP C/E.6 

Chapter 4: / West Bench Policies Goal WB-CCN1.2 (a) 
Goal WB-CCN 1.5 

Roadway Frontage Functional 
Classification 

PM Peak  
Traffic Count Level of Service* 

Fairview Avenue 315-feet Principal Arterial 1,421 Better than “E” 
Dawn Place  707-feet Local N/A N/A 
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The site is located on the northeast corner of Fairview Avenue and Dawn Place.  The 
existing parcel is vacant and is surrounded by a mixture of zones, and land use 
designations.  North of the property are single-family homes, to the east are single-family 
homes and a large commercial property (Auto Body).  To the south is Fairview Avenue 
with office and commercial uses and to the west is Dawn Place, then multi-family and a 
Teen Center.     

 
Rezone 
The Area of Stability Map in Blueprint Boise identifies the site as an area anticipating 
significant new development and redevelopment as the parcel abuts Fairview Avenue.  
The area just north of Fairview Avenue is identified as an area of stability. The property is 
designated as “Commercial” on the Land Use Map in Blueprint Boise and allows the 
requested C-2D and R-3D zones.  This designation also allows a zone change to A-1, A-2, 
R-1M, R-2, and all office and commercial zones.  The primary uses anticipated for the 
Commercial designation are convenience, neighborhood, commercial and regional 
shopping centers, hotels and motels, car sales, restaurants, limited outpatient medical 
office and similar uses.  Secondary uses include housing, offices, entertainment, and 
other complimentary ancillary uses within commercial projects.  The L-O and N-O zones 
may also be appropriate as the allowed and conditionally allowed uses are generally 
compatible with the nearby office and residential neighborhoods.  All of the commercial 
zones with the exception of the C-5 zone which is intended for the Central Downtown 
Business District could be appropriate along the Fairview Avenue frontage. The A-1 and 
A-2 zones are not appropriate as they are intended for low density residential use and 
lands requiring larger areas for developments such as parks, schools, and agricultural 
uses.  
 
The rezone has the potential to accommodate additional diversity in housing choices in 
the neighborhood.  The rezone is further supported by Goal CC1 and Policy CC1.1 that 
encourage infill development as a way to reduce vehicle miles traveled and avoid 
unnecessary and expensive extensions of infrastructure.  The property is located close to 
parks, schools, churches, stores, and restaurants.  Transit is currently not available but 
service is planned for the future.   
 
 

Land Use Map Zoning Map 
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Planned Unit Development  
This project was submitted under Section 11-06-03.02; Multi-Family Living Standards. With 
the change in zoning the applicant plans to construct a 96-unit planned residential multi-
family development. The one-acre commercial parcel is conceptual with only the zoning 
designation requested now. The project incorporates two different housing types. There 
are three, 3-story buildings (24 units each) and three 2-story buildings (8 units each).  The 
apartments include 18 one-bedroom (701 sq. ft.) and 78 two-bedroom units (1,024 sq. ft.). 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The R-3 zone allows a maximum density of 43.5 dwelling units per acre and 24 units per 
acre are proposed.  As required by the multi-family standards, the tallest buildings are 
located furthest away from the single-family homes. The site plan places the three-story 
buildings adjacent to the proposed commercial area and along Dawn Place; across the 
street from a two-story multi-family development.  The smaller two-story buildings are 
located along the north and east boundaries and adjacent to one and two story single-
family homes.  Setbacks adjacent the homes along the north have been increased from 
the required 15 feet to 20 and 30 feet.  A 15-foot setback is proposed on the east.  Within 
these setbacks the applicant has proposed lawn with shade and ornamental trees.  A 
six-foot tall cedar privacy fence is also proposed along the property boundary.   
 
Each unit will have one covered parking space.  Parking is provided through surface 
spaces located interior to the development which will help mitigate impacts of noise and 
lighting on the neighboring properties. A total of 125 spaces are required and 130 are 
proposed. The maximum number permitted is 172. Ninety-six bicycle parking spaces have 
been provided with 24 being covered.  
 
The site is over one acre which requires two amenities.  The applicant is proposing a 
gazebo within a ±4,400 sq. ft. landscaped pocket park in the center of the development 
and two smaller tot lots; one in the northwest corner (±5,100 sq. ft.)  and the other on the 
east side of the development just south of the 8-plex building (±3,750 sq. ft.). A 
recommended condition of approval requires the play equipment to be of an industrial 
grade and capable of holding up over time.   
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Each unit has a private porch area.  They range in size from 49 to 126 square feet.  
Typically, 100 square feet of private open space is required; however, with the inclusion 
of the three amenities areas totaling approximately 13,250 square feet, a waiver can be 
granted for the size of the private area. The multi-
family standards also require open space or 
recreational space to be equal to 30% of the land 
area occupied by residential structures.  Usable open 
space or recreational space includes landscaped 
areas, court yards, balconies, patios, pedestrian walk 
ways, playgrounds etc.  This does not include 
driveways, parking areas or loading 
areas.   According to the application, 29.4% of the 
site is devoted to landscaping.  This does not include 
the private porch areas and walkways which may 
also be included. Adding these areas will bring the 
open space to well over 30%. With the rezone to R-
3D, what is proposed for the exterior façade and site 
improvements will also be reviewed by the Design 
Review Team prior to the issuance of a building 
permit. 
 
Connectivity and Sidewalks 
A pedestrian circulation system is integrated into the 
surrounding neighborhood and provides 
connections from the building entrances to parking 
areas, and open space recreational areas within the 
development.  The project will provide a significant 
improvement to connectivity within the 
neighborhood. King Street, a 36-foot wide street 
section currently stubs to the property from the east. 
Connectivity through the development will be provided by the extension of King Street 
as a 33-foot wide street section with curb, gutter and 5-foot wide attached sidewalks on 
both sides of the street.   The site plan currently indicates no sidewalks along Fairview 
Avenue and attached sidewalks along Dawn Place.  A condition of approval 
recommends 5-foot wide detached sidewalks and an 8-foot landscape buffer along 
these streets as they abut the parcel. The applicant has agreed to this recommendation.  
 
The Planning Team is in support of the project and finds it complies with the Multi-Family 
Standards (BBC 11-06-03).  It includes two distinct multi-family buildings and is not subject 
to the block level mix requirement.   The project’s proximity to Fairview Avenue provides 
ready access to Downtown and the interstate, meaning residents of this development 
can easily get to major employment centers throughout Boise.  The project is also within 
walking and biking distance to employment and many commercial businesses along 
Fairview Avenue making its density appropriate for the neighborhood. Valley Ride 
currently does not provide service in the vicinity; however, it is planned for the future.  
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8. Approval Criteria 
 

REZONE / 11-03-04. B(7)(c) 
 
i. Is in compliance with the Comprehensive Plan. 

 
The Planning Team supports this finding.  The Area of Stability Map in Blueprint Boise 
identifies the site as an area anticipating significant new development and 
redevelopment as the parcel abuts Fairview Avenue.  The area just north of Fairview 
is identified as an area of stability. The property is designated as “Commercial” on the 
Land Use Map in Blueprint and R-3D and C-2D are permissible implementing zones. 
The R-1M and R-2 residential zones as well as office, commercial, and open space 
zoning are allowed in this designation.  The site is interior to a somewhat established 
single and multi-family neighborhood with similar zoning and uses. Given the 
surrounding development pattern, the existing A-1 zone at one unit per acre is an 
underutilization of the property. Although office zoning is permitted, commercial 
development along Fairview will provide services that are walkable for the future 
tenants.  The requested C-2D zoning is consistent with commercial zoning in the 
vicinity. The R-3D zone will allow development of a form and density that is consistent 
with the existing residential uses and those reasonably expected to develop.  
Comprehensive Plan Goal PDP1.2 and NAC 3.1 encourage housing and mixed-use 
development in infill areas that compliments the scale and character of the 
surrounding neighborhood.  Also, the addition of the “D” for a Design Review Overlay 
District will ensure the appearance of buildings and site improvements comply with 
the Design Guideline.   

 
ii. Is in the best interest of the public convenience and welfare. 
 
   The rezone is in the best interest of the public.  The property is currently zoned A-1 

(Open Land), with a maximum residential density of one unit per acre.  This is not an 
appropriate zone for a property in an urban setting where services, infrastructure and 
amenities are readily available. Goal CC1 and Policy CC1.1 encourage infill 
development as a way to reduce vehicle miles traveled and avoid unnecessary and 
expensive extensions of infrastructure.  The property is located near parks, schools, 
churches, stores, and restaurants. The change in zoning will accommodate additional 
residents that can take advantage of these services.  This is more beneficial to the 
general population than if the same residents were forced to outlying areas of the 
community. 

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

The rezone will maintain and preserve the compatibility of the surrounding zoning and 
development.  The development to the west is zoned R-3D and is developed with 
two-story multi-family buildings.  Compatibility with the adjacent one and two-story 
single-family homes (R-1C) will be maintained with the increased setbacks, 
landscaping, fencing and buildings proposed at similar heights.  
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The rezone will facilitate development of a similar form and pattern to surrounding 
uses and those reasonably expected to develop.   

 
Planned Unit Development (11-03-04.7.(C7) 
 
i. The location is compatible to other uses in the general neighborhood. 

 
The location of the development is compatible with the general neighborhood. The 
surrounding area is comprised of a mixture of densities and uses which include single 
and multi-family developments, commercial and office uses.  The project is within 
walking and biking distance to employment and many commercial businesses along 
Fairview Avenue making its density appropriate for the neighborhood. 

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

facilities in the vicinity. 
 
Correspondence received from commenting agencies indicate the proposed use 
will not place an undue burden on transportation or other public services.  The Ada 
County Highway District (ACHD) staff approved the project on November 17, 2017.  
Fairview Avenue is a principle arterial and operating at an acceptable Level of 
Service (LOS) Better than “E”.  The project is estimated to generate 633 vehicle trips 
per day, with 56 during the PM peak hour.   

The following table includes trip generation rates per 1,000 square feet for potential 
land uses for the commercial 1-acre lot. 

Land Use Avg. Daily Trips Avg. PM Peak Hour Trips 
Specialty Retail 44.32 2.71 

Restaurant (Fast-Food) 496.12 32.65 
General Office 11.03 1.49 

 

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. 

 
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 and all required 
elements of a multi-family planned residential development.  The required amenities 
have been provided, the density does not exceed the limitations of the underlying 
zone and all dimensional requirements have been met. One hundred twenty-five 
parking spaces are required and 130 have been provided, 6 of which are accessible.  
This includes a 20% increase for assigned spaces (20), and a reduction of 20 parking 
spaces for on-street spaces located immediately adjacent to the site on Dawn Place 
and 10 guest parking spaces.  All required bicycle parking has also been provided.  
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iv. The proposed use, if it complies with all conditions imposed, will not adversely affect 
other property of the vicinity. 
 
With the attached conditions of approval, the project will not adversely impact other 
properties in the vicinity.  Multi-family dwellings are a conditionally allowed use in the 
proposed R-3D zone and the project is surrounded by a mix of residential uses.  As a 
result, there is no issue with different operating characteristics, hours, etc.    The site is 
not encumbered by any view easements that would limit height or dictate building 
placement. There will be a six-foot fence and landscaping along the project 
boundary that will help provide additional privacy.  The parking lot is interior to the 
site which will help mitigate the impact of vehicle noise and headlights to the 
adjacent neighbors. Lighting for the project will be reviewed by Design Review; 
however, a condition of approval requires that lighting be designed and located to 
prevent glare or direct light from falling onto adjoining properties.  In addition, all 
perimeter setback have been met or exceeded, and the building heights and 
parking requirements are in compliance with the Development Code. 
 

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

The project is consistent with the goals, objectives and policies of Blueprint Boise.  The 
property is designated “Commercial” on the Land Use Map which allows multi-family 
through the conditional use process. Goal GDP-N.3 encourages a variety of housing 
within a neighborhood. The parcel is four acres and provides two distinct building 
types/designs. The greater neighborhood includes a mix of uses. The structures will be 
compatible with the height, scale, and massing of the adjacent residential uses.  
Increased setback have been provided adjacent to the single-family homes north 
and east of the site. Goals IDP-N.1, IDP-N.2 and NAC3.1encourage infill development 
and mixed-use developments along major corridors.  Fairview Avenue is a major 
corridor and the C-2 zoning along Fairview will add to the mix of uses in this 
development.   Parking is located interior to the development and is not visible from 
the street as supported by Principle GDP C/E.6.  Principle GDP-C/E.5 (a) and Goal 
CC7, encourage pedestrian facilities to adjacent uses by adding sidewalk 
connections. Goal CC7.2, WB-CCN1.5 and Principle GDP-N.5(a), encourage 
minimizing pedestrian conflict with vehicles by providing buffers between the 
sidewalk and automobile traffic.  Attached sidewalks are proposed along the 
extension of King Street which will match the existing attached sidewalk on King Street 
to the east. Five-foot-wide detached sidewalks with an eight-foot wide landscape 
buffer will be constructed along Dawn Place and Fairview Avenue. Goal CC1.1 
encourages infill development that does not require the costly extension of 
infrastructure.  All utilities and infrastructure necessary to support development are 
readily available to the site.  And finally, West Bench Goal CCN.1.2 encourages higher 
density and mixed-use developments along the Fairview Corridor. 
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vi. A multi-family building (any building containing more than two residential units) is 
designed to comply with the Citywide Design Standards and Guidelines. 

 
The multi-family buildings comply with the elements of the Citywide Design Standards.  
They include modulation in the roofline and façade to break up the massing and add 
visual interest.  The structures utilize horizontal lap, board and batten siding with a 
cultured stone wainscot on the exterior of the building to break up the massing and 
create design interest.  In addition to the material changes, the buildings are 
articulated with varying shed and gable rooflines, and multiple window openings.  The 
architectural details provide an element that presents an appealing multi-family 
residential product that will integrate well into the area.  The project is in a Design 
Review overlay zone and will be reviewed by the Design Review Team to ensure the 
architecture, modulation, landscaping, and lighting are appropriate for the site.   
 

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

and Development Services Department dated received October 31, 2017, except as 
expressly modified by the following conditions: 
 

2. Planning: 
 
a. The amenities are comprised of a gazebo within a ±4,400 sq. ft. landscaped 

pocket park in the center of the development and two smaller tot lots; one in 
the northwest corner (±5,100 sq. ft.) and the other on the east side of the 
development just south of the 8-plex building (±3,750 sq. ft.). The play 
equipment shall be of an industrial grade and capable of holding up over time.   
 

b. The planned development shall provide two different multi-family designs.  
 

c. A new six-foot-tall cedar fence shall be constructed around the perimeter of 
the development. 
 

d. A minimum of 125 parking space shall be provided.  Six of these spaces shall 
be accessible with one being van accessible.  
 

e. A minimum of 96 bicycle parking spaces are required within an approved rack 
and shall evenly throughout the project.  Twenty-four of the spaces shall be 
covered. 

 
f. Bicycle parking spaces shall be a minimum of 6 feet long and 2.5 feet wide 

and have an overhead clearance of 7 feet if covered. A 4 foot wide aisle is 
required between rows of bicycle parking or nearby walls. Stationary racks shall 
be located on improved non-permeable surfaces and anchored to the 
ground.  
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g. A five-foot-wide sidewalk and an eight-foot-wide landscape buffer shall be 

constructed on Dawn Place and Fairview Avenue as it abuts the project site.  
These improvements shall be constructed or bonded for prior to the issuance 
of the first building permit. 

 
h. Trash enclosures shall be screened with a six-foot-tall masonry wall or fence 

along with landscaping. 
 

i. Mechanical equipment for each building shall be screen and identified on the 
final landscape plan.  

 
j. The streetlight fixtures shall be of a design that focuses light downward to 

prevent light trespass from the development.  All lighting shall be approved by 
the Public Works Department. 
 

k. This project is in a Design Review District, and is subject to review and approval 
by the Design Review Committee.  

 
Agency Requirements 
      
4. Comply with requirements of the Ada County Highway District (ACHD) as outlined in 

the staff report dated November 17, 2017. 
 
5. Comply with all conditions of the Boise Fire Department as outlined in department 

comments dated November 24, 2017.  For additional information, contact Ron 
Johnson at (208) 570-6571. 

 
6. Comply with all conditions of the Boise City Building Department as outlined in 

department comments dated November 11, 2017. 
 

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

 
a. Drainage (November 2, 2017) 
b. Solid Waste (November 2, 2017) 
c. Sewer (November 24, 2017) 
d. Street Lights (November 2, 2017) 
 

Contact BCPW at 208-608-7150 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. 
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Standard Conditions of Approval 
 
8. 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) 608-7100 regarding questions 
pertaining to this condition. 
 

9. Any future division of this parcel into individual lots or parcels, for the purpose of 
selling the separate lots to individual owners, will be required to comply with all 
provisions of Boise City Code, Title 11, Chapter 9, including lot frontage on a public 
or approved private street, and all requirements for preliminary and final platting. 

 
10. All landscaping areas shall be provided with an underground irrigation system. Land-

scaping 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. 

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

be shown that landscaped berms/shrubs will screen the swales. 
 
12. 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. 

 
13. Deciduous trees shall be not less than 2" to 2 1/2" inch caliper size at the time of 

planting, evergreen trees 5' to 6' in height, and shrubs 1 to 5 gallons, as approved by 
staff. All plants are to conform to the American Association of Nurseryman Standards 
in terms of size and quality. 

 
14. Vision Triangles as defined in Section 11-01-03 and Section 11-10-04.4G. of the Boise 

City Zoning Ordinance shall remain clear of all sight obstructions. 
 
15. Utility services shall be installed underground. 

 
16. Hook-up to wet line sewers shall be required prior to issuance of an Occupancy 

Permit.  
 
17. Any outside lighting shall be reflected away from adjacent property and streets.  The 

illumination level of all light fixtures shall not exceed two foot-candles as measured 
one foot above the ground at property lines shared with residentially zoned or used 
parcels. Exterior lighting fixtures must be designed and located so as to prevent glare 
or direct light from falling onto adjoining properties or streets. 
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18. An occupancy permit will not be issued by the Planning and Development Services 
Department until all of these conditions have been met. In the event a condition(s) 
cannot be met by the desired date of occupancy, the Planning Director will 
determine whether the condition(s) is bondable or should be completed, and if 
determined to be bondable, a bond or other surety acceptable to Boise City will be 
required in the amount of 110% of the value of the condition(s) that is incomplete. 
 

19. 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 one bid for the amenities, landscaping materials and 
the installation.  The bond shall be for 110% of the bid and submitted to the Building 
Department on the 2nd floor of City Hall.  For additional information, please call (208) 
608-7070. 

 
20. All parking areas and driveways shall be paved, marked, and provided with 

approved wheel restraints, and shall be designed and laid out to conform to the 
minimum standards required by the Boise City Zoning Ordinance. 

 
21. 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. 

 
22. 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. 

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

Boise City Planning and Zoning Commission. 
 
24. 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. 

 
25. 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. 
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26. 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.  
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 1     BOI17-0466 / PUD17-00022 
 

Development Services Department 

 
Project/File:  Fairview Apartments / BOI17-0466 / PUD17-00022 & DRH17-00532 

The applicant is requesting planned unit development approval for a commercial pad 
and 96 multi-family units at 11716 W. Fairview Avenue. 

Lead Agency: City of Boise 

Site address: 11716 W. Fairview Ave.  

Staff Approval: November 17, 2017 

Applicant: Jeremy Amar 
 Biltmore Company 
 1558 Cayuse Dr. 
 Meridian, ID 83646 

Representative: Kent Brown 
 3161 E. Springwood Dr. 
 Meridian, ID 83642 
Staff Contact:  Austin Miller 
 Phone: 387-6335 
 E-mail: amiller@achdidaho.org 

A.  Findings of Fact 
1. Description of Application:   The applicant is requesting planned unit development approval for 

a commercial pad and 96 multi-family units on a 5-acre parcel in an R-3D zone, located at 11716 
W. Fairview Avenue. This proposal is consistent with the City of Boise’s comprehensive plan.   

2. Description of Adjacent Surrounding Area:   
Direction Land Use Zoning 
North Single Family Residential District R-1C 
South General Commercial District C-2D 
East Single Family Residential & General Commercial District R-1C & C-2D 
West Open Land District 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: 

 The Cloverdale Apartments/Village East Apartments, a 250-unit multi-family development, 
located at the northeast corner of Cloverdale Road and Fairview Avenue were approved by 
ACHD in November 2014. This project has not proceeded forward with development. 

 The Wild Shamrock Center, an 8-lot commercial subdivision, located on the south side of 
Fairview Avenue at the Steelwood Avenue intersection, was approved by ACHD in 
December 2016. This project is currently in various stages of development. 
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5. Transit:  Transit services are not available to serve this site.     

6. New Center Lane Miles:  The proposed development includes 0.06 centerline miles of new 
public road. 

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): 
 Cloverdale Road is scheduled in the IFYWP to be widened to 5-lanes from Ustick Road to 

Fairview Avenue in 2018. 

 Fairview Avenue is listed in the CIP to be widened to 7-lanes from Cloverdale Road to Five 
Mile Road between 2031 and 2035. 

 The intersection of Fairview Avenue and Cloverdale Road is listed in the CIP to be widened 
to 7-lanes on the north leg, 6-lanes on the south, 8-lanes east, and 8-lanes on the west leg, 
and signalized between 2021 and 2025. 

B. Traffic Findings for Consideration 
1. Trip Generation:  The apartments included in this development are estimated to generate 633 

additional vehicle trips per day; 56 additional vehicle trips per hour in the PM peak hour, based on 
the Institute of Transportation Engineers Trip Generation Manual, 9th edition.   

The following table includes average trip generation rates per 1,000 square feet for potential land 
uses of the commercial lot included in this application. 

Land Use Avg. Daily Trips Avg. PM Peak Hour Trips 
Specialty Retail 44.32 2.71 

Restaurant (Fast-Food) 496.12 32.65 

General Office 11.03 1.49 

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

* Acceptable level of service for a five-lane principal arterial is “E” (1,780 VPH). 

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

 The average daily traffic count for Fairview Avenue east of Cloverdale Road was 
29,858 on January 22, 2015.  

C. Findings for Consideration 
1. Fairview Avenue 

Roadway Frontage Functional 
Classification 

PM Peak Hour 
Traffic Count 

PM Peak Hour 
Level of Service 

Fairview Avenue 315-feet Principal 
Arterial 1,421  Better than “E” 

Dawn Place 707-feet Local N/A N/A 
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a. Existing Conditions:  Fairview Avenue is improved with 5-travel lanes and no curb, gutter or 
sidewalk abutting the site.  There is 99-feet of right-of-way for Fairview Avenue (55-feet from 
centerline). 

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

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

Street Section and Right-of-Way Width Policy:  District Policies 7205.2.1 & 7205.5.2 state 
that the standard 7-lane street section shall be 96-feet (back-of-curb to back-of-curb) within 
120-feet of right-of-way. This width typically accommodates three travel lanes in each 
direction, a continuous raised or landscaped median with intermittent turn lanes, and safety 
shoulders. 

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. 

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 Fairview Avenue is designated in 
the MSM as a Mobility Corridor with 7-lanes and on-street bike lanes, a 98-foot street section 
within 124-feet of right-of-way. 

c. Applicant Proposal:  The applicant hasn’t proposed any improvements to Fairview Avenue. 

d. Staff Comments/Recommendations:  The applicant should be required to dedicate a 
minimum of 62-feet of right-of-way on Fairview Avenue abutting the site, measured from the 
centerline of Fairview Avenue. This segment of Fairview Avenue is not centered on the 
section line.  The applicant will be compensated for the right-of-way that is dedicated in 
addition to the existing right-of-way, up to 62-feet from centerline.   
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The applicant should be required to construct 5-foot wide detached concrete sidewalk on 
Fairview Avenue located a minimum of 55-feet from centerline. The City of Boise has 
expressed the desire for the sidewalk to be located 57-feet from centerline. If the City requires 
the sidewalk to be located in excess of 55-feet from centerline on Fairview Avenue, the 
applicant should be required to dedicate right-of-way extending 1-foot past the back edge of 
sidewalk.  

2. Dawn Place 
a. Existing Conditions:  Dawn Place is improved with 25-feet of pavement and no curb, gutter 

or sidewalk abutting the site, tapering to 37-feet of pavement at the intersection with Fairview 
Avenue. There is 40-feet of right-of-way for Dawn Place, tapering to 55-feet at the intersection 
with Fairview Avenue (25-feet from centerline). 

b. Policy: 
Commercial Roadway Policy: District Policy 7208.2.1 states that the developer is 
responsible for improving all commercial street frontages adjacent to the site regardless of 
whether or not access is taken to all of the adjacent streets.   

Street Section and Right-of-Way Policy:  District Policy 7208.5 states that right-of-way 
widths for new commercial streets shall typically be 50 and 70-feet wide and that the standard 
street section will vary depending on the need for a center turn lane, bike lanes, volumes, 
percentage of truck traffic, and/or on-street parking. 

 A 36-foot street section (back-of-curb to back-of-curb) will typically accommodate two 
travel lanes and on-street parking. 

 A 40-foot street section (back-of-curb to back-of-curb) will typically accommodate two 
travel lanes and a center turn lane. 

 A 46-foot street section (back-of-curb to back-of-curb) will typically accommodate two 
travel lanes and a center turn lane and bike lanes. 

Sidewalk Policy:  District Policy 7208.5.6 requires a concrete sidewalks at least 5-feet wide 
to be constructed on both sides of all commercial streets.  If a separated sidewalk is 
proposed, 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.   

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.). 

Half Street Policy:  District Policy 7208.2.2 required improvements shall consist of pavement 
widening to one-half the required width, including curb, gutter and concrete sidewalk 
(minimum 5-feet), plus 12-feet of additional pavement widening beyond the centerline 
established for the street to provide an adequate roadway surface, with the pavement 
crowned at the ultimate centerline.  A 3-foot wide gravel shoulder and a borrow ditch sized to 
accommodate the roadway storm runoff shall be constructed on the unimproved side. 

c. Applicant’s Proposal:  The applicant is proposing to complete Dawn Place as a 36-foot 
street section. 

d. Staff Comments/Recommendations:  Consistent with the Cloverleaf Plaza project on the 
west side of Dawn Place, the applicant should be required to complete Dawn Place as a 40-
foot commercial street section with vertical curb, gutter and 5-foot wide concrete sidewalk 
from Fairview Avenue to the proposed commercial driveway. 
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North of the proposed driveway, the applicant should be required to taper Dawn Place down 
to a 36-foot street section with vertical curb, gutter and 5-foot wide concrete sidewalk. 

3. King Street 
a. Existing Conditions:  King Street currently stubs to this property from the east as a 36-foot 

street section, with curb, gutter and attached sidewalk.  

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

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

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

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

Continuation of Streets Policy:  District Policy 7207.2.4 states that an existing street, or a 
street in an approved preliminary plat, which ends at a boundary of a proposed development 
shall be extended in that development.  The extension shall include provisions for continuation 
of storm drainage facilities.  Benefits of connectivity include but are not limited to the following: 

 Reduces vehicle miles traveled. 
 Increases pedestrian and bicycle connectivity. 
 Increases access for emergency services. 
 Reduces need for additional access points to the arterial street system 
 Promotes the efficient delivery of services including trash, mail and deliveries. 
 Promotes appropriate intra-neighborhood traffic circulation to schools, parks, 

neighborhood commercial centers, transit stops, etc. 
 Promotes orderly development. 

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

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

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

c. Applicant’s Proposal:   The applicant is proposing to extend King Street into the site as a 33-
foot street section with curb, gutter and 5-foot wide concrete sidewalk within 46-feet of right-of-
way. 

d. Staff Comments/Recommendations:  The applicant’s proposal to construct King Street as a 
33-foot street section with curb, gutter and 5-foot wide concrete sidewalk meets District policy 
with the exception of the right-of-width and should be approved as proposed.   The applicant 
should be required to construct the improvements within 47-feet of right-of-way.   

4. Driveways 
4.1 Dawn Place 

a. Existing Conditions:  There are no existing defined driveways on Dawn Place abutting the 
site. 

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

Successive Driveways:  District Policy 7207.4.1 states that successive driveways away from 
an intersection shall have no minimum spacing requirements for access points along a local 
street, but the District does encourage shared access points where appropriate. 
Driveway Width Policy:  District policy 7207.4.3 states that where vertical curbs are required, 
residential driveways shall be restricted to a maximum width of 20-feet and may be 
constructed as curb-cut type driveways. 

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

c. Applicant’s Proposal:  The applicant is proposing one 26-foot wide curb return type driveway 
on Dawn Place aligned with the existing driveway to the west located 170-feet north of 
Fairview Avenue (measured centerline-to-centerline). 

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

The applicant should be required to pave the driveway it’s full width at least 30-feet into the 
site beyond the edge of Dawn Place. 

4.2  King Street 
a. Existing Conditions:  King Street does not exist internal to the site. 

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

Successive Driveways:  District Policy 7207.4.1 states that successive driveways away from 
an intersection shall have no minimum spacing requirements for access points along a local 
street, but the District does encourage shared access points where appropriate. 
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Driveway Paving Policy:  Graveled driveways abutting public streets create maintenance 
problems due to gravel being tracked onto the roadway.  In accordance with District policy, 
7207.4.3, the applicant should be required to pave the driveway its full width and at least 30-
feet into the site beyond the edge of pavement of the roadway. 

c. Applicant’s Proposal:  The applicant is proposing four 18-foot wide curb return type 
driveways on King Street internal to the site. 

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

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

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

7. Other Access 
Fairview Avenue is classified as a principal arterial roadway. Direct lot access is prohibited to this 
roadway. 

D. Site Specific Conditions of Approval 

1. Dedicate additional right-of-way to total a minimum of 62-feet from the centerline of Fairview 
Avenue abutting the site. 

2. Construct 5-foot wide detached concrete sidewalk on Fairview Avenue located a minimum of 55-
feet from centerline.  Provide a permanent right-of-way easement if the detached sidewalk is 
located outside of the dedicated right-of-way. 

3. Construct Dawn Place as a 40-foot commercial street section with vertical curb, gutter and 5-foot 
wide concrete sidewalk. 

4. Extend King Street into the site constructed as a 33-foot street section with curb, gutter and 5-foot 
wide concrete sidewalk. 

5. Dedicate right-of-way extending 2-feet past the back edge of the sidewalk on King Street abutting 
the site, or dedicate right-of-way extending 2-feet past the back edge of the curb and provide a 
permanent sidewalk easement for all sidewalk located outside the public right-of-way. 

6. Construct one 26-foot wide curb return type driveway on Dawn Place aligned with the existing 
driveway to the west, located 170-feet north of Fairview Avenue (measured centerline-to-
centerline).  Pave the driveway it’s full width at least 30-feet into the site beyond the edge of Dawn 
Place. 

7. Direct lot access to Fairview Avenue is prohibited and shall be noted on the final plat. 

8. Payment of impact fees is due prior to issuance of a building permit. 
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9. 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. 

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. 
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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 to Appeal Staff Decision 
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November 24, 2017 
 
Susan Riggs 
PDS – Current Planning 
 
Re:   PUD-17-00022; 11716 W. Fairview AVE 
  
Dear Susan, 
 
This is a request for a Planned Unit Development consisting of a commercial pad along 
Fairview Ave and 96 multi-family residential units.  
 
The Boise Fire Department has reviewed and can approve the application subject to 
compliance with all 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. 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). 

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

3. Fire apparatus access roads shall extend to within 150 feet of all portions of the 
exterior walls of the first story of a building measured by an approved route around 
the exterior of the building or facility. (IFC 503.1.1) 

4. The minimum outside turning radius of a fire apparatus access road shall be 48 feet. 
The minimum inside turning radius shall be 28 feet. (BCC 7-01-30, IFC 503.2.4) 

 

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 
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CITY OF BOISE 
 

 

INTER-DEPARTMENT 

CORRESPONDENCE 

 

Date: 11/2/2017 

 

To:  Planning and Development Services 

 

From:  Brian Murphy, Drainage Coordinator  

  Public Works 

 

Subject: PUD17-00022; Drainage/Stormwater Comments 

 

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

issuance of a building permit. 

 

 

 

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

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

  

 
I:\PWA\Subjects\Review Comments\CUs\CU Drainage comment template.doc 
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I:\PWA\Pretreatment\PDS - CU_DRs\PW PreT No_CommentTA.dotx 

 

 

CITY OF BOISE 
 

 

INTER-DEPARTMENT 

CORRESPONDENCE 

 

Date:  11/3/2017 

 

To:  Planning and Development Services 

 

From:  Terry Alber, Pretreatment Coordinator, 208-608-7523 

Public Works  

 

Subject: PUD17-00022; 11716 W FAIRVIEW AVE; Pretreatment Comments 

 

 

Public Works, Pretreatment offers NO COMMENT. 
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CITY OF BOISE 
 
 
INTER-DEPARTMENT 
CORRESPONDENCE 
 
Date: November 2, 2017 
 
To:  Planning and Development Services 
 
From:  Mike Sheppard, Civil Engineer  
  Public Works 
 
Subject: PUD17-00022; 11716 W. Fairview Avenue; Sewer Comments 
 
Connection to central sewer is required.  Sanitary sewers are available in N. Dawn Place 
and W. Fairview Avenue. 
 
Sewer assessment fees may apply. Contact Sewer Rating Department for additional 
information. 
 
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 608-7504. 
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TO: Planning and Development Services 

FROM: Evan Carpenter 

 Environmental Analyst 

 Public Works Department 

DATE: 11/2/2017 

RE: Solid Waste Comments – PUD17-00022 

 

 

 

City of Boise Solid Waste staff has reviewed the application for this project and has no 

specific comments at this time. Solid waste is OK as planned. 

7-7A



MEMO 
To: Planning & Zoning  
From: Adele Schaffeld Griffin, Assistant Building Official 
CC: 

 

Date: 11/9/2017 
Re: DRH17-00532, 96 Unity Multi Family Development 

Comments: This project will require a New Multi Family Building/Addition permit application, Form 506, submitted for a 
building permit for each building. All drawings shall be prepared and stamped by an Idaho Licensed Design 
Professional. No occupancy will be allowed prior to issuance of a certificate of occupancy. This building shall 
meet all requirements of the International Building Code including accessibility. If carports will be installed, 
they shall be separated from the primary structures according to the Building Code.   
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