
 

Formal Title / Summary 

  

AN ORDINANCE (CAR15-00029 / COREY BARTON HOMES, INC.) ENACTING TITLE 11, 

CHAPTER 13, SECTION 3 OF THE BOISE CITY CODE TO CODIFY THE SYRINGA 

VALLEY SPECIFIC PLAN DISTRICT (SP-03) PROVISIONS PREVIOUSLY APPROVED BY 

BOISE CITY COUNCIL; ADOPTING THE SYRINGA VALLEY SPECIFIC PLAN 

APPROVED AS PART OF CAR15-00029; AMENDING TITLE 11, CHAPTER 5, TABLE 11-

05.1 TO ADD REFERENCE TO SYRINGA VALLEY SPECIFIC PLAN DISTRICT; 

APPROVING AN ORDINANCE SUMMARY; AND ESTABLISHING AN EFFECTIVE DATE. 

  

 

Formal Body 

 

WHEREAS, the Boise City Council has previously approved the Syringa Valley Specific Plan, 

the creation of the Syringa Valley Specific Plan District, and the rezone from A-2 (Open Land) to 

SP-03 (Syringa Valley Specific Plan) for the property located in the district, as part of CAR15-

00029 and pursuant to Boise City Code Section 11-05-08; and 

WHEREAS, Blueprint Boise will be amended by resolution to update references accordingly. 

BE IT ORDAINED BY THE MAYOR AND COUNCIL OF THE CITY OF BOISE CITY, 

IDAHO: 

Section 1. That Title 11, Chapter 13, Section 3 of the Boise City Code be hereby enacted to 

read as follows: 

11-013-03 Syringa Valley  

 11-013-03 SYRINGA VALLEY  
1. APPLICABILITY OF ORDINANCE  
This Syringa Valley Specific Plan Zoning Ordinance applies to all property designated on the 

Syringa Valley Specific Plan Overall Sub-Zoning Map (Figure 11-013.9 below) in lieu of Chapter 

11-04, Zoning Districts, except where noted herein. All remaining chapters of this Code still apply, 

except where noted herein. If any provision of this section conflicts with any provision of the Code, 

the provisions of this section shall control.  

 

2. INTERPRETATION OF DISTRICTS  
A. Sub-Districts Established  

(1) Low-Density Residential (LR)  

(2) Medium-Density Residential (MR)  

(3) Village Center (VC)  

(4) Commercial/Business Campus (CB)  

(5) Industrial (IND)  

 

B. District Boundaries  

The location and boundaries of the Syringa Valley Specific Plan (SP-03) District are shown 

on the Syringa Valley Specific Plan Overall Sub-Zoning Map (Figure 11-013.9 below). 

The location and boundaries of the Syringa Valley Specific Plan Sub-Districts established 

herein are shown on the Syringa Valley Specific Plan Overall Sub-Zoning Map (Figure 11-



013.9 below). Where any uncertainty exists as to the boundary of any such district, the 

following rules shall apply:  

(1) Where any such boundary line is indicated as following a street, alley or public 

way, it shall be construed as following the centerline thereof.  

(2) Where a boundary line is indicated as approximately following a lot line, such 

lot line shall be construed to be such boundary line.  

(3) Where a boundary line divides a lot or crosses unsubdivided property, the 

location of such boundary shall be as indicated upon the Syringa Valley Zoning 

Map.  

 

3. CONFORMITY REQUIRED  
A. General  

Except as otherwise provided herein, all land, buildings and premises in any Sub-District 

established herein shall be used only in accordance with the regulations established herein 

for that district. Additionally, no property shall be allowed to maintain an unattractive 

appearance or public nuisance as defined by this Code and/or state code at any time.  

 

B. Purpose of the Low-Density Residential (LR) Sub-District  

The purpose of the LR Sub-District is to provide for the development of diverse urban 

housing products at a density of ranging from 2 to 6 units per gross acre. The LR Sub-

District north of W. Lake Hazel Rd. will have a maximum density of 4.5 units per gross 

acre, and south of W. Lake Hazel Rd. the overall density cannot exceed 6 units per gross 

acre. This Sub-District may include a variety of lot sizes. A variety of housing types may 

be included within a development, including attached units (townhouses, duplexes), 

detached units (patio homes single-family) and multi-family units, regardless of the district 

classification of the site, provided that the overall gross density is not exceeded as outlined 

above. Accessory dwelling units and uses are also allowed, along with community uses 

such as parks, community centers and recreational facilities.  

 

C. Purpose of the Medium-Density (MR) Sub-District  

The purpose of the MR Sub-District is to (a) accommodate medium-density residential 

uses at a density of 10-20 units per gross acre; (b) provide an orderly transition from more 

intensive, higher density uses to less intensive, lower density uses; and (c) allow limited 

cottages and quasi-residential uses, including senior housing and care facilities. The MR 

Sub-District includes flexibility in lot sizes and restrictions, and anticipates residential uses 

ranging from row houses and townhouses to condominiums and multi-story apartments. A 

range of civic and recreational facilities is allowed, along with office, medical and personal 

service commercial uses that are ancillary to senior housing and care facilities.  

 

D. Purpose of the Village Center (VC) Sub-District  

The purpose of the VC Sub-District is to provide a location for mixed-use, pedestrian- 

oriented development featuring retail, offices and restaurants in conjunction with 

residential uses. Residential uses will include a mix of housing types with densities up to 

18 units per acre on a net parcel basis.  

 

E. Purpose of the Commercial/Business Campus (CB) Sub-District  

The purpose of the CB Sub-District is to accommodate business and professional office 

uses, and neighborhood and regional serving commercial uses such as large and small 

retailers, hotels, restaurants, and theaters together with necessary off-street parking 

facilities. Large office buildings are allowed in this area, along with service, lodging, and 



civic uses. The CB Sub-District will emphasize high quality design, pedestrian orientation, 

and flexible development standards.  

 

F. Purpose of the Industrial (IND) Sub-District  

The purpose of the IND Sub-District is to provide for a convenient employment center for 

manufacturing, research and development, warehousing, and distributing. The IND Sub-

District is intended to encourage the development of industrial uses that are clean, quiet 

and free of hazardous or objectionable elements and that are operated, entirely, or almost 

entirely, within enclosed structures.  

 

G. Residential District Standards  

The following standards apply to the LR Sub-District and the MR Sub-District  

 

(1) Minimum Property Size  

(a) Each property shall be of sufficient size to meet the minimum setbacks 

as established in this section.  

(b) Minimum property size shall be determined exclusive of land that is 

used for the conveyance of irrigation water and drainage, unless (a) the 

water is conveyed through pipe or tile; and (b) included as part of a utility 

easement that generally runs along the property lines.  

 

(2) Minimum Street Frontage  

(a) Properties with street frontages on a curve or at approximately a 90- 

degree angle shall be a minimum of 30 feet wide measured as a chord 

measurement.  

(b) Street frontage for 2 properties sharing a common drive shall be a 

minimum of 15 feet for each property  

(c) Street frontage for flag properties that do not share a common drive 

shall be a minimum of 30 feet wide.  
 

H. Allowed Uses  

Table 11-013.8 sets forth the allowed uses in each Sub-District established herein. Uses allowed by 

right are designated with an “A”, uses allowed by right, subject to administrative review are designated 

with an “A*”, and uses allowed with design review approval are designated with a “D”. Uses listed 

but not designated as allowed in Table 11-013.9 are prohibited. Uses not listed in Table 11-013.9 are 

allowed only upon a determination by the Planning Director that such uses are similar or compatible 

in nature to the allowed uses in Table 11-013.9. Any affected person may appeal such a determination 

of the Planning Director to the Planning and Zoning Commission within 10 calendar days following 

the date the decision is mailed in accordance with Chapter 11-03, Review and Decision Procedures.  

TABLE 11-013.9: Uses Allowed in Sub-Districts  
SP-03-LR  SP-03-MR  SP-03-VC  SP-03-CB  SP-03-IND  



 



 



 

 



 

J. Property Development Standards  

Except as follows, the Property Development Standards for the Sub-Districts established 

herein shall be the same as those set forth in the Section 11-04-03 for residential uses and 

Sections 11-04-04 and 11-04-05 for office and commercial uses:  

(1) For attached single-family units, the minimum frontage requirement in Section 

11-04-03 is reduced to 18 feet.  

(2) For lots with 0 feet frontage on a public right-of-way, drive aisles will provide 

access to the public street with perpetual ingress/egress or cross access easements 

recorded against the property. An owner’s association or other agreed upon 

arrangement among the affected property owners will maintain the drive aisles in 

accordance with a recorded declaration or other agreements. The easements and 

declaration must be reviewed by the Boise City Attorney’s office at the time of 

preliminary plat approval to ensure the access and maintenance obligations of this 

paragraph are addressed. The Ada County Highway District must approve 

installation of any required street signs. Buildings will be addressed to the public 

street from which the drive aisles extend. Addresses will be clearly delineated with 

appropriate monuments or signs.  

(3) Off-street parking and loading facilities shall be provided in accordance with 

Section 4 below.  

(4) The maximum number of residential units allowed within the Syringa Valley 

Specific Plan District is 2,500. To exceed this limit, the Syringa Valley Specific 

Plan Applicant must follow the rezone procedures of the Boise City Code to amend 

the Syringa Valley Zoning Ordinance. In so doing, the Applicant need not amend 

the entire Syringa Valley Specific Plan so long as the City finds that the revised 

limits are generally in accordance with the Syringa Valley Specific Plan. 

K. Design Review  

(1) Applicability: Any of the uses listed as requiring Design Review, and any 

visible exterior improvements to a site, building or structure for any such use 

(including new facilities, remodeling, rehabilitation projects and expansion 

projects) within the Syringa Valley District shall require submittal of a Design 

Review Application and fee in accordance with Section 11-03-04.12 of the Boise 

Development Code, except where expressly modified herein.  

(2) Application Content: Any application to the City shall comply with Section 11-

03-04.12 of the Boise City Code.  

(3) Level of Review: The Planning Director shall determine whether an application 

shall be processed at the administrative level or by the Design Review Committee 



(“Committee”) level; provided, however, all applications for projects that have less 

than 5,000 square feet of gross building area and less than 20,000 square feet of 

site improvements shall be administratively reviewed by the Planning Director. 

(4) Review and Findings: The Planning Director or Committee, as appropriate, 

shall review the application to determine whether the proposed application 

complies with the design review objectives, considerations and guidelines set forth 

in Sections 11-07-02 through 11-07-06 of the Boise City Code and the design 

criteria for the Syringa Valley District as set forth in the Syringa Valley Specific 

Pln. In the event of a conflict between such sections of the Boise City Code and 

design standards set forth in the Syringa Valley Specific Plan, the provisions of the 

Syringa Valley Specific Plan shall govern. Upon making such determination, the 

Planning Director or Committee shall issue its findings of fact, conclusions of law 

and conditions of approval. Any action of the Planning Director or the Committee 

may be appealed pursuant to Section 11-03-03.9 of the Boise City Code. 

4. OFF-STREET PARKING AND LOADING REQUIREMENTS  

In the LR, MR, VC, and CB Sub-Districts, off-street parking and loading facilities shall be provided 

in accordance with Section 11-07-03 of the Boise Development Code, except as noted herein. In 

the VC and CB Sub-Districts, off-street parking and loading facilities shall be provided in 

accordance with the Pedestrian Commercial Zoning District parking requirements in Section 11-

07-06.2., except as noted herein. In lieu of the off-street parking ratio requirements in Sections 11-

07-03 and 11-07-06.6.2, non-residential uses in the MR, VC, and CB Sub-Districts must meet an 

overall parking density of 3.5 per 1000 square feet. Assisted living apartments, independent living 

residences within the Continuing Care Retirement Community, and similar uses shall be subject to 

the off-street parking requirements for “Housing for Elderly” uses listed in Section 11-07-03. 

Memory care facilities, skilled nursing care facilities, and similar uses shall be subject to the off-

street parking requirements for “Nursing Home” uses listed in Section 11-07-03. 

5. ADMINISTRATIVE PROVISIONS  

A. Plat Approval Criteria  

Development within the Syringa Valley Specific Plan District shall be subject to the 

subdivision and other related provisions of the Boise City Code, except that a neighborhood 

meeting shall not be required unless that plat proposes more than 240 dwelling units. 

Additionally, the City Council must find that each preliminary plat proposed and/or 

amended within the Syringa Valley Specific Plan District substantially conforms to the 

adopted Syringa Valley Specific Plan and complies with all applicable provisions of the 

Syringa Valley Specific Plan Zoning Ordinance. Plats must still proceed through the 

normal hearing process with review by the Planning and Zoning Commission and City 

Council. 

B. Annexation into SP-03 Syringa Valley Specific Plan District  

Any property owner or authorized representative may seek to reclassify their property for 

inclusion within the Syringa Valley Specific Plan District pursuant to Section 11-05-08 of 

the Boise Development Code.  

 

C. Amendments  

Any property owner within the Syringa Valley Specific Plan District may seek to amend 

the Syringa Valley Specific Plan Zoning Ordinance or the Syringa Valley Specific Plan 

pursuant to the Boise City Code provisions for zoning amendments.  



D. Exceptions  

(1) The Planning Director may grant exceptions to any setback, frontage, parking 

or height restriction up to 20 percent of the applicable limit and may grant 

exceptions to any use restrictions on a case by case basis.  

(2) The Planning and Zoning Commission may grant exceptions to any setback, 

frontage, parking or height restriction greater than 20 percent of the applicable 

limit.  

(3) Any approval pursuant to this section shall be supported by each of the 

following findings:  

(a) The exception is consistent with the Syringa Valley Specific Plan; and  

(b) The exception is justified based on unique circumstances of the proposed use 

or exceptional design features or the shape of the land.  

(c) The exception would not cause undue adverse impacts on any other property.  

(d) For any approval pursuant to subparagraph b, the exception meets the general 

conditional use criteria in the Boise Development Code.  

(4) Applications pursuant to this section shall include such information as the 

Planning Director determines is necessary to make the applicable findings in 

subparagraph c. Applications shall be processed in accordance with the procedures 

established in the Syringa Valley Specific Plan for Design Review. 

(5) The decision on any requested exception may be appealed pursuant to the 

appeal provisions of the Boise City Code.  

 

E. Periodic Review  

The Planning Director may perform a review of the implementation of the Syringa Valley 

Specific Plan not more frequently than every 1 year after approval of the first final plat. 

The review may address any matters the Planning Director deems appropriate regarding 

the progress of the development. Any modification of the Syringa Valley Specific Plan 

Zoning Ordinance may only occur after review by the Syringa Valley Specific Plan 

Applicant and the Planning Director and in compliance with the applicable Boise City Code 

sections for zoning amendments and Idaho Code Section 67-6511(d). 

6. DEFINITIONS  

The following definitions apply to this Section. If any conflict exists with definitions in other parts 

of the Code, the following definitions control.  

 

A. Syringa Valley Specific Plan Zoning Ordinance  

Section 0 of the Boise City Code or successor section specifically setting forth zoning 

regulations for the Syringa Valley Specific Plan District.  

 

B. Syringa Valley Specific Plan  

The Specific Plan adopted for the Syringa Valley Specific Plan District by the City of Boise 

on November 29, 2016, as maintained in the official records of the City, including 

subsequent modifications.  

 

C. Syringa Valley Specific Plan Applicant  

Corey Barton Homes, Inc. d/b/a CBH Homes, or successor entities.  

 

D. Syringa Valley Specific Plan District  



The area designated as the SP-03 zone or successor designation on the City of Boise’s 

zoning map and as shown on the Syringa Valley Specific Plan Overall Sub-Zoning Map 

(attached as Figure 11-013.9).  

 

E. Boise City Code  

The code of the City of Boise. If the Boise City Code is amended, any reference to the 

Boise City Code in this Ordinance shall be deemed to refer to the applicable amended 

provision. 

F. Gross Acres  

For the purposes of calculating residential density (units per gross acre), gross acres shall 

be defined as the total area in the LR, MR and VC Sub-Districts less the area included in 

the rights of way for S. Cole Rd., W. Lake Hazel Rd., and S. Orchard St.; less the area of 

the New York Canal easement; less the area of the Kirsten Coughlin City park; and less 

the area of the public elementary school.  

 

G. Continuing Care Retirement Community  

A campus-style facility (multiple buildings on a single lot) that provides housing, personal 

services and health care, including nursing home care to people of retirement age. The 

community must provide a continuum of care to meet the needs of the individual residents, 

from independent living to assisted living to skilled nursing care and, possibly, memory 

care support. Meals, housekeeping, linens, 24-hour security and recreational services 

usually are provided. Each individual resident enters into a contract with the retirement 

community that defines the type of housing and services to be provided and the fees that 

will be charged.  

 

H. Memory Care Facility  

Same as Skilled Nursing Facility except the residents also receive care for some form of 

memory impairment. 

I. Skilled Nursing Facility  

A residential facility that provides 24-hour supervision by licensed nurses. The care usually 

is prescribed by a physician. Emphasis is on medical care, supplemented by physical, 

occupational, speech and other types of therapies. Personal care services, such as help with 

meals, bathing, dressing and grooming are also provided along with social services, 

religious services and recreational activities. A nursing facility offers care for individuals 

suffering from chronic diseases or conditions that do not require the constant attention of 

physicians. Services are provided that address the individuals' personal care and social-

emotional needs. 

 



 

Section 2. That Title 11, Chapter 5, Table 11-05.1 of the Boise City Code shall be amended  

 

 

to read as follows: 

  

Table 11-05.1: Overlay and Specific Plan Districts  
Abbreviation  District Name  



 … 

SP-3 Syringa Valley Specific Plan District 

 

 …  

Section 3. That the Syringa Valley Specific Plan, attached and incorporated herein, is hereby 

adopted. 

Section 4. That the summary of this ordinance, attached hereto as Exhibit “B”, is approved 

as to form and content.  

Section 5:  That following passage, approval, and publication, this ordinance may be visually 

reformatted administratively in order to ensure a consistent and correct appearance. 

Section 6. That this ordinance shall be in full force and effect from and after its passage, 

approval and publication.  

 


