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CUP16-00101 / Envision Homes  
 
Summary 
Envision Homes requests a conditional use permit to convert an existing warehouse into an 8-unit 
apartment building on 0.28 acres located at 1420 W. Front Street in a C-2DD (General Commercial 
with Downtown Design Review) zone. 
 
Prepared By 
Susan Riggs, Associate Planner 
 
Recommendation 
Planning recommends approval of CUP16-00101. 
 
Reason for the Decision 
The conditional use permit is consistent with the approval criteria of BCC11-03-04.6.C(7)(a). 
The project is compatible with other uses in the neighborhood.  The general area is comprised of 
a variety of uses including commercial, warehouse, office, a fire station, and a skate park.  The 
development is consistent with the uses anticipated by both Blueprint Boise and the River-Street 
Myrtle Street Master Plan. Goal DT-CCN 1.2 and DT-CCN 2.3 encourages providing downtown 
housing so people can live closer to where they work, reduce commute distances, allow walking, 
bicycling, and transit alternatives to driving.  The site is large enough to accommodate the proposed 
use without adversely impacting other properties in the vicinity and zoning standards are met.  Public 
agencies confirm the project will not place an undue burden on the transportation system or other 
infrastructure.  
 
 
 
 
 
 
 
 
 
 
 
 
This report includes information available on the Boise City Website.  The entire public record, 
including additional documents, can be viewed through PDS Online through the following link:   
 

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

http://pdsonline.cityofboise.org/pdsonline/Permits.aspx?id=0
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West Front - 15th Street

South Side - W. Front Street
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EXTERIOR LIGHT PLAN ~ STREET SIDE
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SCALE: 1/8" = 1'-0"
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EXTERIOR LIGHT PLAN ~ REAR & ALLEY
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BUILDING PLAN ~ MAIN FLOOR
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UNIT 'A'  ~  FLOOR PLAN 
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UNIT 'B'  ~  FLOOR PLAN 
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UNIT 'C'  ~  FLOOR PLAN 
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UNIT 'D'  ~  FLOOR PLAN 
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Planning Division Project Report 
 
File Number CUP16-00101 
Applicant Envision Homes 
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Analyst Susan Riggs  
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1. Project Data and Facts 

 
2. Land Use 
 

Description and Character of Surrounding Area  
The subject property is located on the northeast corner of 15th and Front Street.  The property 
currently contains an 8,833 sq. ft. warehouse building and surface parking lot.  The general area 
is comprised primarily of commercial, restaurant, warehouse, and office uses.  The Boise Fire 
Station No. 6 is west of the site and Rhodes Skate Park to the southwest under the I-84 
Connector.  The property is also located one block from the Linen District.  

 
Adjacent Land Uses and Zoning 
 

 

 

Project Data   
Applicant/Status   Chad Olsen / Owner 
Location of Property 1420 W. Front Street 
Size of Property ± 0.28 Acres 
Zoning C-2DD (General Commercial with Downtown Design 

Review) 
Comprehensive Plan Designation Downtown Mixed Use 
Planning Area Downtown  
Neighborhood Association/Contact Downtown Boise / Tami Chaffin 
Procedure Planning and Zoning Commission decision that can be 

appealed to City Council. 
  
Current Land Use  
Single-story warehouse. 
 
Description of Applicant’s Request  
Conditional use permit to convert an existing warehouse into an 8-unit apartment building on 
0.28 acres located at 1420 W. Front Street in a C-2DD (General Commercial with Downtown 
Design Review) zone. 

North: Commercial / C-2DD (General Commercial with Downtown Design Review) 
South: Surface Parking Lot / C-2DD (General Commercial with Downtown Design Review) 
East:  Warehouse / C-2DD (General Commercial with Downtown Design Review) 
West: Fire Station / C-2DD (General Commercial with Downtown Design Review) 

Special Considerations   
The site is located within the P-3 parking overlay district. 

History of Previous Actions  
CAR06-00023 Expansion of City’s parking overlay district  
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3. Project Proposal 

 
Structure(s) Design  
 
Number and Proposed Use of Buildings   
One multi-family building  
Building Height  
41-feet maximum 
Number of Stories 
Two  

 
Site Design 
 

Land Use Proposed 

Percentage of the site devoted to building coverage: 73.7 % 

Percentage of the site devoted to paving / roads & parking: 25.6 % 
Percentage of the site devoted to landscaping /common 
areas: 0.7 % 

TOTAL 100% 

 
  Parking 
The site is located in a P-3 parking overlay zone which requires one space per unit and one guest 
space for a total of nine.  Based on the parking credits and reductions identified in the Multi-Family 
Standards (11-06-03.02 F (2 & 5)), a 30% reduction in the number of required spaces is allowed.  
This is based on the site’s proximity to transit and providing structured parking.  Several bus stops 
are located within the general vicinity with the closest one on 15th and Main Street, approximately 
600-feet from the site.  The project provides eight spaces where seven are required.  One bicycle 
parking space per unit is required.  The garages are slightly larger than a typical single car garage 
(11’ x 22.7’), which allows for bike storage.  Each garage will be equipped with ceiling hooks for 
suspended storage for two bikes per garage.  In addition, two bicycle racks providing three parking 
spaces each are provided on 15th Street and 15 parallel bike spaces are located on the east side of 
the driveway.   
 
Setbacks 
The proposal is to convert an existing warehouse to a multi-family apartment building.  No 
expansion of the existing building footprint is proposed.  The Ada County Highway District 
requires 17-feet of clearance above the sidewalk for any portion of the building that overhangs the 
right-of-way.  Additionally, an easement for air rights is required for any portion of the building 
that overhangs the right-of-way.   
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4. Boise Development Code   
 

 

5. Comprehensive Plan 
 

 

6. Transportation Data 
 
 

Roadway Frontage Functional 
Classification 

PM Peak Hour 
Traffic Count 

 Peak Hour Level of 
Service 

15th Street  122-feet Principle Arterial 981 Better than “E” 

Front Street 100-feet Local 374 N/A 

 
Acceptable level of service for a three-lane one-way street is “E” (2,550 VPD). 
 

• The average daily traffic count for 15th Street north of Front street was 10,828 on February 
12, 2013. 

• The average daily traffic count for Front Street east of 15th Street was 4,781 on February 
13, 2013. 
 

7. Analysis/Findings 
 
The applicant requests a conditional use permit to convert an existing warehouse into an 8-unit 
apartment building on a 0.28-acre site located at the northeast corner of 15th and Front Street in a 
C-2DD (General Commercial with Downtown Design Review) zone.   

Section Description 
11-03-04.06 Conditional Use Permit 
11-04-05.01(C) General Commercial (C-2) District 
11-06-03.02 Multi-Family Living Uses 
11-07-03 Off-Street Parking and Loading Standards 

Chapter Goals, Objectives & Policies 

Chapter 2: Citywide Vision and Policies  

Policy ES9.5 
Policy PDP1.1 
Policy PDP 1.2 
Policy CC1.1 
Policy NAC 7.1 

Chapter 3: Community Structure and 
Design Principle GDP-N.3 

Chapter 4:  Downtown Planning Area 
Policies 

Goal DT-CCN 1.2 
Goal DT-CCN 1.4 
Goal DTC-CN 2.3 
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The surrounding area is comprised primarily of commercial, restaurant, warehouse, and office 
uses.  Boise Fire Station No. 6 is located west of the site and Rhodes Skate Park is to the southwest 
under the I-84 Connector.  The site is located in the River Street-Myrtle Street Master Plan area 
and specifically within the West Connector Sub-district. Although the West Connector District 
encourages the expansion of downtown service commercial uses and a built form of four to six 
stories, the master plan also encourages residential development.  The applicant is proposing the 
adaptive reuse of an existing warehouse building to provide much needed downtown housing.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
In late 2014, Capital City Development Company (CCDC) partnered with local developers and 
leaders of the local chapter of the Urban Land Institute and initiated a housing study for Downtown 
Boise.  That study identified a lack of downtown housing.  The Planning Team supports housing 
in this area as it brings needed vitality to downtown, supports the development of a strong retail 
core, provides housing options to attract and retain downtown workers, reduces auto-dependent 
commute trips, and increases the tax base.  
 
The applicant is proposing to use the 
existing building footprint which allows 
the building to expand only upward in 
elevation. The proposed modern 
architectural building presents an 
innovative design with clean lines and 
building forms.  The structure is two-
stories with a faux penthouse above.  At 
41-feet in height, the structure does not 
exceed the 45’ height limit of the C-2 zone. 
The project also does not exceed the 
maximum allowed density of 12-units.  
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The 17,668 sq. ft. building proposes one four-bedroom, four two-bedroom, and three three-
bedroom units.  
 
Structured parking is proposed on the east side of the building with second story living space 
above.  Vehicular access is provided through a gated 26.67-foot wide driveway intersecting Front 
Street to the south and the alley to the north.  Primary access to parking will be from the alley. A 
20-foot wide security gate is proposed at each end of the driveway to help insure privacy and 
security for the tenants in this downtown urban environment.   The gate on Front Street (south) 
will serve as emergency access for police 
and fire; but will also allow vehicles to 
exit.  No public access from Front Street 
will be permitted. The site is located in a 
P-3 parking overlay district which 
requires a total of seven parking spaces 
based on the reductions granted through 
the multi-family criteria.  Each unit is 
designed with an oversized single-car 
garage which provides storage for trash 
containers and bicycles.  One bicycle 
parking space per unit is required and the 
applicant is providing 37.  
 
The Downtown Design Review 
Standards and Guidelines designate 15th 
Street as a “Commercial/Mixed-Use” 
parcel.  This designation serves areas that 
accommodate a mixture of uses and 
allows for a diversity of developments 
that contribute to the visual character of 
the street and enhance the pedestrian 
environment.   
 
Front Street and 15th Street are designated as “Urban Concrete” within the streetscape standard 
and specifications manual. This designation is designed for heavy pedestrian use and to be 
compatible with retail or similar uses in a dense urban environment. It may also be used with 
offices and housing at street level when such uses are located in business or mixed-use districts 
rather than neighborhoods.  The streetscape provides a 4-foot wide furnishing zone, an 8-foot 
(minimum) pedestrian zone and an 8-inch curbside zone for a total width of 12-feet 8-inches for 
the streetscape.  The existing building is located adjacent to the public sidewalk and creates a direct 
interface with the pedestrian realm. Because the building is located at the back of the existing 
sidewalk, there is not sufficient space to accommodate the designated streetscape requirements 
along Front Street, however the applicant has proposed a streetscape that complies with the 
adopted streetscape standards for 15th Street. 
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FINDINGS 
 
Section 11-03-04.06(C7) 
The Hearing Examiner or the PZC shall review pursuant to section 11-03-03.04 and according to 
the following criteria: 
 
i. The location is compatible to other uses in the general neighborhood; 

 
The multi-family project is compatible with other development in the general neighborhood, 
and consistent with the mix of uses anticipated by both Blueprint Boise and the River-Street 
Myrtle Street Master Plan.  The area is comprised of a variety of uses including a fire station, 
skate park, warehouse, restaurant, office and commercial uses. The project will introduce a 
new residential product to the neighborhood. The adaptive reuse of an existing warehouse 
building will provide eight residential units which will help bring vitality to the downtown. 
The project will provide housing options that will attract and retain downtown workers and 
also help reduces auto-dependent commuter trips.  
 

ii. The proposed use will not place an undue burden on transportation and other public 
facilities in the vicinity; 
 
Correspondence received from commenting agencies indicates the proposed use will not place 
an undue burden on transportation or other public services in the vicinity. The Ada County 
Highway District (ACHD) staff approved the project on December 19, 2016. The project is 
estimated to generate an additional 53 additional vehicle trips per day, with 5 during the PM 
peak hour.  Front and 15th Street will continue to operate at an acceptable level of service.    No 
additional right-of-way improvement are required for either street abutting the site. The 
Highway District has conditioned the closure of one existing driveway on 15th and two on 
Front Street.  
 
Boise City Fire commented that structures greater than 30-feet in height will require aerial fire 
access roadways.  15th Street can be designated as the aerial fire access roadway and shall be 
designated as ‘no parking’ along the curb for the full length of the building.  Access gates shall 
be 20’ wide.  If gates are electrically operated, they shall be of a fail-open version in the event 
of loss of power.  The gate shall also be equipped with an automatic opening mechanism 
activated by the Opticom system currently in use by the Boise Fire Department. 
 
Public Works the project is within the Historic Lighting District and ornamental-style street 
lighting is required along Front and 15th Street.  Street light plans must be submitted and 
approved by Public Works prior to issuance of a building permit. 

 
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. 
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iii. The site is large enough to accommodate the proposed use and all yards, open spaces, 
pathways, walls and fences, parking, loading, landscaping and such other features as are 
required by this Code; 
 
The site is large enough to accommodate the proposed use.  The density does not exceed the 
limitations of the underlying zone and all dimensional standards have been met.  The C-2 zone 
allows up to 43.5 dwelling units/acre.  Based on 0.28 acres, a maximum of 12 units may be 
permitted.  The required parking has been exceeded with 8 parking spaces within a garage.  A 
minimum of 23-feet of backup space is provided. One bicycle parking space per unit is required 
and 37 spaces are provided. The development is in compliance with the Streetscape Standards 
which require a furnishing, pedestrian and curbside zone.  The building is located adjacent to 
the public sidewalk and creates a direct interface with the pedestrian realm. 
 

iv. The proposed use, if it complies with all conditions imposed, will not adversely affect other 
property of the vicinity; and 
 
With the attached conditions of approval, the residential use will not adversely affect other 
property in the vicinity.   No variances are required and the proposal meets the standards of the 
Development Code. The project is located in a Design Review overlay zone and will be further 
reviewed by the Design Review Team.  
 

v. The proposed use is in compliance with the Comprehensive Plan. 
 
The project is consistent with the goals and policies of Comprehensive Plan and the River 
Street-Myrtle Street Master Plan which is adopted by reference in Blueprint Boise.  The 
property is designated “Downtown Mixed Use” on the land use map.  This designation is 
intended to accommodate a broad range of conditions that exist in downtown today and 
intended to support adopted plans and policies for different neighborhoods and districts within 
the Downtown Planning Area.  One of the primary uses identified is medium to high density 
housing.  Blueprint Boise states “Residents living downtown adds to the downtown vitality 
and safety and supports downtown businesses.” Goal DT-CCN 1.2 and DT-CCN 2.3 
encourages providing downtown housing so people can live closer to where they work, reduce 
commute distance, allow walking, bicycling and transit alternatives to driving and allow a wide 
diversity of people living in the downtown.  Goal DT-CCN 1.4 encourages urban building 
forms where buildings are placed at the sidewalk with building entrances oriented to the public 
sidewalk.  The proposed building meets these criteria with the building at the sidewalk with 
three large overhead sectional doors on 15th Street which open to a partially enclosed atrium. 
Policy ES9.5 promotes the adaptive reuse of historic buildings. The project involves 
repurposing a 1947 warehouse into a multi-family residential building. Policy PDP1.1 and 1.2 
encourages infill and redevelopment which promotes the production of housing in the 
Downtown. Principles NAC7.1, CC1.1 and GDP-N.3 encourage a mix of housing in 
neighborhoods and infill development that does not require the costly extension of infrastructure. 
All utilities and infrastructure are readily available.  
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8. Recommended Conditions of Approval 
 

Site Specific 
 
1. Compliance with plans and specifications submitted to and on file in the Planning and 

Development Services Department dated November 29, 2016, and revised plans submitted 
December 14, 2016, except as expressly modified by the following conditions and Design 
Review.  
 

2. Comply with conditions of the Design Review application DRH16-00508. 
 

3. Each garage shall be equipped with ceiling hooks for suspended storage for two bikes per 
garage.  

 
4. Six bicycle parking spaces shall be provided on 15th Street.  
 

Agency Requirements 
 

5. The applicant shall comply with the requirements of the Boise City Public Works Department 
(BCPW) for grading and drainage, pressure irrigation, sewer, street lights, and solid waste 
received December 8, 2016. Please contact BCPW at 208-608-7150. All items required by 
BCPW shall be included on the plans/specifications that are submitted for a Building Permit. 
Please note that any changes or modifications by the owner to the approved plans must be 
submitted to the Public Works Department for approval.   
 

6. Comply with all conditions of the Boise City Fire Department as outlined in department 
comments dated December 12, 2016.  Contact Ron Johnson at (208) 608-7117 with any 
questions regarding fire requirements. 

 
7. Comply with Solid Waste comments dated December 1, 2016.  

 
8. Comply with SUEZ comments dated October 28, 2016. 

 
9. Comply with requirements of the Ada County Highway District (ACHD) as outlined in their 

December 19, 2016 approval. 
 

Standard Conditions of Approval 
 

10. Building permit approval is contingent upon the determination that the site is in conformance 
with the Boise City Subdivision Ordinance.  Contact the Planning and Development Services, 
at (208) 608-7100 regarding questions pertaining to this condition. 

 
11. All landscaping areas shall be provided with an underground irrigation system. Landscaping 

shall be maintained according to current accepted industry standards to promote good plant 
health, and any dead or diseased plants shall be replaced. All landscape areas with shrubs shall 
have approved mulch, such as bark or soil aid. 
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12. Vision Triangles, as defined under section 11-012-03 of the Boise City Code, shall remain 
clear of sight obstruction. 

 
13. Any outside lighting shall be reflected away from the adjacent property and streets. Shields to 

direct the light downward shall be added to the fixtures. Impacts on adjacent areas shall not be 
permitted.  The illumination level of all light fixtures shall not exceed two (2) foot candles as 
measured one (1) foot above the ground at property lines.  

 
14. All signage requires approval from the Planning and Development Services Department prior 

to installation.  
 
15. 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. 

 
16. 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. 

 
17. Utility services shall be installed underground. 
 
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 landscaping, fencing, sidewalks and underground irrigation shall be installed or bonded for 
prior to the issuance of a building permit.  

 
20. 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. 
 

21. 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. 

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

by the Boise City Planning and Zoning Commission. 
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23. This conditional use permit shall be valid for a period not to exceed twenty-four (24) months 
from the date of approval by the Planning and Zoning Commission.  Within this period, the 
holder of the permit must acquire construction permits and commence placement of permanent 
footings and structures on or in the ground. The definition of structures in this context shall 
include sewer lines, water lines, or building foundations. 

 
24. Prior to the expiration of this conditional use, the Commission may, upon written request by 

the holder, grant a two-year time extension.  A maximum of two (2) extensions may be granted. 
 
 
 

 



Kent Goldthorpe, President 
Paul Woods, Vice President 

Rebecca W. Arnold, Commissioner 
Sara M. Baker, Commissioner 
Jim D. Hansen, Commissioner 
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 December 19, 2016 
 (Via email) 
 

  To: Envision Homes 
   12790 W. Telemark 
   Boise, ID 83713  

  
  Subject: BOI16-0535/ DRH16-00508/CUP16-00101 
   1420 W. Front Street 

 Verraso Downtown-Residential Multi-Family 
 

In response to your request for comment, the Ada County Highway District has reviewed the 
submitted application and site plan for the item referenced above. It has been determined 
that ACHD has site specific conditions of approval for this application.   
 
A. Findings of Fact 
1. 15th Street 

a. Existing Conditions:  15th Street is improved with 3-travel lanes (one way 
northbound), vertical curb, gutter, and 10-foot wide sidewalk abutting the site.  
There is 80-feet of right-of-way for 15th Street (43-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.   
Sidewalk Policy: District Policy 7205.5.7 requires a concrete sidewalk at least 5-
feet wide to be constructed on both sides of all arterial streets.  A parkway strip at 
least 6-feet wide between the back-of-curb and street edge of the sidewalk is 
required to provide increased safety and protection of pedestrians.  Consult the 
District’s planter width policy if trees are to be placed within the parkway strip.  
Sidewalks constructed next to the back-of-curb shall be a minimum of 7-feet wide. 
Detached sidewalks are encouraged and should be parallel to the adjacent 
roadway. Meandering sidewalks are discouraged.   
A permanent right-of-way easement shall be provided if public sidewalks are 
placed outside of the dedicated right-of-way.  The easement shall encompass the 
entire area between the right-of-way line and 2-feet behind the back edge of the 
sidewalk.  Sidewalks shall either be located wholly within the public right-of-way 
or wholly within an easement. 
Minor Improvements Policy: District Policy 7203.3 states that minor 
improvements to existing streets adjacent to a proposed development may be 
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required.  These improvements are to correct deficiencies or replace deteriorated 
facilities.  Included are sidewalk construction or replacement; curb and gutter 
construction or replacement; replacement of unused driveways with curb, gutter 
and sidewalk; installation or reconstruction of pedestrian ramps; pavement 
repairs; signs; traffic control devices; and other similar items. 

c. Applicant’s Proposal: The applicant is not proposing any improvements to 15th 
Street abutting the site, except closure of an existing driveway 

d. Staff Comments/Recommendations: 15th Street is fully improved with 3-travel 
lanes (northbound), curb, gutter, and 10-foot wide attached sidewalk abutting the 
site.  Therefore, no additional right-of-way or street improvements are required as 
part of this application. 
The applicant should correct deficiencies or replace deteriorated facilities.  
Included are sidewalk construction or replacement; curb and gutter construction 
or replacement; replacement of unused driveways with curb, gutter and sidewalk; 
installation or reconstruction of pedestrian ramps; pavement repairs; signs; traffic 
control devices; and other similar items. 

2. Front Street 
a. Existing Conditions: Front Street is improved with 1-travel lane westbound, 

vertical curb, gutter, and 5-foot wide sidewalk abutting the site.  There is 35-feet 
of right-of-way for Front Street (23-feet from centerline). 

b. Policy: 
Local Roadway Policy: District Policy 7207.2.1 states that the developer is 
responsible for improving all local street frontages adjacent to the site regardless 
of whether or not access is taken to all of the adjacent streets. 
Sidewalk Policy:  District Policy 7207.5.7 states that five-foot wide concrete 
sidewalk is required on both sides of all local street, except those in rural 
developments with net densities of one dwelling unit per 1.0 acre or less, or in 
hillside conditions where there is no direct lot frontage, in which case a sidewalk 
shall be constructed along one side of the street.  Some local jurisdictions may 
require wider sidewalks. 
The sidewalk may be placed next to the back-of-curb.  Where feasible, a parkway 
strip at least 8-feet wide between the back-of-curb and the street edge of the 
sidewalk is recommended to provide increased safety and protection of 
pedestrians and to allow for the planting of trees in accordance with the District’s 
Tree Planting Policy.  If no trees are to be planted in the parkway strip, the 
applicant may submit a request to the District, with justification, to reduce the 
width of the parkway strip. 
Detached sidewalks are encouraged and should be parallel to the adjacent 
roadway. Meandering sidewalks are discouraged.   
A permanent right-of-way easement shall be provided if public sidewalks are 
placed outside of the dedicated right-of-way.  The easement shall encompass the 
entire area between the right-of-way line and 2-feet behind the back edge of the 
sidewalk.  Sidewalks shall either be located wholly within the public right-of-way 
or wholly within an easement. 
Minor Improvements Policy:  District Policy 7203.3 states that minor 
improvements to existing streets adjacent to a proposed development may be 
required.  These improvements are to correct deficiencies or replace deteriorated 
facilities.  Included are sidewalk construction or replacement; curb and gutter 
construction or replacement; replacement of unused driveways with curb, gutter 
and sidewalk; installation or reconstruction of pedestrian ramps; pavement 
repairs; signs; traffic control devices; and other similar items. 
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c. Applicant’s Proposal:  The applicant is not proposing any improvements to 
Front Street abutting the site, except closure of two existing driveways. 

d. Staff Comments/Recommendations: There is no additional right-of-way or 
street improvements for Front Street required with this application. 
The applicant should correct deficiencies or replace deteriorated facilities.  
Included are sidewalk construction or replacement; curb and gutter construction 
or replacement; replacement of unused driveways with curb, gutter and sidewalk; 
installation or reconstruction of pedestrian ramps; pavement repairs; signs; traffic 
control devices; and other similar items. 

3. Alleys 
a. Existing Conditions: The alley is paved between 14th Street and 15th Street. 
b. Policy: 

Existing Alley Policy: District Policy 7210.2 states that if a proposed 
development abuts an existing alley, the dedication of additional right-of-way to 
obtain a minimum width from the centerline of the alley of 8-feet for residential 
uses and 10-feet for non-residential or commercial uses may be required.  Each 
development will be reviewed by the District on a case-by-case basis.  If the 
proposed development takes access from an alley, the developer will be required 
to pave the entire width of the right-of-way from the nearest public street to and 
abutting the development. 
Alley Parking & Setbacks Policy:  District Policy 7210.3.3 states that parking 
within the alley right-of-way is prohibited.  “No Parking” signs are required to be 
installed by the developer.  The signs should be located at the alley/street 
intersections.  Parking which is entered from the alley shall be designed so the 
minimum clear distance from the back of the parking stall to the opposite side of 
the alley is 20-feet for all perpendicular parking. 
Setbacks for structures taking access from the alley should be closely 
coordinated with the lead land use agency.  The setbacks shall either discourage 
parking within the alley (where it may partially block or occur within the right-of-
way) or allow adequate area for one perpendicular parking pad.  In order to 
discourage parking, building setbacks shall be minimal from the alley right-of-way 
line, while still achieving the required 20-feet of back-up space from a garage or 
other parking structure to the opposite side of the alley (i.e. 4-foot setback + 16-
foot alley= 20-feet for back-up space). 

c. Applicant’s Proposal:  The applicant is proposing to access the site off of the 
alley with an entrance only driveway at the east property line.   

d. Staff Comments/Recommendations:  The applicant should install “No Parking” 
signs to be located at the alley/street intersections.  The driveway is approved as 
proposed. 

4. Driveways 
4.1 15th Street Driveways 

a. Existing Conditions:  There is a driveway from the site onto 15th Street located 
approximately 83-feet from Front Street (measured centerline-to-centerline). 

b. Policy: 
c. Staff Comments/Recommendations:  The applicant is not proposing to utilize 

the driveway with this application and should be required to close the existing 
driveway with curb, gutter, and sidewalk to match the existing improvements. 

4.2 Front Street Driveways 
a. Existing Conditions:  There are three driveways from the site onto Front Street 

located approximately 72-feet and 100-feet from Front Street (measured 
centerline-to-centerline).  The third driveway is located on the east property line.   

b. Policy: 
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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. 

c. Applicant’s Proposal:  The applicant is proposing to utilize the driveway at 
the east property line as an exit only driveway.   

d. Staff Comments/Recommendations:  The applicant is not proposing to utilize 
the two westerly driveways and should be required to close the two existing 
driveways located 72-feet and 100-feet from Front Street with curb, gutter, and 
sidewalk to match the existing improvements. The existing driveway at the east 
property line is approved as an EXIT ONLY driveway, as proposed. On Front 
Street the driveway should be signed as “DO NOT ENTER”. 

5. Gates 
a. Applicant’s Proposal: The applicant is proposing to install gates at the 

driveways on the alley and on Front Street, located just outside of the right-of-
way.   

b. Staff Comments/Recommendations: Typically ACHD requires gates/keypads to 
be located 50-feet off of the edge of pavement.  However, this applicant is 
proposing to install remote operated gates.  The entrance to the site will be off of 
a low volume alley, and the exit will be on to Front Street, a one way street.   

6. Veranda Overhang into the Right-of-Way 
a. Applicant’s Proposal: The applicant is proposing that portions of the building 

overhang the right-of-way.   
b. Staff Comments/Recommendations:  The applicant should have a minimum 

clearance of 17-feet above the sidewalk for any portion of the building that 
overhangs the right-of-way.   
The applicant should provide an easement for air rights for any portion of the 
building that overhangs the right-of-way. 

B. Site Specific Conditions of Approval 
1. Install “No Parking” signs to be located at the alley/street intersections. 
2. Close the existing driveway on 15th Street with curb, gutter, and sidewalk to match the 

existing improvements. 
3. Close two of the existing driveways on Front Street (westerly driveways) with curb, 

gutter, and sidewalk to match the existing improvements. 
4. Driveway off of the alley is approved…. 
5. Driveway on Front Street at east property line is approved… 
6. Driveway gates shall be remote operated and located outside of the right-of-way on the 

alley, and on Front Street. 
7. Install a “DO NOT ENTER” sign at the driveway on Front Street.  
8. Provide 17-feet of clearance above the sidewalk for any portion of the building that 

overhangs the right-of-way, and provide an easement for air rights to ACHD for any 
portion of the building that overhangs the right-of-way. 

9. Correct deficiencies or replace deteriorated facilities.  Included are sidewalk construction 
or replacement; curb and gutter construction or replacement; replacement of unused 
driveways with curb, gutter and sidewalk; installation or reconstruction of pedestrian 
ramps; pavement repairs; signs; traffic control devices; and other similar items. 
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10. A Traffic Impact Fee will be assessed by ACHD and will be due prior to issuance of a 
building permit. Please contact the ACHD Planner (see below) for information regarding 
impact fees.   

11. Plans shall be submitted to the ACHD Development Services Department for plans 
acceptance, and impact fee assessment (if an assessment is applicable).   

12. Comply with the Standard Conditions of Approval as noted below. 
 

C. Traffic Information 
Trip Generation 
This development is estimated to generate 53 additional vehicle trips per day; and 5 
additional vehicle trips per hour in the PM peak hour, based on the Institute of Transportation 
Engineers Trip Generation Manual, 9th edition. 

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

Roadway Frontage Functional 
Classification 

PM Peak Hour 
Traffic Count 

PM Peak Hour 
Level of Service 

15th Street 122-feet Principal Arterial 981 Better than “E” 
Front Street 100-feet Local 374 N/A 

 
* Acceptable level of service for a three-lane one-way street is “E” (2,550 VPH). 
 
Average Daily Traffic Count (VDT):  Average daily traffic counts are based on ACHD’s most current 
traffic counts 

• The average daily traffic count for 15th Street north of Front Street was 10,828 on 
February 14, 2013.   

• The average daily traffic count for Front Street east of 15th Street was 4,781 on 
February 13, 2013.   
 

D.  Attachments 
1. Vicinity Map 
2. Site Plan 
3. Standard Conditions of Approval 
4. Request for Appeal of Staff Decision 

 
 
 
 
 
 
 
 
 
 
 
 
 
If you have any questions, please feel free to contact me at (208) 387-6218. 
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Sincerely, 

 

 Dawn Battles  
Planner I 
Development Services  
 
cc: City of Boise, via email 

 Calvin Holtz, via email 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
VICINITY MAP 
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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, 7203.6, 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.   
 



 

December 12, 2016 
 
Susan Riggs   
PDS – Current Planning 
 
Re:   Conditional Use Permit; CUP16-00101 

1420 W Front St 
 

Dear Susan, 
 
This is a request to change use of a warehouse to an 8-Unit Multi-Family residential 
building. 
 
The Boise Fire Department has reviewed and can approve the application subject to 
compliance with all of the following code requirements and conditions of approval.  Any 
deviation from this plan is subject to Fire Department approval.  Please note that unless 
stated otherwise, this memo represents the requirements of the International Fire Code 
(IFC) as adopted and amended by Ordinance 6308. 
 
Comments: 
1. Structures greater than 30-feet in height will require aerial fire access roadways.  These 

roadways shall be a minimum of 26-feet in width and located at least 15-feet but no 
more than 30-feet from the building. (IFC D105)  

a. Note: 15th Street can be designated as the aerial fire access roadway and shall 
be designated as a no parking along the curb for the full length of the building. 

2. Gates shall be 20’ wide. If gates are electronically operated, they shall be of a fail-open 
version in the event of loss of power. The gate shall also be equipped with an 
automatic opening mechanism activated by the Opticom system currently in use by the 
fire department. (BCC 7-01-31, IFC 503.7) 
 

General Requirement: 
 
Specific building construction requirements of the International Building Code, International 
Fire Code and Boise City Code will apply. However, these provisions are best addressed 
by a licensed Architect at time of building permit application. 
 
Regards, 
 
Ron L. Johnson 
Division Chief – Assistant Fire Marshal 
Boise Fire Department 
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