Planning & Development Services

Boise City Hall, 2" Floor Phone: 208/608-7100
150 N Capitol Boulevard Fax: 208/384-3867 9
1Ty OF TREES := P.O. Box 500 TDD/TTY: 800/377-3529
v Boise, Idaho 83701-0500 Website: www.cityofboise.org/pds

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 accommaodate 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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NEW SITE PLAN

BLOCK 108, LOTS 1-2.
1420 W. FRONT STREET,
BOISE, ADA COUNTY, IDAHO

SCALE: 1/8"-1-0"

Boise, Idaho

VERRASO DOWN TOWN
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AMENDMENTS, AS SPECIFIED.

SUBGRADE

ALL GROUNDCOVER PLANTS TO BE PLANTED ON CENTER AND IN A TRIANGULAR

PATTERN.

2. APPLY SPECIFIED PRE-EMERGENT PER MANUFACTURER'S RECOMMENDATIONS TO ALL
GROUNDCOVER BEDS.

1 PERENNIAL & GROUNDCOVER
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NOTES:

SLIPPAGE.

5. WATER TREE TWICE WITHIN THE FIRST 24 HOURS.

6. IN THE EVENT HARDPAN SOILS PREVENT TREE PLANTING AS DETAILED, NOTIFY THE LANDSCAPE
ARCHITECT IMMEDIATELY.

7. FOR TREES LOCATED WITHIN ROADSIDE PLANTERS LESS THAN &'-O" IN WIDTH, PROVIDE TREE ROOT
BARRIER (DEEPROOT #24-2 OR APPROVED EQUAL). LOCATE ROOT BARRIER AT BACK OF CURB AND
EDGE OF SIDEWALK. ALL TREE INSTALLATIONS SHALL CONFORM TO ALL AGENCY APPROVAL
REQUIREMENTS, CONTRACTOR SHALL VERIFY PRIOR TO ANY INSTALLATIONS.

SET ROOTBALL ON NATIVE,
UNDISTURBED SOIL

l. THE STAKING OF TREES IS TO BE THE CONTRACTOR'S OPTION; HOWEVER, THE CONTRACTOR IS
RESPONSIBLE TO INSURE THAT ALL TREES ARE PLANTED STRAIGHT AND THAT THEY REMAIN STRAIGHT
FOR LENGTH OF WARRANTY PERIOD OR | YEAR AFTER SUBSTANTIAL COMPLETION WHICHEVER 1S GREATER.
ALL STAKING SHALL BE REMOVED AT THE END OF THE WARRANTY PERIOD.

2. IN THE EVENT OF A QUESTION OR LACK OF CLARITY ON THE DRANINGS, THE CONTRACTOR IS TO NOTIFY
THE LANDSCAPE ARCHITECT BEFORE PROCEEDING.
LANDSCAPE CONTRACTOR |S TO NOTIFY THE LANDSCAPE ARCHITECT AND ONWNER PRIOR TO INSTALLATION
OF PLANT MATERIAL.

4.  NRAP RUBBER CINCH TIES AROUND THE TREE TRUNKS AND STAKES USING EITHER THE STANDARD OR
FIGURE EIGHT TYING METHOD. SECURE THE TIES TO THE STAKES WITH GALVANIZED NAILS TO PREVENT

projects\2016\16210 verraso townhomes\CAD\Sheets\16210 CUPO2.dw
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2 DECIDUOUS TREE PLANTING

NOT TO SCALE

PLANT SCHEDULE

|QTY. KEY BOTANICAL NAME COMMON NAME SIZE NOTES CLASS]
| DECIDUOUS SHADE TREES |

3 GT | Gleditsia tricanthos Inermis 'Shademaster' | Shademaster Honey Locust 25" CAL. | Bé¢B I Il
PERENNIALS/ORNAMENTAL GRASSES/GROUND COVERS
HE Helictotrichon sempervirens Blve Oat Grass #| 2'X3!
'T HS Hemerocallis Daylily #| I'X2'

LANDSCAPE
REQUIREMENTS

TOTAL NUMBER OF TREES: 3

LANDSCAPE LEGEND

TREES / PLANTS TO BE INSTALLED

TOTAL NUMBER OF TREE SPECIES: | PROPERTY LINE (VERIFY)

PERIMETER BUFFER REQUIREMENTS: PLANTER POT AS SPECIFIED

WEST LANDSCAPE BUFFER (I5TH STREET
- URBAN CONCRTE STREETSCAPE):

TRASH RECEPTACLE LOCATION

122 LIN. FT. IN LENGTH BIKE RACK AS SPECIFIED

05 FT. WIDTH EXISTING (10 FT. SETBACK REQUIRED)
REQUIRED TREES - 3
PROVIDED TREES - 3

NORTH BOUNDARY LANDSCAPE BUFFER (ALLEYWAY)

IOO LIN. FT. IN LENGTH

O FT. WDTH PROVIDED (IO FT. SETBACK REQUIRED -

VARIANCE REQUESTED FOR EXISTING STRUCTURE)
REQUIRED TREES - 3 !
PROVIDED TREES - O

HISTORIC LIGHT POLE AS SPECIFIED
BENCH SEATING

VERTICAL CURBING LOCATION
CURB AND GUTTER LOCATION

\\

SCORE JOINT (TYPICAL)

\
EAST BOUNDARY | ANDSCAPE BUFFER —EXPANSION JOINT (TYPICAL)

ACCESSIBLE RAMP LOCATION WITH

122 LIN. FT. N LENGTH DETECTABLE WARNING SURFACE

O FT. WIDTH PROVIDED (IO FT. SETBACK REQUIRED -
VARIANCE REQUESTED FOR EXISTING OFF STREET
PARKING ACCESS)

REQUIRED TREES - 3

PROVIDED TREES - O

NEW CONCRETE FLATHWORK

QUANTITY
PLANT IDENTIFICATION KEY

&

SOUTH BOUNDARY L ANDSCAPE BUFFER (WEST FRONT
STREET
- URBAN CONCRTE STREETSCAPE)

EXISTING BUILDING TO REMAIN

IOO LIN. FT. IN LENGTH
55 FT. WIDTH PROVIDED (IO FT. SETBACK REQUIRED -
VARIANCE REQUESTED FOR EXISTING STRUCTURE)
REQUIRED TREES- 3
PROVIDED TREES - O

CALLOUT LEGEND

@ 40'-0" VISION TRIANGLE

WIDTH OF PARKING LOT PERIMETER LANDSCAPE STRIP:
N/A.

NUMBER OF PARKING STALLS: O
PROVIDED PARKING LOT TREES - O

PROJECT
INFORMATION

TOTAL PROPERTY SIZE= 12200 SF. - 28 ACRE
ZONING DISTRICT= C-2DD
LOT IMPROVEMENTS AREA= |00%

@ BIKE RACK LOCATION AS SPECIFIED BY CCDC.
@ TRASH RECEPTACLE AS SPECIFIED BY CCDC.

PLANTER POT WITH PERMANENT INSTALLATION AS
SPECIFIED BY CCDC.

4'X8"' TREE GRATE WITH SUSPENDED PAVING STYSTEM PER
CCDC REQUIREMENTS.

@ HISTORIC LIGHT POLE AS SPECIFIED BY cCDC.
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SITE AND LANDSCAPE PLAN

HARDSCAPE COVERAGE: 3|30 SF. (25.6%)
BUILDING SQUARE FOOTAGE = 4,000 S.F. (13.7%)
LANDSCAPE COVERAGE: 70 SF. (0.7%)

NUMBER OF PARKING STALLS REQUIRED (P-3):
3 + | GUEST

NUMBER OF PARKING STALLS

PROVIDED: T INSIDE GARAGE

GUEST: | INSIDE GARAGE

TOTAL: &

NUMBER OF BICTYCLE PARKING SPACES REQUIRED
(I/lo STALLS): ©
NUMBER OF BICYCLE PARKING SPACES PROVIDED: 6

(8) PROPOSED DRIVEWAT APRON

Q PROPOSED SIDEWALK WITH AMENITIES ZONE

(10

REPLACE EXISTING SIDEWALK. REMOVE EXISTING CURB

CUTS AND REPLACE WITH STANDARD CURB AND GUTTER.

@REPLACE EXISTING ADA RAMP.

PROPOSED 6'-O" TALL SECURITY WALL, SEE
ARCHITECTURAL.

@TRA5H ENCLOSURE, SEE ARCHITECTURAL.

@ EXISTING DRIVEWAY APRON TO REMAIN.

@ EXISTING FIRE HYDRANT TO REMAIN.

@ EXISTING ALLEY TO REMAIN.
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SCALE: I"= |O'-O"

TOPSOIL NOTES

TOPSOIL REQUIREMENTS: ASTM D 5268, PH RANGE OF 5.5 TO 1, FOUR
PERCENT ORGANIC MATERIAL MINIMUM, FREE OF STONES 1/2 INCH OR
LARGER IN ANY DIMENSION, AND OTHER EXTRANEOUS MATERIALS HARMEUL
TO PLANT GROWTH.

2. TOPSOIL SOURCE: STRIP EXISTING TOPSOIL FROM ALL AREAS OF THE
SITE TO BE DISTURBED. TOPSOIL SHALL BE FERTILE, FRIABLE, NATURAL
LOAM, SURFACE SOIL, REASONABLY FREE OF SUBSOIL, CLAY LUMPS,
BRUSH, WEEDS AND OTHER LITTER, AND FREE OF ROOTS, STUMPS, ORGANIC
MATTER LARGER THAN 2 INCHES IN ANY DIMENSION, AND OTHER
EXTRANEOUS OR TOXIC MATTER HARMFUL TO PLANT GROWTH. TOPSOIL
SHALL BE SCREENED TO ACHIEVE THIS REQUIREMENT.

3. REPRESENTATIVE SAMPLES SHALL BE TESTED FOR ACIDITY, FERTILITY
AND GENERAL TEXTURE BY A RECOGNIZED COMMERCIAL OR GOVERNMENT
AGENCY AND COPIES OF THE TESTING AGENCY'S FINDINGS AND
RECOMMENDATIONS SHALL BE FURNISHED TO THE ARCHITECT'S
REPRESENTATIVE BY THE CONTRACTOR. ALL TOPSOIL SHALL BE
AMENDED TO ACHIEVE SPECIFIED PH AND ORGANIC REQUIREMENTS.
RE-TEST TOPSOIL PRIOR TO FINAL COMPLETION TO ENSURE REQUIREMENTS
HAVE BEEN MET. NO TOPSOIL SHALL BE PLACED WHILE IN A FROZEN OR
MUDDY CONDITION.

4. PLACE TOPSOIL IN AREAS WHERE REQUIRED TO OBTAIN THICKNESS AS
SCHEDULED. PLACE TOPSOIL DURING DRY WEATHER. PROVIDE ADDITIONAL
IMPORTED TOPSOIL REQUIRED TO BRING SURFACE TO PROPOSED FINISH
GRADE, AS REQUIRED.

5. COMPACTED TOPSOIL THICKNESS AT THE FOLLOWING AREAS:

A, LANN AREAS: 9 INCHES MINIMUM OR AS NECESSARY TO ACHIEVE
EVEN GRADES WITH SURROUNDING LANN AREAS.
B. PLANTER BEDS: 1& INCHES MINIMUM

6. FINE GRADE TOPSOIL TO SMOOTH, EVEN SURFACE WITH LOOSE, UNIFORMLY
FINE TEXTURE. REMOVE RIDGES AND FILL DEPRESSIONS, AS REQUIRED TO
MEET FINISH GRADES. FINISH GRADE OF TOPSOIL SHALL BE 2" BELOW
FINISH GRADE OF PAVEMENTS AREAS FOR SOD AND |" FOR SEED.

1. TOPSOIL STOCKPILE LOCATIONS TO BE COVERED COORDINATE WITH
EROSION AND SEDIMENT CONTROL PLAN.

8.  ALL GRAVEL, SUBBASE, AND OTHER IMPORTED FILL MATERIALS OTHER
THAN TOPSOIL SHALL ONLY BE STOCKPILED IN PROPOSED IMPERVIOUS
AREAS. NO GRAVEL OR ROCK MATERIALS SHALL BE STOCKPILED OR
TEMPORARILY PLACED IN PROPOSED LANDSCAPE AREAS TO PREVENT
LANDSCAPE AREAS FROM BEING CONTAMINATED WITH ROCK MATERIALS.
CONTRACTOR SHALL SUBMIT A DETAILED STOCKPILE PLAN TO
LANDSCAPE ARCHITECT AND ONNER FOR AFPPROVAL PRIOR TO ANY
EARTHWORK OPERATIONS.

6 7 8

IRRIGATION NOTES:

ALL LANDSCAPED AREAS SHALL HAVE AN AUTOMATIC
UNDERGROUND SPRINKLER SYSTEM WHICH INSURES COMPLETE
COVERAGE AND PROPERLY ZONED FOR REQUIRED WATER USES.
EACH HYDROZONE IS TO BE IRRIGATED WITH SEPARATE
INDIVIDUAL STATIONS.

2. PLANTER BEDS AND LANWN AREAS ARE TO HAVE SEPARATE
HYDRO-ZONES.

POP-UP SPRINKLER HEADS SHALL HAVE A MINIMUM RISER HEIGHT
OF 4 INCHES AT LANWN AREAS AND 8" AT PLANTER BEDS.

4. PLANTER BEDS ARE TO HAVE DRIP IRRIGATION SYSTEM OR

POP-UP SPRAY STSTEM. ANNUALS, PERENNIALS GROUND COVERS

OR SHRUB MASSINGS SHALL HAVE A POP-UP SPRAY SYSTEM.

ELECTRONIC WATER DISTRIBUTION/ TIMING CONTROLLERS ARE TO

BE PROVIDED. MINIMUM CONTROLLER REQUIREMENTS ARE AS

FOLLOWS:

PRECISE INDIVIDUAL STATION TIMING

RUN TIME CAPABILITIES FOR EXTREMES IN PRECIPITATION RATES

AT LEAST ONE PROGRAM FOR EACH HYDROZONE

SUFFICIENT MULTIPLE CYCLES TO AVOID WATER RUN-OFF

PONWER FAILURE BACKUP FOR ALL PROGRAMED INDIVIDUAL

VALVED WATERING STATIONS WILL BE DESIGNED AND INSTALLED

TO PROVIDE WATER TO RESPECTIVE HYDRO-ZONES.

INDIVIDUAL VALVED WATERING STATIONS WILL BE DESIGNED AND

INSTALLED TO PROVIDE WATER TO RESPECTIVE HYDRO-ZONES.

THE IRRIGATION SYSTEM SHALL BE DESIGNED TO PROVIDE 100%

HEAD TO HEAD COVERAGE WITH TRIANGULAR SPACING.

8. SPRINKLER HEADS SHALL BE ADIUSTED TO REDUCE OVERSPRAY
ONTO IMPERVIOUS SURFACES (BUILDINGS, SIDEWALKS, DRIVEWAYS,
AND ASPHALT AREAS).

4. PROVIDE MINIMUM (1) QUICK COUPLER VALVE PER EACH (6)
AUTOMATIC VALVE ZONES. APPROVE Q.C.V. LOCATIONS WITH
LANDSCAPE ARCHITECT.

sacse O

o

LAN DSCAPE NOTES:

CONTRACTOR SHALL REPORT TO LANDSCAPE ARCHITECT ALL CONDITIONS WHICH IMPAIR AND/OR PREVENT THE PROPER
EXECUTION OF THIS WORK, PRIOR TO BEGINNING WORK.

NO MATERIAL SUBSTITUTIONS SHALL BE MADE WITHOUT THE LANDSCAPE ARCHITECT'S PRIOR WRITTEN APPROVAL. ALTERNATE
MATERIALS OF SIMILAR SIZE AND CHARACTER MAY BE CONSIDERED |F SPECIFIED PLANT MATERIALS CAN NOT BE OBTAINED.
COORDINATE ALL WORK WITH ALL OTHER SITE RELATED DEVELOPMENT DRANINGS.

COORDINATE WORK SCHEDULE AND OBSERVATIONS WITH LANDSCAPE ARCHITECT PRIOR TO CONSTRUCTION START-UP.

ALL PLANT MATERIAL SHALL BE INSTALLED AS PER DETAILS.

ALL PLANT MATERIAL SHALL CONFORM TO THE AMERICAN NURSERYMAN STANDARDS FOR TYPE AND SIZE SHOWN. PLANTS

WILL BE REIECTED IF NOT IN A SOUND AND HEALTHY CONDITION.

IN THE EVENT OF A PLANT COUNT DISCREPANCY, PLANT SYMBOLS SHALL OVERRIDE SCHEDULE QUANTITIES AND CALL OUT

SYMBOL NUMBERS.

ALL PLANT MATERIAL SHALL BE GUARANTEED FOR A PERIOD OF ONE YEAR BEGINNING AT THE DATE OF ACCEPTANCE BY THE

ONNER. REPLACE ALL PLANT MATERIAL FOUND DEAD OR NOT IN A HEALTHY CONDITION IMMEDIATELY WITH THE SAME SIZE

AND SPECIES AT NO COST TO THE ONWNER.

4. FINIsH GRADES SHALL PROVIDE A SMOOTH TRANSITION WITH ADJACENT SURFACES AND ENSURE POSITIVE DRAINAGE IN
ACCORDANCE WITH THE SITE GRADING PLAN.

0. AMEND EXISTING APPROVED TOPSOIL AT A RATIO OF THREE CUBIC YARDS OF APPROVED COMPOST PER |000 SQUARE FEET.
ROTO-TILL ORGANIC MATTER A MINIMUM OF & INCHES INTO TOPSOIL.

lI. FERTILIZE ALL TREES AND SHRUBS WITH 'AGRIFORM' PLANTING TABLETS. QUANTITY PER MANUFACTURER'S RECOMMENDATIONS.

2. ALL PLANTING BEDS SHALL HAVE A MINIMUM 18" DEPTH OF TOPSOIL. LANWN AREAS SHALL HAVE A MINIMUM 12" DEPTH OF
TOPSOIL. SPREAD, COMPACT, AND FINE GRADE TOPSOIL TO A SMOOTH AND UNIFORM GRADE 3" BELOW ADJACENT SURFACES
OF PLANTER BED AREAS, |-1/2" BELOW ADJACENT SURFACES OF TURF SOD AREAS, AND |" BELOW ADJACENT SURFACES OF
TURF SEED AREAS.

3. REUSE EXISTING TOPSOIL STOCKPILED ON THE SITE. SUPPLEMENT WITH IMPORTED TOPSOIL WHEN QUANTITIES ARE INSUFFICIENT.
VERIFY SUITABILITY AND CONDITION OF TOPSOIL AS A GROWING MEDIUM. PERFORM SOIL TEST/ ANALYSIS AND PROVIDE
ADDITIONAL AMENDMENT AS DETERMINED BY SOIL TESTS. TOPSOIL SHALL BE A LOOSE, FRIABLE, SANDY LOAM, CLEAN AND
FREE OF TOXIC MATERIALS, NOXIOUS WEEDS, WEED SEEDS, ROCKS, GRASS OR OTHER FOREIGN MATERIAL AND A HAVE A PH
OF 55 TO 7.0. IF ONSITE TOPSOIL DOES NOT MEET THESE MINIMUM STANDARDS, CONTRACTOR |S RESPONSIBLE TO EITHER:

A) PROVIDE APPROVED IMPORTED TOPSOIL, OR
B) IMPROVE ON-SITE TOPSOIL WITH METHODS APPROVED BY THE LANDSCAPE ARCHITECT.

4. |IF IMPORTED TOPSOIL FROM OFF-SITE SOURCES 1S REQUIRED, ENSURE IT 1S FERTILE, FRIABLE, NATURAL LOAM, SURFACE SOIL,
REASONABLY FREE OF SUBSOIL, CLAY LUMPS, BRUSH, WEEDS AND OTHER LITTER, AND FREE OF ROOTS, STUMPS, STONES
LARGER THAN 2 INCHES IN ANY DIMENSION, AND OTHER EXTRANEOUS OR TOXIC MATTER HARMFUL TO PLANT GROWTH.

A) OBTAIN TOPSOIL FROM LOCAL SOURCES OR FROM AREAS HAVING SIMILAR SOIL CHARACTERISTICS TO THOSE FOUND ON
THE PROJECT SITE. OBTAIN TOPSOIL ONLY FROM NATURALLY, WELL -DRAINED SITES WHERE TOPSOIL OCCURS AT A DEPTH
OF NOT LESS THAN 4 INCHES.

B) REPRESENTATIVE SAMPLES SHALL BE TESTED FOR ACIDITY, FERTILITY, TOXICITY, AND GENERAL TEXTURE BY A
RECOGNIZED COMMERCIAL OR GOVERNMENT AGENCY AND COPIES OF THE TESTING AGENCY'S FINDINGS AND
RECOMMENDATIONS SHALL BE FURNISHED TO THE OWNER'S REPRESENTATIVE BY THE CONTRACTOR. NO TOPSOIL SHALL BE
DELIVERED IN A FROZEN OR MUDDY CONDITION. ACIDITY/ALKALINITY RANGE - PH. 55 TO 7.6.

5. IMMEDIATELY CLEAN UP ANY TOPSOIL OR OTHER DEBRIS ON THE SITE CREATED FROM LANDSCAPE OPERATIONS AND DISPOSE
OF PROPERLY OFF SITE.

6. TREES SHALL NOT BE PLANTED WITHIN THE 10'-O" CLEAR ZONE OF ALL A.CH.D. STORM DRAIN PIPE, STRUCTURES, OR
FACILITIES.

I7. SEEPAGE BEDS AND OTHER STORM DRAINAGE FACILITIES MUST BE PROTECTED FROM ANY AND ALL CONTAMINATION DURING
THE CONSTRUCTION AND INSTALLATION OF THE LANDSCAPE IRRIGATION STYSTEM.

1&.  IN THE EVENT OF A DISCREPANCY, NOTIFY THE LANDSCAPE ARCHITECT IMMEDIATELY.
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PRELIMINARY

NOT FOR
CONSTRUCTION

e Erosion & Sediment Control
o Graphic Communication

e Irrigation Design

e Land Planning

Phone: 208-376-5153

o Landscape Architecture
www.breckonlanddesign.com
Fax: 208-376-6528

6661 North Glenwood Street
Garden City, Idaho 83714

o Civil Engineering

BRECKON

THE PROFESSIONAL SERVICES OF THE DESIGN PROFESSIONAL ARE UNDERTAKEN FOR AND ARE PERFORMED IN THE INTEREST OF "THE CLIENT" NO CONTRACTUAL OBLIGATION IS ASSUMED BY THE DESIGN PROFESSIONAL FOR THE BENEFIT OF ANY OTHER PERSON INVOLVED IN THE PROJECT.

Copyright (C) 2016
All rights reserved. Reproduction or use in any form
or by any means without written permission of
Breckon Land Design, Inc. is unlawful and subject to
criminal prosecution.

VERRASO DOWNTOWN
1420 West Front Street
Boise, ldaho 83702
SITE AND LANDSCAPE PLAN

Call before you dig.

a\ 2
Know what's below.
CALL 2 BUSINESS DAYS
IN ADVANCE BEFORE
YOU DIG, GRADE, OR
EXCAVATE FOR THE
MARKING OF

UNDERGROUND
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Verraso is an intriguing development consisting of 8 high end apartments built around a large
open veranda that creates a “zen” like atmosphere. The project repurposes an old dilapidated
warehouse on the corner of 15th Street and Front Street. The architectural lines are articulated
and varied. There are several appendages and colors creating unique, organic relief and
symmetry.. Each residence has a 1 car garage. The perimeter landscaping will provide privacy
and luxury. With careful, painstaking use of modulation the fresh new feel will be the new darling
of downtown Boise.



RECEIVETD

\ PDS Online | eApply

s City of Boise « Planning & Development Services » (208) 384-3802 = pds.cityofboise.org NOV 2 9 2016
#109: Conditional Use Application PLANNING DEPT.
) ‘ SUBDIVISIONS

Property Information CoP )A ~00 } 0'7
Address
Street Number: o K = Prefix. _ Street Name: Tt Unit #:
1420 R EYE F fﬁgm s 1[0 ]
Subdivision name: - _ Block: Section: Township: Range: Zoning:

i —lesli-zd o o ™ M
Parcel Number: Additional Parcel Numbers: _BC‘DT + 470 20369 =
LRioISoo 7241 || ayfa i e ]
':Primary Contact
,EWho is responsible for receiving e-mail, uploading files and communicating with Boise City?
OAgent]Reprsenlztﬁm Oﬂppiiant OOwner E
Applicant Information
FirstName: =~ lastName: Eshi e
[Ched N ~Telsed ]
U FANisrod  HomEs ]
Add"—"s S - - CI— State: i ) Zip:

2190 W Tetema K ST Poseg  [[x=p s (B3713
E-mail: _ Phone Number: Cell: : o Faxe
[Chasrbx@ Jm_} com  |[268-92)-5252 | (Same  n/a ]

Agent/Representative Information

Role Type: OArchitect ®1and Developer OEngineer @Contrad:or Oother

First Name: . - ESL’!E.‘DE‘.

| SEF aBoNe | _ |

[..___EE"_'Y.'. e T e et L e S ——

I I A

Address: Gy ____ State: S Y],
) I— T ™ML ]

E-mail: __ Phone Number: Cell: Fax:

- = =] I |

Owner Information

Same as Applicantz  ®no OWes (If yes, leave this section blank)

First Name: i _ Last Name:

[ CAeVI [ HorT2 |

Company:

N/ —

Address: Gy - Zipt

i F’O Bog 7885 | Bojse— —JI ¥ 83707 |
__Phone Number: Cell: i Fax¢ , -

e Hz.&[&f&ﬁm Lom [ 20K — 86T~ 53( 1 [ SAnE L~ /A

P 16-0010 1



Project Information

Is this a Modification application? Oves Ono File number being modified: [ - |
1. Neighborhood Association:

| Dot owd Bo1SE Ng"&kbv"hgoﬁ CAS<cAd e ¥
2, Comprehensive Planning Area:

| Porwntowil B [v]

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

’ Chppsst Lrome A Wasghesse USE 4o fesipeth acl T“OH"‘“M"L{—!

4, Size of Property:

Eﬁ OAcres OSquare Feet

5. Water Issues:

| §Foo S o i lgom

A, What are you fire flow requirements? (See International Fire Code):

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

Number of Existing: L | Number of Proposed: ij_ 1
‘C. Is the building “sprinklered”? Sves Ono
2 What volume of water is available? (Contact United Water of Idaho at 362-7330): -
15%0 - i SRS SRS E L ity 9 = W
6. Existing uses and structures on the property are as follows:
Walgppose - - ]

7. 1Is the project intended to be phased? Please explain:

Ho | ]

8. Adjacent property information:

Building types andfor uses Zone

North: [ -2 | North:
sath: [ CT2p | south:
East: (2> D | East:
West: [ (C-2DD o Jwest [ ¥

WP 16-00101



9. Proposed Structures:

" A. Number of Structures: [ [ | Use: L&&éﬁ&b&-’j

Square footage of proposed structures or additions (if 5+ floors, attach narrative with chart):

Gross Square Feet

1st Floor | @Bl 91K

|

2nd Floor B B 740 |

3rd Floor | NoAw |

4th Floor | _NomE l
B. Maximum proposed structure height{s): L “H o |
C. Number of stories: | 2 |
D. Number of seats (if restaurant, tavern or lounge): | NA |
E. Number of residential units (if applicable): | 8 |

10. Existing Structures:
Square footage of existing structures or additions (if 5+ fioors, attach narrative with chart):

Gross Square Feet

1st Floor | SgpF 872% |

2nd Floor | D740 l

3rd Floor [ [

4th Floor [ |

11. Building Exterioe:
Materials Colors

Roof: | EPOWMN  vempe axl P VO it ]
walls: | Stuceo {/ TILE Sea_ Qtnabu.r,dq‘f

Windows/Doors: U,N yl [/ mesrac
{1/
Fascia, Trim, etc: ANOWE

I

|

| PLeodS) . s
I

L

Other: | PoD AL — Wrdgeemifl WShi+=
12, Setbacks:
Note: Plans that are not graphically dimensioned will not be accepted.
Building Required Building Proposed Parking Required Parking Proposed

Fot: [ (o Ehghen) [ 13 8 ]
Rear: | = | I L || ]
Sidet: [ o’ [ B il ]
Sde2: | ygf O 11 1 11 |

4

WP 16-00107



13. Site Design:

Site Percentage Devoted to Square Feet
Building Coverage: l ExisniAq | | |
% - |
Landscaping: | | | |
%
Paving: | | [ |
%
Other Uses: [ I l
%
Describe Other Uses: l |
4. Parking:
Required Proposad
Accessible Spaces: L @ | [ & [} |
Parking Spaces: [ % | 4 |
Bicycle Spaces: b b/ ] | % |
Proposed compact spaces: | R / n |
Are you proposing off-site parking? Oves @no
If yes, how many spaces?| |
Are you requesting shared parking or a parking reduction? Oves @no
If yes, how many spaces?| |
Restricted parking? Oves @no
15. Landscaping:
A. Are there any prominent trees or areas of vegetation on the property? Oves @no
B. Type: [ |
C. Size: i |

D. General Location:

16. Mechanical Units:

Number of Units: [ 8 ]
Unit Location: | EsaP |
Type: | A2 ComDirteard |
Height: | =2 |
Proposed Screening Method: | =R old LM\S_ LAl 1

CUP 16-001 01



17.Solid Waste:
“A. Type of trash receptades:

&ndividual Can/fResidentia!
¥d. Dumpster
Yd. Dumpster
¥Yd. Dumpster
ompactor

B. Number of trash receptadies: L &+8 Peeyele = b ]

C. Proposed screening method: | woace - B ]

D. Is the proposad location accessible for collection? Oves LS Bel madep do AL U.l
{Contact Boise Public Works at 384-3901.) o3 {, el -o > A—‘{

E. Is recycling proposed? es Ono

18.Irrigation Ditches/Canals:
A. Are there any irrigation ditches or canals on or adjacent to the Oves ®@wo

property?

B. Location: [ - - ]

C. size: L - sy — o
19.Fencing:

Pmposed Existing to Remain

Type: ﬂi}m&:} [ Neow ]

Height: | . [ Peme |

Location: | = A—r -g M& | [ MNomE ]
20.Lcading Fadilities {if proposed, for commerdia! uses only):

Number: N 1]

Location: [ ' - ]

Size: [ B 1

Screening: L o _ ] ' ]
21.Drainage:
Proposed method of on-site retention: L o E&f_ﬁu e n P&_g_q ) /wg m

22.Floodways & Hillsides:

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

B. Does any portion of this parcel have slopes in excess of 15%? ONes ®no

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

1s the subject site located within the Airpost Influence Area? (If yes, please mark which area.)
Ono Oareaa Oareas  Oareasi QOareac

:\UP ]6-00|‘_,f



Planning & Development Services

Boise City Hall, 2" Floor Phone: 208/608-7100

150 N Capitol Boulevard Fax: 208/384-3867

P.O. Box 500 TDD/TTY: 800/377-3529

Boise, Idaho 83701-0500 Website: www.cityofboise.org/pds

Planning Division Project Report

File Number CUP16-00101

Applicant Envision Homes

Property Address 1420 W Front Street

Public Hearing Date January 9, 2017

Heard by Planning and Zoning Commission
Analyst Susan Riggs

Checked By Cody Riddle

Public Notification
Neighborhood meeting conducted: November 3, 2016
Newspaper notification published on: December 24, 2016
Radius notices mailed to properties within 300 feet on: December 21, 2016
Staff posted notice on site on: December 22, 2016
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CUP16-00101
Boise City Planning and Zoning Commission / January 9, 2017

Page 2 of 11
1. Project Data and Facts

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.

2. Land Use

Description and Character of Surrounding Area

The subject property is located on the northeast corner of 15" 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 1-84
Connector. The property is also located one block from the Linen District.

Adjacent Land Uses and Zoning

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

CARO06-00023 | 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

. 0.7%
areas.
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 15" 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 22.77), 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 15" 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.

9
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4. Boise Development Code

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

5. Comprehensive Plan

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

6. Transportation Data

Roadwa Erontage Functional PM Peak Hour Peak Hour Level of
y 9 Classification Traffic Count Service

15" 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).

e The average daily traffic count for 15" Street north of Front street was 10,828 on February

12, 2013.

e The average daily traffic count for Front Street east of 15" 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 15" and Front Street in a
C-2DD (General Commercial with Downtown Design Review) zone.
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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 1-84 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.

9
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The 17,668 sg. 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 E
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The Downtown Design  Review
Standards and Guidelines designate 15"
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.

e

W. FRONT STREET

Front Street and 15" 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 15" 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:

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.

. 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 15" 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 15" and two on
Front Street.

Boise City Fire commented that structures greater than 30-feet in height will require aerial fire
access roadways. 15" 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 15" 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.

9
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The site is large enough to accommodate the proposed use and all yards, open spaces,
pathways, walls and fences, parking, loading, landscaping and such other features as are
required by this Code;

The site is large enough to accommodate the proposed use. The density does not exceed the
limitations of the underlying zone and all 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.

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.

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 15" 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.

9
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8. Recommended Conditions of Approval

Site Specific

1.

4.

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.

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

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

Six bicycle parking spaces shall be provided on 15" 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.

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.

Comply with Solid Waste comments dated December 1, 2016.
Comply with SUEZ comments dated October 28, 2016.

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.

9
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12.

13.

14.

15.

16.

17.
18.

19.

20.

21.

22,

Vision Triangles, as defined under section 11-012-03 of the Boise City Code, shall remain
clear of sight obstruction.

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.

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

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.

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.

Utility services shall be installed underground.

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

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

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

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

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

9
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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.
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December 19, 2016

(Via email)
To: Envision Homes
12790 W. Telemark
Boise, ID 83713
Subject: BOI116-0535/ 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. 15™ Street
a. Existing Conditions: 15" 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 15" 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 15"
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 14" Street and 15" 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 15" Street Driveways

a. Existing Conditions: There is a driveway from the site onto 15™ 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".

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.

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.

. Site Specific Conditions of Approval

Install “No Parking” signs to be located at the alley/street intersections.

Close the existing driveway on 15" Street with curb, gutter, and sidewalk to match the
existing improvements.

Close two of the existing driveways on Front Street (westerly driveways) with curb,
gutter, and sidewalk to match the existing improvements.

Driveway off of the alley is approved....

Driveway on Front Street at east property line is approved...

Driveway gates shall be remote operated and located outside of the right-of-way on the
alley, and on Front Street.

Install a “DO NOT ENTER” sign at the driveway on Front Street.

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.

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, 9" edition.

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

Roadwa Frontage Functional PM Peak Hour | PM Peak Hour
y 9 Classification Traffic Count | Level of Service
15" 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
e The average daily traffic count for 15" Street north of Front Street was 10,828 on
February 14, 2013.
e The average daily traffic count for Front Street east of 15" Street was 4,781 on
February 13, 2013.

D. Attachments
Vicinity Map
Site Plan

Standard Conditions of Approval
Request for Appeal of Staff Decision

PwnE

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

Dawn Battles
Planner |
Development Services

cc: City of Boise, via email
Calvin Holtz, via email

VICINITY MAP
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10.

11.

12.

Standard Conditions of Approval

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

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

In accordance with District policy, 7203.6, 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.

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

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

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

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

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

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

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

No change in the terms and conditions of this approval shall be valid unless they are in
writing and signed by the applicant or the applicant’s authorized representative and an
authorized representative of ACHD. The burden shall be upon the applicant to obtain
written confirmation of any change from ACHD.

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.
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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: 15" 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



BOISE CITY PUBLIC WORKS DEPARTMENT
DEPARTMENT CORRESPONDENCE

Date: December 8, 2016
To:  Boise City Planning & Zoning

Re: CUP 16-00101; 1420 Front Street

CONDITIONS OF APPROVAL

SEWER CONDITIONS - MIKE SHEPPARD (384-3920)
Connection to central sewer is required. Sanitary sewers are available in alley.

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

DRAINAGE/STORMWATER CONDITIONS — BRIAN MURPHY (384-3752)
No comment.
STREET LIGHT CONDITIONS -~ TOM MARSHALL (388-4719)

Street lights are required. Contact Public Works for required facilities and location prior to submission
of a building permit. (Final approved plans must accompany submitted building plans at time of
permitting.)

This project is within the defined Historical Lighting District and

ornamental-style street lighting is required along the following street
frontages:

1. Front Street and 15% Street

Street light plans must be submitted and approved by Public Works prior to issuance of a
building permit.

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