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Summary for DRH18-00260 
 
Staff’s Recommendation 
Move to approve DRH18-00260 as recommended in Findings of Fact, Conclusions of Law and the 
Recommended Conditions of Approval noted in the project report.  
 
Summary 
Rafanelli & Nahas – Scott Schoenherr, requests Design Review approval to Construct a ten story, 
approximately 181,000-square feet, office building and other site related improvements within the 
R- C-5DD (Central Business with Downtown Design Review Overlays) zone. The site is located within 
the heart of the downtown core. 11th Street and Idaho Street are designated as “Storefront” street 
frontages within the Downtown Boise Design Review Standards and Guidelines.  The Idaho Street 
and 11th Street intersection is identified as a “Gateway and High Visibility Street Corner” in the 
Downtown Boise Design Review Standards and Guidelines.  
 
The proposed design utilizes materials that are traditionally found within the downtown area and 
depicts a very urban appearance. The applicant is proposing to utilize a slate colored 
manufactured sintered stone system on the exterior walls of the building.  The building also boasts 
a significant amount of curtain wall system.   The canopies are proposed to be steel with a wood 
soffit and the roofing system is a white membrane.  The materials palette is very simple and 
provides a very sleek appearance that is both durable, attractive and timeless.   
 
The Design Review Division has recommended the applicant make minor modifications to the 
street improvements, increase the depth of the ground floor canopies, widen the overhead door 
on the west elevation, provide an easement for trash servicing, provide full height mechanical 
screening and obtain a license agreement for the canopies.  With the recommended conditions 
of approval, the 10-story mixed-use building will contain appropriate colors and materials, 
fenestration, and articulation.   
 
The Conditions of Approval have been recommended to comply with the Objectives, Findings 
and Considerations of the Zoning Ordinance, the Design Review Guidelines and the goals and 
policies of the Boise City Comprehensive Plan. 
 

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= 
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DESIGN PHILOSOPHY /

The proposed nine story office building at the

corner West Idaho and North 11th comprises

approximately 181,000 SF.   The building

creates an urban business campus with Boise

Plaza, the parking garage at 1226 West

Jefferson,  and the proposed 30,000  SF plaza

and park to the north Bannock and North 11th

Street.  Highly transparent lobby and retail

spaces at grade along activate the improved

streetscapes and public spaces surrounding

the building.   The building extends the

commercial area of Boise’s downtown and

is designed  to appeal to the entrepreneurial

community.

A 16-foot tall loggia provides covered public

space along the sidewalk and wraps the

corners to the main entries which are clearly

indicated with canopies.   A 2,700 SF lobby

programmed for social activity is visually

connected to the street and park spaces with

floor to ceiling glass.  Along the continuous

retail frontage of 100 feet along Idaho and

100 feet along the plaza/park, the façade is

modulated  by 20’ retail bays with canopies at

entries.  Along the west side of the building

adjacent  to the El Korah Shrine, a 15-foot

setback creates a midblock pedestrian

connection to the plaza and provides off-street

access to the trash and recycling.

The building exterior is a grey sintered stone

rain screen cladding system with punched

window openings measuring approximately

9’-6” tall by 18’-0” wide.  The window

composition expresses the structural frame

and optimized for efficient space layout

with maximum access to daylight and views.

Corner windows extend the drama of the views

from the interior.  Tenant spaces are open

and efficient with a typical core to exterior

dimension of approximately 40 feet.  The east

end of the building is crowned with a shade

canopy over an accessib le roof terrace.  A bold

full height vertical impression on the north

and south facades  frames the view from the

elevator lobbies on each floor.  Together, the

loggia, building massing and rooftop shade

canopy produce a legib le and memorable form

with a clear base, middle  and top.

Requested Departures

The project seeks a departure from Standard

4.2.1 of the Downtown Design Standards  and

Guidelines.   The standard  requires a 10’-0”

setback at the W. Idaho and N. 11th Street

frontages above the 6th floor.  Because the

building is only 10 stories tall, where the 10th

story is a setback roof access penthouse,

only two floors would be set back and the

resultant form would not create the intended

sense of base, middle and top.  The proposed

form meets the intent of the provision through

the loggia, massing, setback penthouse and

canopy.

Additionally,  required parking for the project

(181 stalls) per Chapter 11-07 of the Boise

Zoning Code is provided in the parking garage

at 1226 West Jefferson through an off-site

parking agreement.

Lastly, per Table 11-07.2, two loading berths

are required and one is provided at the alley

between El Korah Shrine and the adjacent

surface parking lot just northwest of the site.

Project Design
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SITE PHOTOS /

SE corner of the site at N. 11th and W. Idaho Streets East edge of site along N. 11th Street West edge of site adjacent to the El Korah Shrine
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NORTH 

10' 20'0 

NOTES
STREETSCAPE WILL CONFORM WITH THE BOISE DOWNTOWN STREETSCAPE STANDARDS & SPECIFICATION MANUAL.

STREET TREES AND SHRUB BEDS WILL BE IRRIGATED WITH AN AUTOMATIC, UNDERGROUND DRIP SYSTEM.

FIVE (5) EXISTING TREES ARE TO BE REMOVED. IDAHO ST: TWO (2) SWEETGUM (3-4" CAL), 11TH ST: THREE (3) HONEYLOCUST (3-4" CAL). SWEETGUM
STREET TREES WILL BE PLANTED ALONG IDAHO ST. AND HONEYLOCUST STREET TREES WILL BE PLANTED ON 11TH ST.

MODULAR SUSPENDED PAVING SYSTEM (SILVA CELLS) WILL BE INSTALLED SUBSURFACE UNDER STREETSCAPE AREAS TO INCREASE SOIL VOLUMES
TO SUPPORT LARGE, HEALTHY TREE GROWTH.  STORMWATER COLLECTION WILL BE INCORPORATED INTO SUBSURFACE CELLS WHERE POSSIBLE.

1.

2.

3.

4.

CONCRETE SIDEWALK ROW
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SYSTEM (TYP OF 9)

SEE NOTE 4.

BIKE RACK

(TYP OF 10 = 20 BIKE

PARKING SPACES;

8 COVERED)

RAISED PLANTER

WITH SCREENING

VEGETATION

PRE-CAST CONC.

PLANTERS


(TYP OF 5)

11TH  AND IDAHO BUILDING

CORNER

BULB-OUT W/

CROSSWALKS


SPECIALTY PAVING

UNDER BUILDING

LOGGIA TO BE

ENDICOTT BRICK

COLOR:

MANGANESE IRONSPOT

PEDESTRIAN


BENCH

SCALE 1" = 20'

IDAHO STREET

1
1
T
H

 S
T
R

E
E
T

200'

12
0
' EXISTING TREE TO

BE REMOVED

(TYP OF 5)

SEE NOTE 3.

IDAHO POWER

VAULT

BUS STOP SHELTER

HISTORIC

STREETLIGHT

(TYP OF 5)

TRASH

ROOM 

P
E
D

E
S
T
R

IA
N

 P
A
T
H
W

A
Y

EL KORAH

SHRINE

LANDSCAPE PLAN /
06/11/18  | DRH18-00260



1118 W. Idaho Street  |  Rafanelli and Nahas  |  June 08, 2018  |  9

FAR BONUS  /
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FAR Calculation

Base Chargeable Area =

Total Site Area x 4 = 26,000 SF X 4 = 104,000 SF

Bonus Area =

Public Open Space Area X 12 = 6,878 SF X 12 = 82,536 SF

Total Allowable Area =

104,000 SF + 82,536 SF = 186,536 SF

Total Building Area = 180,876 SF

Level 1 = 18,351 SF

Level 2-9 = 20,163 X 8 = 161,304 SF

Roof Amenity = 1,221 SF
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SETBACK DEPARTURE /

W. Idaho and N. 11th Streets

10'-0" Setback

Level 7

Upper level setbacks per 4.2.1 Downtown Design Standards  and Guidelines  The project seeks a departure from Standard  4.2.1 of the

Downtown Design Standards  and Guidelines, which requires

a 10’-0” setback above the sixth floor along the W. Idaho

and N. 11th Street frontages.  A street level loggia, rooftop

setback and canopy serve to differentiate the base, middle,

and top of the building and animate the building’s public

interface.

Proposed Sebacks

Base

Middle

Top

Street level loggia
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FACADE MODULATION  /

111’-4” 

56’ -0”

17’-8” 
114’-0”

10’-0”

114’-0”

10’-0”

56’-0” 

111’-4”

17’-8” 

Per the Downtown Desgin Guidelines  and Standards  section

4.2.2, the notches north and south elevations satisfy

the requirement for “use of a contrasting vertical design

component”.  The interior face of each inset portion is clad

with curtainwall and spandrel for a glassy contrast from the

opaque sintered stone cladding.
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PARKING /

SITE

720’-0”

GARAGE
946 STALLS TOTAL

181 RESERVED FOR PROPOSED BLDG

181 STALLS REQUIRED

Bicyle parking provided at NE corner of

loggia - see landscape and site plans

Parking garage at 1226 West Jefferson


200’

Boise Office Development Parking Quantity Per Zoning Code Chapter 11-07

Level 

Gross Floor 

Area (sf) 

Unit of 

Measure (sf) Ratio 

Number of

Stalls

1 18,351      300 0.66 41
2 20,163      300 0.25 17
3 20,163      300 0.25 17
4 20,163      300 0.25 17
5 20,163      300 0.25 17
6 20,163      300 0.25 17
7 20,163      300 0.25 17
8 20,163      300 0.25 17
9 20,163      300 0.25 17

10 4,640        300 0.25 4
Total 181

Bicycle Parking

1 per 10 Parking Stalls 19

25% covered 5

The owner intends to provide required vehicle parking at the

garage at 1226 West Jefferson,  which has 946 stalls, 600 of

which are assigned  to the Boise Plaza building.  181 of the

346 remaining stalls will be reserved for the proposed office

building.

Bicycle parking will be provided on site as shown in the site

and landscape  plans.

A letter related to the off-site parking agreement is included in

the appendix to this document.
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LEVEL 1 PLAN  /
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LEVELS 2-9 TYPICAL PLAN /
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ROOF AMENITY PLAN  /
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LEVEL 01

0"

LEVEL 02

20'-0"

LEVEL 03
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LEVEL 06
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LEVEL 08
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LEVEL 09
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BUILDING SECTION
11TH & IDAHO

161614.000
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SECTION  /
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MATERIAL PALETTE  /

01 Sintered Stone Rainscreen System 02 Wood Soffit 

06 Brick Pavers

03 Structual Silicone Glazing System

03b Spandrel Glass

03a Vision Glass

04 Window System

05 Perforated mechanical  screen
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ELEVATIONS /

NORTH

0’ 5’ 10’ 20’

01 

03

Prefinished metal canopy

Steel Framed Canopy 03a 03b 04 01

01 03 04 05

03b

03a
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ELEVATIONS  /

EAST WEST

0’ 5’ 10’ 20’

01 01 0504 04 

Louvers

Trash Access

Egress

Steel Framed Canopy 03a 

03

01

01 03 04 05

03b
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ELEVATIONS /

SOUTH
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Prefinished metal canopy
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Retail entries

03

Prefinished metal canopy
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03b
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URBAN VIEWS /
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URBAN VIEWS /
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URBAN VIEWS /
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ENLARGED DRAWINGS - TYPICAL  /

A1

A2

Enlarged Section - Typical BayEnlarged Elevation - Typical Bay 

Head and Sill Detail  - Typical Window

Window system

Aluminum plate jamb matching cladding

Sintered stone rainscreen system

Enlarged Plan - Typical Bay
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May 9, 2018

Derick O’Neill

Director - Planning & Development Services

City of Boise

P.O. Box 500

Boise, ID 83702

RE: 11th & Idaho Trash Collection


Dear Mr. O’Neill:

In 2006, Eleven Eleven West Jefferson purchased Boise Plaza (1111 W. Jefferson) and the surrounding

surface-level parking lots. Soon after we purchased this property, we worked with GGLO to develop

a master plan.  The final plan included a second office building, a hotel, a parking garage and a public

park.

We will soon be submitting to Design Review for a new 180,000 square foot office building at the

corner of 11th & Idaho.  Also, there is a public park planned for the area just north of this office

building.  The alley between the proposed office building and the public park has been vacated,

although there are several utility easements in place.

We have been working to develop the best way for the collection and removal of trash from the site.

Our current plan is to collect the trash in the building and compact it on-site.  We will manually move it

to the alley to be picked up on service day.  The waste management company will access the dumpster

off 12th Street via the alley.

Please call me if you would like to discuss this issue in more detail.

Sincerely,


Scott Schoenherr


Eleven Eleven West Jefferson – Manager


06/11/18  | DRH18-00260
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1. Project Data and Facts
 Applicant/Status 
  

Rafanelli & Nahas / Scott Schoenherr / Applicant 

Architect 
  

Sarah Eddy / Perkins + Will / Architect 
 

Location of Property  
 

1118 West Idaho Street 

Present Zoning and Land Use
  

C-5DD (Central Business with Downtown Design Review 
Overlays) zone 

Land Use Designation Downtown Mixed-Use 
Comprehensive Planning Area Downtown 
Applicant’s Request  Construct a ten story, approximately 181,000-square 

feet, office building and other site related 
improvements 

 
2. Land Use 
Description and Character of Surrounding Area 
This site is located on the northwest corner of Idaho Street and 11th Street.  The 0.6-acre 
site is currently a surface parking lot. The general area is developed with a mixture of 
uses and multi-story developments. 
 
The site is located within the heart of the downtown core. 11th Street and Idaho Street 
are designated as “Storefront” street frontages within the Downtown Boise Design 
Review Standards and Guidelines.  The Idaho Street and 11th Street intersection is 
identified as a “Gateway and High Visibility Street Corner” in the Downtown Boise 
Design Review Standards and Guidelines. Idaho Street is a 3-lane one-way minor 
arterial roadway that carries westbound traffic.  11th and 12th Streets are 2-lane two-
way collector roadways.  All of the surrounding roadways provide on-street parking.   

 
Adjacent Land Uses and Zoning  
North: Currently a surface parking that will become a new urban park, C-5DD 

(Central Business with Downtown Design Review)  
South: Retail building, C-5DD (Central Business with Downtown Design Review) 
East:  Surface parking, C-5DD (Central Business with Downtown Design Review) 
West: El Korah Temple, C-5DD (Central Business District with Downtown Design 

Review) 
 
 
 
 
 



 
 

DRH18-00260 
Design Review Committee / July 11, 2018 
 4 

 

      

Page 3 of 18

 

 
3. Project Proposal 
 
Site Design 
Land Use           Percentage 

Percentage of the site devoted to building coverage: 74% 

Percentage of the site devoted to paving: 25% 

Percentage of the site devoted to landscaping: 1% 

TOTAL 100% 
 
 
 
 
 
 
 
 
 
 
 

Site Characteristics 
The site is located on the northwest corner of Idaho Street and 11th Street.  To the north 
of the property is a future Boise City Urban Park, to the west is the El Korah temple, to 
the south is Idaho Street and to the east is 11th Street. 
Special Considerations  
The Idaho Street and 11th Street intersection is identified as a “Gateway and High Visibility 
Street Corner”.  There is a vacated alley located along the north side of the property.  
While the alley has been vacated, utility easements have been preserved within this 
area.  The Boise City Comprehensive Plan, Downtown Boise Plan, Westside Master Plan 
and the Downtown Design Guidelines contain policies pertaining to developments for 
this property.   The property has a P-2 parking overlay. 
 
History of Previous Actions 
CAR02-00008 -  Comprehensive Plan to incorporate the Westside Downtown Framework 
Master Plan into the Comprehensive Plan by reference 
CAR02-00009 – Rezone to incorporate the Downtown Design Review overlay onto the site 
CAR06-00023 – Expansion and modification of the P-1 and P-2 parking overlay zones 
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Parking  

 
Setbacks 
 
Yard 

 
Building 

 
Parking 

 Required Proposed Required Proposed 

Idaho Street – Front - South 0’ 0’ 0’ N/A 
11th Street – Street Side 0’ 0’ 0’ N/A 
North – Rear 0’ 16’ 0’ N/A 
West – Interior Side 0’ 15’ 0’ N/A 

 
Transportation 

 
Roadway 

 
Frontage 

Functional 
Classification 

PM Peak 
Hour Traffic 

Count 

PM Peak 
Hour Level 
of Service 

Existing 
Plus 

Project 
Idaho Street 200-feet Minor Arterial 790 C C 

11th Street 130-feet Collector 392 C C 

12th Street None Collector 177 C C 
 

 

Proposed  Required  

Accessible spaces proposed: 6+ Accessible spaces required: 6 

Total parking spaces proposed:  181 Total parking spaces required:  176 

Compact spaces proposed:  0 Compact spaces allowed:  40% 

Bicycle parking spaces proposed: 19 Bicycle parking spaces required: 18 

Parking Reduction requested?  No Off-site Parking requested? Yes 

Number and Proposed 
Use of Buildings   

One mixed-use building 
 

Proposed Building Height Office building – 140’ 
Maximum Building Height  FAR 4.0 
Number of Stories Retail – Ground floor 

Office – 9 stories and mechanical support 
Square Footage 181,000 - square feet 
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4. Zoning Ordinance and Comprehensive Plan 
Zoning Ordinance Sections 

11-03-04.12 C (7)(d) (i) Site Design – A – E 

11-03-04.12 C (7)(d) (ii) Structure Design – A – E 

11-03-04.12 C (7)(d) (iii) Adopted Plans and Design Guidelines 

11-04-05 Commercial Zoning Districts 

11-07-03 Off-Street Parking and Loading Guidelines 

Comprehensive Plan Sections 
3-12 Downtown Mixed-Use Land Use Designation 

3-14 Design Principles for Mixed Use Activity Center 

3-47 Design Principles for Corridors 

DT-1 Downtown Planning Area 
 

Adopted Plans 
Downtown Boise Design Review Standards and Guidelines 

Transportation Action Plan 

Westside Downtown Framework Master Plan 

 
5. Analysis/Findings 
 
Site Design - Section 11-03-04.12 C(7)(d) (i) 

 
A. Traffic Impact – That traffic impact is minimized and the pedestrians and cyclists 

have been provided for through the use of sidewalks, pathways, landscaping, and 
safe parking lot design.  

     
The site is located on the northwest corner of 11th Street and Idaho Street.  Both of 
the adjacent roadways have been designated as “Storefront” within the 
Downtown Boise Design Review Standards and Guidelines.  The Idaho Street and 
11th Street intersection is also identified as a “Gateway and High Visibility Street 
Corner” within this document.  There is a vacated alley located along the north 
side of the property.  While the alley has been vacated, utility easements have 
been preserved within this area.  The Boise City Comprehensive Plan, Downtown 
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Boise Plan, Westside Master Plan and the Downtown Design Guidelines contain 
policies pertaining to developments for this property.   The property has a P-2 
parking overlay as well. 
 
The floor area ratio allowed within the C-5DD zone is 4.0 x the effective lot area.  
The zoning ordinance also provides allowances for bonus floor area.  The 
applicant has proposed to construct pedestrian pathways, public open space 
and courtyard space throughout the site.  These amenities each qualify for floor 
area bonuses.  The floor area ratio calculation is noted below. 
 

 
 
The site plan features a 10-story mixed-use building that directly interfaces with 
Idaho Street, 11th Street and a future Boise City Urban Park. The applicant is 
proposing ground floor retail with lobby at grade and office uses on floors two 
through nine.  The 10th floor provides access to mechanical equipment rooms, a 
maintenance room and a terrace.   
 
Ground floor retail provides a continuous network of experiences that are active, 
safe, comfortable and engaging.  Recent trends show that more and more 
individuals are seeking to locate their homes in areas that offer a variety of 
amenities and offerings, including:  shops, restaurants and gyms.  The City of Boise 
is pleased the applicant has included an activated ground floor component that 
increases pedestrian comfort and safety, increases the area’s desirability and 
creates a place for the users of the building and surrounding neighborhood to visit.   
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The surrounding roadways currently operate at appropriate levels of service.  The 
applicant is proposing to eliminate the three existing driveways that access Idaho 
Street and install a bulb out at the corner of 11th Street and Idaho Street.  This bulb 
out will shorten the distance for pedestrians crossing the roadways, will provide 
protected on street parking and will increase the streetscaping at the intersection 
of Idaho Street and 11th Street.   With the installation of the new bulb out, it is 
important to obtain a throat that is a minimum of 10-feet for each of the 
pedestrian crossings.   The applicant should also coordinate the audible 
pedestrian signal with ACHD to create a comfortable and ADA compliant 
roadway crossing.   

 
The current parking standard requires 0.66 parking spaces per each 300-square 
feet of ground floor office/retail and .25 parking spaces per each 300-square feet 
of office space for upper stories within the P-2 parking overlay.  Based upon this 
calculation, the building will require a total of 176 parking spaces of which 6 of 
these spaces are required to be accessible spaces.  The applicant will also be 
required to provide 18 bicycle parking spaces to support the site.   
 
The applicant has submitted documentation providing 181 designated offsite 
parking spaces within an existing parking garage located at 1226 West Jefferson 
Street.  This parking garage is located 720-feet from the site and has sufficient 
space within it to accommodate the required parking spaces to support this large 
retail/office user.  If the applicant wishes to reduce the designated parking spaces 
within the offsite parking garage to 176 spaces, the applicant may do so.   
 
The applicant is proposing sufficient bicycle parking located under the proposed 
loggia and within the streetscape furnishing zone and in the northwest corner of 
the site.  Based upon this information, the number, dimension and location of 
bicycle and vehicle parking spaces provided will comply with ordinance 
standards and support the proposed development (3.3 and 11-07-03).     
 



 
 

DRH18-00260 
Design Review Committee / July 11, 2018 
 4 

 

      

Page 8 of 18

 

 
 
The Downtown Streetscape Standards identify 11th Street and Idaho Street as an 
“Urban Concrete” streetscape typology.  This typology requires the applicant 
provide an 8-inch concrete curb zone, a 4-foot wide furnishing zone, and an 8-
foot wide sidewalk.  The furnishing zone should contain Class II street trees located 
within 4’ x 8’ tree grates spaced approximately every 30-feet and appropriately 
located historic street lights that are spaced approximately 60-feet on center.  The 
applicant is proposing to construct Idaho Street with an 8-inch concrete curb 
zone, a 4-foot wide furnishing zone and a 9-foot 4-inch pedestrian zone.  There are 
6 new Sweetgum trees that are planted within 4-foot by 8-foot tree grates and 
silva cells that are spaced every 33-feet on center.  There are 3 proposed historic 
street lights proposed to be located 66-feet on center adjacent to the site.  The 
applicant is proposing to construct 11th Street with an 8-inch concrete curb zone, 
a 4-foot wide furnishing zone, and a 7-foot 4-inch pedestrian zone.  There are 3 
new Honeylocust trees that are planted within 4-foot by 8-foot tree grates and 
silva cells that are spaced every 28-feet on center.  There are 2 proposed historic 
street lights proposed to be located 58-feet on center adjacent to the site.  While 
the pedestrian zone on 11th Street is less than 8-feet as required by the Downtown 
Streetscape Standards, the Design Review Division recommends approval of this 
modification due to the fact there is a 10-foot pedestrian space adjacent to the 
east elevation located between the pedestrian zone and the building face.  This 
will provide additional space for pedestrians utilizing 11th Street.   
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In addition to the traditional streetscape on Idaho Street, the applicant is also 
proposing to install a bus shelter near the Idaho Street and 11th Street intersection.  
Valley Regional Transit has agreed to install the bus shelter if the applicant will 
install the necessary footings for the shelter to be attached to.  As such, the 
applicant should install the appropriate footings for the proposed bus shelter on 
Idaho Street.  Coordinate the footings and final bus shelter design with the City of 
Boise and Valley Regional Transit.  Silva cells near the bus shelter should be spaced 
appropriately to preserve the structural integrity of the bus shelter. 
 
The on-site pedestrian network will build upon the sidewalks and streetscapes 
provided on the 11th Street and Idaho Street and will include a pedestrian 
walkway between the new building and the existing El Korah building to the west.  
This will provide access to the new Boise City park from Idaho Street and will create 
a small seating area in the southwest corner of the site.  The applicant will also be 
constructing a pedestrian pathway along the north side of the building adjacent 
to the future park.  This area will create outdoor dining opportunities, pedestrian 
connectivity from 11th Street to 12th Street and will maintain the underlying 
easements that were retained when the alley was vacated.  There are also 
pedestrian courtyards that are nestled under the building on Idaho Street and 11th 
Street.  With the proposed modifications, the on-site pedestrian facilities will 
provide a well-connected sidewalk network extending throughout the site, on 
Idaho Street and on 11th Street.   
 
Traffic Impact Summary 
With the recommended conditions of approval, this development will provide 
sidewalks and street trees, as well as a safe pedestrian and cycling network 
throughout the site.  Based on the preceding analysis and the attached conditions 
of approval, the project will comply with Boise City Code Section 11-03-04.12.C.7.d 
to minimize the traffic impact.   

 
B. Landscaping, Stabilization, and Screening – That landscaping screens buffer 

adjacent uses, and screen or conceal unsightly areas. 
 
The majority of the landscaping will be provided through the installation of 
streetscaping and 5 pre-cast concrete planters located within the furnishing 
zone.  The landscaping will meet the current Downtown Streetscape Standards 
and will provide a welcoming, pedestrian friendly and softened appearance for 
this area of downtown Boise.   
 
The applicant has proposed to construct a refuse room that is located internal to 
the building.  The overhead door to the refuse area is located on the west 
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elevation and is not visible from the public right-of-way.  It is noted in the 
application materials that private building staff will move the containers to the 
loading zone on service days.  Boise City Public Works – Solid Waste Division has 
noted the door opening from the refuse room will need to be widened to 10-feet 
in width.  An easement from the adjoining property owner will also be required to 
allow the trash containers to be placed on the property to the west for the refuse 
truck to service them.   
   
The submitted application states the rooftop mechanical units are proposed to 
be screened by a mechanical screen wall.  The applicant has also provided a 
roof plan with this application identifying the location of the perforated metal 
screen wall.  To fully conceal the mechanical units the applicant should provide 
full height mechanical screening.  The proposed site plan also identifies the at 
grade generator located internal to the building which is also an acceptable 
method to screen the associated mechanical units. 

 
 Landscaping, Stabilization and Screening Summary  

Based on the preceding analysis and the recommended conditions of approval, 
the landscape and screening methods for the utility locations and mechanical 
units will be screened to conceal them from public view and will comply with Boise 
City Code Section 11-03-04.12.C.7.d and 3.7 and 3.8 of the Boise Design Review 
Guidelines. 

 
Grading and Drainage 
Boise City Code Section 11-03-04.12.C.7.d states: 
A.  That on-site grading and drainage have been designed so as to minimize off-site 

impact and provide for erosion control. 
 

The grading and drainage will be reviewed by Boise City Public Works at the time 
of building permit along with the Ada County Highway District to ensure all 
drainage is contained on site and street sections meet all agency requirements.  

 
Signage 
Boise City Code Section 11-03-04.12.C.7.d states: 
A. Signage:  That signs provide for business identification, minimize clutter and comply 

with the sign regulations. 
 

No signs are proposed for this development at this time.  At the time the applicant 
considers building identification, they will be required to submit a separate sign 
application.  The project must comply with all ordinance regulations in effect at 
the time the sign application is submitted.  
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Structure Design - Section 11-03-04.12 C(7)(d) (ii) 
 

Building Location Type/Color 
Roof: Single-ply membrane – White 

Exterior Walls: Manufactured Sintered Stone System – Slate Grey 
Windows/ Doors: Curtain Wall and Aluminum Storefront – Anodized 

Fascia/Trim: Pre-Finished Sheet Metal - Grey 
Canopy: Grey Metal with Wood Soffit 

Mechanical Equipment: Rooftop screened by full height perforated metal 
panel screens 

 

          
 
Building Materials 
Boise City Code 11-03-04.12 C (7)(d) states: 
Exterior materials that complement surrounding development in terms of color and 
relief should be utilized.  

 
The proposed design utilizes materials that are traditionally found within the 
downtown area and depicts a very urban appearance. The applicant is proposing 
to utilize a slate colored manufactured sintered stone system on the exterior walls of 
the building.  The building also boasts a significant amount of curtain wall system.   The 
canopies are proposed to be steel with a wood soffit and the roofing system is a white 
membrane.  The materials palette is very simple and provides a very sleek 
appearance that is both durable, attractive and timeless.  It is recommended the 
applicant replace the white membrane roofing to a grey tone to reduce glare.  With 
this minor modification, it is believed the applicant’s color and material selections will 
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present an aesthetically appealing appearance at the time of construction while 
minimizing the maintenance costs associated with the building in the future. 
 
Building Massing and Articulation 
Boise City Code 11-03-04.12 C (7)(d) states: 
The height to width relationship should be compatible and consistent with the 
architecture in the area. 
 
The proposed office building is 10-stories in height and contains approximately 
181,000-square feet of retail and office space.  The ground floor area will consist of 
18,351-square feet of ground floor retail and lobby space.  Floors 2 through 9 will each 
be 20,163-square feet of office space and the 10th floor will be 1,221 square feet. 
 
The C-5 zone does not restrict the height of the building as the square footage of the 
building is based upon floor area ratio and applicable bonuses.  The applicant has 
provided sufficient lot area and bonuses to accommodate for 186,536-square feet.  
There are a number of multi-story developments and high rise structures within the 
area with the most prominent structure being the Boise Building. 
 
The Downtown Boise Design Review Standards and Guidelines (4.2.1) require the floors 
above 6-stories in height to be set back an additional 10-feet from the front property 
line along Storefront Block Frontages.  The setback may occur anywhere between 
the 3rd and 6th floor of the structure.  The applicant has not provided this tower massing 
element with the proposed structure and is seeking a “departure” from this 
requirement.  Departures to this requirement may be considered if the applicant 
respects the character and scale of the surrounding buildings and the design 
techniques clearly identify the buildings top, middle and bottom.  The Design Review 
Division has carefully reviewed the applicant’s departure request and is supportive of 
it due to the fact the ground floor is clearly identified by the slate colored 
manufactured sintered stone system located at grade.  The applicant creates 
pilasters and full height curtain walls located around the entire ground floor.  The 
ground floor is further anchored by steel canopies that provide pedestrian comfort, 
shade relief and articulation to the building.  The middle of the building is represented 
in floors 2 through 9 by the use of a substantial curtain wall system that provides 
“notches” in the north and south elevations.  The top of the building features a large 
mechanical enclosure, electrical room, janitor’s area, communication room and 
exterior terrace that is finished with a large steel canopy.  Furthermore, the ground 
floor area around the lobby on the east elevation is recessed creating a 10-foot wide 
16-foot tall loggia to provide public space and weather protection.  This architectural 
style pays homage to the neighboring Boise Building that is often noted as an iconic 
Boise building. 
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To break up the massing of the building and provide additional visual interest the 
applicant uses fenestration, design elements such as façade modulation, canopies 
(at the ground level and top of the structure) as well as material changes.  Each of 
these architectural treatments breaks up the massing and proportions of the building 
allowing it to integrate into the area in a manner appropriate and compatible with 
the surrounding heights and uses for the commercial area.    
 
Shadow Relief and Architectural Details 
Boise City Code 11-03-04.12 C (7)(d) states: 
Openings in the facade shall be consistent with the architecture in the area. (For 
example, balconies, bays, and porches are encouraged with a minimum of 
monotonous flat planes to provide shadow relief).  
 
In an effort to provide shadow relief, the applicant has included a number of 
architectural elements on the structure.  These elements include:  fenestration, 
façade modulation, canopies (at the ground level and top of the structure) as well 
as material changes.  Overall this building presents a very clean and refined 
appearance that provides the necessary amenities to be functional and attractive. 
 
The one modification that will be required on the structure is the enlargement of the 
canopies at the ground floor.  The proposed structure presents 4-foot deep 
canopies however the Downtown Boise Design Review Guidelines require weather 
protection that is a minimum of 5-feet in depth.   
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Building Design Summary 
With the recommended conditions of approval, the 10-story mixed-use building will 
contain appropriate colors and materials, fenestration, and articulation.  Each of 
these elements will assist to break up the massing of the structure, provide an 
additional depth of character through shading and relief and provide architectural 
design interest to the building.  The new building will integrate well with the other 
buildings within the area. Based on the preceding analysis and the suggested 
conditions of approval, the building design will comply with Boise City Code Section 
11-03-04.12.C.7.d. 

 
6. Conclusion and Recommended Conditions 
 
Staff finds the project complies with Sections 11-03-04.12 C (7)(d) of the Zoning 
Ordinance, the Design Review Guidelines and the goals and policies of the Boise City 
Comprehensive Plan and would recommend approval subject to the following 
conditions. 
 
Site Specific Conditions 
 
1. Compliance with the plans and specifications submitted to and on file in the Planning 

and Development Services Department dated received June 11, 2018, except as 
expressly modified by the following conditions: 

 
a. Construct the throat of the pedestrian crossing to be a minimum of 10-feet.    
b. Coordinate the audible pedestrian signal with ACHD to create a 

comfortable and ADA compliant pedestrian crossing.   
c. Install the footings for the proposed bus shelter.  The footing design should 

be coordinated with Valley Regional Transit. 
d. Silva cells near the bus shelter shall be spaced appropriately to preserve 

the structural integrity of the bus shelter.  Please coordinate the spacing 
with the Boise City Design Review Division. 

e. Enlarge the ground floor canopies to be a minimum of 5-feet in depth.   
f. Widen the overhead door opening on the west elevation from the refuse 

room to be a minimum of 10-feet wide.   
g. Provide a recorded easement from the adjoining property owner to the 

west allowing the trash containers from this site to be placed on the 
property to the west for refuse collection.   

h. Full height mechanical screening is required for all mechanical units.   
i. Provide the City of Boise with a license agreement from ACHD allowing the 

canopies to extend into the public right-of-way.  
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Revised plans indicating compliance with the above conditions shall be submitted to 
Planning Staff for approval prior to application for any construction permits. 
 
Responsible Agencies and Other Boise City Departments 

 
2. A Building Permit approval is contingent upon the determination that the site is in 

conformance with the Boise City Subdivision Ordinance.  Contact the Planning and 
Development Services Subdivision Section at (208)608-7089 regarding questions 
pertaining to this condition. 

 
3. The applicant shall comply with the requirements of the Boise City Public Works 

Department: 
 

. Drainage (June 12, 2018) 

. Sewers (June 12, 2018) 

. Street Lights (June 12, 2018) 

. Solid Waste (June 12, 2018) 

. Pretreatment (June 12, 2018) 
 

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 Storm Water Plan must 
be resubmitted to BCPW for approval. 

 
4. Prior to a Building Permit and prior to any construction on the site, an Erosion and 

Sediment Control Permit must be obtained from the Building Division of the Planning 
and Development Services Department. 

 
5. A Building Permit is contingent upon approval from Boise City Community Forestry for 

tree planting within right-of-ways, per Title 9, Chapter 16, Section 09-16-05.2.  Contact 
Boise City Community Forestry at (208)608-7700 with questions regarding this 
condition.  

 
6. Compliance with the Boise Parks and Recreation Departments Forestry Division 

comments dated June 12, 2018. 
 

7. Compliance with the requirements of the Ada County Highway District (ACHD) 
comments. 
 

8. Compliance with the requirements of the Boise City Fire Code. 
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Standard Conditions of Approval 
 
9. All loading activities and site maintenance (with the exception of snow removal) are 

limited to Mondays through Fridays between the hours of 7:00 a.m. and 10:00 p.m. 
and Saturdays and Sundays between the hours of 8:00 a.m. and 8:00 p.m. 
 

10. Construction activity on site is restricted to the hours of 7:00 a.m. to 7:00 p.m. Mondays 
through Fridays and 8:00 a.m. to 6:00 p.m. on Saturdays and Sundays.   
 

11. All landscaping areas shall be provided with an underground irrigation system. Land-
scaping shall be maintained according to current accepted industry standards to 
promote good plant health, and any dead or diseased plants shall be replaced. All 
landscape areas with shrubs shall have an approved mulch such as bark or soil aid.   
 

12. All landscape trees shall be pruned in accordance with the American National 
Standards Institute's Standard Practices for Tree Care Operations (ANSI A300 - latest 
edition). No trees on the site shall be topped, headed back, rounded over or 
otherwise disfigured. Contact Boise City Community Forestry at (208)608-7700 for 
information regarding tree care operations. 
 

13. An approved protective curbing shall enclose all landscape areas where they are 
adjacent to parking areas or driveways. 
 

14. Swales/retention/detention areas shall not be located along the streets, unless it can 
be shown that landscaped berms/shrubs will screen the swales. 
 

15. Vision Triangles as defined under Section 11-012-03 of the Boise City Code shall remain 
clear of sight obstructions. 
 

16. In compliance with 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)608-7700. Species shall be selected from the Boise City Tree 
Selection Guide. 
 

17. Existing healthy trees shall be saved where not in conflict with building locations or 
required driveways as determined by the Boise City Forester and approved by the 
Design Review staff. Existing grading shall be altered as little as possible, with a 
minimum compaction of topsoil within the tree dripline area. Soil sterilants shall not be 
applied near the dripline of these trees. Pervious paving shall be provided within the 
dripline area, unless otherwise approved by the Boise City Forester and the Design 
Review staff, to allow surface air and water penetration to the feeder root zone of 
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trees near paved areas.  
 

18. Deciduous trees shall be not less than 2" to 2½" caliper size at the time of planting, 
evergreen trees 6' to 8' in height, and shrubs 1 to 5 gallons, as approved by the Design 
Review staff. All plants are to conform to the American Association of Nurseryman 
Standards in terms of size and quality. 
 

19. All surface drainage shall be reviewed and approved by ACHD and BCPW. Perimeter 
grading shall be designed to match the existing grade of the adjoining properties. 
 

20. All parking areas and driveways shall be paved and striped. All accessible spaces 
and approved compact spaces shall be clearly marked and signed as required. 
Bicycle parking, as required by Section 11-07-03.3.B of the Boise City Code, shall be 
provided. 
 

21. All Americans with Disabilities Act (ADA) requirements shall be met.  A total of 2 
accessible space(s) shall be provided, which are to be located on the shortest 
accessible route of travel to the accessible building entry. 
 

22. Any outside lighting shall be reflected away from adjacent property and streets. 
Exterior light fixture details shall be submitted to the Design Review staff for approval 
prior to issuance of a Building Permit. Impacts on residential areas shall not be 
permitted. 

 
23. 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 shared with residentially 
zoned or used parcels. 
 

24. Boise City Fire Department requires water mains, fire hydrants and temporary Fire 
Department access to be installed, inspected and approved by the Fire Department 
prior to commencement of combustible construction.  Note:   Temporary water and 
temporary access during construction may be permitted upon request to, and 
approval by, the Fire Department. 
 

25. No obstructions (landscaping, signs, fences or other elements) shall encroach upon 
any required fire access or fire facility. 
 

26. All signs will require approval from the Planning and Development Services 
Department prior to installation.   
 

27. Trash receptacles and on-grade and rooftop mechanical fixtures and equipment 
shall be concealed from public view by use of an approved sight-obscuring method. 
All screening materials shall be compatible with the building materials/design. 



 
 

DRH18-00260 
Design Review Committee / July 11, 2018 
 4 

 

      

Page 18 of 18

 

 
28. Utility services shall be installed underground. 
 
29. No trees within street right-of-ways shall be removed or pruned without approval from 

Boise City Community Forestry in compliance with Boise City Code. No trees within the 
property, as shown on the plans and approved by the Design Review Committee or 
the Design Review staff, shall be removed without the approval of the Design Review 
Committee or the Design Review staff and in compliance with Boise City Code. 
 

30. In the event a tree is removed without prior approval, the tree shall be replaced with 
a tree with trunk caliper 1.5 times the one removed or with a sufficient number of trees, 
as approved by the Design Review Committee or the Design Review staff, with a trunk 
caliper not less than 4" and a total cumulative caliper area equal to 1.5 times the 
caliper area of the tree(s) removed. Caliper shall be as measured by the American 
Nurseryman's Association standards. For example, if a 12" caliper tree is removed, it 
must be replaced with either one 18" caliper tree or three 6" caliper trees or five 4" 
caliper trees. The replacement requirement may be modified upon a showing made 
to the Design Review Committee or the Design Review staff of disease or death of the 
tree which was not caused by neglect. 
 

31. 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. 
 

32. 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. 
 

33. 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. 

 
 



 
DATE: June 12, 2018 
 
TO:  Design Review Analyst  

 Boise Planning & Development 
  
FROM:  Brian Jorgenson, City Forester (bjorgenson@cityofboise.org) 
  Boise Parks & Recreation Department 
 
SUBJECT:       DRH18-00260, 1118 W Idaho St (11th & Idaho Building)   
 
The following requirements and recommendations are provided to assist the property owner with 
selection, placement, maintenance and protection of trees on public and private property.   

 
Required Actions reflect provisions of Boise City Code Title 9, Chapter 16 (Boise Tree Ordinance).  
Questions relating to these required actions should be directed to Boise Community Forestry at (208) 608-
7700. 
 
Recommended Actions may be included as a condition of approval, modified or excluded at the request 
of the Boise Development Services staff. 
 
 
Required Actions: 
 

A) Community Forestry will not require mitigation for the removal of 5 existing trees due to their 
small size and anticipated 9 new public trees being added to the site. 
 

B) Smaller caliper trees of the identified species should be used if 3-4 inch caliper trees are 
unavailable for purchase.  Minimum 2 inch caliper trees shall be used for ROW trees. 



 

CITY OF BOISE 
 

 

INTER-DEPARTMENT 

CORRESPONDENCE 

 

Date: 6/12/2018 
 

To:  Planning and Development Services  

 

From:  Terry Alber, Pretreatment Coordinator 

  Public Works 

 

Subject: DRH18-00260; 1118 W IDAHO ST 83702; Pretreatment Comments 

 

 

 

  

All food service operations require “suitable and adequate” grease abatement 

equipment and must follow established Fat/Oil & Grease Best Management 

Practices.   

 

  

Shell and Core Projects - Applicant/Builder shall provide segregated grease 

line for all tenant spaces with any potential to house food service facilities.  

More than one outside grease interceptor unit may be required.    

 

 

For more information, or if you have any questions please contact Terry Alber, 208-608-7523 or 

email at talber@cityofboise.org. 
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CITY OF BOISE 
 
 
INTER-DEPARTMENT 
CORRESPONDENCE 
 
Date: June 12, 2018 
 
To:  Planning and Development Services 
 
From:  Mike Sheppard, Civil Engineer  
  Public Works 
 
Subject: DRH18-00260; 1118 W. Idaho Street; Sewer Comments 
 
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. 
 
If you have any further questions, please contact Mike Sheppard at 608-7504. 



 

TO: Planning and Development Services 

FROM: Evan Carpenter 

 Environmental Analyst 

 Public Works Department 

DATE: 6/12/2018 

RE: Solid Waste Comments – DRH18-00260 

 

 

 

City of Boise Solid Waste staff has reviewed the application for this project and has the 

following comment:  

 
The door opening from the solid waste room to the exterior of the building needs to be 

at least 10 feet; this width is currently 8 feet. 

 

Since the alley has been vacated, we will need a letter from the owner of the parking 

lot (if different from the owner of the proposed development) stating the containers 

can be placed on that property for the truck to service them.  

 

It is noted that the trash letter submitted with the application states building staff 

will move the containers to the loading zone on service days. 

 

 

 
The solid waste enclosure design and location requirements can be found here:  

http://curbit.cityofboise.org/media/1314/commercialenclosurerequirements.pdf 

 

Please contact me with any questions at 208-608-7161 or ecarpenter@cityofboise.org. 

 

 

http://curbit.cityofboise.org/media/1314/commercialenclosurerequirements.pdf
mailto:ecarpenter@cityofboise.org


CITY OF BOISE 
 

 

INTER-DEPARTMENT 

CORRESPONDENCE 

 

Date:  12 June 2018 
 

To:  Planning and Development Services 

 

From:  Tom Marshall, Street Lighting Technician 

  Public Works 

 

Subject: DRH18-00260; 1118 W Idaho St; Street Light Comments 

 

No comment.  

 

If you have any further questions, please contact Tom Marshall at 608-7526. 

 

 
 

  

 
I:\PWA\Subjects\Review Comments\CUs\CU Streetlight comment template.docx 
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Development Services Department 

 
Project/File:  11th & Idaho Office Building / BOI18-0273 / DRH18-00260 

The applicant is requesting design review approval of a 9-story 174,493 square foot 
office building. 

Lead Agency: City of Boise 

Site address: 1118 W. Idaho Street  

Staff Approval: July 3, 2018 

Applicant: Scott Schoenherr 
 Rafanelli & Nahas 
 702 W. Idaho Street 
 Boise, ID 83702 

Representative: Sarah Eddy 
 Perkins + Will 
 1301 Fifth Avenue 
 Seattle WA 98101 

Staff Contact:  Austin Miller 
 Phone: 387-6335 
 E-mail: amiller@achdidaho.org 

A.  Findings of Fact 

1. Description of Application:   The applicant is requesting design review approval of a 9-story 
174,493 square foot office building. The 0.6-acre site is zoned C-5DD (central business) and is 
located at the northwest corner of 11th Street and Idaho Street 

2. Description of Adjacent Surrounding Area:   

Direction Land Use Zoning 

North Central Business District C-5DD 

South Central Business District C-5DD 

East Central Business District C-5DD 

West Central Business District C-5DD 

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

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

 Pioneer Crossing located on 11th Street 4 blocks south of the site, consisting of a 127,600 
square foot office building, 2,700 square foot commercial drive-through, and a parking 
garage with 10,000 ground floor commercial was approved by ACHD in March 2016 and is 
currently in various stages of construction. 

5. Transit:  Transit services are available to serve this site.   

mailto:amiller@achdidaho.org
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6. New Center Lane Miles:  The proposed development includes 0 centerline miles of new public 
road. 

7. Impact Fees: There will be an impact fee that is assessed and due prior to issuance of any 
building permits. The assessed impact fee will be based on the impact fee ordinance that is in 
effect at that time. 

8. Capital Improvements Plan (CIP)/ Integrated Five Year Work Plan (IFYWP): 

 11th Street abutting the site is scheduled in the IFYWP for pavement rehabilitation in 2018. 

 Idaho Street abutting the site is scheduled in the IFYWP for pavement rehabilitation in 2019. 

B. Traffic Findings for Consideration 
1. Trip Generation:  This development is estimated to generate 1,763 additional vehicle trips per 

day; 208 additional vehicle trips per hour in the PM peak hour, based on the Institute of 
Transportation Engineers Trip Generation Manual, 10th edition.   

This development is proposing off-site parking to be provided at an existing parking garage 
located at 1223 W. Jefferson Street, approximately 2 blocks away. Vehicular traffic is estimated to 
primarily be to/from this location rather than the site being developed. 

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

* Acceptable level of service for a three-lane one-way street is “E” (2,550 VPH). 
* Acceptable level of service for a two-lane minor arterial is “E” (575 VPH). 
* Acceptable level of service for a three-lane collector is “D” (530 VPH). 
* Acceptable level of service for a two-lane collector is “D” (425 VPH).  

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

 The average daily traffic count for Idaho Street east of 12th Street was 5,839 on July 30, 
2014.   

 The average daily traffic count for Jefferson Street west of 12th Street was 3,152 on April 27, 
2017. 

 The average daily traffic count for Bannock Street east of 12th Street was 3,231 on January 
23, 2018. 

 The average daily traffic count for 11th Street north of Idaho Street was 5,815 on May 3, 
2018.   

Roadway Frontage 
Functional 

Classification 
PM Peak Hour 
Traffic Count 

PM Peak Hour Level of 
Service 

Idaho Street 200-feet 
Minor Arterial 
(One Way) 

Better than “E” 790 

Jefferson Street None Minor Arterial Better than “E” 315 

Bannock Street None Collector Better than “D” 197 

11th Street 130-feet Collector Better than “D” 392 

12th Street None Collector Better than “D” 242 

13th Street None None Collector Better than “D” 419 
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 The average daily traffic count for 12th Street north of Idaho Street was 3,237 on May 10, 
2018. 

 The average daily traffic count for 13th Street north of Bannock Street was 7,798 on 
December 7, 2016. 

C. Findings for Consideration 

1. Idaho Street 
a. Existing Conditions:  Idaho Street is improved with 3-travel lanes, a parking lane on each 

side, vertical curb, gutter, and 13-foot wide sidewalk abutting the site.  There is 80-feet of 
right-of-way for Idaho Street (40-feet from centerline). 

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

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

Street Section and Right-of Way Width Policy:  District Policy 7205.2.1 & 7205.5.2 states 
that the standard 3-lane street section shall be 46-feet (back-of-curb to back-of-curb) within 70 
feet of right-of-way.  This width typically accommodates a single travel lane in each direction, 
a continuous center left-turn lane, and bike lanes. 

Right-of-Way Dedication:  District Policy 7205.2 states that The District will provide 
compensation for additional right-of-way dedicated beyond the existing right-of-way along 
arterials listed as impact fee eligible in the adopted Capital Improvements Plan using available 
impact fee revenue in the Impact Fee Service Area. 

No compensation will be provided for right-of-way on an arterial that is not listed as impact fee 
eligible in the Capital Improvements Plan.  

The District may acquire additional right-of-way beyond the site-related needs to preserve a 
corridor for future capacity improvements, as provided in Section 7300. 

Sidewalk Policy:  District Policy 7205.5.7 requires a concrete sidewalk at least 5-feet wide to 
be constructed on both sides of all arterial streets.  A parkway strip at least 6-feet wide 
between the back-of-curb and street edge of the sidewalk is required to provide increased 
safety and protection of pedestrians.  Consult the District’s planter width policy if trees are to 
be placed within the parkway strip.  Sidewalks constructed next to the back-of-curb shall be a 
minimum of 7-feet wide. 

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

A permanent right-of-way easement shall be provided if public sidewalks are placed outside of 
the dedicated right-of-way.  The easement shall encompass the entire area between the right-
of-way line and 2-feet behind the back edge of the sidewalk.  Sidewalks shall either be located 
wholly within the public right-of-way or wholly within an easement. 

Minor Improvements Policy: District Policy 7203.3 states that minor improvements to 
existing streets adjacent to a proposed development may be required.  These improvements 
are to correct deficiencies or replace deteriorated facilities.  Included are sidewalk construction 
or replacement; curb and gutter construction or replacement; replacement of unused 
driveways with curb, gutter and sidewalk; installation or reconstruction of pedestrian ramps; 
pavement repairs; signs; traffic control devices; and other similar items. 
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c. Applicant Proposal:  The applicant is proposing to reconstruct the pedestrian ramp on Idaho 
Street at the Idaho Street/11th Street intersection and to construct a bulb out extending 
approximately 144-feet west of 11th Street (measured from centerline). 

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

The on-street parking cannot count toward the City of Boise parking requirement, as ACHD 
can remove the on-street parking at any time, as determined by ACHD. 

The applicant should consult the City of Boise and CCDC for landscaping and streetscaping 
specifications. The applicant is required to submit plans to ACHD for review of any 
improvements within the right-of-way. 

Idaho Street is scheduled for pavement rehabilitation in 2019; roadwork is encouraged to be 
completed before the start of the project. After the work is completed, this road segment will 
be placed on the 5-year no-cut moratorium; any pavement cuts will need to be approved by 
the ACHD pavement cut committee.  

2. 11th Street 
a. Existing Conditions:  11th Street is improved with 2-travel lanes, a parking lane on each side, 

a bike lane on each side, vertical curb, gutter, and 12-foot wide sidewalk. There is 80-feet of 
right-of-way for 11th Street (40-feet from centerline). 

b. Policy: 
Collector Street Policy:  District policy 7206.2.1 states that the developer is responsible for 
improving all collector frontages adjacent to the site or internal to the development as required 
below, regardless of whether access is taken to all of the adjacent streets. 

Master Street Map and Typologies Policy:  District policy 7206.5 states that if the collector 
street is designated with a typology on the Master Street Map, that typology shall be 
considered for the required street improvements.  If there is no typology listed in the Master 
Street Map, then standard street sections shall serve as the default. 

Street Section and Right-of-Way Policy:  District policy 7206.5.2 states that the standard 
right-of-way width for collector streets shall typically be 50 to 70-feet, depending on the 
location and width of the sidewalk and the location and use of the roadway.  The right-of-way 
width may be reduced, with District approval, if the sidewalk is located within an easement; in 
which case the District will require a minimum right-of-way width that extends 2-feet behind 
the back-of-curb on each side. 

The standard street section shall be 46-feet (back-of-curb to back-of-curb). This width typically 
accommodates a single travel lane in each direction, a continuous center left-turn lane, and 
bike lanes. 

Sidewalk Policy:  District policy 7206.5.6 requires a concrete sidewalks at least 5-feet wide to 
be constructed on both sides of all collector 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. 
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Minor Improvements Policy: District Policy 7203.3 states that minor improvements to 
existing streets adjacent to a proposed development may be required.  These improvements 
are to correct deficiencies or replace deteriorated facilities.  Included are sidewalk construction 
or replacement; curb and gutter construction or replacement; replacement of unused 
driveways with curb, gutter and sidewalk; installation or reconstruction of pedestrian ramps; 
pavement repairs; signs; traffic control devices; and other similar items. 

ACHD Master Street Map:  ACHD Policy Section 3111.1 requires the Master Street Map 
(MSM) guide the right-of-way acquisition, collector street requirements, and specific roadway 
features required through development.  This segment of Collector Road is designated in the 
MSM as Towncenter Collector with 2-lanes and on-street bike lanes, a 47-foot street section 
within 75-feet of right-of-way. 

c. Applicant Proposal:   The applicant is proposing to reconstruct the pedestrian ramp on 11th 
Street at the Idaho Street/11th Street intersection and to construct a bulb out extending 
approximately 67-feet north of Idaho Street (measured from centerline). 

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

The applicant should consult the City of Boise and CCDC for landscaping and streetscaping 
specifications. The applicant is required to submit plans to ACHD for review of any 
improvements within the right-of-way. 

11th Street is scheduled for pavement rehabilitation in 2018. After the work is completed, this 
road segment will be placed on the 5-year no-cut moratorium; any pavement cuts will need to 
be approved by the ACHD pavement cut committee.  

3. Driveways 
3.1 Idaho Street 

a. Existing Conditions:  There are three 24-foot wide curb cut type driveways on Idaho Street 
from the site. 

b. Policy 
Access Points Policy:  District Policy 7205.4.1 states that all access points associated with 
development applications shall be determined in accordance with the policies in this section 
and Section 7202.  Access points shall be reviewed only for a development application that is 
being considered by the lead land use agency.  Approved access points may be relocated 
and/or restricted in the future if the land use intensifies, changes, or the property redevelops. 

Access Policy:  District policy 7205.4.6 states that direct access to minor arterials is typically 
prohibited.  If a property has frontage on more than one street, access shall be taken from the 
street having the lesser functional classification.  If it is necessary to take access to the higher 
classified street due to a lack of frontage, the minimum allowable spacing shall be based on 
Table 1a under District policy 7205.4.6, unless a waiver for the access point has been 
approved by the District Commission. 

c. Applicant’s Proposal:  The applicant is proposing to close the three existing driveways on 
Idaho Street with vertical curb, gutter and sidewalk to match the surrounding improvements. 

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

3.2 11th Street 
a. Existing Conditions:  There is an existing driveway onto 11th Street abutting the site located 

at the mid-block, and shared with the property to the north. 

b. Policy: 
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Access Policy:  District Policy 7205.4.1 states that all access points associated with 
development applications shall be determined in accordance with the policies in this section 
and Section 7202.  Access points shall be reviewed only for a development application that is 
being considered by the lead land use agency.  Approved access points may be relocated 
and/or restricted in the future if the land use intensifies, changes, or the property redevelops. 

District Policy 7206.1 states that the primary function of a collector is to intercept traffic from 
the local street system and carry that traffic to the nearest arterial.  A secondary function is to 
service adjacent property.  Access will be limited or controlled.  Collectors may also be 
designated at bicycle and bus routes. 

c. Applicant’s Proposal:  The applicant is not proposing any additional driveways on 11th Street 
from the site. The existing driveway is proposed to remain as a fire access only. 

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

The applicant should be required to coordinate with the appropriate fire department to restrict 
public use of the proposed fire access (bollards, gate, etc.). 

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

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

6. Other Access 
Idaho Street is classified as a minor arterial roadway; 11th Street is classified as a collector 
roadway. Other than the access specifically approved with this application, direct lot access is 
prohibited to these roadways. 

D. Site Specific Conditions of Approval 

1. Consult the City of Boise and CCDC for landscaping and streetscaping specifications. Submit 
plans to ACHD for review of any improvements within the right-of-way. 

2. Reconstruct the pedestrian ramp on Idaho Street abutting the site and construct a bulb out 
extending approximately 144-feet west of 11th Street (measured from centerline). 

3. Construct a bulb out on Idaho Street at the Idaho Street/11th Street intersection, with a minimum 
26-foot inside radius. 

4. Idaho Street is scheduled for pavement rehabilitation in 2019; roadwork is encouraged to be 
completed before the start of the project. After the work is completed, this road segment will be 
placed on the 5-year no-cut moratorium; any pavement cuts will need to be approved by the 
ACHD pavement cut committee. 
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5. Reconstruct the pedestrian ramp on 11th Street abutting the site and construct a bulb out 
extending approximately 67-feet north of Idaho Street (measured from centerline). 

6. Construct a bulb out on 11th Street at the Idaho Street/11th Street intersection, with a minimum 26-
foot inside radius. 

7. 11th Street is scheduled for pavement rehabilitation in 2018. After the work is completed, this road 
segment will be placed on the 5-year no-cut moratorium; any pavement cuts will need to be 
approved by the ACHD pavement cut committee. 

8. Close the three existing driveways on Idaho Street with vertical curb, gutter and sidewalk to match 
the surrounding improvements. 

9. Coordinate with the fire department to restrict public use of the proposed fire access (bollards, 
gate, etc.) on 11th Street located 170-feet north of Idaho Street (measured centerline-to-
centerline). 

10. Idaho Street is classified as a minor arterial roadway; 11th Street is classified as a collector 
roadway. Other than the access specifically approved with this application, direct lot access is 
prohibited to these roadways. 

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

12. Comply with all Standard Conditions of Approval. 

E.  Standard Conditions of Approval 

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

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

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

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

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

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

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

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

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

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

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

12. If the site plan or use should change in the future, ACHD Planning Review will review the site plan 
and may require additional improvements to the transportation system at that time. Any change in 
the planned use of the property which is the subject of this application, shall require the applicant 
to comply with ACHD Policy and Standard Conditions of Approval in place at that time unless a 
waiver/variance of the requirements or other legal relief is granted by the ACHD Commission.   

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

are satisfied. 

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

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

  



 10      BOI18-0273 / DRH18-00260 
 

SITE PLAN 
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Ada County Utility Coordinating Council 
 
 

Developer/Local Improvement District 
Right of Way Improvements Guideline Request 

 
 

  Purpose:  To develop the necessary avenue for proper notification to utilities of local highway 
and road improvements, to help the utilities in budgeting and to clarify the already existing process. 
 
 

1) Notification: Within five (5) working days upon notification of required right of way 
improvements by Highway entities, developers shall provide written notification to the affected 
utility owners and the Ada County Utility Coordinating Council (UCC). Notification shall include 
but not be limited to, project limits, scope of roadway improvements/project, anticipated 
construction dates, and any portions critical to the right of way improvements and coordination 
of utilities. 

 
2) Plan Review: The developer shall provide the highway entities and all utility owners with 

preliminary project plans and schedule a plan review conference.  Depending on the scale of 
utility improvements, a plan review conference may not be necessary, as determined by the 
utility owners. Conference notification shall also be sent to the UCC. During the review meeting 
the developer shall notify utilities of the status of right of way/easement acquisition necessary 
for their project. At the plan review conference each company shall have the right to appeal, 
adjust and/or negotiate with the developer on its own behalf. Each utility shall provide the 
developer with a letter of review indicating the costs and time required for relocation of its 
facilities. Said letter of review is to be provided within thirty calendar days after the date of the 
plan review conference.  

 
3) Revisions: The developer is responsible to provide utilities with any revisions to preliminary 

plans. Utilities may request an updated plan review meeting if revisions are made in the 
preliminary plans which affect the utility relocation requirements. Utilities shall have thirty days 
after receiving the revisions to review and comment thereon. 

 
4) Final Notification: The developer will provide highway entities, utility owners and the UCC with 

final notification of its intent to proceed with right of way improvements and include the 
anticipated date work will commence. This notification shall indicate that the work to be 
performed shall be pursuant to final approved plans by the highway entity. The developer shall 
schedule a preconstruction meeting prior to right of way improvements. Utility relocation activity 
shall be completed within the times established during the preconstruction meeting, unless 
otherwise agreed upon. 

 
Notification to the Ada County UCC can be sent to: 50 S. Cole Rd. Boise 83707, or Visit 
iducc.com for e-mail notification information.  
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Development Process Checklist 
 
Items Completed to Date: 
 

Submit a development application to a City or to Ada County 
 

The City or the County will transmit the development application to ACHD 
 

The ACHD Planning Review Section will receive the development application to review 
 

The Planning Review Section will do one of the following: 
 

Send a “No Review” letter to the applicant stating that there are no site specific conditions of approval at 

this time. 
 

Write a Staff Level report analyzing the impacts of the development on the transportation system and 

evaluating the proposal for its conformance to District Policy. 
 

Write a Commission Level report analyzing the impacts of the development on the transportation system 

and evaluating the proposal for its conformance to District Policy. 
 

Items to be completed by Applicant: 
 

For ALL development applications, including those receiving a “No Review” letter: 

 The applicant should submit one set of engineered plans directly to ACHD for review by the Development 
Review Section for plan review and assessment of impact fees.  (Note:  if there are no site improvements 

required by ACHD, then architectural plans may be submitted for purposes of impact fee assessment.) 

 The applicant is required to get a permit from Construction Services (ACHD) for ANY work in the right-of-
way, including, but not limited to, driveway approaches, street improvements and utility cuts.  

 

Pay Impact Fees prior to issuance of building permit.  Impact fees cannot be paid prior to plan review approval. 
 

DID YOU REMEMBER: 
Construction (Non-Subdivisions) 

 Driveway or Property Approach(s) 

 Submit a “Driveway Approach Request” form to ACHD Construction (for approval by Development Services & Traffic 
Services).  There is a one week turnaround for this approval. 

 

 Working in the ACHD Right-of-Way  

 Four business days prior to starting work have a bonded contractor submit a “Temporary Highway Use Permit 
Application” to ACHD Construction – Permits along with: 

a) Traffic Control Plan 
b) An Erosion & Sediment Control Narrative & Plat, done by a Certified Plan Designer, if trench is >50’ or you 

are placing >600 sf of concrete or asphalt. 
 

Construction (Subdivisions) 
 Sediment & Erosion Submittal 

 At least one week prior to setting up a Pre-Construction Meeting an Erosion & Sediment Control Narrative & Plan, 
done by a Certified Plan Designer, must be turned into ACHD Construction to be reviewed and approved by the ACHD 
Stormwater Section.  

  
 Idaho Power Company 

 Vic Steelman at Idaho Power must have his IPCO approved set of subdivision utility plans prior to Pre-Con being 
scheduled. 

 

 Final Approval from Development Services is required prior to scheduling a Pre-Con. 
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Request for Appeal of Staff Decision 
 
1. Appeal of Staff Decision:  The Commission shall hear and decide appeals by an applicant of 

the final decision made by the Development Services Manager when it is alleged that the 
Development Services Manager did not properly apply this section 7101.6, did not consider all 
of the relevant facts presented, made an error of fact or law, abused discretion or acted 
arbitrarily and capriciously in the interpretation or enforcement of the ACHD Policy Manual. 

 
a. Filing Fee:  The Commission may, from time to time, set reasonable fees to be charged 

the applicant for the processing of appeals, to cover administrative costs. 
 

b. Initiation:  An appeal is initiated by the filing of a written notice of appeal with the 
Secretary and Clerk of the District, which must be filed within ten (10) working days from 
the date of the decision that is the subject of the appeal.  The notice of appeal shall refer 
to the decision being appealed, identify the appellant by name, address and telephone 
number and state the grounds for the appeal. The grounds shall include a written 
summary of the provisions of the policy relevant to the appeal and/or the facts and law 
relied upon and shall include a written argument in support of the appeal.  The 
Commission shall not consider a notice of appeal that does not comply with the 
provisions of this subsection.  
 

c. Time to Reply:  The Development Services Manager shall have ten (10) working days 
from the date of the filing of the notice of appeal to reply to the notice of the appeal, and 
may during such time meet with the appellant to discuss the matter, and may also 
consider and/or modify the decision that is being appealed. A copy of the reply and any 
modifications to the decision being appealed will be provided to the appellant prior to the 
Commission hearing on the appeal.   
 

d. Notice of Hearing:  Unless otherwise agreed to by the appellant, the hearing of the 
appeal will be noticed and scheduled on the Commission agenda at a regular meeting to 
be held within thirty (30) days following the delivery to the appellant of the Development 
Services Manager’s reply to the notice of appeal. A copy of the decision being appealed, 
the notice of appeal and the reply shall be delivered to the Commission at least one (1) 
week prior to the hearing. 
 

e. Action by Commission:  Following the hearing, the Commission shall either affirm or 
reverse, in whole or part, or otherwise modify, amend or supplement the decision being 
appealed, as such action is adequately supported by the law and evidence presented at 
the hearing. 



CITY OF BOISE 
 
 

INTER-DEPARTMENT 
CORRESPONDENCE 

 
Date:  6/13/2012 

 
To:  Planning and Development Services 
 
From:  Brian Murphy, Drainage Coordinator  
  Public Works 
 
Subject: DRH12--00142; address; Drainage/Stormwater Comments 
 
DR01  A drainage plan must be submitted and approved by Public Works prior to 

issuance of a building permit. 
 
If you have any further questions contact Brian Murphy, 384-3752. 
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