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TO: BOARD OF ADA COUNTY COMMISSIONERS 

 

HEARING DATE: May 7, 2014 

STAFF:  Brent Danielson, Associate Planner 

PROJECT NO.: 201301484 ZOA 

APPLICANT: Shawn L. Nickel (SLN Planning) 

INTRODUCTION 

A zoning ordinance text amendment to provide specific regulations to allow Outdoor, Self 
Service Storage Facilities within the Rural-Urban Transition (RUT) District. 

EXECUTIVE SUMMARY 

The applicant is requesting a Zoning Ordinance Text Amendment to provide specific regulations 
to allow Outdoor, Self Service Storage Facilities within the Rural-Urban Transition (RUT) 
District.  The applicant’s primary reason for allowing Outdoor, Self Service Storage Facilities is 
stated as follows in his detailed letter (Exhibit #3). 

Since the RUT zone is strictly a district within Areas of City Impact, urban residential 
development is the primary land use change that occurs within the district.  As residential 
densities increase, a need to provide storage areas for personal property within a 
reasonable proximity to these residents also increases. 

The new ordinance will amend Table 8-2B-1: ALLOWED USE BY RESIDENTIAL DISTRICT 
to add Storage Facility, Self-Service – Outdoor Only as a conditional use in the RUT District.  
The new ordinance will also add specific use standards for Storage Facility, Self-Service - 
Outdoor Only by amending Section 8-5-3-108. 

The purpose statement of the Rural-Urban Transition (RUT) District is to provide standards and 
regulations for the development of property within areas of city impact, consistent with the goals 
and policies of the applicable city comprehensive plan.  Allow agriculture and rural residential 
uses to continue within areas of city impact until urban facilities are extended.  Provide design 
standards that shall permit redevelopment of property to higher densities when urban facilities 
are extended.  

The Planning and Zoning Commission has voted to recommend approval of the proposed 
ordinance to the Board.  In their deliberations they found that having outdoor self-service storage 
facilities would have little effect on existing neighborhoods in the RUT District.  However, staff 
disagrees and is recommending denial of the proposed ordinance.  Exhibit #26 was staff’s 
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recommended findings of fact to the Commission.  Staff is of the opinion that allowing outdoor 
self-service storage facilities would have a detrimental effect on neighboring properties.  The 
RUT District is a residential district and staff is concerned that the commercial nature of the 
outdoor self-service storage facilities are not compatible to the rural and residential 
characteristics of the neighborhoods located in the RUT District and that allowing outdoor self-
service storage facilities would have an adverse impact on neighboring residential properties. It 
should be noted that the RUT District currently covers an expansive area as some of the cities 
have rather large impact areas and in some situations parts of the RUT District will most likely 
not be served by urban public facilities for another 20 to 30 years. The commercial nature of the 
outdoor self-service storage facilities will increase the amount of traffic and noise to rural and 
residential areas presenting safety and site access issues to traffic agencies such as the Idaho 
Transportation Department.  It will also increase the amount of noise in these areas.  In addition, 
the facilities could be out of place aesthetically to the surrounding area.   Staff is of the opinion 
that areas designated as residential on the future land use maps should not have outdoor self-
service storage facilities. 

Staff disagrees with the applicant on the need to allow for outdoor self-service storage facilities 
in the RUT District.  Specifically, that there is a need to provide storage areas for personal 
property within a reasonable proximity to these residents.  The minimum lot size for the RUT 
District is 5.0 acres with the exception of RUT cluster lots, which are generally 1.0 acre to 2.5 
acres.  Since these properties are rural residences or large lots there is ample room for the 
residents to store their RV’s, boats, and trailers on their own property. Staff’s concern is if 
outdoor self-service storage facilities are allowed in the RUT District it will likely increase traffic 
to the less dense (rural) portions of the RUT District as the likely customers for these facilities 
would be those individuals living in the denser neighborhoods such as the cities or the portions 
of the area of city impact with urban public facilities.  Denser residential areas in unincorporated 
Ada County that are served by urban public facilities are generally located closer to commercial 
and industrial areas where self-service storage facilities are allowed and where they could take 
their RV’s, boats, and trailers. 

During the public hearing process in front of the Planning and Zoning Commission the ordinance 
was updated to address some of the concerns raised by staff such as defining a maximum size for 
the facility and the maximum amount of space on the property that could be used for the facility, 
drive aisle widths, and maintenance of the facility.  A minimum parcel size of five (5) acres is 
required for any proposed outdoor only storage facility; any eligible property shall be limited to 
an overall maximum site coverage of 20%, and no facility shall be greater than 15 acres.  The 
distance between stored vehicles shall be a minimum of ten feet (10’) side to side, while 
maintaining a minimum of twenty feet (20’) access aisle on at least one (1) end or as approved by 
the local fire authority.  Other highlights of the proposed ordinance requires for the property to 
have frontage to an arterial street.  The perimeter of the storage facility shall be completely 
fenced, walled, or enclosed and screened from the public right of way, and comply with chapter 
4, article F of title 8 of the Ada County Code.  No boundary of the facility shall be located within 
one hundred feet (100’) of a residential property line, with the exception of a boundary adjacent 
to a public roadway.  The hours of operation unless otherwise approved or restricted through the 
conditional use are limited between the hours of (7:00) A.M. and (10:00) P.M. and facilities 
abutting residential uses are limited to the hours of (8:00) A.M. and (8:00) P.M.  The duration of 



STAFF REPORT 
Project #201301484 ZOA 
Shawn L. Nickel, SLN Planning  Page 3  

a conditional use permit for the facility is limited.  The conditional use permit shall expire five 
(5) years following the approval date, or upon annexation of the subject property into a city, 
whichever occurs first.  If the applicant wishes to continue the use beyond the five (5) year 
period, a new conditional use permit shall be submitted prior to expiration of the original 
conditional use permit and approved by the Commission.  Staff has made a couple of minor 
formatting changes to the P&Z Commission’s recommended ordinance in Exhibit #26.  
Specifically, the name of the use from Storage Facility, Self-Service – Outdoor (Only) is changed 
to Storage Facility, Self-Service – Outdoor Only and the language in the proposed Subsection 8-
5-3-108B10.  The language in proposed Subsection 8-5-3-108B10 is changed from “The storage 
of any items and materials not contained within a vehicle, RV or trailer is prohibited” to “The 
storage of any items and materials other than vehicles, RV’s, or trailers is prohibited unless 
otherwise approved by the Commission; provided, that items and materials contained within a 
vehicle, RV or trailer are permitted.” 

At the time this staff report was written the following agencies have provided comments:  The 
City of Kuna (Exhibit #6), Boise City Public Works Department (Exhibits #7 and #32), and the 
Eagle Fire District (Exhibits #8 and #31) replied with no comment.  The City of Eagle responded 
in Exhibit #11 that the Eagle City Council voted 4 to 0 to recommend approval of the ordinance.  
The North Ada County Fire and Rescue District recommended some changes to the earlier draft 
of the ordinance in Exhibit #10.  Their changes include amending one of the standards and 
adding a new standard for the Storage Facility, Self-Service – Outdoor (Only).  The distance 
between vehicles, including RV’s and trailers shall be a minimum of ten feet (10’) side to side, 
while maintaining a minimum of twenty feet (20’) access aisle on at least one (1) end or as 
approved by the local fire authority.  The distance between parking rows shall be a minimum of 
twenty feet (20’) of travel lane for emergency vehicle access or as approved by the local fire 
authority.  This language was included in the current revised draft of the proposed ordinance.  
The North Ada County Fire and Rescue District later replied in Exhibit #34 that they approve the 
Zoning Ordinance Amendment as proposed.  The Idaho Transportation Department (ITD) 
responded in Exhibit #9 for the County not to approve this zoning ordinance amendment.  ITD 
stated that there are frequent site access issues related to non-standard land uses adjacent to state 
highways and that these on-standard approaches sometimes create safety and operational 
challenges for ITD and that they cannot manage access to the state highway system under these 
conditions.  In addition, ITD also stated that access management policies would be almost 
impossible to administrate. ITD responded in Exhibit #30 that they have the same concerns with 
the revised ordinance, but did say that the revised ordinance specifies a minimum lot size of five 
acres and this should mitigate many of their site access issues because the larger lots provide a 
greater separation between approaches. The Ada County Engineer replied in Exhibit #13 that she 
recommends approval.  The Ada County Building Division stated in Exhibit #14 and Exhibit #29 
that they have no objection to the amendment. 

The Cloverdale-Columbia Neighborhood Association also provided comments in Exhibit #17.  
Some of the members of the association have concerns about the closeness of the facility to 
existing dwellings, blocking views, and having to change their own property use (why they were 
in the rural area) to accommodate someone’s large RV.  They suggested that language be added 
in order to protect existing dwellings from being in too close proximity to huge RVs or storage 
buildings. 
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RECOMMENDATION 

The Planning and Zoning Commission and staff have differing recommendations on the 
proposed ordinance to the Board.  The Commission found that the proposed ordinance complied 
with the Ada County Code and is recommending approval as set out in the proposed Findings of 
Fact and Conclusions of Law attached hereto.  Whereas, staff is recommending denial of the 
proposed ordinance.  The Findings of Fact and Conclusions of Law attached hereto reflect the 
Commission’s recommendation of approval. 

The Board should consider the evidence and testimony presented during the public hearing prior 
to rendering its decision concerning this application.   

EXHIBIT LIST – PROJECT NO.: 201301484 ZOA 

1 Master Application Form. 2 pages. 

2 Zoning Ordinance Text Amendment Checklist. 1 page. 

3 Applicant’s Detailed Letter and Proposed Ordinance Amendment. 3 pages. 

4 Submittal Letter to Shawn L. Nickel dated September 27, 2013. 1 page. 

5 Agency Transmittal. 2 pages. 

6 Agency response from the City of Kuna dated September 30, 2013. 2 pages. 

7 Agency response from the Boise City Public Works Department dated October 4, 
2013. 1 page. 

8 Agency response from the Eagle Fire District dated October 8, 2013. 1 page. 

9 Agency response from the Idaho Transportation Department (ITD) dated October 
10, 2013. 1 page. 

10 Agency response from the North Ada County Fire & Rescue District dated 
October 11, 2013. 1 page. 

11 Agency response from the City of Eagle dated October 24, 2013. 1 page. 

12 Formatted Draft Zoning Ordinance Amendment. 3 pages. 

13 Memorandum from the Ada County Engineer dated October 29, 2013. 1 page. 

14 Memorandum from the Building Division of Ada County Development Services 
dated October 29, 2013. 1 page. 

15 Legal Notice of Public Hearing published on November 19, 2013. 1 page. 

16 Public Service Announcement sent out on November 20, 2013. 1 page. 

17 Response from the Cloverdale-Columbia Neighborhood Association dated 
November 25, 2013. 1 page. 

18 E-mail from Shawn Nickel requesting to table the application dated December 5, 
2013. 1 page. 
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19 Memo to the Planning & Zoning Commission from Associate Planner Brent 
Danielson dated December 5, 2013. 1 page. 

20 Action letter to Shawn Nickel dated December 9, 2013. 1 page. 

21 Map of the Areas of City Impact submitted at the January 9, 2014 public hearing. 
1 page. 

22 A Portion of the Blueprint Boise Future Land Use Map submitted at the January 9, 
2014 public hearing. 1 page. 

23 A Portion of the City of Meridian’s Future Land Use Map submitted at the 
January 9, 2014 public hearing. 1 page. 

24 Staff’s Recommended Findings of Fact to the Planning and Zoning Commission 
for the January 9, 2014 Public Hearing. 6 pages. 

25 Memo to the Planning & Zoning Commission from Associate Planner Brent 
Danielson dated February 28, 2014. 4 pages. 

26 P&Z Recommended Language in Ordinance Format. 4 pages. 

27 Agency Transmittal. 2 pages. 

28 Action letter to Shawn Nickel dated March 19, 2014. 1 page. 

29 Memorandum from the Building Division of Ada County Development Services 
dated March 19, 2014. 1 page. 

30 Agency response from the Idaho Transportation Department (ITD) dated March 
19, 2014. 1 page. 

31 Agency response from the Eagle Fire District dated March 24, 2014. 1 page. 

32 Agency response from the Boise City Public Works Department dated March 25, 
2014. 1 page. 

33 Agency response from the Nampa & Meridian Irrigation District dated March 25, 
2014. 1 page. 

34 Agency response from the North Ada County Fire & Rescue District dated March 
26, 2014. 1 page. 

35 Legal Notice of Public Hearing published on April 22, 2014. 1 page. 

36 Public Service Announcement sent out on April 22, 2014. 1 page. 

37 Proposed Ordinance.  6 pages. 

38 Summary of the Proposed Ordinance.  2 pages. 
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