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TO: ADA COUNTY PLANNING & ZONING COMMISSION 

HEARING DATE:   April 24, 2014 

STAFF: Brent Danielson, Diana Sanders, Brent Moore, Associate Planners 

PROJECT NO.:        201400281 CPA-ZC-ZOA 

APPLICANT: Ada County  

INTRODUCTION 

A comprehensive plan map and text amendment to adopt Blueprint Boise as the applicable 

comprehensive plan for the Boise Area of Impact as was adopted by the Boise City Council on 

November 15, 2011. Also, a zoning ordinance map amendment for the adjustment of the Boise 

and Meridian Impact Area boundary line and for the expansion of the Boise Area of City Impact 

boundary line to match its city boundary in the Eisenman Road Interchange area and to add the 

Ten Mile Creek Area. In addition, a zoning ordinance text amendment for changes made to 

Chapter 3 of Title 9.   

EXECUTIVE SUMMARY 

Under Idaho Law comprehensive plans do not by themselves operate as legally controlling law, 

but rather to serve and advise the governing body responsible for making a decision. The 

comprehensive plan is the vision for development within the jurisdiction while the zoning 

ordinance is the controlling law that carries out the vision. 

It is proposed that the Ada County Comprehensive Plan be updated in order to adopt the 2011 

version of the Boise City Comprehensive Plan, Blueprint Boise, as the applicable comprehensive 

plan to be utilized in Boise’s Area of City Impact. The changes to the comprehensive plan include 

updating the future land use map for Boise’s Area of City Impact by designating new future land 

uses; updating Boise’s planning areas; and the incorporating new goals and policies. In addition, 

the Comprehensive Plan update would also expand Boise’s Area of City Impact boundaries.  

The Zoning Ordinance Map Amendment will adjust the Boise and Meridian Impact Area 

boundary line in four (4) places. These adjustments include matching the Area of City Impact 

boundary to existing parcel lines and to include a parcel from Meridian’s Area of City Impact to 

Boise’s Area of City Impact for the ability to serve the parcel. The City of Meridian has provided 

letters (Exhibits #1 and #4) supporting the adjustment of the Area of Impact Boundary Line 

between Meridian and Boise. The Zoning Ordinance Map Amendment will also extend Boise’s 

Area of City Impact boundary in the Eisenman Road Interchange Area to match city limits. In 
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addition to the minor boundary adjustments listed above, Boise has also proposed adding the Ten 

Mile Creek area to its Area of City Impact.  

According to Ada County’s Area of City Impact Renegotiation Criteria, in order for a city to 

renegotiate an area of city impact, the city must provide justification for the expansion and 

provide assurance that the area of expansion can be served with urban services. The city must also 

provide evidence demonstrating how the area will accommodate the future growth goals of the 

city. In their petition to Ada County, Boise City proposed adding the Ten Mile Creek area 

because it was adjacent to their existing impact area and Boise feels that this area has the potential 

to accommodate a significant population and to develop in full compliance with the goals and 

policies of Blueprint Boise. As the Ten Mile Creek area is directly adjacent to the existing Boise 

Area of Impact it is readily serviceable from the extension of existing facilities and through the 

provision of augmented service. Boise has determined that urban services can be provided to the 

Ten Mile Creek area and has provided evidence in the Ten Mile Creek Planning Area section of 

Blueprint Boise and its letter to Ada County (Exhibit #10).   

The Zoning Ordinance Text Amendment will amend Chapter 3 of Title 9 of the Ada County Code 

to reference Blueprint Boise as the adopted comprehensive plan for Boise’s Area of Impact. It 

will also incorporate the split parcel provision pertaining to parcels of land that are divided by the 

Area of Impact boundary line.  The split parcel provision would be if a property under single 

ownership is divided by the boundary line of the Boise Area of City and any other city impact 

boundary, and the line divides such property so that one or both of the parts has a depth of 300 

feet or less, such part may be included in the jurisdiction within which the remainder and larger 

portion of the property is located. 

There is an existing residential area in the Airport Planning Area which has been designated as 

industrial on the land use map in Blueprint Boise.  This area includes properties on Wright Street, 

Raymond Street, Elder Street, and Victory Road.  The area is bounded by Victory Road to the 

north, Raymond Street to the east and not quite extending to Beverly Street for the west and 

south boundaries. In the 1997 Boise City Comprehensive Plan as adopted by Ada County this 

area was designated as Estate Density (2 DU/acre) on the Land Use Map in the Comprehensive 

Plan.  The majority of the properties in this area are located in the Home Acres No. 9 Subdivision, 

which was platted in 1944.  There are seven (7) parcels in this general area that are owned by the 

City and have been annexed by the City.  These parcels are currently vacant and zoned Open Land 

Very Low Density (A-1).   There are two (2) parcels in unincorporated Ada County near the 

intersection of W. Victory Road and S. Raymond Street that are zoned Airport Industrial (M3). 

The other parcels located in unincorporated Ada County along W. Victory Road are zoned 

Medium Density Residential (R6).  The rest of the unincorporated Ada County parcels are zoned 

Estate Residential (R1).  Two (2) of the parcels that are zoned R1 are vacant. 

Staff finds the area proposed as Industrial in Blueprint Boise for the area generally bounded by 

Victory Road to the north, Raymond Street to the east, and not quite extending to Beverly Street 

on the south and west should be designated as residential on the Land Use Map in the 

comprehensive plan.  Specifically, the large lot designation, which is what the properties to the 

south and west are designated.  If this area is designated as Industrial then it could be problematic 

for those two (2) vacant lots if they wanted to build a new single family dwelling on one of the 

properties as they are either located in Influence Area B or C of the Boise Air Terminal Airport 
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Influence Areas Overlay District.  Subsection 8-3A-3A5 states, “Within airport influence area B, 

new dwellings and/or new residential subdivisions shall be prohibited unless the subject property is 

designated for a residential land use in the applicable comprehensive plan.”  Thus, based on this 

standard a new dwelling would not be allowed on these vacant parcels.  Since most of the 

properties are residential it would not be compatible for the vacant parcels to be developed as 

industrial due to the increased amount of traffic on the local road system in the neighborhood as 

well the potential for increased noise and/or odors resulting from industrial operations. 

Staff finds that there is an inconsistency with a sentence in Principle GDP-AIA.2: Soundproofing 

and Use Restrictions and the Airport Planning Area Policies in Chapter 4.  Principle GDP-AIA.2 

is one of the General Design Principles for the Airport Influence Area.  The General Design 

Principles apply to all development occurring within the Airport Influence Area, as identified on 

the Airport Influence Area map. The principles should be applied in conjunction with relevant 

planning area-specific policies in Chapter 4 of Blueprint Boise.   Under section (b) of Principle 

GDP-AIA.2 there is a sentence that states, “Residential development is not allowed within Area 

B.”  This sentence is in conflict with Policy AP-CCN 1.7:  Residential in Airport Influence Area B 

and C on page AP-5 of Blueprint Boise.  This policy allows for new subdivisions in accordance 

with base zone standards, but prohibit higher density rezones, conditional use permits for higher 

density, and accessory dwelling units.  Thus, Principle GDP-AIA.2 is inconsistent with Policy AP-

CCN 1.7 and Principle GDP-AIA.2.  Therefore, staff finds that the following sentence 

“Residential development is not allowed within Area B” should be deleted from Principle GDP-

AIA.2 

RECOMMENDATION 

Based upon Staff’s review of the application, staff concludes that this application complies with 

the Ada County Code and recommends approval to the Commission as set out in the proposed 

Findings of Fact and Conclusions of Law attached hereto with the following changes; the area 

depicted on Exhibit #53 (For the area generally bounded by Victory Road to the north, Raymond 

Street to the east, and not quite extending to Beverly Street on the south and west to be 

designated as large lot residential on the Future Land Use Map instead of industrial) and #54 

(“Residential development is not allowed within Area B” should be deleted from Principle GDP-

AIA.2).     

The Commission should consider the evidence and testimony presented during the public hearing 

prior to rendering its decision concerning this petition and application.   

EXHIBIT LIST – PROJECT NO.: 201400281 CPA-ZC-ZOA 

1 Letter from the City of Meridian to the City of Boise dated October 12, 2011 

relating to Parcel #S110120800.  1 page. 

2 Map of Parcel #S1109120800 for inclusion in Boise Impact Area. 1 page. 

3 Land Use Designation Map of the Impact Area Adjustment relating to Parcel 

#S110120800. 1 page. 
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4 Letter from the City of Meridian to the City of Boise dated December 12, 2013 

relating to Parcels S1128131300, S1128131270, and S1128131350 dated 

December 12, 2013. 1 page. 

5 Legal Description for Parcel #S1128131270.  2 pages. 

6 Legal Description for Parcel #S1128131300. 2 pages. 

7 Legal Description for Parcel #S1128131350. 2 pages. 

8 Topographic Survey of Warhurst Property. 1 page. 

9 Map of Warhurst Property for inclusion in Boise Area of Impact. 1 page. 

10 Letter from the City of Boise to Ada County Development Services dated January 

29, 2014. 3 pages. 

11 Map of the City of Boise Impact Area Adjustment. 1 page. 

12 Zoning Ordinance Text Amendment.  2 pages. 

13 Legal Description for the Ten Mile Creek Planning Area. 3 pages. 

14 Ten Mile Creek Impact Area Expansion Land Use Designation Map. 1 page. 

15 Ten Mile Creek Planning Area Map. 1 page. 

16 Legal Description for Parcel #S1109120800. 1 page. 

17 Legal Description for Parcel #S1404110025. 1 page. 

18 Map of Parcel #S1404110025 for inclusion Boise Impact Area. 1 page. 

19 Map of Impact Area Adjustment relating to the Boise Ranch Golf Course. 1 page. 

20 Legal Description for Parcels S1618131200, S1618212402, and S01618120601. 1 

page. 

21 Map of Parcels S1618120601 and S1618131200 to be included in the Boise 

Impact Area. 1 page. 

22 Land Use Designation Map of Parcels S1618120601 and S1618131200 to be 

included in the Boise Impact Area. 1 page. 

23 Legal Description for Cloverdale/Victory Area Impact Area Adjustment. 1 page. 

24 Map of Cloverdale/Victory Area Impact Area Adjustment. 1 page. 

25 Land Use Designation Map of Cloverdale/Victory Area Impact Area Adjustment. 

1 page. 

26 Master Application/Petition Request Form. 2 pages. 

27 Zoning Ordinance Map Amendment Checklist. 1 page. 

28 Zoning Ordinance Text Amendment Checklist. 1 page. 

29 Area of Impact Expansion Checklist. 1 page. 

30 Applicant’s/Petitioner’s Detailed Letter dated March 3, 2014.  2 pages. 
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31 
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34 

35 

36 

37 
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40 

41 

42 

43 

44 

45 

46 

47 

48 

49 

50 

51 

52 

53 

Blueprint Boise  Chapters 1-3. 163 pages.  Chapters 4-5. 202 pages.

Agency Transmittal. 2 pages. 

Agency Response from the City of Boise. 2 pages. 

Agency Response from the Central District Health Department. 1 page. 

Agency Response from the Boise City Public Works Department. 1 page. 

Agency Response from the North Ada County Fire & Rescue District. 1 page. 

Agency Response from the City of Meridian. 1 page. 

Agency Response from the Eagle Fire District. 1 page. 

Mailing List for the Ten Mile Creek Expansion Area. 1 page. 

Radius Notice for the Ten Mile Creek Expansion Area dated March 28, 2014. 

1 page. 

Mailing List for the Area of Impact Adjustment Areas. 1 page. 

Radius Notice for the Area of Impact Adjustment Areas dated March 28, 2014. 

2 pages. 

Radius Notice for the Warhurst Parcel Adjustment Area dated April 1, 2014. 

1 page. 

Wright, Raymond, Elder Street Neighborhood Radius Map. 1 page. 

Mailing List for the Wright, Raymond, Elder Street Neighborhood. 1 page. 

Radius Notice for the Wright, Raymond, Elder Street Neighborhood dated April 

1, 2014. 2 pages. 

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

Letter from Grant Reddington dated April 4, 2014. 1 page. 

Legal Notice of Public Hearing published on April 8, 2014. 1 page. 

Public Service Announcement released on April 9, 2014. 1 page. 

Map of Zoning in the Home Acres No. 9 Subdivision Vicinity. 1 page. 

1997 Boise City Comprehensive Plan Land Use Map. 1 page. 

Airport Planning Area: Land Use Map Residential to Industrial. 1 page. 

Proposed Change to the Airport Influence Area Design Principles Principle 

GDP-AIA.2: Soundproofing and Use Restrictions. 1 page. 

Public Response from Andrea & Morgan Grohs. 1 page.
Public Response from Gerry & Linda Fraise. 2 pages.
Public Response from Lee Eyerman. 4 pages.
Window & Siding quote from Lee Eyerman. 1 page.
Furnace & Air Conditioning receipt from Lee Eyerman. 1 page.

54

55
56

57

58
59

         Blueprint Boise is only viewable by clicking on the links below

https://adacounty.id.gov/Portals/0/DVS/PLN/App/201400281-CPA-ZC-ZOA_Staff_ReportBB1.pdf
https://adacounty.id.gov/Portals/0/DVS/PLN/App/201400281-CPA-ZC-ZOA_Staff_ReportBB2.pdf
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