
Boise Land Use & Transportation Committee 
Feb 27, 2017 
7-9 pm @ Q Center 
 
Attendees: 

● Committee: David de la Rocha, Kay Newell, Katy Wolf, Owen Gabbert, Sarah Cantine, 
Sebastien Mistouflet, Chris Davies, Stacee Wion 

● Neighbors: Michael Hoffman, Sharifa Roach, JP Castiaux (BNA board), Diana 
Moosman, Ted Buehler, Todd Hoppe 

● Guests: Robin Murphy (Jackson Main Architecture) 
 
Agenda: 
1. Robin Murphy from Jackson-Main Architecture (Seattle) presenting on their proposed 
development at 177 N Failing St (the former Solterra Antelope site at Vancouver & Failing). The 
proposal is for a 5-story building with 84 units in a group home setting, meaning that the units will not 
have individual kitchens. This proposal will likely generate a substantial amount of Q&A, and 
extensive LUTC feedback. 45 min 

2. Chair's review of BDS land-use decisions in Boise since our last meeting. 15 min 

3. Updates on letter to ODOT regarding traffic safety proposals on Fremont Bridge ramp. (Ted) 10 
min 

4. Updates on letter to PBOT regarding using Boise as a test case for the parking toolkit. (Kay & 
Katy) 10 min 

5. Update regarding LUTC's letter to PBOT regarding alley improvements. (Katy) 10 min 

6. An adjustment to proposed the 4-floor building at N Cook and Mississippi. The developer wants to 
add some parking on the lower-level. 10 min 

7. A request for Boise to join a proposal for the extension of the 24 Bus line to Slabtown District in 
NW. 10 min 

 

Minutes: 

7:00 Introductions 
7:04 Robin Murphy - 177 N. Failing 

● Solterra’s two founders split the company into two groups. Woods, Strata are in Boise, 
and Antelope was going to be. New name is still TBD. New developer client is called 
Vibrant Cities. These will be LEED Gold buildings.  

● Not apartments; group living. Each will have a small kitchen, without cook plate. Full 
bathroom in each unit. 220 SF, majority are studios, some 1 BR. Common amenity 
space: nice kitchens with lounge area. Six rooms per amenity space. Kitchens face each 
other. Essentially one space. Laundry is separate from everything, located off elevator 
with windows; didn’t want them to be hidden in basement. 



● Huge demand for affordable units, which means they are small. Will be less than $1K a 
month. The 1BR units will be over $1K. This will carry all utilities. 

● They went to an Early Assistance meeting with City 2 weeks ago which is voluntary. 
They will go through Administrative Design Review, which is internal to City, but BNA will 
have an opportunity to be involved. His obligation is to take our comments to incorporate 
into project. 

● Dense building for this neighborhood. 23 parking stalls. Potentially 6 story building. 3 
stories of wood above concrete. Below grade parking, with access off alley. Level 1 has 
retail, bike parking that’s hidden. 

● South-facing courtyard on Failing at level 2. Stepping back on Vancouver and Failing 
frontages in respect to single family homes, even though they’re in commercial zoning. 
Setback would be a patio access for tenants on 4th floor. 

● Ground floor activation: 
○ Sarah reminds that our Design Guidelines doesn’t favor residential on ground 

floor, preference is for retail. Sarah doesn’t think work-living space at Shaver 
Green seems occupied. 

○ Stacee hears customers looking for live/work space. People want creative space. 
Like Everett Street Lofts downtown. 

○ The original design for Miss/is/ippi was live/work but then changed to just work. 
○ The spaces behind Shebop are live/work. 
○ Sarah: We had to push Peloton to do commercial on Vancouver, they didn’t want 

to be the first one. 
○ Chris: Peloton’s units with stoops on Vancouver is well done, as opposed to the 

Tupelo Alley residences on level 1. 
○ Owen: Nice to have flexibility, if you’re a tenant, to do what you want with the 

space for projects and then turn it into a shop if they want to. 
○ Sharifa: Would be nice to have some affordable units for artists. 
○ Chris: I built a 10x10 space I build musical instruments in, works fine. 
○ Owen: Not sure the market is for this here, it’s in an industrial zone. 
○ Robin: This building is about affordability. The smaller the spaces, the more 

affordable. 
● David: What drives the number of units? 80 vs 100? 

○ Robin: Some is parking driven. Parking is not required. When you get over 31 
groups, it triggers parking. Client wants to provide 23 stalls. They will probably 
charge for them. Basement parking increases the unit prices too. 

○ Each pod of 6 and a kitchen is 1 unit. 
○ 15 Bicycle parking required; they will provide a space for each person (100) plus 

bike shop. 
○ Kay: What percentage of people have cars, in Seattle? 
○ Robin: Depends on the project. The 220 SF units have no parking. May be 

15-20% of people that have cars there.  
○ 9 feet ceiling height, 10 feet from floor to floor. That feels tall. Makes a big 

difference in small rooms. 



● Chris: How committed are you to the facade quality? 
○ Robin: Alluca bond panels. Come in a million finishes. Parklex is made in 

Scandinavia, wood veneer, resin core, fastened with exposed or hidden, in 
panels or planks. Thermory also made in Scandinavia, cooked ash in kiln, resins 
harden and acts like mahogany or ironwood, dark rich tone. Charcoal brick 
around base. 

○ Diana: Composite panels are very expensive. Could do brick mostly, with inset 
upper floor and use metal to break up massing. You could ask for a modification 
during Design Review, if you want to do 2/4 not 3/3 breakup of materials. Or 3, 2, 
1 if top level is backed off. 

● Owen: Did they ask for dedication on the alley? (2 feet donation to City alley, Owen’s 
project was asked to do this, said it was requirement of the Mayor.) 

○ Robin: No. 
● Client will own and operate. In their prior projects for this architect, their projects are 

month to month and tenants live there about a year. 
● Sarah: Think about the structure changing over time. Maybe this model won’t suit 

anymore. 
● Stacee: Tons of families are moving here and have nowhere to go. 
● Robin: We could leave the load bearing walls every other, so they could be taken out. 
● When they submit to Level 2 Design Review, BNA will get a copy. Goal was to get 

through permitting by next January, but that may be optimistic. Probably will start 
building Q2 2018. 

● Sarah: We’re going to be concerned about simplicity of materials, forms of massing. 
● Robin: They will send us design drawings before they submit. We can then send with 

them a letter of recommendation. 
 
8:05 LUTC business 

● David: Had conversation with Works Partnership Architects firm which is building 
Triangle building at south end of tree swing lot, they don’t have to present to us. They 
are not going with a zone change, they are building to IG1 (light industrial) and then 
applying for EX zone change later. Found out this weekend they applied for a variance 
on size of loading dock, reached out today. Didn’t seem interested in talking to us. They 
expressed some concern on right of way between theirs and Holst’s, and want it to 
become a private amenity not a public one. Have concerns about vagrancy there. Will be 
4 stories, live/work space, low intensity industrial. They want to have parking. Implied 
wanted to apply for public access easement, working with Holst. David didn’t ask them to 
present, but they didn’t offer. 

● David: Other call to Renee Strand from Holst. Still excited to partner with us on design 
for right of way, in April - June timeframe. David suggests April General Meeting. They 
want to present 4-5 alternatives we can vote for, as a public amenity. There is some 
resistance in the City about vacating ROW, but our letter of support will help, as will 
public involvement in the April meeting. 



○ Sarah proposes we invite Holst to April General meeting to propose multiple 
options for Cook Street improvements with invitation to general public. Kay 
seconds, motion carried unanimously. Letter will ask that the space continue to 
be a public amenity, we do not support vacation. 

○ ACTION: David will write on a letter of support to Holst and CC the City planner, 
ahead of the April meeting, and invite PBOT land use review manager (Bob 
Haley) to provide immediate feedback and witness support. 

 
8:24 Discussion of Bus 24 extension proposal to NW over Fremont. 

● Letters are templated. Would be joining Humboldt NA, NW District Association.  
● David was going to request extension of service the other way past Gateway. Bus is also 

really full. 
● Sharifa: Proposal exists already to extend service, but there’s no timeline. Want it soon. 

Might route through Legacy to get to Fremont. Would terminate in Goose Hollow. 
Service is below full frequency, so BNA could ask for increased service. 

● Kay makes motion we write the letter to PBOT and Trimet to relieve overloaded busses 
and direct access to NW where people work. Katy seconds the motion, motion carries 
unanimously. 

 
8:33 Sarah Cantine - 3938 NE Cleveland. 

● Third and final notice was sent on neighbor’s request for variance. Results: 6 foot high 
max fence or L3 level screening, and low level light off property required. 

 
8:34 David - BDS permits for short term rentals 

● They continue to roll in whether or not we take an interested in them. With most recent, 
Kay’s concerns is that it looks like owner is in Eugene, renting out 2 BR of 4 BR for 
AirBnB. We don’t have a lot of bandwidth to look at all of them. 3926 N Albina.  

● Sarah likes keeping up to date. The latest letter didn’t have a development # to 
reference online. Would have to have Kay’s staff scan letter and then should could 
email. Usually Kay gives out the address and name of owner, and anything that catches 
her eye. David has looked online and can’t find them. 

● Diana: Could BDS put the short term rentals on the City website so neighbors could 
police them? Or could we keep track of them ourselves? 

○ ACTION: Katy can set up a shared public Google spreadsheet and put it on the 
LUTC page for crowdsourced tracking of short term rentals. Will look into our 
using our Google Group for sharing docs. 

 
8:41 Ted - ODOT proposal 

● Made 4 sign proposals. Recommends we get rid of the speed limit sign. No signs at all at 
the hairpin turn, but in most other areas like that they say “End Expressway” upstream 
from existing 25 mph sign. Can put in “your speed” sign below the 25 mph sign. At the 
very end it has a right angle arrow/15 mph sign. Instead of normal 90 degree bend, can 
replace with hairpin 115 degree arrow which looks more like a U turn. On concrete 



barrier, add 6 more chevrons. They’ll do all of this except “your speed” sign within 3 
months. Want to repaint the guard rail grey, since it’s black with tire tracks. Phase 2 
would be rumble strips. Have to prioritize what we want now that’s simple vs. phase 2. 

● David: We could ask for single lane until turn left/right. Looks like a raceway. 
● Get rid of 50 mph sign, since it encourages people to go that speed. 

○ ACTION: Ted will write a letter, send to group for review. 
○ Kay makes motion we make immediate request for signage, and address all 

other issues to ODOT after the signs are out. 
 
8:47 David will send parking toolkit letter to PBOT. Kay will contact Grant to follow up. 


