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CUPFY2016-2: Residential Care Expansion 9995 State Street  

 

 

 
 
 

 Project Description:  

Hearing Date:  February 17, 2016, at 6:30 p.m. 
 
Application: CUPFY2016-2 
 
Applicant: Grace at State Street, represented by David Ruby of The Architects Office 
 
Location: 9995 State Street, Garden City, ID 83714; assigned Ada County Parcel #: S0514346780. 
 
Project Synopsis:  The proposal is to add a 29,000 square-foot, single-story expansion to an existing residential 
care facility to create 36 new residential units.   

Existing Conditions: The proposed use is to be located on a vacant parcel abutting Carlton Bay Drive/Gardener and 
adjacent to the Grace Assisted Living Facility; the site will be improved with sidewalk, grass, trees, and shrubs 
complementary to the existing facility.  The current facility is accessed by a driveway on Gardner; no additional 
street access is proposed with the expansion.  There is sidewalk, grass, and trees located adjacent to Carlton Bay 
Drive/Gardener.  

   
 Property Size: 1.911 – acres for addition, 5.23 – acres for existing. 7.14-acres total  
 Zoning: C-2 General Commercial District 
 Comprehensive Plan Designation: Green Boulevard Corridor and Residential Low Density 
 Flood Plain Designation: located in Floodplain 
 Surrounding Uses: Church, Multi-Family, Single-Family, Drive-through Establishment 
 Existing Use: vacant property adjacent to Grace Assisted Living Facility 
 Easements on file: A 70-foot easement for New Dry Creek Ditch Company is located on the southern 

property line (no encroachment).  A 40-foot easement for the Ada County Highway District is located on 
the western and southern property lines (no encroachment). 

 The applicant has submitted a Property Boundary Adjustment application to move (remove) the common 
lot line between Lot “C” and Lot “D” to create one parcel for the entire facility. 

 
Previous History:  On October 17, 2012, the Planning and Zoning Commission approved CUP2012-00008, a 
Conditional Use Permit for a Residential Care Facility for Grace Assisted Living.  The Findings of Fact and 
Conclusions of Law state the facility has been determined to not be a critical facility based on the reasoning that it 
is defined as a Residential Care Facility by the Idaho Department of Health and Welfare Division of Licensing and 
Certification.  Residents do not experience the same restrictions in mobility that exist within nursing homes. 
 
Recommendation: Approval 

 

 

 

 

 

City of Garden City 

Planning and Zoning Commission Staff Report 
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Standards for Review: Standards for review of this application are as follows:  

 

Standards Staff Analysis 

8-2B-2 Allowed Uses Pending decision of Commission 

8-2C-31 Nursing and Residential Care Facility Compliant with Conditions 

8-4 Design and Development Regulations Compliant with Conditions 

Comprehensive Plan Analysis Compliant with Conditions 

Comments from Other Departments and Agencies Compliant with Conditions 

Staff Analysis:   

GCC 8-2B-2 Allowed Uses:  
The use ‘Nursing and Residential Care Facility’ defined in Garden City Code 8-7A Definition of Uses as “The use of 
a site for providing assistance to two (2) or more individuals needed to perform the routines of daily life. The use 
includes, but is not limited to children’s treatment facility, assisted care skilled nursing facility, residential care 
facility, and drug and alcohol treatment facility.” Nursing and Residential Care Facility requires the approval of a 
Conditional Use Permit in the C-2 Zoning District. 
   
8-2C-31 Nursing and Residential Care Facilities: Compliant as Conditioned 

A. Limitations. If the use results in more than ten (10) persons occupying a dwelling at any one time, the applicant or 
owner shall concurrently apply for a change of occupancy as required by Title 7 BUILDING REGULATIONS of the Garden 
City Code.  

B. Additional Standards for Uses Providing Care to Children and Juveniles under the Age of Eighteen (18) Years:  

1. All outdoor play areas shall be completely enclosed by minimum six foot (6’) non-scalable fence to secure against 
exit/entry by small children and to screen abutting properties.  

2. Outdoor play equipment over six feet (6’) high shall not be located in a front yard or within any required yard. 

3. Outdoor play areas in residential districts or uses adjacent to an existing residence shall not be used after dusk. 

C. Additional Standards for Uses Providing Care to Patients Who Suffer from Conditions that May Cause 
Disorientation. A barrier shall be provided with a minimum height of six feet (6’) and patient safe door, along the 
perimeter of any portion of the site that is accessible to these patients.   

D. Other Regulations Apply. The owner and/or operator of the facility shall secure and maintain a license from the 
State of Idaho Department of Health and Welfare Facility Standards Division  

GCC 8-4F Sign Provisions 
Signage is not approved with this permit. A sign permit shall be required for any new signage.  

  
8-4 Design and Development Regulations   Compliant with Conditions 
The applicant has met with the Garden City Design Review Committee and on January 19, 2016, received 
approval of the building and landscape designs. 
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Comprehensive Plan Analysis See discussion below 

RESIDENTIAL LOW DENSITY: The areas designated for low density residential are north and south of the river, 
west of Glenwood. These areas are predominately single family detached housing, although some areas of 
attached housing may be appropriate near major arterials and public facilities. 

GREEN BOULEVARD CORRIDOR: The state highways and arterials are identified as green boulevard corridors. 
This is a bold statement that these corridors should be dramatically changed from the current single purpose 
function for moving vehicles. The intent of this designation is to create more multi-modal characteristics on 
these corridors, including sidewalks with parkways, bus stops, landscape medians with pedestrian refuges and 
channelized left-turn lanes. Mobility for vehicles should be maintained, but improvements to the safety and 
convenience for transit and pedestrians is needed that will influence changes in the adjacent land uses. Existing 
uses, including commercial uses, are allowed in the corridors, but new uses which generate high volumes of 
vehicular traffic should be restricted. Development regulations in the corridor should include access 
management including number and spacing of driveways, location of parking behind the buildings and maximum 
setback requirements from the street. 

Comments from Other Departments and Agencies 

Garden City Engineer 
The applicant will need to comply with all requirements of the Garden City Engineer. The Wastewater Manager 
has no concerns on the project, pursuant to an email dated January 20, 2016. 

Garden City Environmental Division 
The Garden City Environmental Division has stated in an email dated January 19, 2016, that there are no 
objections provided that compliance with Garden City Code is followed. 

Ada County Highway District 
The Ada County Highway District has provided a review letter dated February 2, 2016, stating the site specific 
conditions of approval have been met with the previous approval of CUP2012-00008.  The expansion is 
estimated to generate 112 additional vehicle trips per day.   

Central District Health Department 
The Central District Health Department has provided a letter dated January 21, 2016, stating no objection to the 
proposal.   

COMPASS 
The Community Planning Association of Southwest Idaho has provided an email dated January 20, 2016, stating 
the proposals do not meet the criteria for COMPASS to provide comments. 

Idaho Transportation Department 
The Idaho Transportation Department has provided a letter dated January 22, 2016, stating no objection to the 
proposal.  

North Ada Fire and Rescue 
The North Ada County Fire and Rescue has provided a letter dated February 9, 2016, stating the expansion can 
be approved subject to compliance with code requirements and conditions of approval. 

Pioneer Irrigation District  
The Pioneer Irrigation District has provided an email dated January 23, 2016, stating the project falls outside of 
the district’s boundaries and their facilities are not impacted. 

CUPFY2016-2: Residential Care Expansion 9995 State Street 
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Republic Services 
Republic Services has provided an email dated January 20, 2016, indicating that the facility would need to add 
larger containers depending on their needs.  The current containers are normally overloaded. 

Comments from Public 
There have been no written public comments received to date. 
 

Discussion 
The current Grace Assisted Living Facility opened in the fall of 2014.  As the Carlton Bay area (adjacent to 
the facility) expands with uses, so too does the assisted living facility find the need to accommodate 
additional residents.  The mix of uses developed, and developing, in the area complement each other 
and in time, the objective is to create a community within a community in which residents and visitors 
can enjoy a place of social and economic activity on a neighborhood scale.  Staff does not anticipate any 
significant impacts to the area as a result of the expansion.  
 
Site improvements required with the previous conditional use permit approval (CUP2012-00008), which 
included sidewalk, street, and landscaping enhancements, have been completed.   The improvements 
required related to the expansion will be confined to the subject building addition and parcel. 

 

Recommended Conditions of Approval 

Should the Planning and Zoning Commission find that the proposed Residential Care Facility expansion is 
appropriate, the following conditions are recommended:      

 
All applicable conditions of approval stated in CUP2012-00008 remain in effect. 
 

1. The expansion of the existing Residential Care Facility is approved with this application.  The building 
addition shall not be occupied until after a Certificate of Occupancy has been obtained from Garden 
City Development Services Department. 

2. The applicant shall install the landscaping pursuant to the landscape plan date stamped January 12, 
2016, and approved by Design Review on January 19, 2016.  All landscaping shall be provided with 
an automatic irrigation system and the landscaping fully installed prior to the issuance of a 
Certificate of Occupancy.   

3. The applicant shall construct the building elevations pursuant to the plan date stamped January 12, 
2016, and approved by Design Review on January 19, 2016.  All exterior work shall be completed 
prior to the issuance of a Certificate of Occupancy.  

4. All internal sidewalks, hardscaping, and storm drain swales shall be constructed pursuant to the 
plans date stamped January 12, 2016, and approved by Design Review on January 19, 2016. 

5. The Property Boundary Adjustment (DEV2015-00008) shall be approved by the City and recorded 
prior to the issuance of any building permits for the proposed building expansion. 

6. Comply with all requirements of the Garden City Environmental Division.  Verification of compliance 
shall be provided prior to the issuance of a Certificate of Occupancy. 

7. Comply with all requirements of the Garden City Engineer.  Verification of compliance shall be 
provided prior to the issuance of a Building Permit. 

8. Comply with all requirements of the North Ada County Fire Rescue as noted in the letter dated 
February 9, 2016, prior to the issuance of a Certificate of Occupancy.    

9. Any changes to the plans and specifications upon which this approval is based, other than those 
required by the above conditions, will require submittal of an application for modification and 
approval of that application prior to commencing any change. 
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10. The Commission may revoke a conditional use permit for any of the following: A) Violation of 
Garden City Code or State or Federal Laws; B) Failure to abide by any conditions of this permit; C) 
Causing or allowing a nuisance as determined by Garden City Code, in connection with the use for 
which the permit is granted.  

11. Any violation of the conditions of this application is a criminal offence.  
12. Should there be a change in use, the use is discontinued for more than one year without written 

documentation submitted to the City indicating intent to continue the use, or clear intent to cease 
the use, this approval shall become void.  

13. Occupancy or an application for a building permit shall be considered commencement of use of this 
permit.  

14. There is a ten (10) day right to appeal to City Council. An appeal shall be made on the form provided 
by the City and filed with the City Clerk within ten (10) days after the action of the decision. 

 



CUPFY2016-2:  Grace at State Street, represented by David Ruby of The Architects’ Office, is proposing a 

29,000 square-foot, single-story expansion to an existing residential care facility to create 36 new 

residential units.   The site is located at 9995 State Street, and is within C-2 General Commercial and 

Residential Low Density Comprehensive Plan designation.  The proposal requires Design Review 

Committee approval and a lot line adjustment.  
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Kent Goldthorpe, President 

Paul Woods, Vice President 

Rebecca W. Arnold, Commissioner 

Sara M. Baker, Commissioner 

Jim D. Hansen, Commissioner 

February 2, 2016 
 

 To: David Ruby 
  The Architect’s Office 
   499 Main St.  
   Boise, ID 83702 

   
 Subject: GC16-0001 / CUPFY16-2 
   9995 W. State St. 
 Grace Assisted Living expansion. 
 

On December 12, 2012 the Ada County Highway District approved GCUP2012-00008 for Grace 
Assisted Living. The site specific conditions of approval have been met with the previous 
application. It has been determined that no improvements are required for CUPFY16-2. 
 
The applicant shall be required to: 
 
1. Pay a traffic impact fee.  A traffic impact fee may be assessed by ACHD and will be due prior 

to the issuance of a building permit by the lead agency.   
2. Comply with all ACHD Policies and ACHD Standard Conditions of Approval for any 

improvements or work in the right-of-way.  
3. Obtain a permit for any work in the right-of-way prior to the construction, repair, or installation 

of any roadway improvements (curb, gutter, sidewalk, pavement widening, driveways, 
culverts, etc.) 

 
If you have any questions, please feel free to contact me at (208) 387-6335. 
 

Sincerely, 
 
 
 
Austin Miller 
Planner I 
Development Services 
 

cc: Garden City, via e-mail 
 
 
 
 
 
 

 
 



 

 

Traffic Information 
 

This development is estimated to generate 112 additional vehicle trips per day; and 12 additional 
vehicle trips per hour in the PM peak hour, based on the Institute of Transportation Engineers 
Trip Generation Manual, 9th edition. 
 
Condition of Area Roadways: 
Traffic Count is based on Vehicles per hour (VPH) 

Roadway Frontage 
Functional 

Classification 
PM Peak Hour 
Traffic Count 

PM Peak Hour 
Level of Service 

**State Hwy. 44 
State St. 

None Principal Arterial 1,919 N/A 

** ACHD does not set level of service thresholds for State Highways. 
 
Average Daily Traffic Count (VDT): 
Average daily traffic counts are based on ACHD’s most current traffic counts 

 The average daily traffic count for State Street west of Bogart Lane was 38,337 on July 
15, 2015.   

  







 

 

 

 

   
January 22, 2016 
 
 
 
Mr. Jeff Lowe 
Garden City Development Service Division 
City of Garden City 
6015 Glenwood Street 
Garden City, Idaho 83714 
 
VIA EMAIL 
 
RE:  CUPFY2016-2   GRACE AT STATE STREET 
 
The Idaho Transportation Department (ITD) has reviewed the referenced conditional use application 
for Grace At State Street located at 9995 State Street south of SH-44.   ITD has the following 
comments: 
 

1. ITD has no objection to the proposed project and requires no mitigation. 

2. No new access is requested and none is approved with this application. 

3. Idaho Code 40-1910(1) states no advertising display shall be placed or maintained within the 
right-of-way of any highway. 

4. IDAPA 39.03.60 rules govern advertising along the State highway system. 

 

 
If you have any questions, you may contact me directly at 332-7191.   
 
Sincerely, 

 
James K. Morrison 
Development Services Manager 
jim.morrison@itd.idaho.gov 
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February 9, 2016 
 
Jeff Lowe 
Garden City Development Services - Planning 

 
Re:    Conditional Use Application CUPFY2016-2 - Grace at State Street Addition 
 9995 W State Street 

   
Dear Jeff, 

   
This application is for a Conditional Use approval for a 29,000 sq ft expansion of an assisted 
living facility. 

 
The North Ada County Fire & Rescue has reviewed and can approve the application subject to 
compliance with all of the following code requirements and conditions of approval.  Any 
deviation from this plan is subject to Fire Department approval.  Please note that unless stated 
otherwise, this memo represents the requirements of the International Fire Code (IFC) as 
adopted and amended by NACFR Rules. 

 
Comments: 
1. An approved fire apparatus access road shall extend within 300 ft of all portions of the 

facility. IFC 503.1.1 
2. Fire hydrants capable of producing the required fire flows shall be located so that no part of 

a structure is more than 400-feet from a hydrant. (IFC 507.3, IFC B105.2) Additional fire 
hydrants may be required. 

 
General Requirement: 
Specific building construction requirements of the International Building Code, International Fire 
Code and Boise City Code will apply. However, these provisions are best addressed by a 
licensed Architect at building permit application. 

 
Regards, 

 
Ron Johnson 
Division Chief – Assistant Fire Marshal 
Boise Fire Department 
 

Michael G. Irvan 

Commissioner/ 

Administrative Chief 

 

Margaret Dimmick 

Commissioner 

 

Jeff Ramey 

Commissioner 

 

Shelley Young 

Administrative 

Manager 
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