
PLANNING & ZONING COMMISSION AGENDA 
COEUR D’ALENE PUBLIC LIBRARY  
 LOWER LEVEL, COMMUNITY ROOM 

702 E. FRONT AVENUE 

 JANUARY 13, 2026 

5:30 P.M. CALL TO ORDER: 

ROLL CALL: Messina, Fleming, Ingalls, Coppess, McCracken, Ward, Jamtaas 

PLEDGE: 

APPROVAL OF MINUTES:  ***ITEM BELOW IS CONSIDERED TO BE AN ACTION ITEM.  

December 9, 2025 – Planning & Zoning Commission Meeting  

PUBLIC COMMENTS: 

STAFF COMMENTS: 

COMMISSION COMMENTS: 

PUBLIC HEARING: ***ITEMS BELOW ARE CONSIDERED TO BE ACTION ITEMS.  

1  Applicant: Aspen Homes   
Location: 2739 E. Thomas Lane 
Request: 

A. A proposed 1.937-acre Annexation from County Ag-Suburban to City R-3
(residential at 3 units per acre)
LEGISLATIVE (A-1-26)

B. A 4-Lot, 1-Tract Subdivision known as Mountainside at Canfield
QUASI JUDICIAL (S-1-26)

Presented by: Barbara Barker, Associate Planner 

ADJOURNMENT/CONTINUATION: 

Motion by             , seconded by  , 
to continue meeting to         ,      , at      p.m.; motion carried unanimously. 
Motion by             ,seconded by  , to adjourn meeting; motion carried unanimously. 

*The City of Coeur d’Alene will make reasonable accommodations for anyone attending this meeting who 
requires special assistance for hearing, physical or other impairments.  Please contact Traci Clark at (208)769-
2240 at least 72 hours in advance of the meeting date and time. 

0BTHE PLANNING & ZONING COMMISSION’S VISION OF ITS ROLE IN THE COMMUNITY 

The Planning & Zoning Commission sees its role as the preparation and implementation of the 
Comprehensive Plan through which the Commission seeks to promote orderly growth, preserve the 
quality of Coeur d’Alene, protect the environment, promote economic prosperity and foster the 
safety of its residents.  

*Please note any final  decision made by the Planning & Zoning Commission is appealable within 15 
days of the decision pursuant to sections 17.09.705 through 17.09.715 of Title 17, Zoning. 

https://codelibrary.amlegal.com/codes/coeurdaleneid/latest/coeurdalene_id/0-0-0-13149#JD_17.09.705
https://codelibrary.amlegal.com/codes/coeurdaleneid/latest/coeurdalene_id/0-0-0-13153#JD_17.09.715
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PLANNING & ZONING COMMISSION 
MINUTES 

LOWER LEVEL – LIBRARY COMMUNITY ROOM 
702 E. FRONT AVENUE 

DECEMBER 9, 2025 
 
 

COMMISSIONERS PRESENT:   STAFF MEMBERS PRESENT: 
 
Tom Messina, Chairman   Hilary Patterson, Community Planning Director 
Jon Ingalls, Vice Chair    Sean Holm, Senior Planner 
Phil Ward     Randy Adams, City Attorney 
Mark Coppess     Chris Bosley, City Engineer   
Lynn Fleming     Traci Clark, Administrative Assistant   
Kris Jamtaas     Mike Anderson, Wastewater Director 
Sarah McCracken    Craig Etherton, Deputy Fire Marshal   
      Justin Torfin, Deputy Fire Marshal 
      Monte McCully, Trails Coordinator 
      Glen Poelstra Assistant Water Director  
 
CALL TO ORDER: 
  
The meeting was called to order by Chairman Messina at 5:30 p.m.  
 
APPROVAL OF MINUTES: 
 
Motion by Commissioner Fleming, seconded by Commissioner McCraken, to approve the minutes of the 
Planning & Zoning Commission meeting on November 12, 2025. Motion carried.  
 
PUBLIC COMMENTS: 
 
None.  
 
STAFF COMMENTS: 
 
Hilary Patterson, Community Planning Director, provided the following comments: 

• There is an Area of Impact (AOI) public hearing scheduled with the Board of County 
Commissioners on December 18, 2025. Property owners within the proposed AOI boundary have 
received notice by postcards from the County. This will be a procedural item. The State Statutes 
changed about a year and a half ago, and so there's a requirement that by the end of this year, 
December 31st, we have to have new Area of Impact maps in place. The maps would replace 
what's been in effect since the 1990s. For Coeur d'Alene’s AOI, we're proposing a reduction of 
our map boundary. It's not changing anything. People aren't getting annexed. There's no 
development happening. It's really just a procedural thing. If someone was interested in 
annexation, they'd have to go through the public hearing process. She hopes this helps clarify 
that a little bit. There was an article in the press today that also provided some clarification. 

• For our January Planning and Zoning Commission meeting, we have an annexation and 
subdivision request, pending approval of the Area of Impact map. Hopefully we will have a new 
map in place by that time. If we do, then we'll be able to have that public hearing.  The request is 
off of Thomas Lane. 

• Just for the commissioners, I handed out information on an upcoming workshop to you this 
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evening. I think you also received emails. The Housing Solutions Partnership has done an annual 
planning and zoning workshop. This is generally planning and zoning commissioners, some 
members of the development community and other agencies have attended, and elected officials 
throughout Kootenai County.  

 
COMMISSION COMMENTS: 
 
Chairman Messina asked if any of the commissioners had a conflict of interest or have any 
communications regarding these three items.  
 
There were no conflicts noted or any disclosures made by any commission members.  
 
OTHER BUSINESS: ***ITEM BELOW IS CONSIDERED TO BE AN ACTION ITEM.   
 
1. Applicant: JBR Landholdings  
 Location: 3415 N 15th St.      

                    Request: A request for a 1-year extension for a 4-lot, 2-tract Subdivision known as Juniper 
Ridge (S-4-24) 

 
Mr. Holm, Senior Planner provided the following statement.  
 
JBR Landholdings is requesting a one-year extension of the preliminary plat approval for the 4-lot, 2-tract 
subdivision known as “Juniper Ridge” (File No. S-4-24), originally approved by the Planning and Zoning 
Commission on November 12, 2024. This extension would extend the expiration date from December 9, 
2025, to December 9, 2026.  
 
The applicant’s letter is necessitated by ongoing efforts to secure financing and schedule infrastructure 
construction for 2026. Per the applicant’s October 13, 2025, letter, the applicant cites progress including 
civil engineering plan approval in July 2025 and preconstruction meetings in August and October 2025, 
with delays attributed to securing financing for 2026 infrastructure construction; the letter requests 
extensions for both the PUD Final Development Plan and preliminary plat, but staff confirms the Final 
Development Plan was submitted, reviewed, and approved by staff in July 2025, rendering a PUD 
extension unnecessary. 
 
The project was approved with 19 conditions.  
 
Mr. Holm noted the action alternative this evening: The Planning and Zoning Commission must consider 
the request by motion by granting a one-year extension of the approved subdivision permit from December 
9, 2025 to December 9, 2026, or deny the one-year extension request. If denied, the item expires, and the 
applicant must reapply for the subdivision. 
 
Mr. Holm concluded his presentation.  
 
Motion was made by Commissioner McCracken, to grant a one-year extension to end on December 9, 
2026, seconded by Commissioner Coppess. Motion Carried.  
 
Chairman Messina stated there is a signup sheet that is related to Coeur Terre. He said he would like to 
point out if you do want to speak, and we hope that you do, that the comments are related to this 
application and the three phases where there will be no connectivity through the Indian Meadows 
neighborhood. That will come up somewhere down in the future. The only access will be through Hanley 
and Industrial Loop. So, if you do wish to speak, which is great, and you are coming up here to address 
how Coeur Terre will affect Indian Meadows, that is not part of what you should be speaking about. That 
has nothing to do with our hearing tonight. For the order of the hearing, staff will present, then the 
applicant will come up, and then the public will have 3 minutes to speak. The applicant will come back up 
to answer any questions that came up. Then I will close the public hearing. I hope everyone understands 
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that and we ask that everyone is respectful.  
 
 
PUBLIC HEARINGS: ***ITEM BELOW IS CONSIDERED TO BE AN ACTION ITEM. 
 
1. Applicant: Affinity at Coeur Terre, LLC & The GOAT at Coeur Terre, LLC  
 Location: Coeur Terre Boulevard and Hanley Avenue 
 Request:   

A. A proposed residential Planned Unit Development (PUD) comprised of three phases 
including; active adult senior living, multi-family apartments, and single-family homes  
QUASI JUDICIAL (PUD-1-25) 
 

B. A Preliminary Plat request to subdivide existing properties into 2 multi-family lots, 
137 single-family lots, 13 tracts, a public park, and a city well site, known as Coeur 
Terre 1 Subdivision 
QUASI JUDICIAL (S-2-25) 

 
C. A request for Landscaping Plan approval for two multi-family parcels with over 300 

parking stalls.  (LS-1-25) 
  
PUD-1-25: 
 
Mr. Holm, Senior Planner, provided the following statements. The three requests before you this evening 
include:  
 

1. A residential Planned Unit Development (PUD) for 595 units across a 64.12-acre site, including 
170 age-restricted (62+) apartments (Affinity at Coeur Terre, Phase 1) zoned R-17, 137 single-
family lots (Phase 2) zoned R-3 and R-8, and 288 multifamily apartments (The Goat Apartments, 
Phase 3) zoned R-17. 

2. A preliminary plat for the Coeur Terre 1 Subdivision, comprising one 170-unit multifamily lot 
(Affinity: Phase I), 137 single-family lots, and one 288-unit multifamily lot (The Goat), plus 
associated open space/stormwater and parkland tracts, totaling 64.12 acres. 

3. Landscaping plan approval for the parking areas of Affinity (Phase 1, 354 parking stalls) and the 
Goat Apartments (Phase 3,558 parking stalls), as required by Coeur d’Alene Municipal Code for 
parking lots exceeding 300 spaces. 

 
Mr. Holm provided the analysis and findings for the planned unit development request in Item :1 Planned Unit 
Development (PUD-1-25) for 595 units across a 64.12-acre site, including 170 age-restricted (62+) 
apartments (Affinity at Coeur Terre, Phase 1) zoned R-17, 137 single-family lots (Phase 2) zoned R-3 and R-
8, and 288 multifamily apartments (The Goat Apartments, Phase 3) zoned R-17. 
 
Mr. Holm states for a planned unit development may be approved only if the proposal conforms to the 
following criteria, to the satisfaction of the commission. There are seven findings that must be made, 
Findings B1-B7.  
 
The first finding is Finding B1, that this proposal (is) (is not) in conformance with the Comprehensive Plan 
policies. The Comprehensive Plan includes Place Types that represent the form of future development, 
as envisioned by the residents of Coeur d’Alene. These place-types will in turn provide the policy-level 
guidance that will inform the City’s Development Ordinance. Each Place Type corresponds to multiple 
zoning districts that will provide a high-level of detail and regulatory guidance on items such as height, lot 
size, setbacks, adjacencies, and allowed uses. The Place Type for this request is Single-Family 
Neighborhood which are places are the lower density housing areas across Coeur d’Alene where most of 
the city’s residents live, primarily in single-family homes on larger lots. Supporting uses typically include 
neighborhood parks and recreation facilities connected by trails. Compatible Zoning includes R-1, R-3, R-
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5, R-8, and MH-8. 
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From the policy and framework portion of the Comprehensive Plan, staff curated a list of goals and 
objectives from the Comprehensive Plan for this annexation request. Goals CI 1 under Community & 
Identity, Goal ER3 from Environment & Recreation and four objectives under that goal, and Goals GD 1 
and GD 2 under Growth & Development. Staff included the full worksheet for the commission to review. 
 
Place Type: Urban Neighborhood 
Urban Neighborhood places are highly walkable neighborhoods with larger multifamily building types, 
shared green spaces and parking areas. They are typically served with gridded street patterns, and for 
larger developments, may have an internal circulation system. Development typically consists of 
townhomes, condominiums, and apartments, with convenient access to goods, services, and dining for 
nearby residents. Supporting uses include neighborhood parks and recreation facilities, parking, office 
and commercial development. 
Compatible Zoning Districts within the “Urban Neighborhood” Place Type:   

 R-17 and R-34SUP; NC, CC, C17, and C17L  
 
Finding B2, the design and planning of the site is compatible with the location, setting, and existing uses 
on adjacent properties. The site design and planning is made up of three distinct uses: active adult senior 
living and apartments on the northern third (in R-17 zoning), with single-family homes, a public city park, 
and a future city well site to the south (R-3, R-8, C-17L). All the proposed uses are supported by both 
passive and active open space and multiple trail sections, two of which converge on the southeast end of 
a planned 5.4-acre public park near the terminus of W. Spires Ave. The design is such that future 
development will tie into the transportation and trail system which will traverse the entire Coeur Terre 
development site as required by the development agreement. 
 
Three gates are shown within the Affinity phase/construction; however, the area of restriction is 
associated with parking for the units, leaving ample visitor parking available. The third gate will remain 
closed and used only for emergency Fire Department services, as needed. The Fire Department provided 
a condition for access at the end of this report. 
 
This specific area within Coeur Terre is vacant and currently used for agriculture, abuts the Industrial Park 
located to the east, and is located just south of the recently approved short subdivision that created the 
future middle school site which was purchased by CDA SD#271. The southeastern edge of the request is 
near the terminus of W. Spiers Avenue along the northwestern corner of the Northshire subdivision. 
Beyond the remaining “edges” of the PUD to the north, south, and west, are also vacant with a recent 
installation of the northernmost portion of Coeur Terre Boulevard which will serve as a main north/south 
vehicle and pedestrian route upon completion. 

The Yellowstone Pipeline, which is located toward the southern end of the proposal and situated within 
open space, does not conflict with any proposed buildable parcels. 

There are no topographical or other physical constraints that would make the subject property unsuitable for 
the proposed planned unit development. 
 
AFFINITY: REQUESTED MODIFICATION: Height & Line of Sight Drawings (Phase I) 
The applicant has requested an increase in height for the main building in Phase I, referred to as Affinity, 
an active senior adult residential product for people a minimum of 62 years old. The request is to allow an 
increase in height of nine feet (9’) over the maximum of 45’ in an R-17 zone for multifamily development 
as part of the PUD request. If approved, the maximum would be an allowance to 54’ in height, measured 
from average finished grade to the ridgeline. In anticipation of Planning Commission and public comment 
questions, the applicant has provided line of sight drawings to show what the horizontal view perspective 
would look like from human scale. 



 

PLANNING & ZONING COMMISSION MINUTES                              DECEMBER 9, 2025 Page 6 
 

The proposed use is not a nursing home, convalescent hospital, rest home, a home for the aged, or a 
minimal care facility. Those uses involve a mix of 24-hour care, administration of medication by staff, and 
group dining, depending on the category. Affinity does not provide these services to their clientele. 
 
Parking: 
While city code does allow for a large reduction in parking for “elderly housing (62+)”, the applicant has 
not requested a deed restriction to reduce parking and has confirmed the buildout of the parking as 
required for multi-family, which is determined by number of bedrooms per unit. Further, this site is also 
subject to LS-1-25, a landscaping approval required by Planning Commission for projects on a lot that 
would generate 300+ parking stalls. See LS-1-25 near the end of this staff report for more parking and 
landscaping information for this phase. 
 
THE GOAT APARTMENTS: REQUESTED MODIFICATION: None (Phase III) 
The applicant has not requested any modifications from city zoning code for this phase. 
 
R-8 SINGLE FAMILY REQUESTED MODIFICATIONS: Setbacks and Lot Size (Phase II) 
 
Finding B3, that the location, design, and size of the proposal are such that the development (will) (will 
not) be adequately served by existing streets, public facilities, and services. The design of the area 
incorporates a proposed trail along the eastern edge of Coeur Terre, adjacent to the Industrial Park, to 
serve as a buffer between residential areas and the more intensive uses within the industrial zone. 
Beginning at the northern boundary of the Northshire neighborhood moving south, R-3 zoned lots were 
required—along with a north/south trail—to help transition and blend with the existing single-family homes 
in the Indian Meadows and Woodside Park subdivisions. The only exception along this boundary is the 
city’s well-site (an essential service use), located between Spires Ave. and the Industrial Park adjacent to 
Northshire.  

Finding B4, that the proposal (would) (would not) adversely affects the surrounding neighborhood with 
regard to traffic, neighborhood character, (and) (or) existing land uses. The City Engineer, Chris Bosley, 
provided comments on traffic. A Traffic Impact Analysis (TIA) was completed by CivTech for this phase of 
the development, which identified future traffic volumes, anticipated traffic congestion issues, and 
potential mitigation measures to relieve congestion. The project is anticipated to generate 3,740 trips/day 
with 241 occurring during the AM Peak Hour and 316 occurring during the PM Peak Hour. As described in 
the TIA, the developer will be responsible for adding a left turn lane on Industrial Loop at the proposed 
Coeur Terre access, making signal timing changes and coordinating traffic signals on Hanley Avenue 
between Atlas Road and Huetter Road, and installing a new traffic signal at Coeur Terre Boulevard and 
Hanley Avenue. The Streets and Engineering department agrees with the mitigation measure identified in 
the TIA. City Code requires a stormwater management plan to be submitted and approved prior to any 
construction activity on the site. Development of the subject property will require that all storm drainage be 
retained on site. This issue will be addressed at the time of plan review and site development of the 
subject property. Glen Poelstra from the water department stated:  

Glen Poelstra from the Water Department submitted the following comments on the water system, 
including relocation of the existing 24” transmission main on Nez Perce, including the timeline, design 
requirements and hydraulic study to be done by JUB Engineers, service connections, main activation, and 
coordination with the school district. He provided comments on the secondary irrigation system 
requirements if a separate irrigation system is provided.  
 
Larry Parsons the from Wastewater Department submitted the following comments: The Subject Property 
is within the City of Coeur d’Alene and in accordance with the 2023 Sewer Master Plan; the City’s 
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Wastewater Utility presently has the wastewater system capacity, willingness and intent to serve this 
Subdivision request as proposed. Sewer Policy #719 requires an “All-Weather” surface permitting 
unobstructed O&M access to the public sewer. Sewer Policy #716 requires all legally recognized parcels 
within the City to individually connect and discharge into (1) public sewer connection. Idaho Code §39-118 
requires IDEQ or QLPE to review and approve public infrastructure plans for construction. Sewer Policy #719 
requires a 20’ wide utility easement (30’ if shared with Public Water) to be dedicated to the city for all public 
sewers. The Hawks Nest LS Cost Share Agreement has been signed by the Developer and City of CDA 
wastewater. A city sewer extension to the north connecting to Circle Tracts will need to be made. Craig 
Etherton, the fire inspector stated: A partially completed Coeur Terre Blvd., leading only to Hanley Ave. 
would limit the multi-family dwelling units to 100 if not protected by fire sprinklers or 200 if protected by fire 
sprinklers. Additionally, this single egress would limit single family dwellings to 30 along a single egress 
roadway. However, the proposed secondary access which looks to connect to the Industrial Park meets 
Fire Code requirements for the proposed density.  Hydrant placement and fire department access can be 
addressed at time of platting or permits. The Fire Department works with the Engineering, Water, and 
Building Departments to ensure the design of any proposal meets mandated safety requirements for the 
city and its residents and can provide services to the subject property. 
 

Finding B5: The proposal (does) (does not) provide adequate common open space area, as determined 
by the Commission, no less than 10% of gross land area, free of buildings, streets, driveways or parking 
areas.  The common open space shall be accessible to all users of the development and useable for 
open space and recreational purposes. The proposal provides both public and private open space areas 
for consideration, with a code minimum requirement of no less than 10% of the gross land area, 6.412 
acres of the 64.12 +/- acre PUD in this case. The common open space shall be accessible to all users of 
the development and useable for open space and recreational purposes. The applicant is also subject to 
the language and conditions of the development agreement. For open space, in contrast with the required 
PUD regulations that govern the minimum requirement of 10% open space, the agreement states the 
following: The proposal includes a total of 14.37 acres of open space (approximately 22.4% of the PUD 
area). Monte McCully, Trails Coordinator stated, the owners have agreed to donate 5.4 acres for a public 
neighborhood park in this phase. In the development agreement, we required a total of 17.7 acres of 
parkland to be allocated between the two proposed parks. Regarding the baseline requirements, we met 
with the developer and agreed to have them substitute the sidewalk requirement around the park with 10-
foot paved trails, in conjunction with a 10-foot trail that is planned to be built in the gas line easement. 
These trails will be configured to create a perimeter pathway around the park. The parking lot will be built 
to accommodate 32 stalls. Two of those will be handicapped stalls with a load/unload zone between 
them. Configuration to match the parking lot at Shadduck Park. The plan shows a 12-foot-wide trail on the 
east side of the property going from Hanley Road to the southern terminus of this phase of the 
development (Skylight Ave). The plan also shows a 12-foot-wide trail on the east side of Coeur Terre 
Boulevard, starting from Hanley Road and also terminating at the southern end of this phase of the 
development (Skylight Ave). These trails meet the North-South trail requirements for this part of the 
development. The developer met with the Parks Department and showed us a 10-foot-wide trail in this 
phase of the development. This trail will go through the pipeline easement to satisfy one of the two east-
west trail requirements. We discussed adjusting the layout of the trail so that when combined with the 
park trails, it creates a loop around the park. If the plans are changed to reflect the routing of the park/gas 
pipeline easement trail, the east-west trail requirement for this phase will have been met. The other trail 
will be constructed in later phases of the Coeur Terra development. The developer will need to have the 
dedication of the park and the building of trails to coincide with the building of the development, so that as 
the development reaches those areas, the parks are dedicated and the trails are built. Having these 
completed and dedicated by the end of phase 2 aligns with the goals of the department. If these 
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guidelines are met, this will satisfy the pre-construction work requirement. 
 

Finding B6, Off-street parking (does) (does not) provide parking sufficient for users of the development. 
There was no request made to change the City’s off-street parking requirements through the PUD 
process. Parking requirements are defined in Title 17.44 of city code. Single-family homes require two (2) 
paved off street parking stalls and multifamily units are governed by number of bedrooms per unit.  

Finding B7, That the proposal (does) (does not) provide for an acceptable method for the perpetual 
maintenance of all common property. The Homeowner’s Association (HOA) will be responsible for 
continued maintenance of the private infrastructure, private roads, and all private open space areas and 
trails that serve this PUD. The applicant/owner and their design team will be required to work with the City 
of Coeur d'Alene Legal department on language for the CC&Rs, Articles of Incorporation and Bylaws, and 
any language that will be required to be placed on the final subdivision plat in regard to maintenance of all 
private infrastructure.   

S-2-25 

Mr. Holm provided the analysis and findings for the subdivision request in Item B: A Preliminary Plat request 
to subdivide existing properties into 2 multi-family lots, 137 single-family lots, 13 tracts, a public park, and a 
city well site, known as Coeur Terre 1 Subdivision (S-1-25) 
 
There are four findings B1-B4 for the subdivision request.  

Finding B1, That all of the general preliminary plat requirements (have) (have not) been met as attested to 
by the City Engineer. Chris Bosley, City Engineer, stated the preliminary plan submitted contains al of the 
general preliminary plat elements required by the municipal code.  

Finding B2, That the provisions for sidewalks, streets, alleys, rights-of- way, easements, street lighting, 
fire protection, planting, drainage, pedestrian and bicycle facilities, and utilities (are) (are not) adequate.  
 
Finding B3, That the proposed preliminary plat (does) (does not) comply with all of the subdivision design 
standards (contained in chapter 16.15) and all of the subdivision improvement standards (contained in 
chapter 16.40) requirements, including any deviations approved through the PUD process. Chris Bosley, 
City Engineer states the purposes of the preliminary plans, both subdivision design standards (Chapter 
16.15) and improvement standards (Chapter 16.40) have been vetted for compliance considering the 
deviations proposed through the PUD request. 
 
Finding 4, The lots proposed in the preliminary plat (do) (do not) meet the requirements of the applicable 
zoning district, including any deviations approved through the PUD process. 
 

• R-3 (Residential at 3 units/acre): *Single Homesite*  
• R-8 (Residential at 8 units/acre): *Single Family Homes* 
• R-17 (Residential at 17 units/acre): *Multifamily: Affinity and Goat Apts.* 
• C-17L (Light Commercial/Residential at 17 units/acre): *Wellsite* 

 
Mr. Holm presented the proposed 28 conditions of approval.   
 
LS-1-25 Landscaping Plans:  
 
Mr. Holm stated the commission will just need a simple motion for this portion of the hearing and no 
findings will need to be made. You will need to review and approve the amount of parking lot landscaping 
as a percentage of the stalls and the spacing distance.  

There's a total amount of surface parking of 271 with 35 within carports and 48 within garages. That total 
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does end up being over 300. However, the city's policy is for carports and garages that we would not 
require landscaping for those. We thought it would be good out of transparency to just include it and show 
you what was going to be included here. The minimum amount of landscaping requirement is 5,853.6 
square feet based on 12% of that parking area. The applicant is providing a total parking lot landscape 
area of 33,102 square feet with a total of 44 trees. The minimum amount that they would be required to 
provide would be 20 trees. They will exceed what the requirement would be. The code includes a 
minimum and maximum. The applicant asked, can we not provide more than the maximum? The 
maximum is really a limitation on planning commission so that the planning commission cannot require an 
exorbitant amount. There are some guard rails on there for planning commission is how that's set up.  

For the other parking lot, there are a total of 558 stalls, 416 of those are surface parking. They are 
required at a minimum to provide 8,985.6 square feet and a maximum which would be a total of 16% at 
11,980.8 square feet. They split that difference a little bit and ended up with 10,208 square feet with a 
total of 49 stalls or 49 parking lot trees. They needed between 30 and 40 for their minimum and maximum 
number of parking lot trees and they provided 49.  
 
Decision Point: 
Mr. Holm noted the action alternatives will need to consider the PUD and Subdivision requests and make 
separate findings to approve, approve with conditions, deny, or deny without prejudice. The Planning and 
Zoning Commission must consider the landscape plan requests for the Affinity and Goat Apartments 
related to the amount of parking lot landscaping and the spacing (maximum distance) between 
landscaped areas and by simple motion approve, deny, or continue the item for further study. Findings 
are not required for the parking lot landscaping. 
 
Mr. Holm concluded his presentation.  

Commissioner Ingalls asked with respect to the R-8 zoned houses, there's deviations such as 4,000 
square foot lots, 40-foot frontage, different setbacks and whatnot. Would it be your opinion that those are 
sort of ordinary and similar to other PUDs that we've approved? 

Mr. Holm replied yes, those are typical to what you would see, for example, in Coeur d’Alene Place.  

Commissioner Ingalls asked the Coeur d’Alene Trails Coordinator Monte McCully about the condition that 
there would be a collaborative design effort for the park and it's really cool that that's a public park. The 
10% open space that's required by the PUD doesn't have to be public, and I'm happy that it is because I 
might go use it, depending on what Mr. McCully puts in there. With respect to it, so there would be a 
collaboration. Can you talk to the funding? In other words, sometimes in the past we've, you know, 
secured dirt, but it's years and years and years before the park impact fee money builds up in a bank to 
do the improvements. Is the developer on the hook for the improvements or is impact fees going to pay 
for this? Can you speak to that? 

Mr. McCully replied, in the past, we've done it where they've given us the land and it's been set up for 
years and we've come up with funding through grants or budgeting for it. In this case, we're trying 
something new. We're going to try it first at Hawks Nest, or what formerly was called Hawks Nest it's now 
The Trails, where we'll be doing a deal similar to what Post Falls has been doing, where we will be 
working with the develop to build out the park using impact fees. This park and the future park to the 
south, they're both required by our Parks Master Plan based on population needs throughout the city. A 
neighborhood park and a community park were both needed in this development. 

Commissioner Ingalls stated we're reviewing what's before us tonight. We're not looking at the greater 
connections somewhere down the road or whatever else. But we're talking about this PUD, and this 
subdivision, as it connects to Hanley and Industrial. That said, Mr. Bosley, City Engineer for the City of 
Engineering, you point out that you're very comfortable with the mitigation efforts that include a new signal 
at Coeur Terre and Hanley, signal timing adjustments along Hanley between Huetter and Atlas and a new 
left turn pocket off Industrial Loop into the new development and so forth. All that would be paid for by the 
developer. The question I have for you is timing. I don't see something in it that says timing, that the 
signal, the timing works and what not need to be completed, say, before X date, when the permits, before 
the first date when the permits are pulled.  
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Mr. Bosley replied, we did have that conversation with the applicant about that because we didn't dictate 
when that timing would occur but we all sort of agreed that we can't wait too long and putting that signal in 
on Hanley or otherwise people who are potential home buyers might be frustrated by the fact that they 
can't get in and out of there. We have more phases down the line where we could put those conditions on 
if things took too long. But we're comfortable, it will get done. As far as the other mitigation measures 
were identified in the traffic impact analysis, there were several different things they talked about there. 
We'll be collecting a lot of impact fees to help pay for that with this development. 

Commissioner McCracken asked Glenn Poelstra, the Water Assistant Director, we have a lot of people 
here from Indian Meadows and there we some comments about the water connections, but they're 
referring to utility connections. She wanted to clarify. It sounds like there's a 24-inch water main in Nez 
Perce. Her understanding is that per state rules, since there already is irrigation water in that parcel, you 
may have to separate the domestic from the irrigation, but you don't know yet until you do a study. Is that 
correct?  

Mr. Poelstra replied, yes, he thinks those are kind of getting overlapped with each other. 

Commissioner McCracken stated because they're kind of written in where there's an irrigation tie-in in 
Arrowhead and then a water main in Nez Perce. Can you please clarify?  

Mr. Poelstra replied to the initial goal with the test well that was out there was the developer was looking 
at using that as an irrigation well to irrigate parks and green spaces within the development. That's not 
going to be integrated with any of the domestic water mains that are out there. 

Commissioner McCraken commented can you explain how those will work for everybody's awareness, 
but there already are connections in those streets and how they will eventually tie in, just so we kind of 
understand that. I think when we see those streets written in for some of the water conditions, it would be 
helpful to know, how's that working?  

Mr. Poelstra stated the reason that we interconnect water mains is that we can serve our customers much 
better in events of an emergency, and it's what we call a floating system, so we can have loops all the 
way around. If we had what is called a slang term of a tree system, we would have lots of dead-end 
mains that cause water quality issues for us. So, any instance where we can inner-tie water mains to 
neighboring neighborhoods, this will help with pressures flows to those areas and could potentially loop a 
dead-end main that would have water quality issues. 

Commissioner McCracken asked if this where currently two are dead-end mains? 

Mr. Poelstra stated he would have to look at the map in detail for that.   

Commissioner McCraken replied they'll have to be addressed either way to keep your system working? 

Mr. Poelstra replied as phases come further south, those will all be addressed when we see a plan and 
regardless of street connections, the water connection will need to be made to loop the system as well. 

Mike Anderson, Wastewater Director, stated wastewater in this area, it's all going to flow north. There's a 
lift station to the north. There are no wastewater pipes in this northern, let's say, third of this community. 
So that'll flow north to the lift station. Which they're paying to upgrade most of. They are paying for all the 
infrastructure in the ground that's going to service this. Some upgrades that are required to the list station. 
And we're splitting some costs on that because we altered the agreement to change what it was. We are 
upgrading the lift station. 

Commissioner Ward commented to Mr. Holm, the uses that are proposed here, the senior housing, the 
apartments, and the senior family homes, are basically permitted as a matter of right. The PUD ties them 
together into more or less a unified site plan, which allows the city to look at it from roadway connections 
within the actual plated area. So, it expands your ability to review the site as a PUD as opposed to three 
separate applications. Is that correct? 

Mr. Holm replied yes, that also is intertwined to the subdivision itself. So those subdivision design 
standards really lay out the pattern as well as the widths of those rights-of-way and how, if there's parking 
on one side or two sides of the streets. 
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Commissioner Fleming commented, they've over provided on their green space right now and so they're 
going to bank because right now they're providing 14.37 acres and the 10% is only 6.4 so they have an 
overage I guess a bonus of 7.97 acres. Whose job is it to monitor that because we slipped on Bellerive 
and I want to make sure that every time these come forward, we see where we are at on that 10% and 
maintain that. 

Mr. Holm replied that it is an excellent question and thank you for bringing that up. That is going to be a 
joint effort between the applicants as well as the city. That's part of the concurrency analysis, and it starts 
right here with this first request.  

Commissioner Fleming stated yes, we're going to stay on top of that one this time. The other thing is, I'm 
a fanatic about not paving over paradise. We have 170 units. Am I assuming then we have two-bedroom 
units throughout that building structure? Because we're running twice as many. We've got 354 spaces. 
That's two per unit. She has a friend, at Affinity who is a resident, when she spoke to that friend about 
parking the friend stated they do not use all those parking spaces because they’re usually one person in 
an apartment. So, it's not a lot of deuces in there. She is worried is that parking count driven by us or is it 
driven by Affinity? 

Mr. Holm stated, it's a little bit of both in this case. He believes that they're providing, and they can 
obviously speak for themselves, but that goes back to the gate system that I had talked about. The gated 
system really provides privacy for the stalls that are for the people that live there where there's a 
substantial area in the front that's for visitors, and that's probably that extra parking that you're referring 
to.  

Commissioner Fleming commented it's a twofer. Every single unit has two parking spaces. It's the same 
thing in the GOAT, which I am assuming is more families. They're multifamily. They've got two drivers 
more than likely.  

Commissioner McCracken asked how the affordable housing is monitored.  

Mr. Holm stated, good question. This is in the annexation and development agreement, and so it is, and 
the applicants can certainly speak to this because they need to work with them. This will work in the 
background. That is part of the concurrency analysis along with other items such as landscaping and 
banking that open area. And so that's – as each one of these happens, those will be tracked over time to 
be sure that they are within compliance. 

Chairman Messina stated on that same point, he read in the packet where it says that the city would 
monitor the affordable housing or it might be self-administrated. If it is  self-administrated, would  the 
applicant be doing that or is it the city? 

Ms. Patterson commented that it would be the applicant team who would have the ability if they had their 
own in-house person that wanted to do the administration rather than working with Panhandle Affordable 
Housing Alliance or Habitat for Humanity or some other group. That's what that means. The city staff 
would not administer it. We would collect any other reporting documents from them just to make sure 
they're in compliance, but they would do it on their own or they could contract with them. 

Chairman Messina commented this would be time sensitive to make sure that that percentage that they're 
going to do for affordable housing has been completed based on how many units have been built? 
However, that is worked out with the outside agency, let's say, to monitor that. They will report back to the 
city? 

Ms. Patterson stated, that's correct. That's all built into the annexation development agreement.  

Commissioner McCracken asked, “would it be the first time the unit is sold or each time after that”?  

Ms. Patterson stated, it is in perpetuity. 

Mr. Holm stated just to further let you know what that is, the way that the development agreement was 
written was that there would be 30 market rate units prior to that first affordable unit, and it depends on 
whether they're rentals or ownership, and I talked about that. Once they get to that 30, then it is 5% of 
whatever that is, rental or ownership, so they must meet 5%. 
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Commissioner Jamtaas asked the right-of-way and the pipeline passing into Spires Avenue in the 
Northshire neighborhood. Will that also allow bicycle traffic to have access off the new bike path into that 
neighborhood, or is that going to be something that's not intended?  

Mr. Holm commented, the way that I understand that the development agreement is that does allow for 
pedestrian access through there, but not vehicles. Is that where you're asking? 

Commissioner Jamtaas commented so there will be a pathway through there?  

Mr. Holm stated yes, this is his understanding. It’s tract C, which is part of that open space. It would 
connect through this would be the logical way for the neighborhood to go and use the public park. 
 
Chairman Messina opened the public hearing and swore in the applicants and the public as a group for all 
public hearing items.   
 
Public Testimony Open:  
Gabe Gallinger introduced himself and said he is the civil engineer with the Kootenai County Land 
Company. He stated that before we get into the specifics of the Coeur Terre 1 PUD and subdivision, he’d 
like to provide a recap of the overall project history and how we've arrived at this point. In March of 2023, 
the 438-acre Coeur Terre property was annexed into the city. Through the annexation and development 
agreement, we established land uses, zoning, and infrastructure responsibilities for this property. Some 
key highlights include a residential unit cap. A maximum of 2,800 residential units is allowed across the 
entire project. Roughly half of what the underlying zone would otherwise permit. Connectivity 
requirements. The agreement identifies two required roadway connections to surrounding residential 
neighborhoods. And please keep in mind, as previously has been stated, that these connections are not 
part of the Coeur Terre 1 project that we're here tonight to talk about. Affordable housing commitment, 
there is a minimum of 5% of for-sale and 5% of rental units will be reserved for affordable and 
professional workforce housing, serving households between 80 and 130% of area median income. 
Finally, the concept master plan, Exhibit E establishes a generally adhered to concept master plan to be 
used as a visionary guide for the entire development. Since annexation, we have fulfilled all of our 
obligations, including payment of a $2 million annexation fee, land dedication to the city for the current 
water tower, sale of property to the Coeur d'Alene School District for a future middle school, and 
coordination with the water department to finalize the new well location. This development agreement has 
been amended, as Mr. Holm alluded to. We have honored two of those amendments. One was approved 
in its entirety and the other was partially approved. The first amendment was partially approved and what 
we received approval for was the relocated well site associated zone change and it added flexibility for 
the timing and scope of wastewater improvements, which we have recently entered into an agreement 
with the wastewater department. The second amendment updated Exhibit E to allow senior living and 
multi-family in place of the originally designated cluster triplex housing, providing the required consistency 
for the Coeur Terre 1 PUD and subdivision being presented tonight. The current master plan is shown on 
the left with the red dash highlighted area outlying the general boundary of Coeur Terre 1, which is 
located in the northeast corner of the plan predominantly adjacent to the Coeur d'Alene Industrial Park 
and the north end of the Northshire residential neighborhood. Within this project, we have a mix of zoning 
districts shown in the large detail to the right consisting of the R-17 shown in brown on the north end of 
the project. It's going to include senior housing and multifamily and common area. R-8 shown ingreen. 
The majority of the south half of the site consists of single-family residential common area and a public 
park. The R-3 very small piece in the southeast corner has one single-family residence and common area 
and the C-17L, shown in purple, is reserved for a city well site and some common area. These zoning 
categories support the diverse mix of proposed housing types and neighborhood serving uses in the 
project while maintaining consistency with the city's comprehensive plan. As a part of the PUD 
application, we're also requesting a few modifications, including additional height for the senior living 
building and reduced lot size and setbacks within the R-8 zone. These modifications will be discussed in 
more detail in the presentation. He showed a short video with a 3D model of Coeur Terre 1. Sewer 
service will be provided through the city's wastewater system using the Hawks Nest lift station. I've 
already mentioned that we recently reached an agreement with the wastewater program department to 
modify the lift station improvements, scope and timing that enhance the long-term maintenance and 
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performance of that lift station. The agreement that we signed also specifies the improvements must be 
completed prior to the 250th ERU connection, so essentially the 250th residential connection into the 
system. Next, is water. We funded the city to contract with JUB engineers to analyze the water main 
sizing needs for the entire quarter development. The results of this will be incorporated into the 
engineering design documents before we go to construction. There is an existing 24-inch water main. It's 
currently located about 140 feet west of our east property line. We're proposing to relocate that line to 
within 10 feet of the property line in the common area corridor adjacent to the 12-foot north-south path 
that can be used as access to maintain that line as well. The new city well site will be dedicated to the city 
once the final plat is approved. Final plats typically are approved within one to two months of street and 
utility infrastructure being completed. The Yellowstone Pipeline; we have been coordinating with Phillips 
66, the owner of the pipeline, for nearly a year at this point. Partial release agreements defining the 
easement rights and area for that pipeline are nearing completion. We will have an encroachment 
agreement allowing the construction activities near the pipeline once we have final design documents. 
Transportation is a key feature to Coeur Terre 1 with the off-site connection to Industrial Loop to the 
project's east boundary. The idea for this connection originated in December of 2022 during the 
annexation process when a Northshire resident reached out and identified a parcel of land in the 
Industrial Park that was for sale that could provide a new east-west link between Atlas Road and Coeur 
Terre via Industrial Loop. Recognizing the benefit, we were able to purchase that parcel and are now 
proposing to create that connection. The new connection will provide positive impact for Coeur Terre 1 
and the surrounding area by improving traffic distribution and reducing emergency response times to the 
north end of Coeur Terre. This is an important clarification. This connection is being proposed as an 
additional access point beyond the two required street connections identified in the development 
agreement. This will result in a total of three east-west connections spaced at approximately one-half mile 
along the east boundary of Coeur Terre. Although we are providing secondary access with this project, 
the internal street network of the overall Coeur Terre master plan has been intentionally designed to 
encourage traffic to use the centrally located collector infrastructure. Coeur Terre Boulevard. This directs 
traffic north to Hanley and in the future southeast to Huetter Road. This is the most direct way for Coeur 
Terre residents to get to the adjacent arterial street system. A detailed traffic study was prepared and 
submitted for this project. It was approved by the City Engineer to identify project traffic mitigation 
measures that will be constructed by the developer with the project. They include a traffic signal at Coeur 
Terre Boulevard and Hanley Avenue. For that signal, when we completed Hanley Avenue, we put conduit 
under that street to facilitate this feature signal, so that street won't have to get torn up at all to put that in. 
In conjunction with the traffic signal, Hanley Avenue corridor timing plan, allowing signals between 
Huetter and all the way to Atlas, the four signals to communicate with each other to provide the best 
timing as traffic volumes change during the day. They can all communicate and make sure we get the 
best flow possible then on Industrial Loop and Trailhead Avenue, a westbound left turn lane. That just 
allows people coming to the project on Industrial Loop to have a protected turn pocket to turn left into the 
development. Fire and Police have also reviewed the proposal and issued conditions of approval. We've 
read and understand and agree with those conditions. We have four zoning districts. He would like to 
start with R-8. The R-8 district consists of just over 35 acres, making it the largest area within Coeur Terre 
1. It has 136 single-family lots, resulting in a density of 3.9 units an acre, which is less than half of the 
allowed maximum density in our area. Seven of these lots will be reserved for affordable professional 
workforce housing per our development agreement commitment. Coeur Terre 1 includes nearly nine 
acres of private HOA-maintained open space with pathways, landscaping, and amenities.  In addition, a 
5.4-acre neighborhood park will be located in the southern portion of the project. Together, the private 
and public open spaces total over 14 acres or 22.4% of the total project area. Now, to support efficient 
land use and enhance housing affordability, we are requesting modifications including a 4,000 square foot 
minimum lot size, 40-foot minimum frontage, 5-foot side yard setbacks, and a 10-foot rear yard setback. 
Although the minimum lot size requested is 4,000 square foot, the average lot size shown in this plan is 
just over 5,000 square feet. We're not intending to make all the lots the minimum lot size. We just want 
that flexibility so if we get into a location where we need it, we have some flexibility to still provide a lot 
that would be feasible for a home So as a result, the net reduction in a required lot area compared to the 
minimum standard of 5,500 square feet is a reduction by 1.41 acres, so just under an acre and a half. To 
offset this reduction, we are providing nearly nine acres of private active open space and a 5.4-acre city 
park fronted on three sides by public streets, providing great access. That equals ten times the amount of 



 

PLANNING & ZONING COMMISSION MINUTES                              DECEMBER 9, 2025 Page 14 
 

property that's being reduced by the request for smaller lots. So now the R-3 zone is very small, 
southeast corner of the project. Predominantly open space at this point. A lot of it has the Yellowstone 
Trail in it. But we have one single family home. We aren't asking for any modifications in the R-3 zone. 
Similarly, the C-17L zone is just north, it's reserved for a city well site and open space, and we aren't 
asking for any modifications of the C-17L zone. 

Jon Fisher introduced himself. He stated he is with the Inland Group, and he is a developer and has 
partnered with Lakeside on the multi-family portion of the Coeur Terre 1 PUD and subdivision. We are 
requesting a height modification of nine feet and taking consideration into positioning that building furthest 
back from Coeur Terre Boulevard to reduce the massing, as well as a detailed sight line analysis that we 
worked through with our engineer to ensure that our peaks aren't going to be overbearing to the 
surrounding neighborhoods. We have also enhanced the landscape buffers, perimeter trails, and really 
focused on the amount of open space we can provide within this development and create a great living 
opportunity for residents as well as visitors and others coming into these communities. Specifically on 
Affinity, this is an active adult community differentiated from assisted living or independent living where 
there's not a food service program or on-site medical care. However, residents have in-home care that 
they can bring in, and everything is designed for accessibility and are able to age in place as long as 
needed. Our kind of secret sauce is the community, fostering as many places where residents can gather 
together both inside and outside through spaces such as your typical kind of lounge setting, but also 
unique spaces like woodworking shop, and a hobby craft room. We have a pub on site for residents 
where they can gather and watch football games and have hors d'oeuvres and bring their own beverages 
as well as a lot of just gathering places for games, puzzles, and being together as a community. This 
obviously lengthens people's happiness in life, and our residents tend to stay here as long as they have to 
before moving into a higher level of care. It provides a great housing choice for folks who can't yet afford 
or don't need a higher level of care but also access that true senior living system. The desire that they're 
looking for without the high cost of an independent assisted living community. Along with an affordable 
alternative within the senior living space, we also will be providing nine permanently affordable units, as 
mentioned, as required by the DA for reduced rents for those residents between 80 and 130 percent AMI. 
I wanted to touch on the other components of multi-family apartments called the GOAT. Our marketing 
team had some fun with this. It's the greatest of all time. Everyone knows the GOAT. We truly believe that 
as well in terms of just the amount of amenities and size of units that we're proposing here that are true 
family units focusing heavily on three beds as well as the square footage of those spaces and then as you 
can see here ample amenities within the clubhouse, indoor amenities as well as exterior amenities.  This 
project will also provide 15 permanently affordable units for working families within Coeur d'Alene and as 
mentioned before several times, there are no modifications requested within the municipal code or zoning 
code for this multi-family component. The multi-family location advantage, we've touched on this several 
times as to why we positioned the Affinity where it's at and then I'll get into our request for a height 
modification here. The benefits are the continued housing choice that is needed within Coeur d'Alene, not 
only for home ownership and families, but also rental and specifically for seniors being able to stay within 
the community in which they have lived in for most of their lives. The perception of a height variance can 
be concerning for residents and for neighbors that are nearby this development. This is a four-story 
elevator design. It's based on best practices for senior living design. I think Commissioner Fleming 
mentioned a friend in Affinity at Coeur d'Alene. That's probably one of our first of three Affinities that we 
developed. We're probably on version 4.0 to 5.0 at this point in terms of lessons learned and how 
residents interact within our community, what spaces they are looking for to congregate and want to be in. 
This is, you know, our iteration of senior living is at a much higher level than we were at, 10-15 years ago, 
as well as that industry has evolved in terms of design, accessibility, and creating space where people 
can stay long term if wanted. Part of that has to do with accessibility and distances. A four-story design 
allows us to shorten the corridors having individual apartments closer to the common amenity space 
which is in the core of the building as well as having parking fully around the building in order to again 
lessen that length of walking between a parking spot and the person's unit. There are two elevators 
throughout the building, one on each end, and we've worked hard in order to shorten that length of 
corridor space as well as parking space because mobility obviously becomes or can become an issue for 
folks as they age. The height is really to accommodate a four-story constructed elevator building, 
reducing those corridors and lengths of walking between cars and maintaining a more Pacific Northwest 
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style of architecture with peaked roofs, gables, and other kind of treatments that we would like to see in 
our building to, again, make it more homey, more accessible, and feel more inviting to our residents. 

Commissioner McCracken asked if there would be a fence along the trail on Industrial Loop?  

Mr. Gallinger stated we would be offering a perimeter fence around the entire project, six-foot solid 
screening in nature.  

Commissioner McCracken asked, which roadways are less than 26 feet? 

Mr. Gallinger stated none of them are less than 26 feet, but the connection from Industrial Loop, that's off-
site would be 26 feet, which would be the minimum, which would not allow on-street parking. 

Commissioner Ward stated, you mentioned concurrency analysis. Now, I know what concurrency is and 
they are required by many other states. What does your concurrency analysis do here? 

Mr. Gallinger stated when we refer to concurrency analysis, we're talking about following up with all the 
conditions of the development agreement and making sure that we have a format that we can track those 
so we don't miss out on open space, our affordable housing commitment, our requirements, they have 
thresholds, such as wastewater improvements. All of those things have requirements. We're going to 
track that through a concurrency analysis. 

Commissioner Ward stated, you kind of hit all the bells and whistles. You've got senior housing, 
apartments, and single family, things our community and country need right now. At the original hearing 
on Coeur Terre, the affordable housing issue came up quite a bit and was probably behind a lot of 
support you got at that time it was being presented by Maggie Lyons (Panhandle Affordable Housing 
Alliance) with the affordable housing. Is she still involved, is PAHA still involved or are you just following 
her guidelines or their guidelines of what constitutes affordable? 

Mr. Gallinger stated, we have stayed in contact with Ms. Lyons. We have followed the project that PAHA 
has done recently. At this point, we don't have anyone in-house to self-administer those regulations. For 
the sale products when they get deed restricted, and that's how they stay affordable in perpetuity, but 
they need someone to manage them. He believes their intention at this point is to work with PAHA to 
manage affordable housing products in perpetuity. 

Commissioner Ward commented, at one point in the packet, I believe, it was referenced that 
transportation was a primary concern. Is there any effort or means to bring public transportation through 
this area currently?  

Mr. Gallinger stated, at this point, that it hasn't come up. We haven't approached anybody, and nobody 
approached us to discuss that, but certainly we would be open to it. 

Chairman Messina stated the only public transportation we have is CityLink. He doesn’t know if they can 
extend that service down the road.   

Commissioner Ward stated, he is impressed by what you're putting into the design of the senior housing 
building with the length people travel, the four stories, five stories, all that's very important. I know you 
have elevators, which are missing in most apartments in this community. Does this also have a sprinkler 
system? Is it required to have that? 

Mr. Fisher stated, yes.  

Commissioner Ward commented, at the south end of this first phase, there's a separate single-family 
home. Is that somehow connected to something south? Because it isn't connected north? 

Mr. Fisher stated, no, it is a little odd. It has to do more with the location of the Yellowstone pipeline. We 
wanted to make sure that this first phase encompassed the Yellowstone Pipeline so we could get it 
accommodated in one agreement as opposed to going back to Yellowstone for a small little pieces.  

Commissioner Ward commented, on a site of this size with these units, I'm talking about the overall site, 
to have 24% open space is phenomenal. I applaud you on that. 

Mr. Fisher replied, thank you. I think that goes to having a master plan community as opposed to a lot of 
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smaller independent communities that don't have the ability to design and connect larger scale amenities 
between each other. It's a good benefit of this project. 

Commissioner Fleming commented, on your concurrency list, I like the idea of banking extra acreage, 
green space. As we develop this out and we're hearing it finally, that the aquifer is unchallenged. I would 
like to see every time you do the next phase that we get a revisit of what we're drawing off that aquifer on 
demand because we are fighting with it. How much they get of our water or are going to sell more of our 
water. I'd like to see that as part of your concurrency list is cumulatively how much of this site is being 
driven to sink down our aquifer, which we are struggling to maintain. Add that to the green space. The 
other thing that we're moving toward, and I see it more and more now because I'm usually building 
houses way the heck out in Priest Lake, is night sky lighting and sharp cut off lighting. These people are, 
who back up to this, have enjoyed an amazing sunset space, an amazing night sky that few of the rest of 
us get. If you can look at night sky as being a solution for all your outdoor lighting, I would, and they would 
appreciate it. The other thing that she is concerned about is, and we found out the hard way on the 
Centennial Trail, air conditioning units that are stuck on the side of a wall, big white boxes that are air 
conditioning, heating units that are atrocious. Keep that in mind that, again, those mechanical 
accoutrements just are detrimental.  

Mr. Gallinger stated those certainly won’t be on the single-family homes. They will be ground units. Each 
unit in our Affinity has central AC and heat, so there's no wall units. 

Commissioner Ingalls commented, it used to be a habit of mine whenever I see a really pretty extensive 
list of conditions, just I would ask you for the record, have you, and there's 28 of them, and have you fully 
digested those? And are you on board and okay with them? 

Mr. Gallinger replied, yes.  

Commissioner Ingalls commented you heard me earlier ask the city engineer some questions about the 
traffic mitigation stuff. I'm not sure I needed to hear the answer that everything would be done before the 
first permits pulled. But one of those conditions, the fire department very specifically talks to so many 
units that the Industrial Loop connection needs to happen before I think it's the 30th equivalent residential 
unit. Again, you're on board with that? You acknowledge that. Are we all good there? 

Mr. Gallinger stated, yes, the Industrial Loop connection will be done with phase one of the project. 

Suzanne Knutson and Nathanial Dyk introduced themselves as residents of Indian Meadows. Ms. 
Knutson said, we understand that tonight's hearing is not regarding Phase 2 or Coeur Terre 2. However, 
we feel that it should be considered together with the overall circulation network, and that's why a lot of us 
are here tonight. There are a couple things that we'd like to point out to you this evening that you may or 
may not be aware of. Our main point is that we'd like to see some change in the application. We might not 
necessarily be opposed, but we would like to see some changes. We would like to provide the missing 
Coeur Terre 2 street context that's not shown in the Phase 1 packet. We'd like to highlight the circulation 
issues created by the Phase 1 design and Phase 2 connections and also to ensure the Coeur Terre 2 
circulation network aligns with the comprehensive plan, Phase 1 circulation network aligns with the 
comprehensive plan and Section 4.3 of the development agreement. Traffic volumes, what the traffic 
impact analysis shows is that a few different things. The traffic that has been projected has already 
increased by over 2,500 daily trips, and the current traffic analysis, impact analysis, was not provided 
during the initial annexation presentations back in October of 2022 and also February of 2023. To our 
knowledge, there is no confirmed timeline to widen Atlas yet, which is where all of these cars will be put 
to, that are not put to Huetter and Hanley. The point we're trying to make is the TIA for this current phase 
assumed that Atlas was going to be widened to three lanes. And to our knowledge, we're not really sure 
when that's going to happen and what the funding is for that. If that gets delayed or that gets pushed 
back, we're going to see some additional impacts on Atlas. So just something to consider. We haven't 
seen the full TIA for the full build out of Coeur Terre for the current zoning that it is now. We've never 
seen that. So the phase 1, the narrow streets, due to the compact nature of this, it's a concern just 
because we believe that some of this the highlighted yellow streets, there will be tons of on-street parking 
in those streets that we believe will cut down on the internal circulation as well as the emergency 
response time access because of the crowded nature of it and that could push traffic down to the 
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neighborhoods if Industrial Loop isn't opened up to a bigger extent past minimum of the 26 feet. This is an 
example of another development where this photo illustrates that constricted street once you have on-
street parking. There's really barely enough room, only room for one car, but, you know, I think a lot of us 
in the community have had this situation where you have to stop and wait for another car to pass to get 
around through there. The Coeur Terre 2 connections are in the early layout that you haven't seen 
tonight. Appaloosa is shown continuing west straight through Coeur Terre and connecting to Huetter. Nez 
Perce shows connecting straight to Coeur Terre Boulevard, which is the north-south collector spine. 
These become a direct attractive route to parks and schools and mixed use or commercial that's located 
in the southern area. Without an alternative collector, Appaloosa and Nez Perce will absorb the collector 
and arterial traffic. We want to make sure that we're thinking of the big picture here when we look at that. 
The Industrial Loop collector solution that we believe could be broadened a little bit and would provide the 
most direct logical path to Atlas and Coeur Terre Boulevard. There's already a light at the Atlas end of the 
Industrial Loop connection, and the connection provides a direct alternative to Nez Perce and Coeur 
Terre North residents. Industrial Loop is the only meaningful east side relief valve that is not through a 
neighborhood. This is the only option we have that's not using neighborhood streets. It's important that we 
get it right this time. The development agreement section 4.3, it says, quote, “the owners in consultation 
with the city shall design and construct the residential connections with traffic calming features to 
discourage speeding and to the greatest extent possible through traffic.” Requiring connections that 
discourage through traffic and ensure emergency access is key. Residents, we asked how 4.3 applies to 
subdivision design given the proposed post connections and the staff indicated that connections also 
support general circulation. The interpretation still needs clarification. We don't have that yet. The proper 
application of 4.3 would keep Appaloosa and Nez Perce functioning as local streets and direct higher 
volume travel to an alternative collector such as Industrial Loop if it is made an alternative collector and a 
primary collector at that. We are really grateful for that purchased property off of Industrial Loop. Thank 
you very much for making that happen. We do believe that that is a vital connection to take some of that 
traffic off of our neighborhood. Considering phase 1 and phase 2 connectivity as a single circulation 
system is really important. And I guess we're asking you to approve, with these conditions tonight, to 
reevaluate setbacks and strengthen Industrial Loop as a primary connector. 

Chairman Messina asked Ms. Patterson regarding the Coeur Terre traffic discussion. Is there a forum for 
the public to get engaged in future concerns on follow-up development? 

Ms. Patterson replied council asked staff to have a meeting the neighborhood, and we did meet with Ms. 
Knutson and Mr. Dyk to talk about the roadway connections. The applicant team was part of that meeting 
as well. At this point, those two roadway connections into the neighborhood are locked in through the 
recorded annexation and development agreement. We understand the neighborhood concerns. We are 
working with the applicant team on the design of the roadways within there to discourage any of the traffic 
through the neighborhood, but there's a requirement that at least the two roads have the full connection 
so they can't have bollard access. The applicant has added with this Coeur Terre 1, the Industrial Loop, 
which was not anticipated previously. 

Mr. Adams stated any modification to the development agreement would have to go through city council, 
at which time there would be an opportunity for the public to talk. 

Commissioner Fleming stated she has a concern. She goes in on Industrial Loop a lot. There are no 
curbs, there's no gutters, and there's falling off asphalt. It's not really an improved road. It takes heavy 
traffic loaded to the gills. To mix public and teenagers getting to high school, I have concerns. I see those 
trucks blaze in there. We've got the fire service. We've got a lot of people crossing paths, backing out, 
loading, unloading. There's just a high traffic volume already. It would be nice to develop that, but I'm 
concerned that we're mixing unmixable vehicles. 

Madelyn Knutson states she does appreciate seeing the plan that we have to look at. I do want to 
address one thing before I get started regarding the concerns for Industrial Loop and using that as maybe 
a broader thoroughfare. We have the same problems with our neighborhood streets. We have no 
sidewalks. We have no gutters. Our streets are narrow. And many of us have driveways that have a big 
drop-off, so we can't widen the roads to add those without significant cost to the city and residents.  I do 
understand that the goal tonight is to review this particular phase of development, but as a resident who 
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will be directly impacted by each successive phase, I would like connections for the development of this 
density, then we're ignoring some vital factors that this phase will directly contribute to. I would like to 
support the idea that this maybe is approved with some changes to Industrial Loop. Eastbound traffic and 
southbound traffic is going to flow the path of least resistance. A project of this density is going to cause 
some infrastructure problems. I'm here because the public hasn't really seen adequate planning from the 
city as far as infrastructure goes in general. I disagree with Chairman Messina that roads and 
neighborhood streets surrounding a project of this density and how they will be used as a whole is not 
something that we can look at as an afterthought somewhere down the road. If you're going to wait to 
plan how the city is going to proactively mitigate the traffic problems that this high-density project will 
cause for our community, then we are failing as a city and worse, we're planning to fail by not planning for 
our city's future. Traffic patterns and necessary infrastructure to support them are a key part of healthy, 
safe city growth for all residents, to accommodate this density of development. We have to upgrade 
water, sewer, and are going to need to rip up some streets to do that. What are the city's considerations 
for road upgrades so that our roads can handle the increased traffic of this magnitude? I'm just here to 
ask the city and you as a planning commission to be proactive and consider all the actual infrastructure of 
the area that will be impacted by this entire project if you approve each stage as is before it's too late. I 
want you to be remembered as wise, good, thoughtful planners who thought through all of the impacts 
carefully and didn't wait for problems to occur before you take action.  

Commissioner McCracken asked Mr. Adams to clarify a little bit on connections, what the scope of what 
we're looking at tonight is. Because I think it's not that we don't want to consider those connections, but 
the considerations in front of us are fairly limited by the public hearing process. 

Mr. Adams replied, yes, the city code has certain requirements for PUDs and subdivisions. Those are set 
out in the code. Those are the areas that you have to consider when deciding whether to approve a PUD 
or a subdivision. Circulation within the subdivision is one of the elements that you have to look at. There 
really isn't, as far as I can recall, anything that talks about trying to figure out what the circulation will be 
beyond the limits of the subdivision. Otherwise, you might be considering what is going on Government 
Way or 95 or how far out do you go when you consider what effect this will have on the community. I think 
Commission's responsibility is to go through those findings that are set out and that come from the 
Municipal Code and determine, to the best of your ability, whether this subdivision and PUD meet those 
requirements from the code. 

Commissioner McCracken asked, we can't add in other ones that aren't part of what we are looking at 
tonight? 

Mr. Adams replied, that it is correct.  

Commissioner Coppess stated regarding the comment about lack of public oversight on infrastructure 
and all of the work, hard work that goes on within the city, whether it's planning, water, wastewater, the 
fire and police, parks, engineering. There's probably a few I missed, but each one of those staff has a ton 
of work to do associated with this project that they're diligently going through and it would exceed time we 
have for each one of them to come up and present the facts to the public. Is there somewhere where the 
public's able to gain access to that process. How there might be sticking points or concerns that they 
have? 

Ms. Patterson stated yes and thank you for bringing that up. I think it is important to say to the community 
that there is extensive studies that have been done, not only for this Coeur Terre 1, but for the annexation 
process. We have many reports and they're all available to the public. We have the public records request 
process and several members of the Indian Meadows neighborhood and Northshire have already 
requested that, from the beginning of the annexation process until now. All of those reports are available 
and each time these projects come before you we do try to provide all of the detailed analysis and if 
there's questions, we invite the commission to ask any of the staff members. We have them here this 
evening and if there's other questions that come up on infrastructure the departments are here to respond 
and the applicant team as well.  

Commissioner Coppess commented, Ms. Madeline knows where she can go to see these public 
requests. The other piece of this is for Mr. Bosley or Mr. Holm can be able to go, hey, there's something 
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about this we don't like, and it's presented here. There's something about it that doesn't fit into city 
guidelines and really, for the applicants, that whole work they're doing before we come up tonight and talk 
about this, all that stuff is fleshed out so that Mr. Bosley can see if it works, know there's some 
recommendations for traffic flow or whatever it is but in general each one of the departments is working 
with the applicants and if there's a stopping point it's typically addressed and if not it would be addressed 
here tonight by any one of the city departments who had an issue associated with infrastructure that they 
own for this development?  

Ms. Patterson stated, that's correct. Also, the conditions of approval that are recommended by the 
different departments. Those are included to ensure code compliance.   

Kevin McClellan introduced himself he stated he came tonight prepared to talk about traffic. Chairman 
Messina, you opened the meeting asking for general comments. If you're going to talk about Coeur Terre 
traffic impacts, wait till later. 

Chairman Messina commented no, I didn't. I did not say that. What I said that what we are here to talk to 
tonight is connectivity with Hanley and Industrial. I did not say you couldn't talk about traffic. You want to 
talk about traffic? Knock yourself out. 

Mr. McClellan continued, I think we've got a neighborhood of folks here that are really concerned that 
we're looking at pieces of what is really a Goliath development on Huetter. We've got west side, east side, 
there's thousands and thousands of homes that are going to develop over the next 20 years. And you're 
proposing cutting through and really using Atlas. What is Atlas going to look like with 10, 20,000 cars a 
day? What is the plan? We don't know. We fear the unknown. I think the majority of people here are here 
to encourage you and implore you to share this information because without the knowledge, we don't 
know what the plan is. It feels like there isn't a plan. 

Chairman Messina stated let me interrupt you once again to give you clarity because I think all of us here, 
hear what you're saying about the neighborhood and the neighbors about Indian Meadows. You are 
accusing me directly or saying stuff that we're not. I'm not saying that. Ok, I said also that I encourage 
public comment, but when you have public comment, and what we have to look at, as Commissioner 
Ingalls said in the beginning, and we did this to clarify, what we're looking at is particular items, and that's 
what we have to approve. When Indian Meadows or Nez Perce or any of those other connections come 
up later on, there’s going to be a public hearing, perhaps, if there's some changes. And that's when, yes, 
you can talk about that connectivity. And I'm doing this so that everybody isn't repeating themselves. I 
urge Indian Meadows because we must have had 100 pieces of paper, of public comments from Indian 
Meadows people, which I accept. And that's the process. But they were all talking about connectivity on 
Nez Perce, Appaloosa and all those, which is fine. But that's just not what we're doing. I understand. If 
you're going to address what we are talking about tonight, let's stick to the facts. You want us to stick to 
the facts as the whole subdivision. And that's not what we're doing here tonight. I urge you to stick to the 
facts and I will give you some more time on the clock. 

Mr. McClellan stated emotions are high and we have lots of concerns. Please take into account what the 
neighbors say. We want this input. We're here to provide input. It feels like obviously the scope of what 
we're talking about tonight is done outside of this greater development. It feels like the neighbors are 
coming together here tonight to talk about these eventualities that we will need to talk about and have 
solutions for. The flow of information could be better. 

Chairman Messina asked, how would you like the full information? We keep hearing that. Ms. Patterson 
stated there's a website, there's information available for the public, there's phones. It isn't like we're 
holding anything back. What I'm hearing, that's kind of what you're suggesting here. We're not. We are an 
open book. I just don't want that to be the impression that we are not listening, nor the city isn't listening. 
We are. Again, I'm going to repeat myself. We're here with open minds. I hear the concerns. Believe me, I 
hear the concerns.  

Mr. McClellan stated he would ask the commission to deny without prejudice this PUD until some of these 
conversations can develop. Obviously, Mayor-elect Gookin has made some suggestions to have some 
neighborhood development, and some developers input as well about how we mitigate what is to be 
unprecedented traffic for 2,000 homes on either side of Atlas. Atlas cannot get any bigger. It is at most 
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three lanes. What happens to that entire corridor? It will be a problem. 

Commissioner Coppess asked Mr. Holm to go to the comprehensive plan future land use map slide 
showing Coeur Terre. It looked like about 90% of it was zoned Urban. Can you tell me what Urban is? 

Mr. Holm replied, its gridded street patterns, multi-family development, trails, parks, higher density. The 
zoning also represents that as well. 

Commissioner Coppess commented, when you look at that, the next piece, that's in the comprehensive 
plan for this specific area to be developed in the future. He asked Ms. Patterson; how does the public get 
involved with the comprehensive plan if they don't like where it's headed or they need to know what the 
future looks like for the city? One, they can look in the comprehensive plan themselves. It's not a secret 
document. They can look and see the areas that are around them and get a better understanding for 
where the city's heading and how the developers are working with the city to do just that. Where do they 
get that? And two, if they don't like it, how do they get involved to help change or guide the future 
comprehensive plan? 

Ms. Patterson stated the comprehensive plan is available on the website under the planning department 
page. It’s on the top left. You can click on the comprehensive plan. And that helps provide what you are 
looking at in this area, what are the place types. What can you expect for the zoning and what the 
development type would be. And then for the comprehensive plan itself, it's a 20-year guide for growth. It 
was adopted in 2023. There are some community members here in the audience that were involved. We 
had thousands of community members that helped guide that document, including the map. We had a 
board game. We placed tiles. We looked at development and where the intensity of development should 
be, including in this Coeur Terre area. That was guided by community. And so that was that process. We 
were supposed to look at the comprehensive plan every seven to ten years, and if need be, then we 
would update it. We would notify the public when we're doing that again, and everyone is invited to 
participate. They can also request comprehensive plan amendments. If you have your own property that 
you own and you want to make an amendment, if you're trying to do a zone change, if it's not consistent. 
But that's the process.  

Commissioner McCracken stated she lives in Indian Meadows. She knows some of the folks here. When 
she read the comments, she knows exactly what you're describing because I live there. I live on the last 
street in the neighborhood that backs right up to this development. I feel for you. I want to do whatever I 
can to hear your concerns. I think the hard part and the struggle right here is just we don't have the tool to 
do anything about those connections at this point. The development agreement goes through city council. 
It doesn't get approved by us. The terms in that have been spelled out, and then we don't get to address 
at the commission level, we don't get to address those connections until the PUD reaches that point. I 
don't think it's that we don't want to hear the concerns. We are pretty well aware. I'm very well aware 
personally, but I think – we haven't reached that point, and the build-out might be 30 years. In 30 years, I 
mean, traffic will probably be worse. The traffic study will probably be different. And we will use the most 
current information when making that decision when it's before us. It’s not that we don't want to hear it, it's 
just hard on the timing. And then property rights go both ways. The applicant's going to come and present 
their side of it, and we're going to hear this side of it, and we'll use the most current information on a traffic 
study and sewer and water and all the things to make the decision when it is before us. It's not that we 
don't want to hear it. I think our scope is limited by what's in front of us in this public hearing process. We 
can't address it, and I think other commissioners share that concern.  
 
Carol Root introduced herself, she has lived in Indian Meadows for 23 years. She has emailed three 
separate letters which are included in your packet tonight. And by the way, the hundreds of pages you 
mentioned, I counted 14 letters that we've written to you, a total of 37 pages, just to clarify. I'm concerned 
how traffic from Coeur Terre will affect our neighborhood and all of our surrounding neighborhoods and 
Atlas Road. On November 5, at 3.30 p.m., I was heading north on Kathleen, and I got stopped at the 
intersection, and I waited through seven stoplights, before I was able to clear the intersection a week 
later, at the same time, I went back and I took pictures of the intersection observing the same problem. 
There are some photos that I emailed you on 11-29. And to my knowledge, there are no plans to upgrade 
Atlas. And I'm just wondering what your thoughts are and how you're thinking and you could possibly 
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mitigate the congestion that's on Atlas Road right now. Using Industrial Loop as the primary collector road 
to Atlas should help relieve some of the congestion at the intersection. So I'm happy to see use that and 
that you did by the piece at the end of Industrial Loop we travel that road today and the road needs a lot 
of work for sure a lot of potholes and breaking apart but it looks like it would make a really good 
connection at the end it is the only street from quarter which does not go through a residential 
neighborhood on the east side and it does have an existing stoplight. As mentioned before, Phase 1 
states that the roadway connections would just be Coeur Terre Boulevard and Industrial Loop. Phase 2 
currently shows Appaloosa connecting through Coeur Terr to Huetter and Nez Perce connecting to Coeur 
Terr Boulevard. I know we're not supposed to be talking about Phase 2, but I feel like the door was kind of 
open when Mr. Gallinger said that we're going to use two streets a half a mile apart. I kind of feel like 
maybe I could have a little leeway there. The phase two traffic study only examined the southeast 
residential section, not the full quarter development. I think it significantly understates the impacts on 
Appaloosa, Nez Perce, and the whole Atlas Corridor. The TIA done in 2022 states Coeur Terre will 
generate 23,800 new average daily trips, with two-thirds of these trips traveling east through our 
neighborhoods to and from Atlas. The KMPO projects Nez Perce traffic will grow from 1,100 trips per day 
to 11,000. I don't believe that PUD should be approved until Industrial Loop is designated as the primary 
connection to Atlas instead of our rural roads. Until Industrial loop is properly designed as a true collector 
arterial connection and clearly prioritized, I respectfully request the Coeur Terre 1 PUD be reconsidered. 
Residents would like to see a design revision, encouraging more traffic to use Industrial Loop rather than 
Appaloosa or Nez Perce. We would also appreciate your acknowledgement that Phase 2 will greatly 
impact traffic circulation, even though it's not on tonight's agenda. Please ensure Appaloosa and Nez 
Perce function as local access streets, not the primary conduits for Coeur Terre traffic in Phase 2. We 
understand that growth is not stopping anytime soon. As planners, you have a huge responsibility to 
manage that growth while also preserving the character of our unique neighborhood and our beautiful 
city.  
 
Pam Holcomb introduced herself she has lived on Nez Perce for 33 years, and I did email you all in a 
couple of letters in November about protecting Indian Meadows from the traffic. She did read in the 
planning and zoning minutes today for Phase 1 that Affinity will be used to Industrial Loop, also on Coeur 
Terre Boulevard off of Hanley, and I am really glad to see that because that means that traffic is not going 
to go through Indian Meadows. My questions are, why isn't Industrial Loop being revised as a collector 
and arterial, and is it true that it is in the current design that it functions as just the residential local street? 
Ms. Fleming, I hear what you say about big trucks, and we have a ton of students on our streets, too, and 
we don't have sidewalks. It's a similar situation except we're residential.  
 
Commissioner Fleming stated, I understand you're not mixing new learner drivers with industrial trucks 
and fire guys. There are heavy duty log and recycling trucks. It's an Industrial Park with industrial trucks. I 
would be concerned letting my 15-year-old drive. 
 
Ms. Holcomb commented, so perhaps those parents could tell their kids “you better not use this route.” 
Go ahead and use Hanley and turn right into Coeur Terre. Industrial Loop doesn't have any residential 
housing. It serves as a sub collector. It has a traffic light. It offers close emergency access for Coeur 
d'Alene Fire Station No. 4. We're rural streets. I could just forget my little speech here, you know, the 
comprehensive plan, when you said well-informed, responsible, involved in community discussions. We 
have not been involved. And people don't really know what's going on, including city council. The one 
thing I learned tonight that I was really excited is Industrial Loop was that one piece that the city didn't 
own that one of the city council members said in October, well, we had the opportunity to buy that, but we 
didn't. Hey, I learned tonight, you guys bought it. We can use it. That's great. If I could wave my magic 
wand, it would be Industrial Loop and Hanley. You come down, Kathleen, you turn right, you go that way. 
Or you use Seltice and you just keep us out of it. Atlas can't handle it. We don't want it. I have this horrible 
fear you're going to take all the trees.  
 
Chairman Messina stated, let me talk about the trees for a second. I don't think, and again, I say I usually 
don't get in this conversation with when people talk. I don't believe there's any plans for taking trees down 
or anything like that. And again, if I hear it again, people in Indian Meadows don't know what's going on. 
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I've heard that a number of times and it's a little confusing to me because there are certain people that 
speak that say, and they're part of Indian Meadows, that are so organized and then someone comes up 
like yourself and says, we don't know what's going on. Maybe Indian Meadows needs to get a little more 
organized. I think they're organized on certain items. I don't think it is prudent or fair to say we don't know 
what's going on. 
 
Ms. Holcomb stated, I'm saying we don't know what's going on. And, well, I'm not sure that you guys do 
either.  
 
Chairman Messina stated, I don't know if it's Indian Meadows or the surrounding neighborhoods. There 
are means of doing that. Everyone is talking about traffic that's going to be coming out for Coeur Terre.  
 
Ms. Holcomb stated three years ago, I met with you guys. I met with somebody. And we were told, Nez 
Perce will be years. The trees won't go down. But don't worry. It's 25 years out. So, I thought, I'll be in my 
mid-80s. I can put this on hold.  I didn't know until Ms. Knutson was walking the neighborhood that this 
fight has been going on for the last three years. And due to that fight, they got the numbers down from 
5,000 to 2,800. I don't know what we're going to gain here, but we have to get little wins. And thank you, 
Mr. Coppess, because you're saying, how do we get the word out? Yeah. Because somebody's saying it's 
all seven streets. And then you say, no, it's just two streets. And now we get Industrial Loop. And that's 
great. That's good. But who makes the decisions on these street things? Because everybody's saying 
something different.  
 
Halei Picker introduced herself she stated she does not even live in Indian Meadows. I live in Fairway 
Forest. I have for 25 years. The city has failed us there since 2006 when they put in that new 
development across from Fairway Forest. And I would implore you to drive down Masters Drive, Fairway 
Drive, maybe...I might even double dog dare you to try and ride a bike or walk your dog. Because I have 
an 11-year-old who was here for most of the meeting. He cannot ride his bike because of the traffic. 
People drive down our road at 55 miles per hour. It's a residential street. And your condescension, you're 
so rude to people who are very concerned about the problems they will have that I have. The city ruined 
my childhood when they didn't do anything 20 years ago, 15 years ago. And now my child in the same 
neighborhood cannot ride his bike.  Industrial Park, I don't want my 11-year-old to ride a bike. Your 15-
year-old driving next to a dump truck, they're coming through my street.  
 
Commissioner Fleming stated I live on Fairway Drive. It’s growth. We're going to be pushing more traffic 
down Atlas. We're going to be pushing more traffic down Huetter. It's coming out of Rathdrum. We can't 
shut the door.  
 
Ms. Picker stated I'm on Masters Drive. It's going to happen to Indian Meadows. What has happened to 
us.  
 
Commissioner Fleming stated its growth. 
  
Ms. Picker stated, but you should do something. It's your job and you're not doing a good job, and you're 
very rude, and you’re doing a poor job. There have been two developments put in since I have lived 
there, and the city has failed with both, the one on Seltice and the one across Atlas.  
 
Commissioner Fleming stated, we don't have control over KMPO, nor do we have tax control.  
 
Ms. Picker stated well, then you need to deny projects that you can't control the outcome of. It is your job 
to approve and deny, yes or no.  
 
Commissioner Fleming stated, we are volunteers, just so you know.  
 
Ms. Pickler commented, oh, you don't have duties or responsibilities because your volunteers? Yes or 
no”?  
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Chairman Messina asked Ms. Pickler to please get back to the issue.  
  
Ms. Pickler stated this is the issue, and I'm being told that I'm wrong, and it's not the truth. You're not 
wrong. You have done nothing to mitigate traffic through to the new Seltice development, nor the one on 
Atlas that is older. And now it's going to happen to this neighborhood, and you are not heeding any 
warning, any concern about anything. You're laughing at these people who are very concerned. My child 
cannot play outside. I don't think you guys understand how ridiculous that is that a little boy cannot play 
outside in his own neighborhood because of traffic. It's ridiculous. And I would like to see you come over 
to my house, but I want you to walk from Fairway.  
 
Brian Kitchen Introduced himself. He stated there was a slight breach of etiquette going straight to the 
double dog dare, but all I can say is I can't top anything that's been said because those are my points, 
too. And honestly, Mr. Messina, when you gave the intro, it sounded like the only thing that we could talk 
about was Coeur Terre 1, and you have to understand, this has been a big concern for us since Coeur 
Terre started. This project and what kind of an impact it is going to have on our neighborhoods, how safe 
is it going to be? A lot of people walk their dogs or walk for exercise or jog, and we don't have sidewalks. 
Tell me what that extra traffic is going to do. I know there's been studies. There's had to have been 
studies, but I haven't seen one done on Atlas Road. I can tell you Atlas Road is a minefield. Certain times 
of the day, to even go down to the roundabout at Seltice let alone try to get through the traffic light at 
Kathleen. You can't widen Atlas Road there's just no room for you to do it. I guess what all we're trying to 
say is that, yeah, I know that Coeur d'Alene needs to grow, but it's always been about infrastructure, 
always. We don't see anything happening there. We just don't. This thing on Industrial Loop, that was 
great. We're happy that happened. But we also see the downhill trickle from the rest of Coeur Terre 
coming in. I love our home. My wife and I both do. We're really thinking about moving. 
 
Allyson Crose introduced herself and said she lives on Buckskin Road. She stated, I'm going to just add 
my agreement to everything that's already been said, but I have one other thing that probably hasn't been 
said. I'm a little disappointed to see the smallness and the size of the Industrial Loop connector road. You 
guys know because you've seen all of our letters. We've been writing them. We're really hanging our 
hopes that Industrial Loop is going to be a major connector. We know that Nez Perce and Appaloosa are 
pretty clear tonight that's happening. I prefer that it wasn't, but I know that it is. But we as a neighborhood, 
and we are more organized than you think, we are lobbying that Industrial Loop would be a major 
connector. And what I've seen tonight, it's too small. And if we approve what we saw on this plan tonight, 
and then we go into – the second and third phases and this little connector road is already approved. 
Whoever's on the planning commission at that time is going to say, too bad, so sad. It's already been 
determined. That's not fair. It's not right. They are connected. Phase 1, 2, and 3 are very interconnected. 
What happens tonight affects Phase 2. Please, please, reject the layout with Industrial Loop. It needs to 
be a major connector. We've got to take the traffic away from the southern part of the development and 
start getting it through that Industrial Loop. Yes, there's big trucks on there. Do you know what's going to 
happen to Nez Perce when the big trucks are coming through Nez Perce? It's going to be terrible. And 
there's driveways. I'm just encouraging you guys to reject it. Take it back to the drawing board. That's 
what the neighborhood wants. I think you guys know that. You've been seeing our letters. You know that 
that's the thrust of the neighborhood.  
 
Raymond Schoch introduced himself and stated he is a resident of Nez Perce on the Northshire side, and 
I know I'm not supposed to talk about that neighborhood, but I agree with everything that everybody else 
has said about kicking this can down the road. I'd like to see the plan for Phase 2 and 3, and I'd also like 
to know why you're letting them build this thing and dump that traffic on the Atlas Road, which I have seen 
for 45 years, get from Hanley down to Seltice, one Band-Aid after another. It's a crappy road, and you're 
talking about putting a lot more traffic on it. You need to run a main artery down to Seltice for this 
neighborhood. These guys are going to make millions, billions of dollars, and they're going to ruin our 
neighborhoods. Build an artery down to Seltice. You might have to buy a little property to do it. I worked 
on roads for 40 years around here. I've patched them. I've put band-aids on Atlas Road several times 
working for paving companies here. It's like the only road in town you've never taken care of. You're 
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talking about dumping all this extra traffic on it. Make them pay for developing Atlas Road or something 
instead of just making things worse. I've seen the traffic down there at Seltice in the morning since they 
opened up Hanley and whatnot you're going to dump more onto it. The golf course there is going to get 
way more traffic when they start coming out of there. What's going to happen to our property values on 
Nez Perce and Appaloosa? Are we going to have to pay for the improvements they're going to need or is 
that going to be paid for by this company or what?  
 
Holladay Sanderson introduced herself and stated she lives on Queen Anne, just to the east of Indian 
Meadows and west of Atlas. Ever since Hanley opened, the impact on Atlas has been horrible. When you 
start dumping all this extra traffic onto Hanley and onto the Industrial Loop, it's just going to get worse. 
She would like the planning commission to think about the impact that all this traffic is going to have on 
those two roads. Certainly, the Industrial Loop needs to be increased. It's too small in this plan. You need 
to be able to get more cars out that way. And looking at the big picture, there needs to be big picture 
looking at Atlas and the effect on that. And hopefully, eventually, ensuring that most of the traffic in the 
entire Coeur d'Alene development gets emptied onto Huetter and not onto Atlas because we can't make it 
any bigger. If you put a third lane in, everybody's going to get all gummed up, turning left South of 
Kathleen, none of the roads match Fairway Hills and all that area. I'm concerned, like everybody else 
here is concerned, about the horrible traffic that's going to increase. Please, please make Industrial Loop 
a bigger connector.  
 
Tom Berube introduced himself and stated he lives on Queen Anne's estates as well. I know you want to 
talk about that later. But is this the later commission or is it the planning commission, right? We need to 
think about this now. We've got at a peak this summer 19,000 cars down Atlas. Coeur Terre is looking at 
10,000 plus more cars potentially going down Atlas, right? The elephant in the room is the other 600 
acres on the other side of Huetter that no one's talking about. Whether it's brought into Coeur d'Alene or 
stayed in Post Falls, there's still going to be cars going somewhere. Right. What's the plan? If any of you 
don't think that Atlas, Hanley and Huetter are going to eventually have to be five lane roads, then you're 
not qualified to be there. It must. You just look at the numbers. It must. Then the second part is we have 
this developer. They're putting all this all these homes in. And that's going to testify that another fire 
station needs to be necessitated. 50 more police officers in vehicles, another snowplow, two schools. 
Who's paying for that? The city can't pay their bills as it is without hitting us homeowners up with more 
property taxes every year, right? What's the plan, right? February 7th, 2023, the Kootenai County Land 
Company agreed that night not to connect to on those three streets, Appaloosa, Arrowhead, and Nez 
Perce, and the city council didn't vote on it that night. They pushed it. And when they came back two 
weeks later, those roads were back in. I know they can do it. They just don't want to do it. And to their 
point, it's your responsibility. I know you're a volunteer. Thank you. But it's your responsibility. You make 
the decisions that are going to define this city going forward. So please look at it. Listen to us. We have 
this many people come out in opposition. It should say something to you, right? There's got to be a better 
way, a better plan.  
 
Commissioner Coppess asked Ms. Patterson, I think we did an impact fee scheduling workshop last 
summer. Is that right? Can you just help me? I think we changed the fee schedule to get it up to date with 
current prices in order to cover the demands for all the different departments that Chairman Messina just 
referenced, whether it's fire, police. There were a bunch. Can you address this? I think the key point is 
who's paying for the growth of existing requirements, homeowners, taxpayers, or is it the developers and 
then those that purchase the properties?  
 
Ms. Patterson stated the city did update our impact fees, so that is great, and we have it on a progressive 
schedule increase each year for, I think we did it for five years. Those have been updated, and they are 
more consistent with the neighboring communities. They were below market previously, so that does help 
pay for police, fire, as well as circulation improvements for roadways and for parks. We do have those 
impact fees.  
 
Sara Bennett introduced herself and stated, she is a resident on Moccasin in Northshire. I think I bring 
just a couple more bits of substance to the conversation. I agree with everybody who is in opposition 
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tonight.  In regard to safety in the green spaces, I would ask for the burden of that cost to be on Coeur 
Terre that 10 feet of space between the back of two homes will cause a burden, I believe, for our law 
enforcement to have to potentially patrol that space. It's just a dead space and easy for vagrants to sleep 
back there. I've seen vagrants on Atlas Trail. It's just something that I would just caution us with as you 
make decisions about how this Coeur Terre moves forward. Regarding the Industrial Loop, just make 
sure if this is going to be used by them, that there is adequate access for sidewalks, For the multi-family 
housing units that are going to be there, we'll have Atlas population that is potentially, don't have vehicles. 
They're going to be seeking public transportation. They're going to access that on Atlas. Making sure that 
that is enough ingress, egress for the amount of traffic volume that that Industrial Loop is going to need to 
handle. Again, burden needs to be on Coeur Terre. They're going to make billions off of this project. We 
know that. It's massive amount of space. Third point is in regard to Tract C. And what I understand will be 
a gate as well and a single-family home. I understand that several of your commission members here 
don't like gates. I was at the last board meeting and learned that very well. I want to bring something 
that's a little bit offhand but relevant to the situation between Lancaster and Hayden. If we think of 
Lancaster and we think of English Point Road, and we know this connector of Meadowood Lane. Twenty 
years ago, the only access between Lancaster and Meadowood Lane, if you can recall that, there was a 
connector there for development, but there were two fire... whatever you call them Knox box. Today, 20 
years into the future, those no longer exist. So my concern for this commission is in regards to Northshire, 
that connector at Spires in Phase 2 of this proposal tonight, is that eventually in 20 years that gate will go 
away and there will be a road that from Coeur Terre into Northshire, and we'll have all of that traffic easily 
flowing through, not just in the three points that we're talking about, that have been talked about, with 
Industrial Loop, right, with Nez Perce, and with Appaloosa, but Spires will eventually go through 20 years 
in the future. That gate will be gone. It's only accessible via fire service. So just points of concern. 
 
Commissioner McCracken asked Mr. Bosely to address the widening of Atlas.  
 
Mr. Bosley stated, yes, a few years ago, we got a, I believe it's a federal grant, but it's through Idaho 
Transportation Department to reconstruct Atlas Road from Seltice Way to Hanley Avenue. It's a $4.8 
million grant. It will widen it to three lanes, put bike lanes on each side, and there will be some pedestrian 
crossing points because we can't really get a sidewalk on the east side because of the Forest Service 
property there. But with federal grants everything takes a little while so we're finally approaching the year 
2028 where the design funding will be released and then in I don't think it has a construction year yet for it 
so it'll probably be like 2031 or two or something like that sometimes those projects can move up 
depending on other projects that fall off funding. We hope that will happen, but we do have a plan to 
address that in somewhat near future, but we're counting on federal dollars to help us get there. The 
federal dollars, when we do get a federal grant, the advantage being that it's not all local dollars, but 
there'd be a match requirement. We'd have to pay just a fraction of what we would otherwise. Typically, 
it's 7.34% match, which it's a good return on our investment.  
 
Commissioner Ingalls stated, someone made the statement that it's just not widen-able. It's too 
constrained. You've got the feds on one side with the nursery. It's possible to obtain the land you need. 
It's a normal process to do that, I guess. The feds are subject to eminent domain or whatever you've got 
to do to make it happen, right?  
 
Mr. Bosely stated, we hope there was a preliminary design done. It was a conceptual design done for that 
portion of the project to make sure that it was all going to fit, determine how much right-of-way would 
need to be acquired there was a sliver of right-of-way that would be required to be acquired from the 
Forest Service we need to start conversations with them on that but it's on that west side of their property 
where there's just an access road and their fence there. But to do the grant, we had to come up with a 
vision and a sketch and lay it out. It's doable.  
 
Commissioner Coppess asked, can we discuss Industrial Loop a little bit? Just hearing the comments 
tonight, what are your thoughts on widening, developing, making it more robust than it currently is for 
future traffic flow?  
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Mr. Bosley stated, adding lanes to it doesn't make a whole lot of sense because you'd be intersecting it 
into Atlas Road that's only one lane in each direction anyway. It is not classified as anything in the federal 
functional classification system, like Atlas is an arterial road. But also, just for your information, Nez Perce 
was designated as an arterial.  
 
Commissioner Coppess asked if there is a way to swap that designation.  
 
Mr. Bosley commented I'm not sure because we just went through the process of redefining these 
designations over this past year. I requested to change Nez Perce from an arterial to a collector because 
it just did not make sense to be such. Industrial Loop is not even identified on that list. I put in that request 
several months ago. It still has to be approved by Idaho Transportation Department and then it must be 
sent to Federal Highway Administration for final approval. It's still stuck at ITD. I could inquire about what 
we can do with Industrial Loop about adding that to it. It was never identified as anything because it didn't 
go anywhere so it wouldn't be a collector or arterial. But we are aware that it does need some work. Its 
very alligator cracked through that whole area right there. When Coeur Terre goes in and puts in that left 
turn lane connection there, we might have to address the rest of that corridor out to Atlas Road there.  
 
Commissioner Ingalls stated, we heard a couple of people ask about Atlas queuing up, going north.I It 
gets a little backed up at rush hour at Kathleen, for example. I drive it all the time. I live off right at Atlas. It 
works pretty well. There are a few times I might take a different route, you know, because I know better. 
But, you know, recalling from you, it taught us all up here when we were doing the Atlas Mill 
redevelopment, we talked about traffic signals at Seltice and Ironwood, for example at that point, I 
realized we got ratings, A, B, C, D, kind of deals. Is there such a thing for Kathleen and Atlas? Have you 
done this little pocket study right there too? Is that a D or is it a C, or is there any improvement that could 
get squeezed out of the timing of that stuff right there?  
 
Mr. Bosley stated, I’m not sure of the letter grade on that, but I can say with 100% certainty there's some 
improvements we can make there. I know that we can add a westbound right turn lane to help relieve 
some of the pressure there. The widening itself will probably relieve some of that. We're also looking at 
doing signal timing between adjacent signals throughout the corridor. That's something we're starting to 
get into now with other corridors. We just did that with Government Way because we finally have traffic 
signal equipment that's new enough to accept programming like Commissioner Ingalls stated. Those are 
the kind of things that I'm encouraged that we might be able to do long before 2031. 
 
Applicant Rebuttal:  
 
Sean Messner introduced himself he stated is with CivTech, and he is the traffic engineer for the project. 
He would like to recap on how traffic studies in the area are performed and how we coordinate with both 
KMPO and city staff as part of the process and how the KMPO kind of plays into this overall master 
planning for the entire region. As part of the process for this project, we did an overall master traffic study 
back in 2022-23 where we looked at the entire development site of Coeur Terre. We coordinated with 
KMPO at that time to get their latest modeling information and coordinated with Ms. Marienau to give her 
best guess at the time at what development was going to occur. And she ran that KMPO model, provided 
us with those details and that high-level analysis that was part of the annexation process. Typically, when 
you have master plan communities that are very large, you want to do a master traffic study for that so 
you can identify what those future improvements would be at build-out. We're talking 20, 30 years down 
the road, and that all feeds back into the city's Comprehensive Plan and into the regional model for 
improvements that are either borne by the development or in part due to the development, and the impact 
fees that would pay for city improvements. There's a very coordinated effort with all of that in the sense 
that we're being transparent about what's being developed. We're coordinating with the agencies for that 
traffic information. Once you start to break it down into individual phases and what's part of our 
development agreement is that with each phase of Coeur Terre, we're going to do a traffic study for each 
one of those phases separately. What we do is with the traffic study process we'll coordinate with Mr. 
Bosley, talk about the horizon years that we're looking at. We look at existing conditions. Five years from 
that point in time when we think we'll have substantial build out of that particular phase and then another 
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five years beyond that when we're looking at the build out of that particular phase plus five years of 
growth within the region. We coordinate again with the KMPO for what the regional trends are for 
development along those roadways, and we have kind of a regional growth rate that we apply to the 
existing traffic counts. We go out, we perform traffic counts at all of our study intersections. We grow that 
traffic by the regional growth rate. Traffic on Atlas isn't all just traffic from Coeur d'Alene. It's from Hayden, 
it's from Rathdrum, it's from other parts of the region. And as the region grows, traffic on those roadways 
is going to continue to grow. We account for that. We added our site traffic to that. We look at the impacts 
of what is needed by background growth and then what's needed when we add our site to that. And as 
Mr. Bosley mentioned before, and as we've talked about, there's certain project improvements that are 
needed with those different phases. There are other projects that are needed because of the ambient 
growth, because of the growth of the region in which the impact fees would pay for, or help to pay for. For 
this particular project, we looked at just the Phase 1 itself, and we applied that site traffic to all the 
regional growth, and that's what's within the Coeur Terre traffic study. There is a Coeur Terre Phase 2 
traffic study that was submitted to the city, but it was a mix-up on the internal part of our site and 
development team that that was submitted before Coeur Terre 1, and it was kind of backwards. There is, 
in public record, a Coeur Terre 2 traffic study that's going to be revised. The reason it's going to be 
revised is what we do with each one of these individual traffic studies for the phase is when we look at 
that next phase, Phase 2 will come in next. Phase 1 will be counted as background traffic. We're not 
dismissing the traffic that will be generated with Coeur Terre 1. We're building upon that. It's all in line with 
the master traffic study that we had at the very beginning of the annexation process in terms of number of 
units. We're not just looking at one individual phase by itself. In that sense, we are accounting for 
previous phases that will get approved, hopefully, through Planning Commission and through Council we 
do those traffic counts at all of the city intersections. We apply the grading system of A through F, and 
that helps us analyze the congestion at each one of the intersections and it also helps us identify what 
improvements would be needed to support future growth. Within the traffic study we did look at all of that. 
We made recommendations about what the improvements are and where the impact fees that are 
collected from the development could go to helping the city to improve regional flow. Mr. Bosley 
mentioned, the Atlas being three lanes, we accounted for that in the traffic study. We saw that as a 
project within the Transportation Improvement Program, and we assumed that that would be constructed 
near 2030. Again, this development is going to take several years.  
 
Commissioner Coppess asked, how many years it will take to build out?  
 
Mr. Messner replied, it depends. Some of the structures will take a couple of years to build, you know, 
even after the infrastructure. Here we are, almost 2026. Construction will probably be completed by 2030. 
Not all of our site is going to be built out, I don't believe, or maybe part of it. But by that time, we're 
assuming that Atlas will be a three-lane roadway. And what Mr. Bosley mentioned about the signal timing, 
we recommend that as part of the recommendations for Atlas is to do a corridor analysis of that and 
adjust the signal timing so you can get platoons of traffic through at the same time. That'll help the 
functionality of the roadway. It'll help to reduce the number of stops that people make. It'll hopefully 
improve the fact that you don't have to wait for seven traffic lights to get through Kathleen, things of that 
nature. We looked at all of that and those are all part of the recommendations of the traffic report. 
Regarding some of our site traffic and where it's going, there is some traffic that will be going east of our 
site, either through Kathleen or taking Hanley over to Highway 95. There will be some traffic going south 
on Atlas to Seltice, but a large portion of the traffic is actually going west, going west into Spokane to 
work. All of these are residential units that are single-family or multi-family with the exception of the 
Affinity and where the employment centers are within the region there's almost equal traffic distribution 
between Spokane or Post Falls versus downtown Coeur d'Alene and so there is a distribution of traffic to 
the west as well using Huetter using Hanley to get back over to Highway 41 and all of that's documented 
in the traffic study as well so it's not all traffic going out to Atlas. There's distribution and that was 
coordinated with the KMPO as well.  
 
Commissioner McCracken stated, when you look at the individual plats, you're looking at other traffic 
mitigation that's not kind of the average what we think of as lights and, you know, widening roads, but 
you're also looking curving a road or I know there's some areas that you're going to have like Coeur 
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d’Alene Place where it moves the traffic in ways that are more subtle instead of a light.  
 
Mr. Messner stated, the way Coeur Terre Boulevard, the way that it's laid out in the master plan with the 
curves is just for that. It's the focus, and Mr. Gallinger kind of mentioned before, of trying to focus our site 
traffic back to Coeur Terre Boulevard so that that traffic can exit or enter from Hanley and from Huetter.  
 
Commissioner McCracken stated The Landings and Coeur d’Alene Place are similar, and they’re, 
beautiful in the fall, with the trees on those boulevards. I think maybe some of those efforts going forward 
I think are helpful because I know there are some subtle efforts to mitigate traffic too. But this piece, I do 
think it's a win. You've got the connection at Industrial Loop. I don't know if it could be wider or not. And 
that parcel is kind of funky the way it aligns with Industrial Loop because there is a building right there and 
it abuts to the north that's not on the same parcel. I think that's a win. I do think we have no control over 
what goes on the other side of Huetter, but the fact that this is in the City of Coeur d'Alene. I know it's 
challenging. It's such a big project, but at least we have control over some of those decisions instead of it 
being right up to Coeur d'Alene and something we wouldn't have the County, and we wouldn't have any 
say. I hope that everybody sticks around and is patient with us because it's so big and there's lots of 
moving parts. And I think particularly for, and I feel you being in Indian Meadows, but I think there's just 
like as a volunteer on the Planning Commission, there's parts that we know are coming but we just can't 
decide on yet. But we're trusting that there's a lot of really smart people and experts at the table helping to 
get us there. We want to address those, but they're all kind of working with grants and working in 
timelines. There is some planning going on behind the scenes, quite a bit, I think, more than the time we 
sit up here.  
 
Commissioner Jamtaas stated, he was pleased to hear that there is a master traffic study plan that has 
been completed back in 2023. Has that been published or is it readily available to all those in the room?  
I'm worried that a lot of us haven't seen that or weren't aware of that.  
 
Ms. Patterson stated yes, it's available to the public. They've seen it.  
 
Mr. Messner stated the Coeur Terre 2 study the city received is going to be replaced with the revised one 
because the timing of Coeur Terre 2 and 1 kind of got flipped around.  
 
Commissioner Jamtaas stated, I'm sure there are plans that need to be evolved as new information is 
coming about and as the projects get planned out, but it would be very beneficial if you made that 
information available readily available certainly to the residents of the communities that are going to be 
affected by it. And it sounds like that hasn't happened.  
 
Mr. Messner replied, yes, I know that with all of the studies that we've prepared and submitted to the city, 
I believe those are available online or through public records requests.  
 
Commissioner Jamtaas asked, in your recommendations in that master study, did you take into 
consideration improvements on the Industrial Loop?  
 
Mr. Messner stated, at that time there was not an Industrial Loop connection with the master traffic study. 
That's a new piece to that. The master study does not have that connection to Industrial Loop nor any 
additional improvements to Industrial Loop. We did look at the Industrial Loop intersection at Atlas and 
again there were some signal timing recommendations through the master traffic study there. At that 
particular time, this connection to Industrial Loop wasn't known. We didn't own the property to it. But the 
difference between the two is there is more traffic, there will be traffic using the Industrial Loop and less 
traffic using the other connections throughout the system. It helps to distribute the traffic.   
 
Commissioner Ward asked, did I understand correctly that you said approximately two-thirds of the traffic 
would be distributed towards Post Falls and Spokane?  
 
Mr. Messner stated, not two-thirds of it. We had about 40% of the traffic going to the west. So about two-
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thirds of the traffic is staying either within Coeur d'Alene or going north. The percentage east, just to kind 
of answer that. We showed about 10% of our site traffic using Hanley to the east of Atlas. 10% using 
Kathleen to the east of Atlas, 20% using Seltice east of Atlas, and then about 6% going north on Atlas. 
And again, that was coordinated through the KMPO and through the traffic counts that we have.  
 
Commissioner McCracken asked Mr. Gallinger to respond to a public comment. The trail space, the buffer 
regarding the trail space, all the way down on the east side, will that be maintained by the HOA? 
 
Mr. Gallinger replied, correct.  
 
Commissioner McCracken stated, that's kind of incorporated as far as the mowing and monitoring. If there 
is an issue, would they loop in the police?  
 
Mr. Gallinger stated, yes along with a six-foot privacy fence. Yes, and I think there was an assumption of 
a 10-foot-wide space. In Coeur Terre 1, that common area tract is 50 feet wide with a 12-foot asphalt 
path.  
 
Commissioner McCracken commented, it's significantly wider than what some people were expecting. It's 
similar to maybe like the Prairie Trail, where it's a little bit landscaped, but the trail's right through the 
middle.  
 
Mr. Gallinger stated, the Prairie Trail right-of-way through our Trails subdivision is 100 feet wide. Yes, it's 
pretty wide. But it's not very landscaped. This will be a more landscape-manicured corridor with trees.   
We also have that relocated 24-inch transmission main that'll be about 10 feet off the property line so that 
won't have any trees on it. That'll be open and then we'll have the trail adjacent to that to serve as access 
for the relocated transmission line and then between the trail and our development will be where the trees 
are predominantly planted where we don't have conflicts with the underground pipeline. So that'll be a 
solid buffer and it'll be amazing. And then the fence on the property line.  
 
Commissioner McCracken commented, I guess I was looking at just the bigger numbers. This will be 576 
units. It's about 21%. This phase 1 is about 21% of your cap of your 2,800 units. That's a pretty good 
chunk. I just wanted to highlight that, I guess, that is going to access Hanley's or Industrial Loop. Of 
course, if you're on the west side of the development, I mean, Huetter is going to be quicker anyway for 
those ones. It is a pretty good offload of traffic to those two. But then I was thinking about my 
neighborhood and I'm thinking, well leave it up there, right where you put that new connection. I do think 
that's positive that the density is up there with a new connection, and it will be kind of offloading it from 
everything south. 
  
Mr. Gallinger stated, all residential units in Coeur Terre are closer to Huetter than they are to Atlas. 
Everybody will be closer, and we're trying to make it as convenient as possible for people to get to Coeur 
Terre Boulevard, north to Hanley, or southwest to Huetter. This is the ultimate build-out of the master 
plan. So that's been our traffic basis since the beginning.  
 
Public testimony closed.  
 
Commission Discussion:  

 
Commissioner Ingalls stated, I appreciate everybody's role here tonight. We are volunteers. We're not 
paid to do this, or elected. I applaud people for taking the time to come down tonight. Staff's done an 
awesome job. Applicants answered a lot of tough questions. I think there's been a lot of good 
communication achieved tonight. We asked, what's the forum? This is part of it. I learned more about 
Atlas tonight than I knew about. There’s some low-hanging fruit things that Mr. Bosley said might be able 
to be doable and signal tweaks and right-turn lane here and some things to make things better while we 
wait for 2030, which will be here before you know it. The last five years have gone by pretty fast. That 
said, I emphasize our job here tonight is to look at what's before us, not what's out there. We have a 
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subdivision and the PUD before us, and the attorney would beat us up if we didn't keep our focus on what 
the findings are. Mr. Holm, the planner, laid out those, here's the findings and whatnot. There's a 
connection to Industrial. It couldn't be perfect, isn't perfect. There are a few potholes in there and whatnot. 
But, you know, that said, I would say there's a fair amount of good here from, you know, the macro 
standpoint, big picture, you know, in terms of what is trying to be achieved here. We've got 5% affordable 
housing units. We've got a 5.4-acre park. That's great. The residential units that you see there it's 3.9 
units per acre. That's half of what's allowed. The housing variety, I think is good. There's something for 
seniors in there and whatnot. I think the applicants have done a great job of just the physical layout of the 
thing. Traffic mitigation is for this phase, and Mr. Bosley has a piece in the staff report that talks about 
that. He says that the traffic mitigation, the three items, the left turn pocket off Industrial, signal timing 
between Huetter and Atlas on Hanley, and the signal at Coeur Terre. Those are the things that he has to 
have mitigated. And the applicant has said they are on board with each and every of those conditions. In 
his mind, this meets the findings.  
 
Commissioner Ward stated, no one likes change, myself included. And usually when it has to do with 
growth, it's traffic. We all object to it. We want to sit in the whole afternoon, going to work, coming from 
work, whatever. This project, Coeur Terre as a concept plan, was approved three and a half years ago. 
This, what you're doing now, Phase 1, is what, four, five, six years to build out? Now we're 10 years out, 
and all we've got on that acreage is 500-plus units. A lot of units, but in a community like Coeur d'Alene 
and what's going on, it's probably essential units, particularly with the mix with elderly housing and 
apartments and single-family homes. I'm sure in your mind as a developer, you look down that south 
pathway and think, well, you're going to have more single-family homes. You're going to have this, that. 
That being the case, I would have a much difficult time thinking of a 10-foot setback next to single-family 
homes as opposed to next to an Industrial Park. That's the first thing. Second thing, I don't know how you 
can project what you'll be wanting to build on that property in 10 years. It's like asking us to have a crystal 
ball to say, well, this isn't going to happen or that is going to happen. No way of us knowing that. The only 
thing I will say is, I think the people in this commission have certainly heard what the people are 
concerned about, the connection through to Atlas and the current roadway conditions that are around 
there. Some of it may be fixed. I'm sure you're paying how many million dollars in different, not impact 
fees, but actually fees for the water, sewer, all those sorts of things. When it comes time to do Phase 2, 
you're going to have to show us how the impact of Phase 1 doesn't impact Phase 2. It's pretty hard to do 
without justifying any additional traffic, any east way drives. I'm not even sure why people would want to 
go east, essentially. It's a lot easier to go right across Hanley to get over into Coeur d'Alene.  I've seen 15 
articles in the newspaper over the past few weeks all about this and traffic. I think I only got about 15 
letters, but I'd say 14 had to do with traffic. Twelve of them had to do with traffic and I thought Industrial 
Loop was a great way to address it at the current time. And I hope that between now and the next phase, 
there are some options we must now to address it, not knowing at this point what you're going to be 
building. But I don't have a problem with what you're doing here, at least on this first phase. I and the 
others, we hear what people are saying but recognize your concerns as well.  
 
Commissioner Jamtaas commented, I agree with Commissioner’s Ingalls and his compliments to the staff 
and to the developer and to all your comments that have created a project that has a lot going for it. I was 
really thankful that you are starting with Affinity. I think senior living is a big need in this area like it is in 
most places. To start with that project means a lot. I agree that the parks are wonderful. The bike paths 
are great. The landscaping plan looks like it's more than we could ask for. I think that the addition of 
access and egress through Industrial Loop makes an awful lot of sense. I guess we'd have a question for 
the group is could we make improving Industrial Loop as a condition of approving Phase 1? Making that 
road more drivable, safe? Does it address the potholes?  
 
Commissioner McCracken stated there is a condition on there already for the road in adding a turn lane. 
She asked Ms. Patterson, is that correct?  
 
Ms. Patterson stated, that's correct. That's condition number 28.  
 
Commissioner McCracken read the condition: “…the developer will be responsible for adding a left turn 
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lane on Industrial Loop at the proposed Coeur Terre access, making signal timing changes and 
coordinating the traffic signals on Hanley between Atlas Road and Huetter Road, and installing a new 
traffic signal at Coeur Terre Boulevard and Hanley Ave.”  
 
Commissioner Ingalls commented, we've heard from the City Engineer.  He has worked with them many 
times, they’ve consulted, and he's identified the mitigation, and that's what he's put forth. I think we need 
to support staff and respect that they've done their work and leave it at that.  
 
Commissioner McCraken stated, they also purchased that piece of property from our first pass at this. It's 
been purchased and is even an access point because of their contribution. I think that's important to note, 
which we very much appreciate.  
 
Commissioner Jamtaas stated, I heard not only from Commissioner Fleming and others that are very 
familiar and obviously from the residents that the roads need help beyond just the light and the 
coordination that it’s maybe too narrow, maybe it's not beefy enough, maybe there's too many potholes. It 
sounds like it needs more help than just the conditions that you read.  
 
Commissioner McCracken stated, it does and said Ms. Patterson could probably speak about a state 
statute or rules to that affect if a developer is asked to do improvements that are related to project 
impacts versus community impacts. If a road is an F, you can't require them to make it an A.  
 
Ms. Patterson stated, yes, there would need to be a rational nexus. It’s a little tricky if there's already 
deficiency and trying to have a developer pay for something to come into compliance if it's not truly just 
their project, right? The road was designed as an industrial road for industrial businesses. It wasn't 
designed to be a fully functioning road with bike lanes and sidewalks and all of that. The pavement itself 
is deficient and has, as Mr. Bosley mentioned, kind of alligatored, and I think there's a plan that the city 
would probably come back in and improve the road with chip seal. We could bring Mr. Bosley back up to 
speak to him about that. There's the re-pavement of it that's something that the city could do versus if 
you're talking about full-blown improvements to the road that it wasn't anticipated to be designed for. And 
then, depending on the designation of the road, if it doesn't have a classification, we can't really go out 
and apply for grant funds.  
 
Commissioner Coppess stated, is there some kind of recommendation based on hearing Ms. Carol and 
other comments about the concerns of improving Industrial Loop? And is there some way based on 
Commissioner Jamtaas’ point, a way we can write that in as a provision into approving this tremendous 
project? Is there something that you guys would want to flesh out? Ms. Patterson we're talking about 
funding, city funding here for something that we don't have the authority to do, and somehow, it's not. I 
don't know how that would work or if it's even possible. I'll start with Mr. Bosley and Mr. Gallinger, would 
you both think about it? 
 
Ms. Patterson stated, if you added a condition, the applicant team would have to agree to. It depends on 
what you're asking for. Are you asking for repaving or are you asking for other improvements? That'd be 
something they'd have to weigh in, and it might be helpful to have Mr. Bosley come back up because I am 
certainly not an expert on roadways.  
 
Mr. Bosley stated, I did have a conversation with the applicant about repaving Industrial Loop. It would 
take more than a chip seal. It would likely have to be the existing surface removed and replaced because 
it's so alligatored. That is a huge ask. It's a long way to be repaving a road that far. I could guess what 
they're going to say, but you'd have to talk to them about it. It would be something that we could put into 
our overlay schedule as we put it together every year. It would likely be something that we wouldn't want 
to accomplish until after this phase as the infrastructure is built out. Unlike the development and 
annexation agreement that said that construction traffic can't go through Indian Meadows, there was 
nothing in there about it going through Industrial Loop. I think the pavement would just take more of a 
beating over the next few years. It is something that we can keep an eye on and put it in our schedule. 
We can't use impact fees for something like that, unfortunately, because it is not something that would 
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increase capacity of the corridor.  
 
Commissioner Ingalls stated, it sounds like maybe it needs some attention anyway. What you're saying, I 
think I heard that with the timing of all this, you would have multi-years of getting it into a plan without 
having to make it a crisis. 
 
Mr. Bosley replied, correct. 

         
Motion by Commissioner Ward, seconded by Commissioner Ingalls, to approve item PUD-1-25 with 
conditions.  Motion Carried.   
 
ROLL CALL:  
Commissioner Fleming  Voted Aye  
Commissioner Jamtaas  Voted Aye  
Commissioner Ingalls  Voted Aye   
Commissioner Coppess  Voted Aye  
Chairman Messina                      Voted Aye  
Commissioner Ward  Voted Aye   
Commissioner McCracken Voted Aye  
 
Motion to approve carried by a 7 to 0 vote.  
 
Motion by Commissioner Ingalls, seconded by Commissioner Coppess, to approve item S-2-25 with 
conditions. Motion Carried.   
 
ROLL CALL:  
 
Commissioner Ward  Voted Aye 
Commissioner Jamtaas  Voted Aye  
Commissioner McCracken Voted Aye  
Commissioner Fleming  Voted Aye  
Chairman Messina                      Voted Aye  
Commissioner Coppess  Voted Aye  
Commissioner Ingalls  Voted Aye   
 
Motion to approve carried by a 7 to 0 vote.  
 
Motion by Commissioner McCracken, seconded by Commissioner Fleming, to approve item LS-1-25. 
Motion Carried 
 
There was a 10-minute recess and then Chairman Messina opened the public hearing.  
 
2.  Applicant: Glacier 505, LLC (Parkwood) 

Location: 505 W. Kathleen Avenue 
Request: A Preliminary Plat request for 10 commercial lots known as “Junction at 

Kathleen” Subdivision  
  QUASI JUDICIAL (S-3-25) 

 
Barbara Barker, Associate Planner made the following statements:  
 
Glacier 505, LLC is requesting approval of a ten (10) lot Preliminary Plat known as the “Junction at 
Kathleen” subdivision. If approved, this Preliminary Plat would allow for ten commercial lots with uses as 
allowed in the C-17 zoning district.  
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The property is currently zoned Commercial District (C-17), and the proposed 10-lot subdivision is 
intended to support a phased development.  Five (5) of the lots face the US95 corridor, with Lot 10 facing 
both the highway corridor and Building Center Drive. Lot 3 sits on the Kathleen/US95 intersection with 
prime visibility. Two other lots face Kathleen Avenue with an additional three (3) internal lots with a future 
phase, the owner intends to vacate a portion of the bulb turnaround at the north end of existing Building 
Center Drive which will create a continuous loop, thus providing north access to the site from Building 
Center Drive. Most of the property is undeveloped and the existing building on the southeast corner of the 
property will be demolished prior to final plat approval.  
 
Ms. Barker noted there are 4 findings, which must be met, Findings B1-B4.  
 
Finding B1: That all the general preliminary plat requirements (have) (have not) been met as attested to 
by the City Engineer. Chris Bosley, City Engineer stated the “Junction at Kathleen” Preliminary Plat 
submitted for consideration contains all of the general preliminary plat elements required by the Municipal 
Code.  
 
Finding B2: That the provisions for sidewalks, streets, alleys, rights-of-way, easements, street lighting, fire 
protection, planting, drainage, pedestrian and bicycle facilities, and utilities (are) (are not) adequate. The 
private road (Tract A) is planned with 26’ curb-to-curb width (total of 55’ width) including 8’ planting strips 
(for parking screening and street trees) as well as 6’ sidewalks on both sides for connectivity, and a 
shared easement for water and wastewater, and will include fire hydrants. Street tree easements will be 
provided along US95 and Kathleen Avenue. Christ Bosley, City Engineer stated for storm water that the 
City Code requires a stormwater management plan to be submitted and approved prior to any 
construction activity on the site. Development of the subject property will require that all storm drainage 
be retained on site. This issue will be addressed at the time of plan review and site development of the 
subject property. Regarding streets, he stated, the subject property is bordered by Kathleen Avenue to 
the south, US-95 to the east, and Duncan Drive and Building Center Drive to the west. Any sidewalks 
bordering the property must be brought into ADA compliance at the time of site development.For traffic 
impacts, he stated, a Traffic Impact Memorandum was completed by CivTech for Phase 1 of the 
proposed development. No mitigation measures will be required for Phase 1. A future Traffic Impact 
Study will be required prior to bringing forward final plats for the remaining lots that are expected in future 
phases.  
 
For water, Glen Poelstra, Water Assistant Director stated,There is adequate capacity in the public water 
system to serve this project with appropriate domestic, irrigation, and fire flow demands. There is currently 
an 8” water main stubbed into the property with 4 fire hydrants, 1-2” service, and 1-1” service tied into the 
main. There is a 12” AC water main on W Kathleen Avenue and 8” water mains bordering both the NW 
and NE sides of the property.  
 
Larry Parson, utility project manager for the Wastewater Department said, the City's Wastewater Utility 
presently has the wastewater system capacity and willingness to serve this request as proposed. City 
Sewer is available to the subject properties within the city utility easements to the east and the north. 
Sewer Policy #716 requires all legally recognized parcels within the City to individually connect and 
discharge into (1) sewer connection. One Lot, One Lateral. Appropriate sewer CAP fees will need to be 
paid at the time of building permit.  
 
Craig Etherton, Deputy Fire Marshal stated, the fire department has discussed this project with the 
applicant and the water department for water supply requirements. There are no concerns with serving 
this proposed subdivision.  

Finding B3: That the proposed Preliminary Plat (does) (does not) comply with all of the subdivision design 
standards (Ref. Chapter 16.15.) and all of the subdivision improvement standards (Ref. Chapter 16.40.) 
Per Engineering and Planning review, for the purposes of the “Junction at Kathleen” Preliminary Plat, both 



 

PLANNING & ZONING COMMISSION MINUTES                              DECEMBER 9, 2025 Page 34 
 

subdivision design standards (chapter 16.15) and improvement standards (chapter 16.40) have been 
vetted for compliance. 

Finding B4: The lots proposed in the Preliminary Plat (do) (do not) meet the requirements of the 
applicable zoning district. The applicant has proposed a total of ten (10) commercial lots on the subject 
property, which is zoned C-17. At the subdivision level, minimum site performance standards must be 
met. There is no current request for a Planned Unit Development (PUD). Development associated with 
this subdivision will be subject to all Municipal Code requirements and the Commercial Design 
Guidelines. 

 
Ms. Barker said there are 17 recommended conditions for the project. Fire and Police have no conditions 
currently.  
 
Decision Point:   
 
Ms. Barker noted the alternative action this evening. The Planning and Zoning Commission must consider this 
preliminary plat request and make separate findings to approve with or without conditions, to deny or deny 
without prejudice.  
 
Mr. Barker concluded her presentation. 
 
Commissioner Fleming asked for clarification on the condition related to the existing sidewalk. , That's a 
concrete sidewalk and now they want an asphalt sidewalk instead of the concrete sidewalk?  
 
Ms. Barker stated, it is concrete now and it would be replaced with asphalt if they have to change it out in 
the future. That was at the request of the Trails Coordinator.  
 
Commissioner Fleming commented, I don't see any site map that picks up the Fred Meyer and Parker 
Toyota egress-ingress on that hill that's opposite. I just don't know where it is in comparison to this 
ingress-egress of this new road. Is there anything showing on our site maps that captures where that is? 
Because we do have left turns that back up. I go up and down that road a lot. I can see what happens 
when you're trying to cross into what's coming up the hill and trying to get left, and you're trying to get 
across or go across and head down south on 95. I wanted to know what's coming out of that where that 
load is coming off of Fred Meyer down that hill and I just can't tell where their new ingress-egress is? 
 
Ms. Barker stated, yes and pulled up an exhibit.  
 
Ms. Patterson stated, it would be helpful if Mr. Bosley came up. He spoke with the applicant about that 
and he had them adjust their entrance to align better with the Parker Toyota entrance just so they will be 
offset.  
 
Mr. Bosley stated, their new proposed the ingress-egress for this development is directly across from 
Parker Toyota access right there. The most easterly one is further west than any of these. When they first 
drew this plan up, it was slightly offset with Parker's. That made me worry that there were going to be left-
turn conflicts because two people turning left opposite directions would be in each other's way and cause 
conflict. So, they, at my request, relocated that approach to be directly across from Parker. So now we 
eliminate that left-turn conflict.  A concrete median, of course, would solve all of that, but that would be a 
big issue for this development as well as a lot of push back from others as well.  
 
Commissioner McCracken stated, it just seems when people are trying to make that light before it 
changes across 95, they're usually going relatively fast. And that's a pretty quick intersection right there.  
 
Commissioner Ingalls stated, when I looked at the packet, I noticed that Junction Way is in Tract A. It 
must be a private street. I guess that's okay. Whether the applicant might talk to it or I think it's probably 
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appropriate as a private street but recognize it's going to kind of function a lot like a public street. And I 
think a comparable, if I can think of one, you might have familiarity since you developed a lot of Ironwood. 
Is it Ironwood Parkway that goes between Ironwood and Lakewood? It's kind of a street that's not a street, 
but it seems to function. You know, if my worry was that it gets maintained, the potholes get fixed, 
somebody comes along to plow it or whatever, it seems to work. And I guess this will too. I'll just kind of 
assume it will. But maybe you could just briefly touch on that when you come up.  
 
Public testimony opened.  
 
Ryan Nipp introduced himself and stated he is with Parkwood Business Properties. I'm a partner at 
Parkwood. We have adequately provided for the provisions for sidewalks, roads, street, lighting, fire 
protection, landscaping, and utilities. We comply with all the subdivision design standards and the lots 
proposed in the preliminary plat meet the requirements of the zoning district. I'm not going to be 
redundant with what Barbara presented. I wanted to just explain a little bit about Parkwood. Our business 
is a local commercial real estate development and management company. We were founded in 1975. 
We're second generation and we're family owned. We all live here, raise our family here. I'm fourth 
generation, my kids are fifth generation. Our property types include office and medical office, retail, tech 
flex, hospitality, and multifamily. These next few slides are just pictures of our current buildings and 
projects that we developed and currently manage.  I just wanted to show you just a few pictures of our 
properties to explain kind of our experience our capabilities. Our project that we're in front of you tonight, 
it's zoned C-17. All these projects you will see are allowed in that C-17 zoning district. I'm going to discuss 
a little bit of our Phase 1, but then the rest we don't have plans yet. It could be any of these type of 
projects and just wanted to convey to you we have that experience in that capability. This building here is 
our 1250 Ironwood Drive building. It's a three-story general office building. Here's another general office 
building near our 1110 Park Place building, two-story building with a really nice atrium. Another general 
office building, our rear-view tower office building, which is next to these other two general office buildings 
as I discussed. Medical office, we have medical office product as well. This is our 700 Ironwood Drive 
building and to the left is our 1919 Lincoln Way building. This is an aerial of those two buildings. These 
two buildings are connected via an underground tunnel connected to the Kootenai Health hospital. This is 
one of our TechFlex buildings, home to advanced input systems. This is one of our multifamily projects. I 
was actually in front of all of you a few years ago regarding this project. We think it turned out really, well, 
and this is called the Timbers in the Riverstone neighborhood. We own a couple of hotels, the Holiday Inn 
Express, the Spring Hill Suites, and then we own retail buildings as well, including Best Buy, and our 
Silver Lake at 95 power center, which is next to Best Buy. Both Best Buy and this center are along 
Highway 95. And then our grocery-anchored Prairie Shopping Center in Hayden, also along Highway 95. 
And you can see Highway 95 there. I've explained many projects that are on Highway 95 that are larger 
projects. You can see where I'm going here with this. But also see the abundance of greenery. trees and 
that's a staple of Parkwood. We believe to have gracious landscapes, greenery, trees and I want you now 
a segue into this latest project. It's an existing site that we want to redevelop. We're excited to redevelop 
this project, these 15 acres and so this is the project that we're talking about and here's the building. This 
does not represent our community. This is not Coeur d'Alene. We're ready to demolish this building. If 
we're so fortunate that you approve of this preliminary plat tonight, we will literally start demo, we think, as 
soon as next week. It might take a few weeks to start the process, but we are ready to go, and we might 
start demo next week. I'd like to discuss Phase 1 with you. You've seen this already, but in the dotted line 
is our Phase 1. It is four lots. Why we're getting kicked off and getting this started now is we're in 
negotiation with STCU to be on the corner lot to have a branch and potentially a headquarters there. They 
are working on that design. We will start this phase one next spring. STCU would start, we hope, 
construction in the summer and delivery in 2027. We are going to move pretty fast on this Phase 1. So 
finally, the building is demolished. You're starting to see the design and start of our grand boulevard, 
trees, landscaping, etc. beyond that dotted line, beyond those four lots, our strategy would be to identify 
the right use that would complement the site and the neighborhood. As mentioned, we want generous 
landscaping. We have a 55-foot-wide tract to create this grand boulevard feel through the site. So, you 
have the road, green, landscaping on both sides and sidewalks beyond that. At full build-out, we want this 
to feel connected. intentional, almost village type feel. Again, we don't know the uses yet. We'll wait for 
the right use, but we want to be proud of this project. We want the Coeur d'Alene community to be proud 
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of this project. We are very excited to get moving forward on that. 
 
Commissioner McCracken asked about the approach.   
 
Mr. Nipp stated, a few years back we had two approaches on Kathleen Avenue. We closed one approach 
off at the request of the city. We would demolish the remaining approach and create a new approach just 
to the west of that existing approach. And that would line up with the new approach at Parker Toyota. 
They have two approaches. It would be their west approach. It gives you a little room for stacking from 
the intersection, so it's a little bit better for ingress and egress. We think that's a pretty good alignment. 
We agreed with Mr. Bosley. Let's relocate that existing approach a little bit to the west, so it aligns with 
Parker Toyota’s approach, and we think that'll be good for circulation.  
 
Commissioner Ward stated, I generally have no problem with the plat. City staff says it's okay. It meets 
requirements. It's good for me and I do know who Parkwood is, but I must ask. It's rather a convoluted 
plat, is that future design imagined or is something in the soil that dictates the way all that has to go?  
 
Mr. Nipp stated, there's a reason why there's a Phase 1. For the future phases, the topography and some 
unsuitable fill on the site determined the layout. That's going to take a lot of work and more study. We like 
the meandering boulevard. We think that's just kind of a nice design for the site. But at the end of the day, 
we don't know what those uses are, and those lot lines could adjust in the future. We've got a good feel 
on that Phase 1for Lots 1-4, but for Lots 5-10, Commissioner Ward, I don't know, to be honest with you. 
That could change.  
 
Commissioner Ingalls stated, I don't have any heartburn really. But I have a question about the 
appropriateness of this being a private rather than a public street. Assure me that it's going to be 
maintained nicely in perpetuity forever. Is it fair to compare it to Ironwood Parkway. That seems to be 
working well. Touch on that, if you would.  
 
Mr. Nipp stated, based on this boulevard, it's going to be generous with the street width. We'll meet those 
requirements. The green space, I think, it's six to eight feet on each side and then you have eight feet on 
each side and then the six-foot sidewalk beyond that. It's going to be very, very generous, allowing us for 
snow removal. We do a lot of it. We're used to it. We're capable, so it's going to look great. It has to look 
great. And for the use of others on the street, I think it'll be very well maintained. We're going to have 
CC&Rs. There are going to be covenants tied to that. We'll manage it. There are 10 lots, but most likely 
we don't like to sell. Most lots we'll probably keep and own, and we're just going to manage that site like 
we do with a lot of our other properties. But we even have that discussion with the city, should it be public 
or private? And there's arguments either way.  
 
Stacey Peppin introduced herself and stated she is the principal at Coeur d'Alene Charter Academy. I 
have lived as a resident here for 40 years, and I know there is going to be growth. My job coming to you 
today is to ask you to really think about how you want to infill the rest of the city and what you want to do 
with your decisions. And I think you all take that very seriously, already hearing all the testimony from 
today. The Coeur d'Alene Charter Academy is a public school, and it's located immediately adjacent to 
the property that we're referring to. We are currently the number one school in the state. We put out the 
top students in the area, the top students in the state, and we inspire the best students in our area. I really 
don't want to do anything that's going to hinder the safety of my students and that's why I'm here. That's 
what I'm the most concerned about. I had a video that I was hoping to play during my testimony, when I 
was talking, so you could just watch it and listen at the same time. We took a video of drop-off and pickup 
in the morning around our street. So that is on the Building Center Drive right there. We do have flaggers 
that are approved by the city to help, but it's just going to walk you through. It's on fast speed, so you can 
see what it looks like. On a daily basis, our school experiences significant traffic and student safety 
constraints during our student drop-off and pickup. We are requesting that those factors be carefully 
considered as you evaluate your request to rezone. We do not provide public bus transportation, so 
nearly all of our approximately 600 students arrive and depart by a private vehicles, producing heavy 
congestion on surrounding streets during our pickup and drop-off times, which is two times a day. In 
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addition, we also have students walk or bike to campus, which increases the pedestrian safety concern in 
the area. On our campus we have a north and south building. Duncan Drive runs between the two parts, 
and we have students crossing the road approximately 600 every hour crossing that road. In the video, at 
some point, we'll show that during the day right here are the kids crossing the road during that day. This is 
a one-way road, but it would be right off of Building Center Drive, and it's definitely a concern. It's very low 
traffic right now for our school, but it would definitely be affected by this. After reviewing the packet, we 
noted that no photographs or documentation or traffic conditions or intersections were west of the 
property to show any of this. And after talking with Mr. Nipp today, he came and visited with me, it's 
supposed to be a part of phase two and phase three to look at a traffic study of that. But my concern is if 
this phase one is approved and the road shows going directly into Building Center Drive, that would make 
a very big safety concern for me and our students. The other direction that you can go out of our 
development is Dalton Avenue and North Pioneer Drive, and that intersection has been horrible since I 
was in high school. It's ridiculous. Any additional traffic would have to go that way or go through Kathleen 
that comes there, and those both would be very congested. For these reasons, we, Mrs. Hammond, the 
vice principal and I, who's not here tonight, ask the city to require the applicant to demonstrate that there 
will not be an adverse or hazardous effect to our student safety prior to approval of a new zoning. I would 
like to invite each of the commission members to come and observe our campus during peak drop-off or 
pick-up time so you can see the conditions firsthand, and I'd be happy to coordinate a time that works for 
you. 
 
Applicant rebuttal.  
 
Mr. Nipp stated, Principal Peppin and I went to Coeur d'Alene High School together. We had a good 
conversation today, and I understand her concerns. My kids went to charter.  My business partner, Chris 
Meyer, and his kids went to charter. We've been there. We've seen it. We understand. We have not 
created that problem, but it is a challenge. Phase 1 is very close to what traffic was generated when we 
had the Atlas Building Supply Building in operation, or BMC. No impact there. Now, future impacts, that's 
where we're going to have to roll up our sleeves and figure it out. As a condition with the city, which we 
agreed to, at phase 1, that road does not connect to Building Center Drive. You saw the dotted line. It 
does not extend. In future phases, we have to work with the city. We have to do a traffic impact study, an 
update to it, and we have to work with the city. We have an idea with ITD, work with charter to come up 
with a solution for future impact. For Phase 1, I don't think we have an issue. It's future phases, and we 
are required to work with the city before we can do future phases, and we understand that, and we agree 
to it. What Principal Peppin was communicating here is this road will end right now in Phase 1, kind of in 
this area will not connect to Building Center Drive. But in future phases, that's when we have to work with 
the city of Coeur d'Alene and our neighbors to figure out how to mitigate future traffic in this area. For 
future phases, we are wanting our road would connect into Building Center Drive. You will see we're 
already doing work with ITD, just beginning conversations to see if we can convince them to get on board 
with approving a right in, right out off of Highway 95. We would dedicate our property to the city of Coeur 
d'Alene that could be a public road that connects into Building Center Drive. And not only are we 
mitigating our future traffic, but now we're coming up with a solution that we did not cause but trying to be 
good neighbors. We are actively, taking the next steps after this kind of effort. We'll begin to start working 
with ITD. I want to convey to you, we're already working on it. We're already thinking about it.  
 
Commissioner McCracken stated, I have a question on just the findings and the way we have it written 
out. Right now, we have it written as a 10-lot preliminary plat, but then there's a Phase 1 and a Phase 2. 
Is there a way to just separate them and approve the phase one and then have the phase two come back 
when all that's figured out?  
 
Ms. Patterson responded, we had had those conversations with the applicant team, and the thought was 
it's best to kind of understand the whole project, that's why they came forward with the full preliminary plat 
versus just the smaller area. But having it phased with these conditions built in offers that protection. And 
then if anything does change that's not substantially consistent with this, they would then have to come 
before the Planning and Zoning Commission, just like any other project, to amend the subdivision. The 
thought was at least give the full picture of how everything's going to work so we understand traffic, utility 
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connections, all those things, but knowing that the Phase 1 doesn't have any of those impacts that need 
to be mitigated for traffic and there's kind of a need to move forward quickly for the applicant team. That 
was the best approach and staff was on board with having the conditions that gave the additional 
protections due to the additional studies and then that may or may not necessitate a change to the 
preliminary plat.  
 
Public testimony closed.  
 
Commission discussion.  

 
None.  
 
Motion by Commissioner McCracken, seconded by Commissioner Fleming, to approve item S-3-25 
with conditions. Motion Carried.   
 
ROLL CALL:  
 
Commissioner Fleming  Voted Aye  
Commissioner Jamtaas  Voted Aye  
Commissioner McCracken Voted Aye  
Commissioner Ward  Voted Aye  
Chairman Messina                      Voted Aye  
Commissioner Ingalls  Voted Aye  
Commissioner Coppess  Voted Aye  
 
Motion to approve carried by a 7 to 0 vote.  
 
 
ADJOURNMENT: 
 
Motion by Commissioner Ingalls, seconded by Commissioner Coppess, to adjourn.  Motion carried.  
The meeting was adjourned at 10:10 p.m.  
 
Prepared by Traci Clark, Administrative Assistant 
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     PLANNING AND ZONING COMMISSION  
 STAFF REPORT 
 
 
FROM:   BARBARA BARKER, ASSOCIATE PLANNER 
DATE:   JANUARY 13, 2026 
SUBJECT:                  A-1-26:  A PROPOSED 1.937-ACRE ANNEXATION FROM 

COUNTY AG-SUBURBAN TO CITY R-3 (RESIDENTIAL AT 3 
UNITS PER ACRE) 

LOCATION:  2739 E. THOMAS LANE 
 
 

 
APPLICANT:                                      ENGINEER:                                       
Aspen Homes                                     Olson Engineering 
1831 N. Lakewood Dr.                        1649 N. Nicholson 
Coeur d’Alene, ID 83814                     Post Falls, ID  83854 
 
 
DECISION POINT:   
Should the Planning and Zoning Commission recommend adoption or rejection of the 
requested R-3 zoning prior to annexation of 1.937 acres? 
 
The Planning and Zoning Commission’s role in the annexation request is to provide a 
recommendation to the City Council on appropriate zoning prior to annexation. The City 
Council will make the final decision on the requested annexation at a subsequent public 
hearing. 
 
 
BACKGROUND INFORMATION: 
The property is currently located in the County AG-Suburban zone, suitable for one 
single-family dwelling or one two-family dwelling, with a minimum lot size of 2 acres 
unless in a conservation development.  The current size of this property is 1.937 acres, 
just under this minimum requirement but grandfathered-in to allow for building permits 
and considered a conforming lot, as per the Kootenai County Land Use and 
Development Code.  
 
The property is contiguous with Coeur d’Alene city limits and is within the Coeur d’Alene 
Area of Impact (AOI). If the applicant is approved for annexation, the requested zoning 
would be the City’s R-3 zone. This zone requires a minimum lot size of 11,500 square 
feet and is suitable for single-family housing. The density allowed for this zone is 3 
dwellings per acre. 
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The current property is not connected to City utilities.  If the annexation is approved, the 
applicant would connect to city sewer and water systems to better serve this property 
and shall meet all other requirements and policies imposed by the City.   
 
The owner would like to develop the property into smaller lots, upon approval of the 
annexation. A subdivision with four residential lots and an access road tract has been 
applied for in conjunction with this annexation request.  
 
SUMMARY OF FACTS:   
The following facts align with the facts listed in the draft Findings and Order worksheet 
for the Planning and Zoning Commission’s consideration. These facts can be modified 
and added to as part of the motion associated with the Findings and Order. 
 
A1. All public hearing notice requirements have been met for item A-1-26. 

• Notice of the public hearing must be published in the official newspaper of the 
City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The 
Notice was published on December 27, 2025, seventeen days prior to the 
hearing.  

• Notice of the public hearing must be posted on the premises no less than one (1) 
week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted 
on the property on January 3, 2025, ten days prior to the hearing.  

• Notice of the public hearing must be provided by mail to property owners or 
purchasers of record within the land being considered, and within three hundred 
(300) feet of the external boundaries of the land being considered. Idaho Code § 
67-6511(2)(b). Sixty-two (62) notices were mailed to all property owners of record 
within three hundred feet (300') of the subject property on December 19, 2025.  

• Notice of the public hearing must be sent to all political subdivisions providing 
services within the planning jurisdiction, including school districts and the 
manager or person in charge of the local public airport, at least fifteen (15) days 
prior to the public hearing. Idaho Code § 67-6509(a). The Notice was sent to all 
political subdivisions providing services within the planning jurisdiction, including 
school districts on December 19, 2025, twenty-five days prior to the hearing.  

• Notice of the public hearing must be given to a pipeline company operating any 
existing interstate natural gas transmission pipeline or interstate petroleum 
products pipeline, as recognized by the pipeline and hazardous materials safety 
administration, with a center point within one thousand (1,000) feet of the 
external boundaries of the land being considered, provided that the pipeline 
company is in compliance with section 62-1104, Idaho Code. Idaho Code § 67-
6511(2)(b). The Notice was sent to pipeline companies providing services within 
1,000 feet of the subject property December 19, 2025. 

 
A2. Public testimony will be received at a public hearing on January 13, 2026. 
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A3. The subject site is located in an unincorporated area of Kootenai County, is 
adjacent to City limits and within Coeur d’Alene’s Area of Impact (AOI). The total 
area of the subject property measures 1.937 acres. It is zoned AG-Suburban and is 
currently vacant. 

 
A4.  If approved for annexation with City R-3 zoning and subdivision under S-1-26, the 

project would include four (4) residential lots and a private, dead-end access drive 
with City utilities and access off Thomas Lane. Properties within city limits in the 
vicinity of the subject property are of similar density and are also zoned R-3. 

 
A5. The Comprehensive Plan Future Land Use Map designation is the Single-Family 

Neighborhood Place Type. Single-Family Neighborhood places are the lower 
density housing areas across Coeur d’Alene where most of the city’s residents live, 
primarily in single-family homes on larger lots. Supporting uses typically include 
neighborhood parks and recreation facilities connected by trails. Compatible 
Zoning is listed as R-1, R-3, R-5, and R-8; MH-8 

 
A6.   Staff identified Comprehensive Plan goals and objectives for particular consideration 

by the Planning and Zoning Commission on page 13 of this staff report. See 
Attachment 2 for the full list of Comprehensive Plan goals and objectives. The 
Commission will review the full list as part of their determination of compliance. 

 
A7. City utilities and facilities are available to serve the project site, if annexed. All 

departments have indicated the ability to serve the project with the additional 
conditions as stated at the end of the staff report. 

 

A8. The subject property has very little grade change and is relatively flat. The 
properties to the west are at a higher elevation. The property was recently cleared 
and leveled.  

 

A9. Due to prior uses on the property, an Environmental Site Assessment was 
performed by a third party. No evidence was found for a recognized environmental 
condition (REC) and no further environmental assessment is recommended. See 
Attachment 3 for summary of the Assessment. 
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SITE CONTEXT:  
 
PROPERTY LOCATION MAP:  

 
 
  
AERIAL PHOTO:   
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ANNEXATION MAP: 
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EXISTING ZONING MAP: Kootenai County Zoning Districts  
The property is surrounded by County AG-Suburban zoning to the north and east.  
        
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
PROPOSED ZONING:   
The proposed City R-3 zoning is shown on the map on the following page.  The R-3 
zoning district is consistent with the existing zoning of the surrounding properties in the 
vicinity of the subject property to the west and south within Coeur d’Alene city limits.  
 
R-3 ZONING DISTRICT: 
This district is intended as a residential area that permits single family detached housing at 
a density of 3 dwelling units per gross acre.  This district is intended for those areas of the 
city that are developed at this density or are preferably developed at this density because 
of factors such as vehicular access, topography, flood hazard and landslide hazard. 
  

Proposed 
annexation 
area 

Kootenai County 
AG-SUBURBAN 
 

City 
Limits 
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EXISTING ZONING MAP: City Zoning Districts 
The property is surrounded by City R-3 zoning to the west and south. 

 
 
 
 
Approval of the requested R-3 zoning would allow the following potential uses of the 
property. Note that the requirements listed below are required at the time of building 
permit. 
 
17.05.020: PERMITTED USES; PRINCIPAL: 
Principal permitted uses in an R-3 district shall be as follows: 

• Administrative. 
• Essential service (underground). 
• "Home occupation", as defined in this title. 
• Neighborhood recreation. 
• Public recreation. 
• Single-family detached housing. 

 
17.05.030: PERMITTED USES; ACCESSORY: 

Accessory permitted uses in an R-3 District shall be as follows: 
• Accessory dwelling units. 
• Garage or carport (attached or detached). 
• Private recreation facility (enclosed or unenclosed). 

 
17.05.040: PERMITTED USES; SPECIAL USE PERMIT: 
Permitted uses by special use permit in an R-3 District shall be as follows: 

City 
Limits 

Proposed 
R-3 zoning 

ROW included 
(not zoned) City R-3 
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• Commercial film production. 
• Community assembly. 
• Community education. 
• Community organization. 
• Convenience sales. 
• Essential service (aboveground). 
• Noncommercial kennel. 
• Religious assembly.  

 
 
17.05.050: SITE PERFORMANCE STANDARDS; MAXIMUM HEIGHT: 
Maximum height requirements in an R-3 District shall be as follows:  

Structure Type Structure Location 

In Buildable Area For 
Principal 
Facilities 

In Rear Yard 

Principal structure 32 feet  n/a 

For public recreation, community 
education or religious 
assembly activities 

45 feet n/a 

Detached accessory building including 
garages and carports 

32 feet With low or no slope 
roof: 14 feet 

With medium to high 
slope roof: 18 feet 

 
17.05.070: SITE PERFORMANCE STANDARDS; MINIMUM LOT: 
Minimum lot requirements in an R-3 District shall be eleven thousand five hundred 
(11,500) square feet. All buildable lots must have seventy five feet (75') of frontage on a 
public street, unless an alternative is approved by the City through normal subdivision 
procedure (i.e., cul-de-sac and flag lots), or unless a lot is nonconforming.   
 
(NOTE: See Planning Condition for 75’ frontage requirement on private access 
driveway) 
 
 
17.05.075: SITE PERFORMANCE STANDARDS; MINIMUM YARD: 
   A.   Minimum yard requirements for residential activities in an R-3 District shall be as 
follows: 

1. Front: The front yard requirement shall be twenty feet (20'). 
2. Side, Interior: The interior side yard requirement shall be five feet (5'). If there 

is no alley or other legal access behind a lot, each lot shall have at least one 
side yard of ten-foot (10') minimum. 

3. Side, Street: The street side yard requirement shall be ten feet (10'). 
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4. Rear: The rear yard requirement shall be twenty-five feet (25'). However, the 
required rear yard will be reduced by one-half (1/2) when adjacent to public 
open space  

  B.   There will be no permanent structures erected within the corner cutoff areas. 
  C.   Extensions into yards are permitted in accordance with section 17.06.495 of this 
title. 

 
(NOTE: See Planning Condition for setbacks to be from the frontage that abuts the 
private access driveway.) 

 
 

 
ANNEXATION FINDINGS: 
 
There are four required findings for annexation.  
 
Finding B1: That this proposal (is) (is not) in conformance with the 
Comprehensive Plan.  

 
Using the information provided below, the summary of facts in item A5 and A6, and the 
testimony from the hearing, make finding B1 using the attached findings worksheet. 
 
2022-2042 COMPREHENSIVE PLAN- LAND USE CATEGORY: 

• The subject property is within city limits. 
• The City’s 2022-2042 Comprehensive Plan categorizes this parcel as Single-

Family Neighborhood Place Type. 
 
Place Types:  
Place types in this plan represent the form of future development, as envisioned by the 
residents of Coeur d’Alene. These place-types will in turn provide the policy-level 
guidance that will inform the City’s Development Ordinance. Each Place Type 
corresponds to multiple zoning districts that will provide a high-level of detail and 
regulatory guidance on items such as height, lot size, setbacks, adjacencies, and 
allowed uses.  

https://codelibrary.amlegal.com/codes/coeurdaleneid/latest/coeurdalene_id/0-0-0-11083#JD_17.06.495
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Future Land Use Map (City Context):  
 

 
 
 
 
 
 

              
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Future Land Use Map (Area Context):  
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Place Type Map: 
Single Family Neighborhood  
 

 

Subject 
Property 

Single-Family Neighborhood 
Single-Family Neighborhood 
places are the lower density 
housing areas across Coeur 
d’Alene where most of the city’s 
residents live, primarily in single-
family homes on larger lots. 
Supporting uses typically include 
neighborhood parks and 
recreation facilities connected by 
trails. 
Compatible Zoning: R-1, R-3, 
R-5, and R-8; MH-8 
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Transportation 

Existing and Planned Bicycle Network:                       Existing and Planned Walking Network:  
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Existing Transit Network: 
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y Framework (Goals and Objectives) 
The following goals and objectives are a curated list picked by staff. The full list from the 
2022 Comprehensive Plan is attached for review: 
 
Community & Identity 
Goal CI 1: Coeur d’Alene citizens are well informed, responsive, and involved in 
community discussions. 
Objective CI 1.1: Foster broad-based and inclusive community involvement for actions 
affecting businesses and residents to promote community unity and involvement. 
 
Growth & Development 
Goal GD 1: Develop a mix of land uses throughout the city that balance housing and 
employment while preserving the qualities that make Coeur d’Alene a great place to live. 
Objective GD 1.1: Achieve a balance of housing product types and price points, 
including affordable housing, to meet city needs. 
Goal GD 2: Ensure appropriate, high-quality infrastructure to accommodate community 
needs and future growth. 
Objective GD 2.1: Ensure appropriate, high-quality infrastructure to accommodate 
growth and redevelopment. 
 
Health & Safety 
Goal HS 3: Continue to provide exceptional police, fire, and emergency services. 
Objective HS 3.2: Enhance regional cooperation to provide fast, reliable emergency 
services. 
 
 
 
Evaluation:  The Planning and Zoning Commission will need to determine, based on 
the information before them, whether the Comprehensive Plan does (or does not) 
support the request. Specific ways in which the policies are or are not supported by this 
request should be stated in the finding.  
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Finding B2: That public facilities and utilities (are) (are not) available and 
adequate for the proposed use.   

 
Using the information provided below, the summary of facts in A7, and the testimony 
from the hearing, make finding B2 using the attached findings worksheet. 
 
STORMWATER:   
All stormwater must be contained on-site. Stormwater is proposed to be managed using 
streetside grassy infiltration swales. 

-Submitted by Chris Bosley, City Engineer 
 

STREETS:  
The site has frontage on Thomas Lane. Street improvements including curb, gutter, 
sidewalk, and swales must be installed along the frontage. The site plan submitted 
generally meets the City’s requirements. The Streets and Engineering Department has 
no objection to this annexation request.   

-Submitted by Chris Bosley, City Engineer 
 
WATER: 
There is adequate capacity in the public water system to support domestic, irrigation and 
fire flow for the proposal. There is a 12” C-900 water main on Thomas Lane. Any 
additional main extensions and/or fire hydrants and services will be the 
responsibility of the developer at their expense. Any additional services will have 
cap fees due at building permitting.   
  -Submitted by Glen Poelstra, Assistant Water Department Director 

 
SEWER:    

City sanitary sewer is available at the intersection of E Thomas Lane & E Thomas 
Hill Dr. to the east of subject property. At no cost to the City, a sewer extension 
conforming to City Standards and Policies will be required prior to the issuance of 
any building permits. The Subject Property is within the Coeur d’Alene Area of 
Impact (AOI) and in accordance with the 2023 Sewer Master Plan; the City’s 
Wastewater Utility presently has the wastewater system capacity and willingness to 
serve this annexation request as proposed.   

-Submitted by Larry Parsons, Utility Project Manager 
 
FIRE:   
Fire Department does not have any concerns with this annexation.  
Fire department access to the site (Road widths, surfacing, maximum grade and turning 
radiuses), in addition to, fire protection (Size of water main, fire hydrant amount and 
placement, and any fire line(s) for buildings requiring a fire sprinkler system) will be 
reviewed prior to final plat recordation or during the Site Development and Building 
Permit, utilizing the currently adopted International Fire Code (IFC) for compliance. 

-Submitted by Craig Etherton, Deputy Fire Marshal 
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POLICE: 
Police Department does not have any concerns with this annexation.  

-Submitted by David Hagar, Patrol Captain  
 
 
Evaluation: The Planning and Zoning Commission will need to determine, based on 

the information before them, whether or not the public facilities and 
utilities are adequate for the request. 

 
 

Finding B3: That the physical characteristics of the site (do) (do not) make it 
suitable for the request at this time.  

 
Using the information provided below, the summary of facts in item A4 and A8, and the 
testimony from the hearing, make finding B3 using the attached findings worksheet. 

 
 

PHYSICAL CHARACTERISTICS: 
The site has very little grade change. The properties to the west are at a higher 
elevation, but the site itself is relatively flat.  

 
Site photos are provided on the next few pages showing the existing conditions.   

 
The site has recently been cleared and leveled. Due to prior uses on the property, an 
Environmental Site Assessment was performed by a third party, GeoTek, Inc.  See the 
report summary as Attachment 3.  In short (from the report, paragraph 2), “This Phase 1 
Environmental Site Assessment has not revealed evidence of a recognized 
environmental condition (REC) on or near the subject site. No further environmental 
assessment is recommended at this time.”  
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SITE PHOTO – 1 : North end of property looking south to Thomas Lane
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SITE PHOTO - 2: Looking north from Thomas Lane 
 
 

 
 
 
SITE PHOTO – 3 : Elevation change to property on west property line 
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SITE PHOTO - 4: Treed land north of property 
 

 
 
SITE PHOTO – 5: Adjacent property to the east in City limits 
 

 
 
Evaluation:  The Planning and Zoning Commission will need to determine, based on 

the information before them, whether or not the physical characteristics of 
the site make it suitable for the request at this time.   
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Finding B4: That the proposal (would) (would not) adversely affect the 
surrounding neighborhood with regard to traffic, neighborhood 
character, (and) (or) existing land uses.  

 
Using the information provided below, the summary of facts in item A3, A4, A8 and A9, 
and the testimony from the hearing, make finding B4 using the attached findings 
worksheet. 
 
Directly adjacent to the project site is the major subdivision known as Prospector Ridge, 
which was completed in phases. This section that abuts the property is Prospector Ridge 
2nd Addition. This entire subdivision is zoned R-3, which allows for single-family homes. 
The other major subdivision to the South, known as Foothills, is also zoned R-3. When 
development took place for these major subdivisions, single-family developments with R-
3 zoning were approved.  
 

 
TRAFFIC:  
As noted above, the subject property is bordered by Thomas Lane, which is a local 
residential street. Traffic from this proposed development is estimated to add 
approximately 38 daily trips to Thomas Lane, a minor increase to the over 2300 trips per 
day this street currently experiences. The Streets & Engineering Department has no 
objection to the annexation as proposed.  
  Submitted by Chris Bosley, City Engineer 
 
NEIGHBORHOOD CHARACTER: 
The subject property is situated adjacent to established low density residential 
neighborhoods within the City of Coeur d’Alene to the west and south. Rural/suburban 
lands in Kootenai County are to the east and north of the proposed annexation. The 
surrounding neighborhood is characterized by low-density single-family residential 
development on larger lots.  

 
To the west, adjacent properties within city limits are zoned R-3 and developed with 
single-family homes on lots generally ranging from 0.25 to 0.5 acres, featuring 
conventional suburban layouts with public streets, sidewalks, and access to city utilities. 
These areas exhibit a cohesive residential character with well-maintained lawns, mature 
trees, and minimal commercial intrusion, aligning with the R-3 district's intent for 
densities up to 3 units per acre while respecting topographic constraints. 

 
In Kootenai County, to the east is a 2.9-acre property and to the north a 4.9-acre 
property, zoned County AG-Suburban, supporting rural-residential uses on larger 
parcels (typically 1-5 acres) with private wells, septic systems, and limited infrastructure.  
 
The proposed development will have residential lots with an average of 0.35 acres each.  
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Prospector Ridge neighborhood to the west of the property 
With the proposed development overlaid to the east. 
 

 
 
 

GENERALIZED LAND USE PATTERN: 

 
 

 

Subject 
Property 
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Evaluation: The Planning and Zoning Commission will need to determine, based on 
the information before them, whether or not the proposal would adversely 
affect the surrounding neighborhood with regard to traffic, neighborhood 
character, (and)/(or) existing land uses. 

 
 
 
 
 
ORDINANCES, POLICIES & STANDARDS USED FOR EVALUATION: 

2022-2042 Comprehensive Plan 
KMPO Transportation Plan 
Municipal Code 
Idaho Code 
Wastewater Treatment Facility Plan 
Water and Sewer Service Policies 
Urban Forestry Standards 
Transportation and Traffic Engineering Handbook, I.T.E. 
Manual on Uniform Traffic Control Devices 
2021 Parks Master Plan 
2017 Trails and Bikeways Master Plan 
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RECOMMENDED ANNEXATION/SUBDIVISION CONDITIONS: 
 
Engineering: 

1. Dedicate a sidewalk easement along Thomas Lane on the final plat.  
2. Provide 3:1 tapered transition from new curb to existing asphalt at the east 

property line. 
Planning:  

3. Code requires 75’ of frontage on a “public street.” These proposed lots face a 
private driveway. The frontage on the residential lots facing the access driveway 
will also require the 75’ minimum frontage. The front yard setback will be 
measured from the line between the residential lot and the access driveway tract 
boundary.  

4. Include the utility easement within the private driveway tract on the final plat.  
Water: 

5. An 8” water main will be required to be extended through the property to the 
northern property line. 

6. A permanent flushing station will be required to be installed at the end of the 
main with an adequate and approved place for drainage. 

Wastewater: 
7. A 30’ wide shared utility easement for the city sewer and water on the private 

access road shall be dedicated to the City prior to building permits. 
8. Project will require the extension of City sewer “to and through” to the north 

property line of the area of annexation proposed.  
Urban Forestry:  

9. Street trees will be required on the north side of Thomas Lane by the time the final 
plat is recorded. The trees shall be planted in the grass swale between the future 
sidewalk and the future curb.  

10. The overhead powerlines make the site only suitable for trees off the “small” 
category of the City’s approved street tree list. Small trees must be spaced 25 feet 
apart. Four trees are required for the section east of the approach and must be 
swale-tolerant.  

11. Trees must be planted at the root flare and according to city planting standards. 
(For an electronic copy of the planting details, contact the Urban Forestry 
Coordinator.) 

Fire: 
12. Access, water and hydrant locations will be reviewed prior to final plat 

recordation or during the Site Development and Building Permit, utilizing the 
currently adopted International Fire Code (IFC) for compliance. 

The Police Department has no conditions for the proposed annexation/subdivision.  
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ACTION ALTERNATIVES: 
The Planning and Zoning Commission must evaluate the annexation request (A-1-26) 
and provide separate findings to recommend that the City Council adopt the requested 
R-3 zoning with or without conditions to be included in the Annexation Agreement or 
reject the requested R-3 zoning. The findings worksheet is attached. 
 
The City Council will make the final decision on annexation at a subsequent public 
hearing.  
 
 
 
 
Attachments:  
 1. Applicant’s Application and Narrative 
 2. 2022-2042 Comprehensive Plan Goals & Objectives Worksheet 
 3. Environmental Site Assessment Summary  
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REQUIRED SUBMITTALS
.Public Hearing with the Planning Commission
and City Council required

Application Fee: $ 2,000.00
Publication Fee: $ 300.00

Mailing Fee (x2): $ 1.00 per address + $ 28.00
(The City's slanda.d mailing list has 28 addrcsses per pub c heaing)

A COMPLETE APPLICATION is required at time ot application submittal, as determined and accepted by the
Planning Department located at htto://cdaid.oro/1 105/deoartments/olanninq/applicationJorms.

Z Completed application form

Z Application, Publication, and Mailing Fees

I Map: Conforming to State o, ldaho requirements (see attached example), and legal description of the
property for which annexation is requested. Once approved by the City Surveyor, and City Council approval of
the annexation, two (2) additional copies will be required. The map may be drawn from record intormation
(existing plats/survey). l, in the opinion of the City Surveyor, the record inlormation is nol adequate, a new
record ol survey may be required. ('the record of survey mus, show bearings and distances for the
exteriot boundaries, the existing city limits, the proposed city limits, and a narrative description of the
property boundaries taken lrom the Record of Survey).

a Letter: Addressed to the Mayor and City Council stating that you are requesting annexation anto the City of
Coeur d'Alene, and that you understand lhere are annexation lees and an annexation agreement that will be
negotiated. .-Please note that a mutually acceptable annexalion agreement must be negotiated and
executed within six (6) months lrom the date ot City Council approval ol the zoning designation, or
any previous approvals will be null and void.

Z Titte Report(s) by an ldaho licensed Title Company: Title reporl(s) with correct ownership
easements, and encumbrances prepared by a title insurance company. The report(s) shall be a full Title

/- i-\Report and include the Listing Packet.

I Zl|ailing labels provided by an ldaho licensed Title Company: Owner's list and three (3) sets ofv mailing labels with the owner's addresses prepared by a title company, using the last known name/address
lrom the latest tax roll of the County records. This shall include the following:

1. All propefty owners within 300ft of lhe erternal boundaries. " Non-owners list no longer required'

2. All propefty owners within the subject propefiy boundaries. (lncluding the applicant's propety)

3. A copy of the tax map showing the 300ft mailing boundary around the subject propedy.

Z A written narrative: Including zoning, how proposal relates to lhe 2022-2042 Comprehensive Plan
Category, Neighborhood Area, applicable Special Areas and appropriate Goals and Policies, and how they
support your request.

Z A legal description: in MS Word compatible lormat, together with a meets and bounds map stamped by a
licensed Surveyor.

Z A vicinity map: To scale, showing property lines, thoroughfares, existing and proposed zoning, elc.

7l Record of Survey: showing bearings/distances Ior the exterior boundaries including any linkages needed
for contiguity. The existing city limits, the proposed city limits, city limits of nearby cities, when appropriate and
a narrative description ol the property boundaries taken for the Record of Survey.

Z Subminal documents: Applications will not be accepted unless all application items on the lorm are
submitted both with original documents and an electronic copy.

Prolect*---14^- I -ZbReceived by: Fee pa id:L%o+lLL
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DEADLINE FOR SUBMITTALS
The Planning Commission meets on the second Tuesday ol each month. The completed form and other documents
must be submitted to the Planning Department not later than the first working day ol the month that precedes the
next Planning Commission meeting at which this item may be heard.

PUBLIC HEARING NOTICE SIGN TO BE POSTED ON SUBJECT PROPERTY:
The applicant is required to post a public hearing notice, provided by the Planning Department, on the property at
a location specilied by the Planning Department. This posting must be done one (1) week prior to the date of the
Planning Commission meeting at which this item will be heard. An alfidavit testifying where and when the notice
was posted, by whom, and a picture of the notice posed on the property is also required and must be returned to
the Planning Department.

APPLICATION INFORMATION

peopenry owNrn: Aspen Homes

Mrru1rc Aooness: 1831 N Lakewood Dr

6'rr, Coeur d'Alene gtor.. ldaho
2se. 83814

FAx: EMAIL:

AppLrcANr oR coNsraro"t. Aspen Homes STATUS: ENGINEER OTHEB

MrrlrNc Aooness:1831 N Lakewood Dr

61ry; Coeur D Alene zrp: 83814

pxsxE. 208-664-9171 FAx: EMAIL. erik @ aspenhomes.com

FILING CAPACITY

S Becorded property owner as to ol [.o

E Purchasing (under contract) as of

E The LesseeiRenter as of

Authorized agent ol any of the foregoing, duly authorized an writing. (Written authorization must be attached)

PRopERTy LocATtoN oR ADoREss oF PRopERTy:

2739 Thomas Lane, CDA

ExrsrNG ZoNTNG (CHEcK ALL THAT appLy):

As.ZoneZ AsM PBE cE LtatfJ MZ aZ noaZ

ExtslNG Ctry ZoNrttc (CHEcK ALL THATAppLy):

R-l Z R4 A R-5fl R.8Z R-122 R.172 MH-82 NC Z C.172 C.17LZ CCZ DCZ LMZ MflNl,/y.
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SITE INFORMATION:

PHor.re: 208-664-9171

g1a1s. ldaho



ANNEXATION APPLICAIION

COMPREHENSIVE PLAN DESIGNATIONS:
pBopERTy Nor cURRENTLY LocarED wrrHrN THE clTy PLANNTNG AREA MUsr REcErvE A 2022-2042CoMqq,EHENSrvE PLAN

OEStcNAT|oN ALoNG wtrH THE NEw zoNING cLASsrFtcaloN.

crry coMpREHEr,rsrvE PLAN cArEGoBy (prce +s;, Single-Family Neighborhood

NErcHBoRHooD AREa lnrces 44-s31: Sin gle-Family Neighborhood

SPEcTAL ABEAS (PAGES 6l -68)

Note: The 2022-2042 Comprehensive Plan is available
https://www-cdaid.orq/files/Plannir,a|2042compP lan/Coeur%20d'Alene 2042CompPlan.pdf

TAx PaRcEL #:

0-3275-001 -002-0

ExrsrNGZoNrNG:

Ag-Suburban

AoJAcENT ZoNTNG:

R-3

GRoss AREA/ACREs:

1 .937 acres

CURRENT LAND USE:

single-{amily

ADJACENT LAND USE:

single{amily

OEScRrproN oF PRoJEcr/REASoN FoB REouEsr:

The owner would like to annex into the City of CDA in order to create smaller residential lots at a future

date. The applicant believes City water and sewer connectivity would be feasible.

Page 3 of 7



CERTIFICATION OF APPLICANT:

t,4m,*,^
(lnsert name of applicant)

request and knows the contents thereof to be true to

Signed:

ANNEXATION APPLICATION

, bein g duly sworn, attests that he/she is the applicant oI this

his/her kno ge.

(applicant)

Abu-rb 2qrs-

Notary Public for ldaho Residing at /Gtr?nzr,' 11"r,g-
My commission S

commlssron tres:

Signed

Z
Signed:

CERTIFICATION OF PROPERTY OWNER(S) OF RECORD:

I have read and consent to the Jiling of this application as the owner of record of the area being considered
in this application.

4oo *,,^
Address c

Signed by Owner:

Notary to complete this section for all owners of record:

Subscribed and sworn to me before nis 2b day of il^-^br. ,202d

Notary Public for ldaho Residing at

My tuz

ER IK CAMPBELL
Notary Public - St6t€ of ldaho
Commassion Numb€r 69,1 79

Commission Expires 03-06 20?9

ERIK CAM PBELL
Notary Public - St€to of ldaho
Commission Numb€r 69479
Comml!sion Expir6s O3-06.2029M

'For multiple applicants or owners of record, please submit multiple copies of this page

Page 4 of 7

Notary to complete this section for applicant:

Subscribed and sworn to me before lhis 2b day ot

Name: Telephone No., fuF b/ ?/?/

(notary)

I



ANNEXATION APPLICATION

I (We) the undersigned do hereby make petition for annexation and zone classilication of the property
described in this petition, and do certify that we have provided accurate information as required by this
petition form, to the best of my (our) ability.

Be advised that all exhibits presented will need to be identified at the meeting, entered into the record, and retained in the file.

DATED THIS DAY OF

NOTIFICATION OF ADDITIONAL FEES:

The cost to prepare certain documents necessary to obtain annexation approval and the actual cost ol
the land surveyor's review of the legal description and map will be billed to the applicant/owner.

The legal preparation fee for Annexation Agreement will a base fee of $800.00 and actual labor costs, if
needed.

An annexation fee will be negotiated as part of the Annexalion Agreement - the fee is based on
$1 ,1 33.O0/dwelling unit or equivalency.

Page 5 of 7
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ANNEXATION APPLICATION

IDAHO STATE TAX REGULATIONS BEGARDING THE LEGAL DESCRIPTION AND MAP
FOR ANNEXATIONS

REGULATION 2215:

a. The lollowing documentation shall be filed with the County Assessor, County Recorder, and Tax Commission
no later than ten (1 0) days following the effective date of an action creating a new district or municjpal boundary,
or allering an existing district or municipal boundary.

i. A legal description which plainly and clearly defines the boundary of a new district or municipality, or the
altered pottion of an existing district or municipality with a copy of the ordinance, or order effecting the
formation or alteration.

ii. A copy of a map prepared in a draftsman-like manner or a record of survey, as defined by ldaho Code
Chapler 19, Title 55, which matches the legal description.

b. "Legal description" means a narrative which describes by metes and bounds, a delinite boundary ol an area ol
land that can be mapped on a tax code area map, and shall include:

i. Section, township, range, and meridian.

ii. An "initial point," being a government surveyed corner, such as a section corner, quarter corner, meander
corner, or mineral survey cornet.

iii. A true "point ol beginning," defined by bearings and distances from the initial point, that begins the new
or altered district or municipal boundary.

iv. Bearings and distances that continuously define an area boundary with a closure accuracy of at least 1

part in 5,000. Variations from closure requirements ol this subsection may be approved when verified
documentation is provided:

(a) When boundaries follow mountain ranges, rivers, lakes, canals, etc. that are clearly delineated on published
U.S. Geological Survey quadrangle maps at scale 1:24,000 or, if not available, at scale 1:62,500; or

(b) When references to cardinal direction, government survey distances, and section or aliquot part corners are
used and modern suNey information is not available; or

ldentilication ol an existing district boundary, which shall duplicate the meles and bounds of the existrng district, or
shall relerence the same as,'lormerly known as." For example, "thence N88"58'32" E 2635.42\ee|(lormerly East
2640 leet) along south line of Section 27, the boundary of the Acme District as enacted by Ordinance 2173;'

c. "Map prepared in a draftsman-like manne/'means an original graphic representation or precise copy matching
the accompanying legal description and drafted to scale using standard mechanical drawing
instruments or a computer. The map shall include:
i. Section, township, range, and meridian identifications.
ii. North arrow, bar scale, and title block.
iii. District name and ordinance number or order date.
iv. Bearing and distance annotation between boundary points.
v. Clearly defined boundary lines of the newly formed district or altered district, together with reference to

the existing boundary where contiguous.
vi. District boundaries delineated on recorded surveys, engineer drawings, or U.S. Geological Suruey

Quadrangle maps are also acceptable. General hunting and fishing, city street, or non-scaled maps will
not be accepted.

d. "Contiguous" means being in actual contact or touching along a boundary or at a point

Page 6 ot 7

(c) When legislatively established boundaries are defined by ldaho Code, a duplication and reference to that
section ol the code shall be provided.
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ANINE)Q{TION EXI{IBIT
NE 1/4, SECTION 06, TOWNSHIP 50 NORTH, RANGE 3 WEST, B.M.
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PROJECT DESCRIPTION 
The applicant is requesting that their property be annexed into the City of Coeur 
d’Alene’s City limits.  This annexation request comes from an applicant who believes 
City zoning and regulations make more sense for this piece of property for future uses.  
The current structure on-site is not connected to City utilities.  If annexation is approved, 
the applicant would at his own expense, request to be brought into the City of Coeur 
d’Alene’s Sewer and Water System to better serve this property.  The property has a 
gravel/dirt driveway and home with accessory buildings in the lower South portion, with 
much of the North portion remaining vacant. 
  
This property was created by the Halfhide Ridge Subdivision, recorded at Kootenai 
County in 2003, known as Lot 2. This division was a Replat to the original plat of this 
area known as Thomas Gardens Tracts, Lot 5, Block A. We believe this property lies in 
an ideal location for the City to approve this annexation request and the applicant shall 
meet all requirements imposed by the City.   
 
The owner would like to develop the property into smaller lots, upon approval of the 
annexation. Up to 5 lots is being considered, depending on road standards and setback 
requirements for the requested zoning.  
 
PROPERTY OWNER  
Aspen Homes 
1831 N Lakewood Dr 
Coeur d’Alene, ID 83814 
 
PROJECT LOCATION 
The site is located at 2739 Thomas Ln, Coeur d’Alene, ID, the address for the structure 
located on the property. This site is in section 06, Township 50 North, Range 03 West, 
Boise Meridian, Kootenai County, Idaho. 
The parcel number is 0-3275-001-002-0 of the Halfhide Ridge subdivision, AIN 243178.   
      
ZONING 
The property is currently located in the Agriculture-Suburban zone, suitable for one 
single-family dwelling or one two-family dwelling, with a minimum lot size of 2 acres 
unless in a conservation development.  The current size of this property is 1.94 acres, just 
under this minimum requirement but grandfathered-in to allow for building permits and 
considered a conforming lot, as per the Kootenai County Land Use and Development 
Code.  
 
If the applicant is approved for annexation, the requested zoning would be the City’s R-3 
zone.  This zone requires a minimum lot size of 11,500 square feet and is suitable for 
single-family housing. The density allowed for this zone is 3 dwellings per acre.  The 
property owner believes this zoning will be suitable for the future needs of the land.  
 
The City Comprehensive Plan designates this property as Single-Family Neighborhood.  
Most of this area has been developed that lies within the City of CDA. The Single-Family 
Neighborhood are the lower density housing areas across the city.  Compatible zoning for 
this designation are R-1, R-3, R-5 and R-8.  
Goal C1-3: Coeur d’Alene will strive to be livable for median and belove income levels, 
including young families, working class, low income, and fixed income households.  



Objective C1-3.1: Support efforts to preserve existing housing stock and provide 
opportunities for new affordable and workforce housing.  
 
Goal GD 1: Develop a mix of land uses throughout the city that balances housing and 
employment while preserving the qualities that make Coeur d’Alene a great place to live.  
Objective GD 1.1: Achieve a balance of housing product types and price points, 
including affordable housing, to meet city needs.  
 
The Goals and Objectives of Growth and Development outline the necessity to create 
cohesive development while also providing a balance of housing in the City. This 
property is not within a hillside or lakefront area of concern. By annexing into the City, 
the owners will have the ability to create more residential lots to meet the demand of real 
estate, with more affordable housing.  
 
 
It is our belief that this property being annexed does not negatively impact the goals and 
policies of the Comprehensive Plan or City Development Code, and would be a benefit to 
the City for economic growth.  
 
SURROUNDING NEIGHBORHOOD 
Directly adjacent to the project site is the major subdivision known as Prospector Ridge, 
which was completed in phases. This section that abuts the property is Prospector Ridge 
2nd addition. This entire subdivision is zoned R-3, which allows for single-family homes. 
The other major subdivision to the South, known as Foothills, is also zoned R-3. When 
development took place for these major subdivisions, single-family homes under R-3 
were approved.  
 
We believe the request for annexation to be in-line with the area and would not be 
creating spot-zoning. The R-3 zone will allow more flexibility for economic development 
on this 1.94 acre parcel.  
 

 



 
TRANSPORTATION/ACCESS 
The access will be from the public road Thomas Lane, a collector street. The existing 
driveway has an approach from Thomas Lane. Future development at this site will work 
with the City to meet standards necessary for a new common driveway or road to be 
constructed. Maintenance of the access would be by the future homeowner’s unless the 
road was required to be dedicated to public.  Any approach permits would be applied for, 
as required.   
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CONIPRI HE\.SIYE PLAN
COALS AND OBJECTIvES

Goal Cl I
Coeur d'Alene citizens are well informed, responsive, and involved in community discussions.

tr oBJEcnvE cr 1.1

Foster broad-based and inclusive community involvement for actions affecting businesses and
residents to promote community unity and involvement.

Goal Cl 2

Maintain a high quality of life for residents and businesses that make Coeur d'Alene a great place to live
and visit.

tr

oElEcTrvE ct 2.1

Maintain the community's friendly, welcominE atmosphere and its smalltown feel.
oBrEcTrvE cr 2.2

Support programs that preserve historical collections, key community features, cultural heritage,
and traditions.

Goal Cl 3
Coeur d'Alene will strive to be livable for median and below income levels, including young families,
workang class, low income, and fixed income households.

D oB.,EcrvE cr 3.1

Support efforts to pres€rve existinB housing stock and provide opportunities for new affordable
and workforce housinB.

Goal Cl 4
Coeur d'Alene is a community that works to support cultural awareness, diversity and inclusiveness.

tr oBJEcnvE cr 4.1

Recognize cultural and economic connections to the Coeur d'Alene Tribe, acknowledging that
this area is their ancestral homeland.

tr oglEcnvE cr 4.2

Create an environment that supports and embraces dive15ity in arts, culture, food, and self-
expression.

tr osJEcnvE cr4.3
Promote human rights, civil rights, respect, and dignity for all in Coeur d'Alene.

Education & Leamine

Goal EL 3

Provide an educational environment that provides open access to resources for all people

D oBJEcrvE Er 3.2

Provide abundant opportunities for and access to lifelong learning, fostering mastery of new
skills, academic enrichment, mentoring programs, and personal growth.

tr ouEclvE Et 3.:r

Support educators in developing and maintaining high standards to attract, recruit, and retain

enthusiastic, talented, and caring teachers and staff.

!

tr

Comprehensive Plan Goals and Objectives - I
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Communitv & ldentity
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tr 6oal EL 4
Support partnerships and collaborations focused on quality education and enhanced funding
opportunities for school facilities and operations.

tr oBlEcrvE E14.1

Collaborate with the school district (SD 271)to help identify future locations for new or
expanded school facilities and funding mechanisms as development occurs to meet Coeur
d'Alene's growing population.

tr oBJEcrvE Er,4.2

Enhance partnerships among local higher education institutions and vocational schools, offering
an expanded number of degrees and increased diversity in graduate level education options with
combined campus, classroom, research, and scholarship resources that meet the changing needs
of the region.

En vironrle'nt & Recreation

Goal ER 1

Preserve and enhance the beauty and health of Coeur d'Alene's natural environment

tr oBJEcnvE ER r.l
Manage shoreline development to address stormwater management and improve water quality.

U ouECrvE ER 1-2

lmprove the water quality of Coeur d'Alene Lake and Spokane River by reducing the use of
U fertilizers, pesticides, herbicides, and managing aquatic invasive plant and fish species.

OBJECNVE ER 1.3

Enhance and improve lake and river habitat and riparian zones, while maintairing waterways and
U shorelines that are distinctive features of the community.

OBJECTIVE ER 1.4

Reduce water consumption for landscaping throughout the city.

Goal ER 2
Provide diverse recreation options

tr oBJEcnvE ER 2.2

r-I Encourage publicly-owned and/or private recreation facilities for citizens of all ages. This includes
lJ sports fields and facilities (both outdoor and indoor), hiking and biking pathways, open space,

passive recreation, aod water access for people and motorized and non-motorized watercraft.
OEJECTIVE ER 2.3

Encourage and maintain public access to mountains, natural a.eas, parks, and trails that are
easily accessible by walking and biking.

Goal ER 3
Protect and improve the urban forest while maintaining defensible spaces that reduces the potential for
forest fire.

tr OB.'ECTIV€ ER 3.1

Preserve and expand the number of street trees within city rights-of-way.
oE.,ECT|VE ER 3.2

Protect and enhance the urban forest, includinE wooded areas, street trees, and "heritage" trees
that beautify neighborhoods and integrate nature with the city.
OB,'ECTIVE ER 3.3

Minimize the risk of fire in wooded areas that also include, or may include residential uses.
OB,IECTIVE ER 3.4

Protect the natural and topographic character, identity, and aesthetic quality of hillsides.

tr

tr

Comprehensir e Plan Goals and Objectir es - 2



! Goal ER 4
Reduce the environmental impact of Coeur d'Alene.

tr oBJEcnvE ER 4.1

Minimize potential pollution problems such as air, land, water, or hazardous materials
tr oBrEcnvE ER 4.2

lmprove the existing compost and recyclinS p.ogram.

Goal GO 1

Develop a mix of land uses throughout the city that balance housing and employment while preserving

the qualities that make Coeur d'Alene a great place to live.

tr osrEcrvE GD 1.1

Achieve a balance of housing product types and price points, including affordable housing, to
meet city needs.
OBJECIIVE GD 1.3

Promote mixed use development and small-scale commercial uses to ensure that neighborhoods
have services within walking and biking distance.
OSJECTIVE GD 1.4

lncrease pedestrian walkability and access within commercial development.
oBJECflVt GD 1.5

Recognize neighborhood and district identities.
oB,tEcTrvE Go 1.6

Revitalize existing and create new business districts to promote opportunities for jobs. services,

and housing, and ensure maximum economic dev€lopment potentialthroughout the community
oEJECT|VE GO 1.7

lncrease physical and visual access to the lakes and rivers.
OEJECTIVE GO 1.8

Support and expand community urban farming opportunities.

Goal GD 2
Ensure appropriate, high-quality infrastructure to accommodate community needs and future growth.

tr oBJEcrvE GD 2.1

Ensure appropriate, high-quality infrastructure to accommodate groMh and redevelopment

tr oBJEcnvE GD 2.2

Ensure that City and technology services meet the needs of the community.

Goal GD 3
Support the development of a multimodal transportation system for all users

tr oB:EcnvE GD 3.1

Provide accessible, safe, and efficient traffic circulation for motorized, bicycle and pedestrian

modes of transportation.
tr oBEcnvE GD 3.2

Provide an accessible, safe, efficient multimodal public transportation system including bus stop

amenities designed to maximize the user experience.

Goal GD 4
Protect the visual and historic qualities of Coeur d'Alene

tr oBJEcrvE GD 4.1

Encourage the protection of historic building5 and sites

tr

n

!

tr
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tr

Goal GD 5
lmplement principles of environmental design in planning projects.

tr oBJEcflvE GD s.1
Minimize glare, light trespass, and skyglow from outdoor lighting.

Health & Sal'ety

tr oBJEcYrvE Hs 1.r
Provide safe programs and facilities for the community's youth to gather, connect, and take pa.t
in healthy social activities and youth-centered endeavors.

tr oBJEcTlvE Hs 1.2

Expand services for the city's aging population and other at-risk groups that provide access to
education, promote healthy lifestyles, and offer pro8rams that improve quality of life.

tr oBrEcTrvE Hs 1.3

lncrease access and awareness to education and prevention programs, and rec.eational
activities.

Goal HS 3

Continue to provide exceptional police, fire, and emergency services

tr

D oBJEcrvE Hs 3.2

Enhance regional cooperation to provide fast, reliable emergency services
U ouEcrvE Hs 3.3

Collaborate with partners to rncrease one on one services.

Goal JE 1

Retain, grow, and attract businesses

tr oBJEcnvE JE r.l
Actively en8age with community partners in economic development efforts

tr oBJEcnvE JE r.2
Foster a pro-business culture that supports economic growth.

Goal JE 3

Enhance the Startup Ecosystem

tr oBJEcrvE rE f,.l
convene a startup working group of business leaders, workforce providers, and economic
development professionals and to define needs.

tr oBlEcrvE JE 3.2

Develop public-private partnerships to develop the types of office space and amenities desired

by startups.
tr oBJEcrvE JE 3.3

Promote access to the outdoors for workers and workers who telecommute.

tr oBJEcnvE .rE 3.4

Expand partnerships with North ldaho College, such as opportunities to use the community
maker space and rapid prototyping (North ldaho college Venture center and Gizmo) facilities.

Comprehensir e Plan Goals and Objectir es - '1

Goal HS 1

Support social, mental, and physical health in Coeur d'Alene and the greater region.
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From: Kim Stevenson
To: CLARK, TRACI
Subject: ITEM: A-1-26 & S-1-26
Date: Tuesday, January 6, 2026 8:07:54 AM
Attachments: image001.png

CAUTION: This email originated from outside your organization. Exercise caution when
opening attachments or clicking links, especially from unknown senders.

Good Morning,
The Coeur d’Alene Airport has no comment on the above items.
Have a great day! Kim
 

 

mailto:kstevenson@kcgov.us
mailto:TCLARK@cdaid.org

COEUR D'ALENE
AIRPORT

Kim Stevenson
Compliance Administrator
10375 N Sensor Ave
Hayden, ID 83835

(208) 446-1861





Caution: External Email
This email originated from outside our organization. Please verify the sender's identity and exercise caution
before clicking on any links or downloading attachments. Be wary of unexpected requests for sensitive
information. If in doubt, click on the "Report Suspicious" button.

     Report Suspicious     ‌

From: Martinez, Leo
To: CLARK, TRACI
Cc: PATTERSON, HILARY
Subject: PUBLIC NOTICE FOR PLANNING & ZONING HEARING HELD ON TUESDAY JANUARY 13, 2025
Date: Tuesday, January 6, 2026 12:33:01 PM
Attachments: image002.png

image003.png
image004.png
public notice .pdf

CAUTION: This email originated from outside your organization. Exercise caution when
opening attachments or clicking links, especially from unknown senders.

Traci,
 
Phillips 66 does not have any utilities within the attached project vicinity.
(Response 13197)
 

Leo Martinez
Associate, Operations Support • Real Estate Services

O: 805-541-8912 | F: 805-538-6204
18781 El Camino Real | Atascadero, CA 93422
Leo.Martinez@phillips66.com

 
The information in this electronic message is privileged and confidential and is intended solely for
the use of the individual(s) and/or entity named above, and any unauthorized disclosure, copying,
distribution or taking of any action in reliance upon on the contents of these electronically
transmitted materials is strictly prohibited.  If you are not the intended recipient, please notify the
sender immediately and destroy this message and any copies.

 
From: PATTERSON, HILARY <HPATTERSON@cdaid.org> 
Sent: Thursday, December 18, 2025 4:36 PM
To: CLARK, TRACI <TCLARK@cdaid.org>
Subject: [EXTERNAL]PUBLIC NOTICE FOR PLANNING & ZONING HEARING HELD ON TUESDAY
JANUARY 13, 2025
 
Greetings, Attached is a copy of the public hearing notice for the Planning & Zoning hearing to be held on Tuesday JANUARY 13, 2025, at 5: 30. If you have any comments, please send your email to Traci Clark (TCLARK@ cdaid. org) or use the attached
ZjQcmQRYFpfptBannerStart

ZjQcmQRYFpfptBannerEnd

Greetings,

https://us-phishalarm-ewt.proofpoint.com/EWT/v1/BNz2GT-dGXHFnI4!ua9LlY9r7LOw58noROuuOG3mK0W4_MGV1FHNC9zVFrx074-DAiMFjZUaJvpHX-tevmVA1MaNcHuhzTAp1MCXiLxgylvh2cUsvIJJn8bm_lRK4dAW_l-FI-SKeJUp_q8gW0vewWbl_BDjyg$
mailto:Leo.Martinez@p66.com
mailto:TCLARK@cdaid.org
mailto:HPATTERSON@cdaid.org
https://linkprotect.cudasvc.com/url?a=https%3a%2f%2fwww.phillips66.com%2f&c=E,1,AnGzja2GDzDaoLjuNOKOAEQCKIa3JbGPq7Ghi3EJrWr3OcP6hogA71UzTU8uVlit5_tNvrMFY-KujKvtx9ItOAEiGnXSkTarihFILOjLxbDp&typo=1















We invite your participation!  
Join friends and neighbors to provide your comments about 
the following request: 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


What is the request? 
Aspen Homes is requesting annexation of a 1.937-
acre parcel with City R-3 zoning (Residential at 3 units 
per acre) and approval of a preliminary plat with 4 
single-family residential lots and one tract for a 
private shared driveway to be known as Mountainside 
at Canfield Subdivision. The property is currently 
zoned Ag-Suburban in Kootenai County.  
 
The Coeur d’Alene Planning and Zoning Commission 
will make a recommendation to the City Council on 
zoning related to the annexation request and make a 
determination on the preliminary plat, subject to the 
City Council’s decision on annexation. 


 


Planning and Zoning 
Commission 


  
When: 


Tuesday,  
January 13, 2026 


 
Time: 5:30 p.m. 


 
 


Location: 
702 E. Front 


Coeur d’Alene  
Public Library 


Community Room  
(lower level) 


   


PUBLIC HEARING 
City of Coeur d’Alene 


Where is the request located? 
 
2739 E Thomas Lane, Coeur d’Alene, ID 83815 


A full legal description of the parcel, and a map, may be viewed at the City’s Planning 
Department during regular business hours. 


 


1. If you would like to send in a comment, please use this portion of the 
notice and return to the Planning Department office before January 
12, 2026 


 


&/or   2. Phone or visit our office (769-2240) with your concerns or questions 
        


&/or  3. Email your comments to: tclark@cdaid.org  
    


&/or  4. Come to the public hearing. 


Please cut here 


ITEM: A-1-26 & S-1-26 



mailto:tclark@cdaid.org





  


 


 


 


 


 


 


Comments: 
Please cut here 


Co
eu


r d
’A


le
ne


 P
la


nn
in


g 
D


ep
ar


tm
en


t 
71


0 
E.


 M
ul


la
n 


Av
en


ue
 


Co
eu


r d
’A


le
ne


, I
da


ho
 8


38
14


 


This sketch furnished for informational purposes only to assist in property location with reference to streets and other parcels. No representation is made 
as to accuracy, and the city assumes no liability for any loss occurring by reason of reliance thereon. 


The hearing will be held in a facility that is 
accessible to persons with disabilities. 


Special accommodations will be available 
upon request, five (5) days prior to the 


hearing.  For more information, contact the Planning 
Department at (208)769-2240. 


Require more information? 
Planning Department at 769-2240 or www.cdaid.org 


by clicking on agendas/planning & zoning 
commission. Staff reports will be posted on the web 


the Friday before the meeting. 


MAP LOCATION 


 


E. Thomas Ln. 


SUBJECT 
PROPERTY 



http://www.cdaid.org/





              
Attached is a copy of the public hearing notice for the Planning & Zoning hearing to be held on
Tuesday JANUARY 13, 2025, at 5:30.
 
If you have any comments, please send your email to Traci Clark (TCLARK@cdaid.org) or use the
attached form.
 
Thanks!
 
Hilary Patterson, Community Planning Director
City of Coeur d’Alene
710 E. Mullan Avenue
Coeur d’Alene, Idaho 83814
hpatterson@cdaid.org
208-769-2270
 

 

mailto:TCLARK@cdaid.org
mailto:hpatterson@cdaid.org
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     PLANNING AND ZONING COMMISSION  
 STAFF REPORT 
 
 
FROM:   BARBARA BARKER, ASSOCIATE PLANNER  
DATE:   JANUARY 13, 2026 
SUBJECT:                  S-1-26:  A 4-LOT, 1-TRACT SUBDIVISION KNOWN AS 

MOUNTAINSIDE AT CANFIELD 
LOCATION:  2739 E. THOMAS LANE 
 

 
APPLICANT:                                      ENGINEER:                                       
Aspen Homes                                     Olson Engineering 
1831 N. Lakewood Dr.                        1649 N. Nicholson 
Coeur d’Alene, ID 83814                     Post Falls, ID  83854 
 
DECISION POINT:   
The applicant requests approval of a subdivision (consisting of four residential lots and 
one non-buildable access/utility tract) on 1.937 acres to be known as Mountainside at 
Canfield subdivision, contingent on the concurrent annexation request (A-1-26) also 
presented at this meeting.  
 
The Planning and Zoning Commission will recommend zoning for the annexation 
request. City Council will make the final decision on the annexation. Subdivision 
approval is subject to annexation of the property. 
 
The Planning and Zoning Commission’s decision on the subdivision is final unless 
appealed to the City Council. Each hearing item will require separate findings to be 
made. 
 
BACKGROUND INFORMATION: 
The 1.937-acre property is currently zoned Agricultural-Suburban in Kootenai County 
and is proposed for annexation with City R-3 zoning (3 units per acre) under Item A-1-
26. The site is vacant, adjacent to City limits, and is within the City’s Area of Impact 
(AOI).  
 
This subject is Lot 2, Block 1 of Halfhide Ridge Subdivision. This division was a replat to 
the original plat of this area known as Thomas Gardens Tracts, Lot 5, Block A.  
 
The applicant proposes a subdivision of the property into four (4) residential lots. The 
lots range from 14,913 square feet (SF) to 15,581 SF, resulting in a density of 0.35 units 
per acre. (Density calculations do not include the 23,358 SF access/utility tract.) 
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A new private driveway tract is proposed providing access to the 4 lots as well as 
required common parking at 1 stall per residential lot.  Title 16.15.160 (regarding Lot 
Frontage and Access) states that lots may front, and access from, private driveways if 
this condition is met: residential lots served by common parking and driveways may front 
and access from a private driveway situated in a separate tract dedicated on the final 
plat. Driveways for single-family residences may not serve more than five (5) lots. 
 
City water and sewer are proposed to be extended through the property to the northern 
boundary and run inside the tract within a dedicated utility easement. 
 
The applicant has not requested a PUD for this subdivision. Per 17.06.027 gated 
residential development is only allowed when the property is part of a PUD.  Thus, there 
will be no gate at the entry to the private driveway.  
 
SUMMARY OF FACTS: 
The following facts align with the facts listed in the draft Findings and Order worksheet 
for the Planning and Zoning Commission’s consideration. These facts can be modified 
and added to as part of the motion associated with the Findings and Order. 
 
A1. All public hearing notice requirements have been met for item S-1-26. 
 

• Notice of the public hearing must be published in the official newspaper of the 
City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). 
The notice was published in the Coeur d’Alene Press on December 27, 2025, 
seventeen days prior to the hearing.  

• Notice of the public hearing must be posted on the premises no less than one 
(1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was 
posted on the property on January 3, 2025, ten days prior to the hearing.  

• Notice of the public hearing must be provided by mail to property owners or 
purchasers of record within the land being considered, and within three 
hundred (300) feet of the external boundaries of the land being considered. 
Idaho Code § 67-6511(2)(b). Sixty-two (62) notices were mailed to all 
property owners of record within three hundred feet (300') of the subject 
property on December 19, 2025.   

• Notice of the public hearing must be sent to all political subdivisions providing 
services within the planning jurisdiction, including school districts and the 
manager or person in charge of the local public airport, at least fifteen (15) 
days prior to the public hearing. Idaho Code § 67-6509(a). The Notice was 
sent to all political subdivisions providing services within the planning 
jurisdiction, including school districts on December 19, 2025, twenty-five days 
prior to the hearing.  

• Notice of the public hearing must be given to a pipeline company operating 
any existing interstate natural gas transmission pipeline or interstate 
petroleum products pipeline, as recognized by the pipeline and hazardous 
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materials safety administration, with a center point within one thousand 
(1,000) feet of the external boundaries of the land being considered, provided 
that the pipeline company is in compliance with section 62-1104, Idaho Code. 
Idaho Code § 67-6511(2)(b). The Notice was sent to pipeline companies 
providing services within 1,000 feet of the subject property on December 19, 
2025.  

 
A2. Public testimony will be received at a public hearing on January 13, 2026. 
 
A3.   The subject property is 1.937 acres and currently zoned Agriculture-Suburban in 

Kootenai County, with a request for City R-3 zoning as part of the associated 
annexation request under Item A-1-26.   

 
A4.   The subject property is adjacent to or abutting single-family homes to the north, 

south, east, and west. The subject property is proposed to be divided into four (4) 
single-family residential lots with a tract for a private driveway which includes 4 
spaces for common parking (1 per residential lot).  The dead-end private 
driveway would be 24’ wide and would be located within a 33’ wide access/ utility 
tract. The drive has a hammerhead fire turnaround at its terminus along with a 
snow storage area.  The private drive includes stormwater containment adjacent 
with swales and a 10’ wide utility easement. 

 
A5. The City Engineer has attested that the preliminary plat submitted contains all of 

the elements required by the Municipal Code.  
 
A6. City departments have reviewed the preliminary plat for potential impact on public 

facilities and utilities and provided an analysis of compliance with code 
requirements. They have determined that provisions for sidewalks, streets, alleys, 
rights-of- way, easements, street lighting, fire protection, planting, drainage, 
pedestrian and bicycle facilities, and utilities have been met with conditions that 
are required to bring the plat into full compliance with code requirements and 
performance standards. All departments have indicated the ability to serve the 
project with the additional conditions as stated herein on page 17. 

 
A7. The City Engineer has vetted the preliminary plat for compliance with both 

subdivision design standards (chapter 16.15) and improvement standards 
(chapter 16.40).   The City Engineer has reviewed the applicant’s analysis 
regarding meeting subdivision standards and concurs with the findings. 

 
A8. City staff have confirmed that the proposed subdivision meets all zoning 

standards for the requested City R-3 zoning district associated with the 
annexation request under Item A-1-26. 
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SITE CONTEXT:  
 
 
PROPERTY LOCATION MAP:  

 
 
  
AERIAL PHOTO:   

  

Subject 
Property 

Subject 
Property 

Miners Loop 

Thomas 
Lane 

Thomas Hill Dr 
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EXISTING ZONING MAP: City/County Zoning Districts 
  

 
 
OVERLAY SHOWING PROPOSED LOTS IN RELATION TO THE EXISTING HOMES 
TO THE WEST IN PROSPECTOR RIDGE 2ND ADDITION  

 
  

City R-3 County AG-SUBURBAN 
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SINGLE-FAMILY RESIDENCE WITHIN PROSPECTOR RIDGE 2nd ADDITION TO 
THE WEST OF SUBJECT PROPERTY AT THE CORNER OF THOMAS LANE 
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CITY ZONING MAP:

 
 
 
S-1-25   REQUIRED SUBDIVISION FINDINGS: 
 
There are four required findings for subdivision.  

 
 
Finding B1: That all of the general preliminary plat requirements (have) (have 

not) been met as attested to by the City Engineer. 
 
Using the information provided below, the summary of facts in item A5, and the 
testimony from the hearing, make finding B1 using the attached findings worksheet. 
 
Per Chris Bosley, City Engineer, the preliminary plans submitted contain all of the 
general preliminary plat elements required by the Municipal Code. 
 
 
 

Subject 
Property 
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PRELIMINARY PLAT FOR “MOUNTAINSIDE AT CANFIELD”: 

 

 
Evaluation: 

The Planning and Zoning Commission must determine, based on the 
information before them, whether or not all of the general preliminary plat 
requirements have been met as attested to by the City Engineer. 

 
 
 
 
Finding B2: That the provisions for sidewalks, streets, alleys, rights-of- way, 

easements, street lighting, fire protection, planting, drainage, 
pedestrian and bicycle facilities, and utilities (are) (are not) adequate. 

 
Using the information provided below, the summary of facts in item A6, and the 
testimony from the hearing, make finding B2 using the attached findings worksheet. 
  



S-1-26 JANUARY 13, 2026 PAGE 9                      

SITE PLANS: Thomas Lane - Improvements  

On north side of Thomas Lane:  

• Added Curb and Gutter  

• 10’ stormwater swale 

• 5’ sidewalk 
 

 
 
 

• Tie-in to adjacent sidewalk and planting strip  
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SITE PLANS: Private Driveway and Common Parking 
 
Per Title 16.15.160 (regarding Lot Frontage and Access) lots may front, and access 
from, private driveways if the residential lots served by common parking and driveways 
front and access from a private driveway situated in a separate tract dedicated on the 
final plat. Driveways for single-family residences may not serve more than five (5) lots. 
 

• 33’ wide access and City utilities tract that includes the 24’ paved private 
driveway 

• 10’ stormwater swale and utility easement (on private property) 
 

Note: Maintenance Agreement required for private drives, see planning comments.  
 
 

 
 
 
SITE PLANS: Utilities 
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DEPARTMENT COMMENTS:  
 
STORMWATER:   
All stormwater must be contained on-site. Stormwater is proposed to be managed using 
streetside grassy infiltration swales. Stormwater swales on residential lots must be 
maintained by HOA or private property owners.  

-Submitted by Chris Bosley, City Engineer 
 

STREETS:  
The site has frontage on Thomas Lane. Street improvements including curb, gutter, 
sidewalk, and swales must be installed along the frontage. The site plan submitted 
generally meets the City’s requirements. The Streets and Engineering Department has 
no objection to this subdivision request.   

-Submitted by Chris Bosley, City Engineer 
 

TRAFFIC:  
The subject property is bordered by Thomas Lane, which is a local residential 
street. Traffic from this proposed development is estimated to add approximately 38 
daily trips to Thomas Lane, a minor increase to the over 2300 trips per day this street 
currently experiences. The Streets & Engineering Department has no objection to the 
subdivision plat as proposed.  

-Submitted by Chris Bosley, City Engineer 
 

PLANNING:  
With no PUD request, the private driveway cannot have an entry gate to limit access.  
Referring Title 16.15.160.D., prior to the issuance of building permits a maintenance 
agreement must be recorded on each affected lot detailing the expected life cycle and 
maintenance costs for the driveway and defining the pro rata share for each lot. 

-Submitted by Barbara Barker, Associate Planner 

 
WATER: 
There is adequate capacity in the public water system to support domestic, irrigation and 
fire flow for the proposal. There is a 12” C-900 water main on Thomas Lane. Any 
additional main extensions and/or fire hydrants and services will be the responsibility of 
the developer at their expense. Any additional services will have cap fees due at building 
permitting.   
  -Submitted by Glen Poelstra, Assistant Water Department Director 
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SEWER:    
The Subject Property is within the City of Coeur d’Alene Area of City Impact (ACI) and in 
accordance with the 2023 Sewer Master Plan; the City’s Wastewater Utility presently 
has the wastewater system capacity and willingness to serve this Subdivision request as 
proposed. An “all-weather” surface which permits unobstructed O&M access to the City 
sewer is required.  All legally recognized parcels within the City are required to 
individually connect and discharge in (1) City sewer connection. IDEQ and QLPE are 
required to review and approve public infrastructure plans for construction. A 30’ wide 
(shared with Water) utility easement is required to be dedicated to the City for all City 
sewers.  This project will require the extension of the City sewer “to and through” to the 
north of this annexation as proposed. 

-Submitted by Larry Parsons, Utility Project Manager 
FIRE:   
Fire department access to the site (Road widths, surfacing, maximum grade and turning 
radiuses), in addition to, fire protection (Size of water main, fire hydrant amount and 
placement, and any fire line(s) for buildings requiring a fire sprinkler system) will be 
reviewed prior to final plat recordation or during the Site Development and Building 
Permit, utilizing the currently adopted International Fire Code (IFC) for compliance. 

-Submitted by Craig Etherton, Deputy Fire Marshal 
 

POLICE: 
Police Department has no issues with the proposed subdivision.  

-Submitted by David Hagar, Patrol Captain  
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SITE PHOTOS: (EXISTING INFRASTRUCTURE) 
 

At entry, facing west along Thomas Lane looking at adjacent sidewalk and curbing      
(would be extended if approved) 

 
 
 

Facing east along Thomas Lane: curb and gutter on the south, no frontage 
improvements on the north 

 
 
 
Evaluation: The Planning and Zoning Commission must determine, based on the 

information before them, whether (or not) the public facilities and utilities 
are adequate for the request. 
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Finding B3: That the proposed preliminary plat (does) (does not) comply with all 

of the subdivision design standards (contained in chapter 16.15) and 
all of the subdivision improvement standards (contained in chapter 
16.40) requirements. 

 
Using the information provided below, the summary of facts in item A7, and the 
testimony from the hearing, make finding B3 using the attached findings worksheet. 
 
Per engineering review, for the purposes of the preliminary plans, both subdivision 
design standards (Chapter 16.15) and improvement standards (Chapter 16.40) have 
been vetted for compliance.  

-Submitted by Chris Bosley, City Engineer 
 
Evaluation: The Planning and Zoning Commission must determine, based on the 

information before them, whether the proposed preliminary plat does or 
does not comply with all of the subdivision design standards (contained in 
chapter 16.15) and all of the subdivision improvement standards 
(contained in chapter 16.40) requirements. Specific ways in which the 
policy is or is not supported by this request should be stated in the finding. 

 
 
Finding B4: The lots proposed in the preliminary plat (do) (do not) meet the 

requirements of the applicable zoning district. 
 
Using the information provided below, the summary of facts in A8, and the testimony 
from the hearing, make finding B4 using the attached findings worksheet. 
 
The R-3 zoning district requires that each lot has a minimum of 11,500 square feet and 
75’ of frontage.  The proposed lot’s area ranges from 14,913SF to 15,581SF.  The subject 
property is 1.937 acres and would generally allow a maximum of 7 units. 
 
Setbacks (per zoning requirements for R-3 districts) are based on distances to property 
lines as follows: front- 20 feet, side- 5 feet and 10 feet, rear- 25 feet.  The residential 
front yards will face the private driveway. Setbacks will be defined from residential lot 
property lines shown on final plat drawings.  
 
The proposed R-3 zoning district is consistent with the existing zoning of the surrounding 
properties in the vicinity of the subject property to the west within the Coeur d’Alene city 
limits. The property is surrounded by County Ag-Suburban zoning to the north and east.  
The following code describes R-3 uses and performance standards:  
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Proposed R-3 Zoning District 
This district is intended as a residential area that permits single family detached housing at 
a density of 3 dwelling units per gross acre.   
 
Principal permitted uses in an R-3 district shall be as follows: 

• Single family housing 
• Home occupations as defined in sec. 17.06.705 
• Essential services (underground) 
• Civic administrative offices  
• Neighborhood recreation 
• Public recreation

 
Accessory Uses:  

• Carport, garage and storage structures (attached or detached) 
• Private recreation facility (enclosed or unenclosed) 
• Outside storage when incidental to the principal use. 
• Temporary construction yard. 
• Temporary real estate office. 
• Accessory dwelling unit 

 
17.05.070: SITE PERFORMANCE STANDARDS; MINIMUM LOT: 
Minimum lot requirements in an R-3 District shall be eleven thousand five hundred 
(11,500) square feet. All buildable lots must have seventy five feet (75') of frontage on a 
public street, unless an alternative is approved by the City through normal subdivision 
procedure (i.e., cul-de-sac and flag lots), or unless a lot is nonconforming.   
 
(NOTE: See Planning condition for 75’ frontage requirement on private access road.) 
 
 
17.05.050: SITE PERFORMANCE STANDARDS; MAXIMUM HEIGHT: 
Maximum height requirements in an R-3 District shall be as follows:  
Structure Type Structure Location 

In Buildable Area for 
Principal Facilities 

In Rear Yard 

Principal structure 32 feet 1 n/a 
For public recreation, community 
education or religious assembly 
activities 

45 feet1 n/a 
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Detached accessory building 
including garages and carports 

32 feet1 With low or no slope 
roof: 14 feet 
With medium to high 
slope roof: 18 feet 

 
 
17.05.075: SITE PERFORMANCE STANDARDS; MINIMUM YARD: 
   A.   Minimum yard requirements for residential activities in an R-3 District shall be as 
follows: 

1. Front: The front yard requirement shall be twenty feet (20'). 
2. Side, Interior: The interior side yard requirement shall be five feet (5'). If there 

is no alley or other legal access behind a lot, each lot shall have at least one 
side yard of ten-foot (10') minimum. 

3. Side, Street: The street side yard requirement shall be ten feet (10'). 
4. Rear: The rear yard requirement shall be twenty-five feet (25'). However, the 

required rear yard will be reduced by one-half (1/2) when adjacent to public 
open space  

  B.   There will be no permanent structures erected within the corner cutoff areas. 
  C.   Extensions into yards are permitted in accordance with section 17.06.495 of this 
title. 

 
Evaluation:   The Planning and Zoning Commission must determine, based on the 

information before them, whether or not the lots proposed in the 
preliminary plat do or do not meet the requirements of the applicable 
zoning district 

 
 
ORDINANCES, POLICIES & STANDARDS USED FOR EVALUATION: 

2022-2042 Comprehensive Plan 
KMPO Transportation Plan 
Municipal Code 
Idaho Code 
Wastewater Treatment Facility Plan 
Water and Sewer Service Policies 
Urban Forestry Standards 
Transportation and Traffic Engineering Handbook, I.T.E. 
Manual on Uniform Traffic Control Devices 
2021 Parks Master Plan 
2017 Trails and Bikeways Master Plan 

 
  

https://codelibrary.amlegal.com/codes/coeurdaleneid/latest/coeurdalene_id/0-0-0-11083#JD_17.06.495
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RECOMMENDED ANNEXATION/SUBDIVISION CONDITIONS: 
 

Engineering: 
1. Dedicate a sidewalk easement along Thomas Lane on the final plat.  
2. Provide 3:1 tapered transition from new curb to existing asphalt at the east 

property line. 
Planning:  

3. Code requires 75’ of frontage on a “public street.” These proposed lots face a 
private driveway. The frontage on the residential lots facing the access driveway 
will also require the 75’ minimum frontage. The front yard setback will be 
measured from the line between the residential lot and the access driveway tract 
boundary.  

4. Include the utility easement within the private driveway tract on the final plat.  
Water: 

5. An 8” water main will be required to be extended through the property to the 
northern property line. 

6. A permanent flushing station will be required to be installed at the end of the 
main with an adequate and approved place for drainage. 

Wastewater: 
7. A 30’ wide shared utility easement for the city sewer and water on the private 

access road shall be dedicated to the City prior to building permits. 
8. Project will require the extension of City sewer “to and through” to the north 

property line of the area of annexation proposed.  
Urban Forestry:  

9. Street trees will be required on the north side of Thomas Lane by the time the final 
plat is recorded. The trees shall be planted in the grass swale between the future 
sidewalk and the future curb.  

10. The overhead powerlines make the site only suitable for trees off the “small” 
category of the City’s approved street tree list. Small trees must be spaced 25 feet 
apart. Four trees are required for the section east of the approach and must be 
swale-tolerant.  

11. Trees must be planted at the root flare and according to city planting standards. 
(For an electronic copy of the planting details, contact the Urban Forestry 
Coordinator.) 

Fire: 
12. Access, water and hydrant locations will be reviewed prior to final plat 

recordation or during the Site Development and Building Permit, utilizing the 
currently adopted International Fire Code (IFC) for compliance. 

Note: The Police Department has no conditions for the proposed annexation/subdivision.  
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ACTION ALTERNATIVES: 
The Planning and Zoning Commission will need to consider this subdivision request 
concurrent with the annexation and make separate findings to approve the request with 
or without conditions, deny, or deny without prejudice. The findings worksheet is 
attached.  

Attachment: 
1. Applicant’s Application and Narrative
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STAFF USE ONLY s ztu+ Project#- S' t-21ODate Submitted: Received by Fee paid:

REQUIRED SUBMITTALS Application Fee: $ 2,000.00 (up to 5 tots)
-Public hearing required with the Planning Commission + $ 100.00 (per lot above 5)

Publication Fee: $ 300.00
Mailing Fee (xl): $ 1.00 per address + $ 28.fi)

(The City's slandad mailing list has 28 addresses pet public heaing)

A COMPLETE APPLICATION is required at time of appllcatlon submittal, as determined and accepted by the
Planning Department located at htto://cdaid.oro/1 '105/depaftmElnlq/planninq/application-f orms

Qz(il" Report(s) by an ldaho licensed Title Company: Title report(s) wath correct ownership
easements, and encumbrances prepared by a title insurance company. The report(s) shall be a full Title

eport and rnclude the Listing Packet

Mailing labels provided by an ldaho licensed Title Company: Owner's list and three (3) sets of

mailing labels with the owner's addresses prepared by a title company, using the last known name/address
from the latest tax roll of the County records. This shall include the lollowing:

1. All property owners within 30oft of the external boundaries. . Non-owners list no longer required'

2. All propefty owners within the subject propetv boundaries. (lncluding the applicant's propedy)

3. A copy of the tax map showing the 300ft mailing boundary around the subject property.

Q/A written narrative: describing the proposal.

V |tegal description: map stamped by a licensed SurveyoI.

fIlA vicinity map: see City of Coeur d' Alene subdivision ordinance lor specilic information required.

VA map: One (1) tentative platting map (see attached checklist for specific information required): and
' an electronic map that can be scaled lo an Iy2X 11" format.

E A map: inclusion of plat map showing street names approved and stamped by the Kootenai County

Planning department.

E Complete forms for Chapter 16.15 Subdvision Design Standards and Chapter 16.40

Subdivision lmprovement Standards: Answer all questions with detail on how it does or does not meel

the standards, including any deviations requested through an associated Planned unit Development (if

applicable).

E Submittal doCuments: Applications will not be accepted unless all application items on the form are

submitted both with original documents and an electronic copy'

PreoaralionofcertaindocumentsnecessarytoobtainFinalPlatapproval,ilPreparedbythecityLegalDepartment,willbe
billed to the ApPlicant at a rate of $15o oO per hour' 
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05-2024

I SU BDIVISION APPLICATION

I Complete Pre-Application Meeting Date of Meeting:

E/ Completed application form

E/\pplicarion, Publication, and Mailing Fees



DEADLINE FOR SUBMITTALS
The Planning Commission meets on the second Tuesday of each month. The completed form and other documents
must be submitted to the Planning Department not later than the ,irst working day of the month that precedes the
next Planning Commission meeting at which lhis item may be heard..

APPLICATION INFORMATION

PROPERTY OWNEB: ASPEN HOMES AND DEVELOPMENT, LLC

MATUNG ADDRESS: 1831 N LAKEWOOD DR

STATE: IDAHO ZrP: 83814

PHoNE: 208-654-9171 Fax:

AppLrcANr OR CoNsuLraNr: ASPEN HOMES STATUS: ENGINEER / OTHER

MATLTNG ADDRESS:

CrrY:

PHONE; FAx: EMAIL:

FILING CAPACITY

fficoroeoproperty owner as to ol lQ

E Purchasing (under contract) as ol

E The Lessee/Renter as ol

n Authorized agent of any ol the foregoing, duly authorized in writing. (Written authorization must be attached)

SITE INFOHMATION:

PRopE Rry LocaroN o R AoDR ESS oF Pnopenrv: 2739 Thomas Lane, CDA

ExrsflNG Ctry ZoNl,rG (CHEcx ALLTHAT AppLy):

et Z a-e {a-s Z a-e Z a-r z Z R-t 7 a MHaZ Nc a c4 7 Z c-t 7LE ccE Dc a LM Z MZ Nw Z
Tax PaRcEL#: 0-3275-001 -002-0 ExrsflNG ZoNTNG:

Ag-Suburban

ToTaLNUMBER oF Lors; 5

INDLUOING DBIVEWAYTRACT

GRoss AREA/ACRES:

1 .937 acres

CURRENT LA D USE:

single-family

PRoposEo FEStDENTtaL oENstry/pER
OWELLING UNIT:

DEScRrproN oF PRoJEcr/BEAsoN FoR REoUEST:

The owner to subdivide subject property into 4 residential lots accessed by a shared driveway.
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SUBDIVISION APPLICATION

CrrY: COEUR D ALENE

EMAIL: EBIK @ ASPEN HOM ES.COM

STATE: ZtP:



SUBDIVISION APPLICATION

CERTIFICATION OF INTEREST HOLDER: lvlortgagee and all other persons having an interest in the land under
consideralion for platting must consent to the filing of this application.

I have read and consent to the filing ol this application as an interest holder of record of the area being considered
in this application.

lnterest Holder #1:

Name:

Company

Address:

STATE OF
)ss.

County of

onthis-dayof-,20-,beforeme,aNotaryPublic,personallyappeared

known to me to be the person whose name is subscribed herein, and
who executed the foregoing instrument on behall ol said corporation and acknowledged to me that said
corporation executed the same.

lN WITNESS WHEREOF, I have hereunto set my hand and affixed my Notarial Seal the day and year in this
certilicate first above written.

Notary Public for:

Residing at:

l\rly Commission Expires:

Page 3 of 17
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SUBDIVISION APPLICATION

CERTIFICATION OF INTEREST HOLDEH: Mortgagee and all other persons having an interest in the land under
consideration for platting must consent to the Iiling ol this application.

I have read and consent to the filing ol this application as an interesl holder of record of the area being considered
in this application.

lnterest Holder #2:

Name:

Company

Address:

'For multiple applicants or owners of record, please submit multiple copies of this page.

I (We) the undersigned do hereby make petition for subdivision of the property described in this petition,
and do certify that we have provided accurate information as required by this petition form, to the best
of my (our) ability.

Be advised that all exhibits presented will need to be identilied at the meeting, entered into the record, and retained in the lile.

DATED THIS DAY OF 20
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SUBDIVISION APPLICATION

CHAPTER 16.15
SUBDIVISION DESIGN STANDARDS

16.1s.020: STBEETS AND PATHS TO CONFORM WITH PLAN:
The alignment ol arterial and collector streets and multiuse paths must conform as nearly as possible wjth that
shown on the adopted transportation and trails elements ol the city's adopted comprehensive plan. (Ord. 3485,
2014)

Does this Subdivision Design qgg! or not meet this standard?
YES

Detailed Explanation (requied)

16.15.030: CONTINUITY OF STREET AND PATH NETWORK:
The street and multiuse path layout must provide lor the continuation ol existing principal streets and trails in
adjoinang subdivisions. The layout must provide lor future continuation of streets and trails inlo areas which are
not presently subdivided. (Ord. 3485, 2014)

Does this Subdivision Design Eeq! or not meet this standard? YEs

Detai led Explan ation (rcq u ted)

The sidewalk will he continued to the East property line

16.15.040: STREET ACCESS TO BODIES OF WATER:
Unless topography or conditions prevent, subdivisions bordering on a navigable lake or river must be provided
with at least one right of way not less than sixty feet (60') wide to the low water mark ol the water body at one-
eighth (1/e) mile intervals as measured along such body of water. (Ord. 3485, 2014)

Does this Subdivision Design meet ot not meet this standard? YES

Detai led Explanation (requ ired)

N/A

16.15.050: LOCAL STREET DESIGN:
Local streets which serve primarily to provide access to abutting property only must be designed to discourage
through traffic. (Ord. 3485, 201 4)

YESDoes this Subdivision Design \eg! or not meet this standard?

Detailed Explanation (requted) We are using a private driveway to access the lots
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SUBDIVISION APPLICATION

16.15.060: DEAD END STREET AND CUL-DE-SAC DESIGN:
Streets designed to have one end permanently closed or in the form of a cul-de-sac can be no longer than Iour
hundred leet (400') and must be provided at the closed end with a turnaround having a minimum right of way
radius ol not less than fifty feet (50') or with "Y" or "T" permitting comparable ease ol turning. Pedestrian walks as
specilied in section 16.1 5.1 50 of this chapter must also be installed at the end of cul-de-sacs with reverse
Irontage lots. (Ord. 3485, 2014)

Does this Subdivision Design meet or not meet this standard? YEs

Detai led Explanation (equ ired)

We have a T at the end oithe p.ivate driveway for tuming around

16.1s.070: ACCESS RIGHTS ON LIMITED ACCESS STREETS:
Streets designated in the transportation plan as "limited access" must have abutter's rights of access waived on
the final plat. (Ord. 3485, 20.14)

Does this Subdivision Design meet or not meet this standard? YEs

Detai I ed Expl a n ation (req u i red)

16.15.080: STREET ALIGNMENT:
Connecting street centerlines, deflecting from each other at any one point more than len degrees (10"), must be
connected by a curve of at least one hundred loot (100') radius for local streets and at least three hundred foot
(300') radius for collector and arterial streets. A tangent at least one hundred feet (.100') long shall be introduced
between curves on arterial streets. (Ord. 3485, 201 4)

Does this Subdivision Design meet or not meet this standard?
YES

Detailed Explanation (equired)

1 6.1 5.090: INTERSECTION DESIGN:
Street intersections must be as nearly at right angles as is practicable. Approach angles must not be more than
filteen degrees (15") from a right angle. Street intersection centerline offsets will not be allowed. Where centerline
offsets are unavoidable lhey must be oflset by a minimum ol one hundred twenty five feet (125'). (Ord. 3485,
2014)

Page 6 of 17



SUBDIVISION APPLICATION

Does this Subdivision Design U99! or not meet this standard?

Detailed Explanation (required)

Our acccss is a right angle

16.1 5.100: STREET GRADES:
Streels must conlorm closely to the natural conlour ol the land. However, grades must be not less than thirty one-
hundredths percent (0.30%) on any street and not more than eight percent (8%) for any streets or as otherwise
determined by the city. Changes in grades greater than one percent (1%) must be connected by vertical curves.
(Ord. 3485, 2014)

Does this Subdivision Design meet or nol meet this standard?
YEs

Detailed Explanation (requted)

Our access is 4 offThomas Lane and will be less than 17. the remainder ofthe driveway

16.15.110: RIGHT OF WAY WIOTHS:
A. Street right ot way widths must comply with the transportation element of the city's adopted comprehensive

plan, bul will not be less than:

1. Arterials: One hundred feet (100').

2. Collectors: Seventy leel (70').

3. Local streets: Fifty five feet (55').

4. Rural streets: Fifty feet (50').

Does this Subdivision Design meet or not meet this standard? v.d r..ro M
Detailed E xplanation (requ i red) <_.,'

N/A - We are proposing a private / shared driveway

B. A street right of way lying along the boundary ol a subdivision may be dedicated one-half (1/z) the required
width where there exists a dedicated half street right of way on the adjoining plat. The city may require the other
half be dedicated on the proposed plat to make the street right of way complete. When construction ol an
adjoining street is required as a condition of plat approval, the developer will be required to obtain the necessary
right ol way Irom the adjoining properties, at the developer's cost. (Ord. 3485, 2014)

Does this Subdivision Design meet or not meet this standard? YES / No
Detailed Explanation (required) N/A
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SUBDIVISION APPLICATION

16.1 5.120: PRIVATE INFRASTRUCTURE EASEMENTS:
Easements for private inlrastructure such as electricity, gas, communicalion, and fiber must be provided adjacent
to the right of way and must be of sufficient width to accommodate the intended use. (Ord. 3485, 2014)

Does this Subdivision Design Deg! or not meet this standard? YEs

Detailed Explanation (required)

we are providing a utility easement within the plat

16.15.130: WATERCOURSE EASEMENTS:
Where a subdivision is traversed by a watercourse, drainageway, channel or stream, the developer must make
provision to accommodate lhe off site flow. Any alteration to the walercourse may not resull in an increase in
either volume or velocity of flow to the downstream property. Drainage easements must be granted to the
upstream properties. (ord. 3485, 2014)

Does this Subdivision Design Agg! or not meet this standard?
N/A

Detailed Explanation (required) NA

16.1 5.140: BLOCK LENGTH:
A. ln general, blocks shall be as short as is reasonably possible, consislent with the topography and the need

lor convenienl access, circulation, control and salety of street traffic, and type ol land use proposed, but,
ordinarily, block lengths shall not exceed the following standards as measured from centerline to centerline ol
through intersecting streets:

1. Six hundred foot (600') block length in all residential zones;

2. One thousand foot (1,000') block length for commercial and manufacturing districts. (Ord- 3485,2014)

Does this Subdivision Design meet or not meet this standard? N/A

Detailed Explanation (equied)
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SUBDIVISION APPLICATION

16.1 s.1 50: MIDBLOCK WALKWAYS:
A pedestrian access easement or tract must be provided at the end ol cul-de-sacs or closed end streets and at
the approximate midpoint of any block exceeding six hundred feet (600') in length, or in any block of lesser length
where such a crosswalk is deemed essential by the city engineer to provide circulation or access to surrounding
neighborhoods, schools, playgrounds, shopping centers, transportation lines and other community lacilities. The
required access easements or tracts must be a minimum of lifteen feet (15') wide and contain a paved path at
least eight feet (8') wide. (Ord. 3485, 2014)

Does this Subdivision Design meet or not meet this standard?
N/A

Detai led Explanation (eq u i red)

16.15.160: LOT FRONTAGE AND ACCESS:
A. Each lot must have lrontage on a public street sufficient to provide legal access or as prescribed in the

zoning ordinance, whichever is greater.

B. Lots may fronl, and access from, private driveways if one ol the following conditions are met:

1. Residential lots served by common parking and driveways may front and access lrom a private driveway
situated in a separate tract dedicated on the final plat. Driveways for singlejamily residences may not serve more
than live (5) lots.

2. Commercial lots that are served by common parking and driveways (i.e., shopping centers) may be
accessed by easements or separate tracts dedicated on the final plat.

C. Private driveways may not provide access through the parcel to another street. They can be looped or dead
end only. Private driveways must meet the design requirements of section 17.44.280 of this code and the
currently adopted fire code.

D. Prior to the issuance of building permits a maintenance agreement must be recorded on each alfected lot
detailing the expected life cycle and maintenance costs for the driveway and defining the pro rata share for each
lot. (Ord. 3560, 2Q17: Ord. 3485, 2014)

16.15.170: LOT SIZE:
Lot widths and areas must conlorm with the requirements of the zoning district and any zoning overlay district in

which the lot is located, except that corner lots for which side yards are required shall have extra width to permit

appropriate setbacks Irom and orientation to both streets. Lot depths must be suitable for lhe land use proposed

(Ord. 348s, 2014)

Does this Subdivision Design meet or not meet this standard?

Detailed Explanalion (equ ired )

e included shared parking with the drivcway tract

YESDoes this Subdivision Design meet or not meet this standard?

D e ta ile d Ex p I an ati o n (requ i red )
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SUBDIVISION APPLICATION

16.15.180: DOUBLE FRONTAGE LOTS:
A. Residential lots that have street lrontage along two (2) opposite boundaries are not allowed except for

reverse frontage lots which are essentialto provide separation of residential development from tratfic arteries, or
to overcome specilic disadvantages ol topography and orientation.

B. For such lots, in order to improve the visual quality ol the streetscape, and to provide adequate protection
from the street, landscaped bulfer areas must be provided along singlejamily residential lots whose property lines
are adjacent and parallel to collector and/or arterial streets.

1. Perimeter Landscape Buffer:

a. The bulfer must be located outside of any planned luture right of way, and should not be used lor future
roadway improvements.

b. The width o, the buffer along arterial streets must be a minimum of thirty feet (30'). The width ol the
buffer along collector streets must be a minimum ol twenty feet (20'). Where a subdivision requiring a buffer is
less than live (5) acres in size, and located in a developed area where existing subdivisions without buffers abut
the adjacent streets, the planting strip must be at least ten feet (10') in width.

c. BuFfer zones must be dedicated on the linal plat as tracts.

2. Butfer Design Standards: The design of the buffer must comply with the followlng standards:

a. Landscaping, as used herein, must include as a minimum, grass, native and other drought resistant
vegetation and slreet trees as required by the city. Nonvegetative materials, such as decorative rock, bark, and
permabark, may not be used in lieu ol landscaping. However, nonvegetative material may be used to augment
the landscape or around the base of shrub groupings or tlowerbeds as long as the coverage does not exceed
twenty percent (20%). The use of bark or other loose material shall be designed or located to keep the bark from
being blown onto lhe paved path.

b. The twenty percent (20%) limitation on nonvegetative material does not apply if the landscape is
designed by a licensed landscape architect and the nonvegelative material is used to complement or visually
enhance the vegetative material.

c. A permanent irrigation system must be provided for all landscaped areas. The use ol hose bibs on the
exterior of existing or proposed structures is not an acceptable method of landscape irrigation, unless the
landscaped area is adjacent to the existing or proposed structure. All irrigation systems and landscaped areas
must be designed, constructed, operated, and maintained so as to promote water conservation and prevent
overflow or seepage into adjacent streets or sidewalks/trails.
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3. [ilaintenance: The developer is required to form a property owners' association prior to linal plat, with said
buffers to be owned and maintained by a perpetual property owners' association. Alternatively, il the subdivision
has only one lot lronting on a collector or minor arterial, a homeowners' association will not be required for the
maintenance of the greenbelt il a nonrevocable covenant, approved by the city, is recorded against the property
fronting the greenbelt memorializing the obligation.

4. Completion Time:

a. All improvements required by this section must be installed prior to final plat approval or occupancy of a
burlding subject to development review.

b. The planning director may authorize a delay in the completion ol planting during the months of October
through March. Should a delay be granted, a bond or other sufficient security, approved by the city attorney, equal
to one hundred lifty percent (150%) of the costs ol landscaping, must be provided by the owner/developer and
held by the city until the required landscaping is complete. No final certificate ol occupancy will be issued until the
landscaping is complete. (Ord. 3485, 2014)



Does this Subdivision Design meet or not meet this standard? N/A
Detailed Explanation (req u i red)

CHAPTER 16.40
SUBDIVISION IMPROVEMENT STANDARDS

16.40.010: GENERALLY:
Developers seeking final plat approval must first design and install the subdivision improvements required by this
chapter and titles 15 and '17 of this code or secure the completion of the required improvements as allowed
by chapter 16.45 of this title. lmprovement design must be completed by an engineer licensed by the state ol
ldaho and submitted to the city engineer tor approval prior to construction and final plat approval. All
improvements must be constructed under the supervision of the design engineer in a manner that complies with
the city's construction standards. (Ord. 3a85, 2014)

Does this Subdivision Design q99! or not meet this standard?
YES

Olson Engincering will bc the cngineer of record

Does this Subdivision Design meet or not meet this standard? YEs / No
Detai led Explanation ( requ ted)

16.40.030: STREET WIDTHS:

Class O, Street Width OI Street

4

SUBDIVISION APPLICATION

D eta i I ed E x pl a n at ion ( req u ied )

16.40.020: CAPACITY AND DIMENSIONS OF UTILITIES TO PROVIDE FOR FUTURE DEVELOPMENT:
The capacities and dimensions ol water, sewerage, drainage and street facilities must be adequate to provide for
the future needs as identified in the approved utility master plans. The city may share in the cost of these
improvements to the extent of the difference in cost between the capacities needed to serve the subdivision and
the capacities required to serve the vicinity. (Ord. 3485, 2014)

A. All streets must be improved in accordance with the lollowing schedules of widths, measured from the inside
edge ol opposite curbs. Street widths must also conform to the requirements ol the currently adopted lire code.
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Class Of Street Width O, Street

Arterial 6-l fcct n)ininrum

Collector

Local streels

Primary frontagc 32 feet mininrunr

Secondary liontage. parking I side 28 fcct minimum

Secondary fiontage, no parking 2-4 fect minimum

Cul de sac 50 fipt radius

Rural minor acccss 24 feet minimum

Does this Subdivision Design Dgg! or not meet this standard? N/A

We are p()posing a shared/private driveway

B. Existing improved streets lying along the boundary of a subdivision but not improved to city standards, must
be improved by the developer to the center of the street. New unimproved streets adjacent to a subdivision must
be improved by the developer to the required full width if the subdivision will directly access the street or use it lor
ingress or egress.

C. As an alternative to installing improvements on existing streets the developer may/shall pay to the city, in
lieu of said improvements, money in an amount equal to one hundred ten percent (1 10%) of the estimated
present cost of such improvements. The estimate must be approved by the city engineer. This alternative may be
utilized if in the opinion of the city engineer the lollowing conditions are met:

1. The improvement ol a street lying along the boundary of a subdivision would create drainage problems
due to difficulties matching the existing cenlerline profile to the future curb profile; or

2. The improvement ol the streel only would create a significant traffic h azatd: ot

3. Signilicant excavation ol the street is scheduled in the immediate future for purposes of installing utility
mains such as sewer or water. (Ord. 3485, 2014)

Does lhis Subdivision Design Ug9! or not meet this standard? YEs

Detailed Explanation ( requ i red)

we plan to improve the frontage on Thomas Lane with a sidewalk and swale

16.40.(X0: CURBS:
All streets must be improved at each edge ol the roadway with portland cement concrete curbs constructed to city
standards. (Ord. 3485, 2014)
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40 fect minimum

SUBDIVISION APPLICATION

Detailed explanation and provide details on any deviations requested through an associated request for a
Planned Unit Development (if applicable)



SUBDIVISION APPLICATION

Does this Subdivision Design Agg! or not meet this standard?
YES

Detailed Explanalion (requied)

We arc proposing Io exlend the existing curh to the east property line

16.40.050: SIDEWALKS:
Except for hillside subdivisions, all streets must be improved with sidewalks constructed to city standards.
lnstallation must be completed prior to the issuance of any building permits or final subdivision plat approval
except as may be allowed by chapter 16.45 of this title. (Ord. 3485,2o14)

Does this Subdivision Design ry99! or not meet this standard?
YEs

Detailed Explanation (requted)

We are proposing to extend the existing sidcwalk to the east property line.

16.40.060: GUTTERS ANO STORM SEWERS:
Surface drainage from streets and other areas must be disposed of through an adequate system of gutters and
storm drainage facilities designed and constructed to city standards. (Ord. 3485, 2014)

YEs

Detailed Explanation (requied)

1 6.40.070: SEWER CONNECTIONS:
All subdivision lots must be connected to the city's sewage collection system. The sewer mains and laterals must
be designed and constructed in accordance with the requirements of the city and the ldaho department of
environmental quality. (Ord. 3485, 2014)

Does this Subdivision Design Ag9! or not meet this standard?
YES

Detailed Expla nation (requted )
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SUBDIVISION APPLICATION

16.40.080: WATER MAINS AND FIRE HYDRANTS:
All subdivision lots must be provided with a potable water distribution system. The water distribution system must
be designed and constructed in accordance with the requirements of the ldaho department of environmental
quality and must also conform to the following:

A. One fire hydrant must be installed at each street intersection. lntermediate hydrants must be placed as
directed by the lire department where distances between intersections exceed three hundred feet (300'). ln
no case will the number of hydrants in an area be less than that required by the currently adopted fire code.

Does this Subdivision Design qgg! or not meet this standard?
YES

Deta iled Explanat ion (requ ired)

We arc proposing 2 tirc hydrants

B. Water mains and hydrant laterals shall be of suflicient size and design to provide the minimum required fire
flows specified in the currently adopted fire code. ln no case will any water main or lateral supplying a lire
hydrant be of less than six inch (6") inside diameter when part of a looped syslem and not less than an eight
inch (8") diameter main if the system is not looped or the Iire hydrant is installed on a dead end main
exceeding three hundred feet (300') in length. Dead end mains shall not exceed six hundred feet (600') in
length lor main sizes eight inches (8") in diameter or less. (Ord. 3485, 2014)

Does this Subdivision Design Ag9! or not meet this standard?
YES

We arc proposing an 8" water line

16.40.090: STREET NAME SIGNS:
Street signs designed to meet city standards must be installed at each intersection Ior convenient identification of
streets. (Ord. 3485, 201 4)

Does this Subdivision Design Agg! or not meet this standard?
YEs

Deta iled Ex planat ion ( requ i red)

16.40.100: TBAFFIC CONTROL SIGNS AND DEVICES:
Pavement markings and tratfic control signs, including, but not limited to, stop slgns, yield signs, and speed limit
signs designed in accordance with the most recent edition of the "Manual On Unilorm Tratfic Control Devices"
must be installed by the developer. (Ord. 3485, 2014)

Does lhis Subdivision Design meet or not meet this standard?
YES
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SUBDIVISION APPLICATION

Detailed Explanation (required)

16.40.1 1 0: UNDERGROUND CONDUIT:
Underground conduit must be installed by the developer to each lot lor private utilities such as telephone,
electricity and cable television when those utilities are required by the city to be installed underground. (Ord
3485, 2014)

Does this Subdivision Design neg! ot not meet this standard?
YEs

Detailed Explanation (equied)

16.40.120: MONUMENTS:
Monuments must be installed as follows

A. Boundary Line and Lot Corners: Monuments for boundary line and lot line corners must conlorm to the
requirements of ldaho Code sectlon 50-1 303.

Does this Subdivision Design meet or not meet this standard?
YES

Detailed Explanation ( requ i red)

B. Street Centerline: Monuments must be placed at the centerlines of all streets, at intersections, all angle
points, all points ol curvature, all points ol tangent on slreet centerlines, and the radial points of cul-de-sacs
All monuments musl be a minimum ol five-eighths inch by thirty inch 1s7r' ,30") iron rod with a durable
metal cap. Other methods ol monument construclion may be used if approved by the city engineer. (Ord.
3485, 2014)

Does this Subdivision Design meet or not meet this standard?
YEs

Detailed Explanation (required)
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SUBDIVISION APPLICATION

'16.40. 130: RECORD DRAWINGS:
Record drawings, stamped and signed by the design engineer, certifying that all required improvements are in
place and were constructed as shown on the drawings must be submitted to the city engineer prior to acceptance
of the improvements and issuance of any certilicates of occupancy. (Ord. 3485,2014)

Does this Subdivision Design Oeg! or not meet this standard?
YEs

Detai led Explan ation (requ i red)

'16.40.140: COMPLETION BEOUIRED FOR BUILDING PERMIT ISSUANCE:
Building permits will not be issued lor lots in the subdivision until all sewer and water facilities have been
completed and approved in accordance with the requarements of this chapter, all access roads have been
installed and made serviceable and the final plat has been recorded. ln addition, property monuments shall be set
on the lot prior to issuance ol a building permit. No certificate of occupancy shall be granted prior to the
completion and acceptance ol all of the public improvements by the city council.

Does this Subdivision Design meet ot not meet this standard?
YEs

Deta i led Expla n ation ( req u i red)
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SUBDIVISION APPLICATION

Subdivision Name:

No. Lots Blocks Tracts

(Place a check mark for each item meL or N/A for not applicable)

1. 18'x24":3" margin at left end; 1/2" on other ends.
2. Four paper copies of plat document.
3. North Arrow.
4. Scale.
5. Stamped, signed & dated.
6. Subdivision name.
7. Section/Township/Range/Meridian.
8. City/County/State.
9. Legend.
10. Vicinity map.
1 1 . Easements; location, width & purpose.
12. Block numbers.
13. Lot numbers for all lots, tracts, open spaces, etc.
14. Road Right-of-Way; widths.
15. RoadRight-of-Way;dedications.
16. Road Names.
17. Bearings and distances oJ exterior boundary.
18. Bearings and distances of interior lot lines.
19. Exterior boundary corners.
20. lnterior lot corners.
21. Centerlinemonuments.
22. Location of any existing structures & distance to P/L.
23. Special setback lines.
24. Legal description of exterior boundary.
25. Acreage to three decimal places (S.F. -nearest foot).
26. Curve data incl. delta, radius, chord brg./dist., length.
27. General notes & details.
28. Cul-de-sac & knuckle radius.

SIGNATURE PAGE:

29. Surveyor'scertificate.
30. Owner'sdedicationcertificate.
31 . Notary Public format.
32. CountySurveyorCertification.
33. CountyTreasurerCertification.
34. CountyRecorderCertification.
35. SanitaryRestriction/HealthDistrictApproval.
36. City Council Approval.
37 . City Clerk Signature.
38. City Engineer Signature.
39. Water System Statement.

Submittal Reviewed by Applicant's Surveyor

Date:

Date Reviewed

Page 17 ol 17

CITY PLAT SUBMITTAL CHECKLIST

Comments
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PROJECT DESCRIPTION 
The applicant is requesting that their property be annexed into the City of Coeur 
d’Alene’s City limits.  This annexation request comes from an applicant who believes 
City zoning and regulations make more sense for this piece of property for future uses.  
The current structure on-site is not connected to City utilities.  If annexation is approved, 
the applicant would at his own expense, request to be brought into the City of Coeur 
d’Alene’s Sewer and Water System to better serve this property.  The property has a 
gravel/dirt driveway and home with accessory buildings in the lower South portion, with 
much of the North portion remaining vacant. 
  
This property was created by the Halfhide Ridge Subdivision, recorded at Kootenai 
County in 2003, known as Lot 2. This division was a Replat to the original plat of this 
area known as Thomas Gardens Tracts, Lot 5, Block A.  
 
The owner would like to develop the property into smaller lots, upon approval of the 
annexation. We are proposing a 5 lot subdivision, including 4 residential lots and a shared 
driveway tract  
 
PROPERTY OWNER  
Aspen Homes 
1831 N Lakewood Dr 
Coeur d’Alene, ID 83814 
 
PROJECT LOCATION 
The site is located at 2739 Thomas Ln, Coeur d’Alene, ID, the address for the structure 
located on the property. This site is in section 06, Township 50 North, Range 03 West, 
Boise Meridian, Kootenai County, Idaho. 
The parcel number is 0-3275-001-002-0 of the Halfhide Ridge subdivision, AIN 243178.   
      
ZONING 
 
If the applicant is approved for annexation, the requested zoning would be the City’s R-3 
zone.  This zone requires a minimum lot size of 11,500 square feet and is suitable for 
single-family housing. The density allowed for this zone is 3 dwellings per acre.  The 
property owner believes this zoning will be suitable for the future needs of the land.  
 
The City Comprehensive Plan designates this property as Single-Family Neighborhood.  
Most of this area has been developed that lies within the City of CDA. The Single-Family 
Neighborhood are the lower density housing areas across the city.  Compatible zoning for 
this designation are R-1, R-3, R-5 and R-8.  
 
SURROUNDING NEIGHBORHOOD 
Directly adjacent to the project site is the major subdivision known as Prospector Ridge, 
which was completed in phases. This section that abuts the property is Prospector Ridge 
2nd addition. This entire subdivision is zoned R-3, which allows for single-family homes. 
The other major subdivision to the South, known as Foothills, is also zoned R-3. When 
development took place for these major subdivisions, single-family homes under R-3 
were approved.  
 
 



 
 
TRANSPORTATION/ACCESS 
The access will be from the public road Thomas Lane, a collector street. The existing 
driveway has an approach from Thomas Lane. Future development at this site will work 
with the City to meet standards necessary for a new common driveway to be constructed. 
Maintenance of the access would be by the future homeowner’s.  Any approach permits 
would be applied for, as required.   
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 COEUR D'ALENE PLANNING AND ZONING COMMISSION 
 FINDINGS AND ORDER 
 

A-1-26 
 
INTRODUCTION 

This matter came before the Planning and Zoning Commission on January 13, 2026, to consider A-1-26, a 
request for 1.937-acre Annexation from County Ag-suburban to city R-3.  
 
 OWNER/APPLICANT: Aspen Homes and Development, LLC 
  
 LOCATION:   2739 E. Thomas Lane Coeur d’Alene, ID 83814 
 
 
A. FINDINGS OF FACT: 

 
The Planning & Zoning Commission finds that the following facts, A1 through A9, have been 
established on a more probable than not basis, as shown on the record before it and on the testimony 
presented at the public hearing.  
 
A1. All public hearing notice requirements have been met for item A-1-26. 
 

• Notice of the public hearing must be published in the official newspaper of the City at least 
fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The Notice was published on 
December 27, 2025, seventeen days prior to the hearing.  

• Notice of the public hearing must be posted on the premises no less than one (1) week prior 
to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on 
January 3, 2025, ten days prior to the hearing.  

• Notice of the public hearing must be provided by mail to property owners or purchasers of 
record within the land being considered, and within three hundred (300) feet of the external 
boundaries of the land being considered. Idaho Code § 67-6511(2)(b). Sixty-two (62) notices 
were mailed to all property owners of record within three hundred feet (300') of the subject 
property on December 19, 2025.  

• Notice of the public hearing must be sent to all political subdivisions providing services within 
the planning jurisdiction, including school districts and the manager or person in charge of the 
local public airport, at least fifteen (15) days prior to the public hearing. Idaho Code § 67-
6509(a). The Notice was sent to all political subdivisions providing services within the 
planning jurisdiction, including school districts on December 19, 2025, twenty-five days prior 
to the hearing.  

• Notice of the public hearing must be given to a pipeline company operating any existing 
interstate natural gas transmission pipeline or interstate petroleum products pipeline, as 
recognized by the pipeline and hazardous materials safety administration, with a center point 
within one thousand (1,000) feet of the external boundaries of the land being considered, 
provided that the pipeline company is in compliance with section 62-1104, Idaho Code. Idaho 
Code § 67-6511(2)(b). The Notice was sent to pipeline companies providing services within 
1,000 feet of the subject property December 19, 2025. 
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A2. Public testimony was received at a public hearing on January 13, 2026. 
 
A3. The subject site is located in an unincorporated area of Kootenai County, is adjacent to 

City limits and within Coeur d’Alene’s Area of Impact (AOI). The total area of the subject 
property measures 1.937 acres. It is zoned AG-Suburban and is currently vacant.  

 
A4.  If approved for annexation with City R-3 zoning and subdivision under S-1-26, the project 

would include four (4) residential lots and a private, dead-end access drive with City 
utilities and access off Thomas Lane. Properties within city limits in the vicinity of the 
subject property are of similar density and are also zoned R-3. 

 
A5. The Comprehensive Plan Future Land Use Map designation is the Single-Family 

Neighborhood Place Type. Single-Family Neighborhood places are the lower density 
housing areas across Coeur d’Alene where most of the city’s residents live, primarily in 
single-family homes on larger lots. Supporting uses typically include neighborhood parks 
and recreation facilities connected by trails. Compatible Zoning is listed as R-1, R-3, R-5, 
and R-8; MH-8 

 
A6.   The Planning and Zoning Commission finds the following Comprehensive Plan goals and 

objectives applicable to this request. 
 

Community & Identity 
Goal CI 1: Coeur d’Alene citizens are well informed, responsive, and involved in 
community discussions. 
Objective CI 1.1: Foster broad-based and inclusive community involvement for actions 
affecting businesses and residents to promote community unity and involvement. 

 
Growth & Development 
Goal GD 1: Develop a mix of land uses throughout the city that balance housing and 
employment while preserving the qualities that make Coeur d’Alene a great place to live. 
Objective GD 1.1: Achieve a balance of housing product types and price points, 
including affordable housing, to meet city needs. 

Goal GD 2: Ensure appropriate, high-quality infrastructure to accommodate community 
needs and future growth. 
Objective GD 2.1: Ensure appropriate, high-quality infrastructure to accommodate 
growth and redevelopment. 
 
Health & Safety 
Goal HS 3: Continue to provide exceptional police, fire, and emergency services. 
Objective HS 3.2: Enhance regional cooperation to provide fast, reliable emergency 
services. 

A7.       City utilities and facilities are available to serve the project site, if annexed. All 
departments have indicated the ability to serve the project with the additional conditions 
as stated at the end of the staff report. 

A8.       The subject property has very little grade change and is relatively flat. The properties to 
the west are at a higher elevation. The property was recently cleared and leveled.  
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A9.       Due to prior uses on the property, an Environmental Site Assessment was performed by 
a third party. No evidence was found for a recognized environmental condition (REC) and 
no further environmental assessment is recommended.  

 
(The commission should add other facts here which it finds are relevant to its decision.) 
 
 

B. CONCLUSIONS OF LAW: 
 

Based on the foregoing Findings of Fact, the Planning Commission makes the following Conclusions 
of Law. 
  
B1. That this proposal (is) (is not) in conformance with the Comprehensive Plan policies. 
 
B2. That public facilities and utilities (are) (are not) available and adequate for the proposed use.   
 
B3. That the physical characteristics of the site (do) (do not) make it suitable for the request at this 

time.  
 
B4. That the proposal (would) (would not) adversely affect the surrounding neighborhood with regard to 

traffic, neighborhood character, (and) (or) existing land uses. 
 
 

C. DECISION 
 

The Planning and Zoning Commission, pursuant to the foregoing Findings of Fact and Conclusions of Law, 
has determined that the requested zoning (does) (does not) comply with the required evaluation criteria and 
recommends that the City Council (adopt the R-3 zoning with the following conditions to be included in 
an Annexation Agreement) (reject the R-3 zoning) for Council consideration of the annexation request:  

 
Recommended conditions for the annexation agreement:  
 
Engineering: 

1. Dedicate a sidewalk easement along Thomas Lane on the final plat.  

2. Provide 3:1 tapered transition from new curb to existing asphalt at the east property line. 

Planning:  
3. Code requires 75’ of frontage on a “public street.” These proposed lots face a private driveway. 

The frontage on the residential lots facing the access driveway will also require the 75’ minimum 
frontage. The front yard setback will be measured from the line between the residential lot and 
the access driveway tract boundary.  

4. Include the utility easement within the private driveway tract on the final plat.  

Water: 
5. An 8” water main will be required to be extended through the property to the northern property 

line. 

6. A permanent flushing station will be required to be installed at the end of the main with an 
adequate and approved place for drainage. 

Wastewater: 

7. A 30’ wide shared utility easement for the city sewer and water on the private access road shall 
be dedicated to the City prior to building permits. 
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8. Project will require the extension of City sewer “to and through” to the north property line of the 
area of annexation proposed.  

Urban Forestry:  
9. Street trees will be required on the north side of Thomas Lane by the time the final plat is recorded. 

The trees shall be planted in the grass swale between the future sidewalk and the future curb.  

10. The overhead powerlines make the site only suitable for trees off the “small” category of the City’s 
approved street tree list. Small trees must be spaced 25 feet apart. Four trees are required for the 
section east of the approach and must be swale-tolerant.  

11. Trees must be planted at the root flare and according to city planting standards. (For an electronic 
copy of the planting details, contact the Urban Forestry Coordinator.) 

Fire: 
12. Access, water and hydrant locations will be reviewed prior to final plat recordation or during the 

Site Development and Building Permit, utilizing the currently adopted International Fire Code 
(IFC) for compliance. 

 
(The commission may include additional conditions.) 
 

Motion by commissioner      , seconded by commissioner       , to adopt the foregoing Findings and Order and 
recommend (adoption of the R-3 zoning) (rejection of the R-3 zoning) in conjunction with the requested 
annexation. 
 

ROLL CALL:  
 

COMMISSION MEMBER INGALLS  Voted (Aye) (Nay)  

COMMISSION MEMBER JAMTAAS  Voted  (Aye) (Nay) 

COMMISSION MEMBER WARD  Voted  (Aye) (Nay)  

COMMISSION MEMBER FLEMING  Voted  (Aye) (Nay)  

COMMISSION MEMBER MCCRACKEN  Voted     (Aye) (Nay)  

COMMISSION MEMBER COPPESS  Voted  (Aye) (Nay)  

CHAIRMAN MESSINA     Voted  (Aye) (Nay)  

 

Motion to recommend (adoption)(rejection) carried by a    to   vote. 
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COEUR D'ALENE PLANNING AND ZONING COMMISSION 
FINDINGS AND ORDER 

 

S-1-26 
INTRODUCTION 

This matter came before the Planning and Zoning Commission on January 13, 2026, to consider S-1-26 a 
request for approval of a 4-lot, 1-Tract subdivision known as “Mountainside at Canfield”.   

  

 OWNER/APPLICANT: Aspen Homes and Development, LLC 
  
 LOCATION:  2739 E. Thomas Lane Coeur d’Alene, ID 83814 

 
 
A. FINDINGS OF FACT: 

 
The Planning and Zoning Commission finds that the following facts, A1 through A8, have been 
established on a more probable than not basis, as shown on the record before it and on the 
testimony presented at the public hearing.   

 
A1. All public hearing notice requirements have been met for item S-1-26. 

 
• Notice of the public hearing must be published in the official newspaper of the City at least 

fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The notice was published in 
the Coeur d’Alene Press on December 27, 2025, seventeen days prior to the hearing.  

• Notice of the public hearing must be posted on the premises no less than one (1) week 
prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on 
January 3, 2025, ten days prior to the hearing.  

• Notice of the public hearing must be provided by mail to property owners or purchasers of 
record within the land being considered, and within three hundred (300) feet of the external 
boundaries of the land being considered. Idaho Code § 67-6511(2)(b). Sixty-two (62) 
notices were mailed to all property owners of record within three hundred feet (300') of the 
subject property on December 19, 2025.   

• Notice of the public hearing must be sent to all political subdivisions providing services 
within the planning jurisdiction, including school districts and the manager or person in 
charge of the local public airport, at least fifteen (15) days prior to the public hearing. Idaho 
Code § 67-6509(a). The Notice was sent to all political subdivisions providing services 
within the planning jurisdiction, including school districts on December 19, 2025, twenty-five 
days prior to the hearing.  

• Notice of the public hearing must be given to a pipeline company operating any existing 
interstate natural gas transmission pipeline or interstate petroleum products pipeline, as 
recognized by the pipeline and hazardous materials safety administration, with a center 
point within one thousand (1,000) feet of the external boundaries of the land being 
considered, provided that the pipeline company is in compliance with section 62-1104, 
Idaho Code. Idaho Code § 67-6511(2)(b). The Notice was sent to pipeline companies 
providing services within 1,000 feet of the subject property on December 19, 2025.  

 
A2. Public testimony was received at a public hearing on January 13, 2026. 
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A3.   The subject property is 1.937 acres and currently zoned Agriculture-Suburban in Kootenai County, 
with a request for City R-3 zoning as part of the associated annexation request under Item A-1-26.   

 
A4.   The subject property is adjacent to or abutting single-family homes to the north, south, east, and 

west. The subject property is proposed to be divided into four (4) single-family residential lots with a 
tract for a private driveway which includes 4 spaces for common parking (1 per residential lot).  The 
dead-end private driveway would be 24’ wide and would be located within a 33’ wide access/ utility 
tract. The drive has a hammerhead fire turnaround at its terminus along with a snow storage area.  
The private drive includes stormwater containment adjacent with swales and a 10’ wide utility 
easement. 

 
A5. The City Engineer has attested that the preliminary plat submitted contains all of the elements 

required by the Municipal Code.  
 
A6. City departments have reviewed the preliminary plat for potential impact on public facilities and 

utilities and provided an analysis of compliance with code requirements. They have determined that 
provisions for sidewalks, streets, alleys, rights-of- way, easements, street lighting, fire protection, 
planting, drainage, pedestrian and bicycle facilities, and utilities have been met with conditions that 
are required to bring the plat into full compliance with code requirements and performance 
standards. All departments have indicated the ability to serve the project with the additional 
conditions as stated herein on page 17. 

 
A7. The City Engineer has vetted the preliminary plat for compliance with both subdivision design 

standards (chapter 16.15) and improvement standards (chapter 16.40).   The City Engineer has 
reviewed the applicant’s analysis regarding meeting subdivision standards and concurs with the 
findings. 

 
A8. City staff have confirmed that the proposed subdivision meets all zoning standards for the 

requested City R-3 zoning district associated with the annexation request under Item A-1-26. 
 
(The commission should add other facts here which it finds are relevant to its decision.) 
 
B. CONCLUSIONS OF LAW: 
 
Based on the foregoing Findings of Fact, the Planning and Zoning Commission makes the following 
Conclusions of Law.   

  
B1. That all of the general preliminary plat requirements (have) (have not) been met as attested to by 

the City Engineer. 
 
B2. That the provision for sidewalks, streets, alleys, rights-of-way, easements, street lighting, fire 

protection, planting, drainage, pedestrian and bicycle facilities (are) (are not) adequate.  
  
B3. That the proposed preliminary plat (does) does not) comply with all of the subdivision design 

standards (contained in chapter 16.15) and all of the subdivision improvement standards 
(contained in chapter 16.40) requirements. 
 

B4. The lots proposed in the preliminary plat (do) (do not) meet the requirements of the applicable 
zoning district. 
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C. DECISION 
 
The Planning and Zoning Commission, pursuant to the foregoing Findings of Fact and Conclusions of Law, 
has determined that the proposed preliminary plat (does) (does not) comply with the required evaluation 
criteria, and the request should be (approved with the following conditions) (denied) (denied without 
prejudice).   
 
Recommended conditions:  
 
Engineering: 

1. Dedicate a sidewalk easement along Thomas Lane on the final plat.  

2. Provide 3:1 tapered transition from new curb to existing asphalt at the east property line. 

Planning:  
3. Code requires 75’ of frontage on a “public street.” These proposed lots face a private driveway. 

The frontage on the residential lots facing the access driveway will also require the 75’ minimum 
frontage. The front yard setback will be measured from the line between the residential lot and 
the access driveway tract boundary.  

4. Include the utility easement within the private driveway tract on the final plat.  

Water: 
5. An 8” water main will be required to be extended through the property to the northern property 

line. 

6. A permanent flushing station will be required to be installed at the end of the main with an 
adequate and approved place for drainage. 

Wastewater: 

7. A 30’ wide shared utility easement for the city sewer and water on the private access road shall 
be dedicated to the City prior to building permits. 

8. Project will require the extension of City sewer “to and through” to the north property line of the 
area of annexation proposed.   

Urban Forestry:  
9. Street trees will be required on the north side of Thomas Lane by the time the final plat is recorded. 

The trees shall be planted in the grass swale between the future sidewalk and the future curb.  

10. The overhead powerlines make the site only suitable for trees off the “small” category of the City’s 
approved street tree list. Small trees must be spaced 25 feet apart. Four trees are required for the 
section east of the approach and must be swale-tolerant.  

11. Trees must be planted at the root flare and according to city planting standards. (For an electronic 
copy of the planting details, contact the Urban Forestry Coordinator.) 

Fire: 
12. Access, water and hydrant locations will be reviewed prior to final plat recordation or during the 

Site Development and Building Permit, utilizing the currently adopted International Fire Code 
(IFC) for compliance. 

 
The commission may include additional conditions. 
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Motion by commissioner      , seconded by commissioner       , to adopt the foregoing Findings and Order 

and (approve with conditions) (deny) (deny without prejudice) the request. 

 
 
ROLL CALL:  

 
COMMISSION MEMBER INGALLS  Voted  (Aye) (Nay)  

COMMISSION MEMBER JAMTAAS  Voted  (Aye) (Nay) 

COMMISSION MEMBER WARD  Voted  (Aye) (Nay)  

COMMISSION MEMBER FLEMING  Voted  (Aye) (Nay)  

COMMISSION MEMBER MCCRACKEN  Voted     (Aye) (Nay)  

COMMISSION MEMBER COPPESS  Voted  (Aye) (Nay)  

CHAIRMAN MESSINA     Voted  (Aye) (Nay) 

 

 

Motion to (approve)(deny)(deny without prejudice) carried by a   to   vote.  
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	There is an existing single-family structure on the subject property. Directly to the north and south of the subject property are existing single-family homes that are grandfathered professional office uses, each with varying degrees of commercial imp...
	The site is generally flat as is the over-all location. Midtown has seen significant change and investment over the last decade, from public corridor improvements, rehab of several out-of-date storefronts, to a substantial under construction mixed-use...
	INFILL OVERLAY DISTRICTS
	17.07.900: Purpose:
	The purpose of these regulations is to establish infill overlay districts and to prescribe procedures whereby the development of lands within these infill overlay districts can occur in a manner that will encourage infill development while protecting ...
	3. Midtown Overlay (MO)
	The intent of this district is to create a lively, neighborhood business district with a mixture of uses, including retail, services, and residential. Storefronts would be relatively continuous along the street within the core of the district. Housing...
	17.07.915: Permitted Activity Groups/Uses:
	A. Activity Groups/Uses Allowed in the Underlying Zoning District Generally Permitted:
	All Activity Groups/Uses permitted within the underlying zoning district shall be allowed, unless otherwise noted in this section.
	B. Activity Groups/Uses Expressly Prohibited in All Three Overlay Districts:
	The following Activity Groups/Uses are expressly prohibited in all infill overlay districts:
	1. Criminal Transitional Facilities.
	2. Juvenile Offenders Facilities.
	3. Adult Entertainment.
	4. Adult Entertainment Retail Sales.
	5. All other uses that includes the outdoor storage of inventory, materials, or supplies.

	ZC-1-23pc.pdf
	PLANNING COMMISSION
	STAFF REPORT
	FROM:  SEAN E. HOLM, SENIOR PLANNER
	DECISION POINT:
	BACKGROUND INFORMATION:
	LOCATION MAP:
	AERIAL PHOTO:
	PRIOR ZONE CHANGE REQUESTS NEARBY:
	Zone Changes (See corresponding map):
	The subject property is nearby to a mix of previous zone change requests that include: approvals, denials, withdrawn requests, and a court case overturning City Council’s decision (1988).
	REQUIRED FINDINGS FOR A ZONE CHANGE REQUEST:
	Finding #B8: That this proposal (is) (is not) in conformance with the Comprehensive Plan policies.
	2022-2042 COMPREHENSIVE PLAN- LAND USE CATEGORY:
	PHYSICAL CHARACTERISTICS:
	There is an existing single-family structure on the subject property. Directly to the north and south of the subject property are existing single-family homes that are grandfathered professional office uses, each with varying degrees of commercial imp...
	The site is generally flat as is the over-all location. Midtown has seen significant change and investment over the last decade, from public corridor improvements, rehab of several out-of-date storefronts, to a substantial under construction mixed-use...
	INFILL OVERLAY DISTRICTS
	17.07.900: Purpose:
	The purpose of these regulations is to establish infill overlay districts and to prescribe procedures whereby the development of lands within these infill overlay districts can occur in a manner that will encourage infill development while protecting ...
	3. Midtown Overlay (MO)
	The intent of this district is to create a lively, neighborhood business district with a mixture of uses, including retail, services, and residential. Storefronts would be relatively continuous along the street within the core of the district. Housing...
	17.07.915: Permitted Activity Groups/Uses:
	A. Activity Groups/Uses Allowed in the Underlying Zoning District Generally Permitted:
	All Activity Groups/Uses permitted within the underlying zoning district shall be allowed, unless otherwise noted in this section.
	B. Activity Groups/Uses Expressly Prohibited in All Three Overlay Districts:
	The following Activity Groups/Uses are expressly prohibited in all infill overlay districts:
	1. Criminal Transitional Facilities.
	2. Juvenile Offenders Facilities.
	3. Adult Entertainment.
	4. Adult Entertainment Retail Sales.
	5. All other uses that includes the outdoor storage of inventory, materials, or supplies.
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	FINDINGS AND ORDER
	A. INTRODUCTION

	APPLICANT:   AZZARDO, LLC
	C. ORDER:   CONCLUSION AND DECISION
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	APPLICANT:  15th STREET INVESTMENTS, LLC
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	APPLICANT:  15th STREET INVESTMENTS, LLC
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	FINDINGS AND ORDER
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	THE PLANNING COMMISSION’S VISION OF ITS ROLE IN THE COMMUNITY
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	THE PLANNING & ZONING COMMISSION’S VISION OF ITS ROLE IN THE COMMUNITY
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	The site is generally flat as is the over-all location. Midtown has seen significant change and investment over the last decade, from public corridor improvements, rehab of several out-of-date storefronts, to a substantial under construction mixed-use...
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	A. FINDINGS OF FACT:
	A18. The Police Department does not have an issue with the proposed zone change.
	A19. The site is general flat and has a slight slope to the east. The site is vacant of buildings and is in a natural state with grass and trees located on it.
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	PLANNING AND ZONING COMMISSION
	STAFF REPORT
	FROM:                           MIKE BEHARY, ASSOCIATE PLANNER
	DECISION POINT:
	The applicant is requesting approval of a zone change from NC (Neighborhood Commercial) to C-17.
	BACKGROUND INFORMATION:
	The subject property is vacant and is located on the southeast corner of the intersection of 15PthP Street and Best Avenue.  The subject site is .93 acres in area and is relatively flat. The site is adjacent to two duplexes and one single family dwell...
	The subject site is currently zoned Neighborhood Commercial (NC) and was annexed into the city in 2011 in item A-1-11.  The applicant is now requesting that the C-17 zoning district be applied to the subject site.
	The applicant has indicated that if this zone change request is approved, then they intend to build a gas station with a mini mart and a quick serve restaurant on the subject site.  However, it should be noted that if the zone change is approved all u...
	The applicant has submitted a site plan and a narrative as part of this request.  See the attached site plan and narrative by the applicant at the end of this report for a complete overview of their annexation request.
	PROPERTY LOCATION MAP:
	AERIAL PHOTO:
	BIRDS EYE AERIAL:  Looking North
	BIRDS EYE AERIAL:  Looking Southeast
	PRIOR ZONE CHANGE REQUESTS
	UHearing  Request   City Council
	ZC-2-82  R-12 to C-17   Approved
	ZC-1-24   ZONE CHANGE FINDINGS:
	REQUIRED FINDINGS FOR A ZONE CHANGE:
	A.         UFinding #B8:U That this proposal (is) (is not) in conformance with the Comprehensive Plan goals, objectives and policies.
	2042 COMPREHENSIVE PLAN LAND USE:
	2042 COMPREHENSIVE PLAN LAND USE MAP:
	2042 COMPREHENSIVE PLAN LAND USE MAP:  Mixed-Use Low
	2042 COMPREHENSIVE PLAN LAND USE MAP: Mixed-Use Low
	The subject site lies within the Mixed Use Low place type as designated in the 2042 Comprehensive Plan.
	PHYSICAL CHARACTERISTICS:
	The site is general flat and has a slight slope to the east. (See topography map below).  The site is vacant of buildings and is in a natural state with grass and trees located on it.  Site photos are provided on the next few pages showing the existin...
	TOPOGRAPHIC MAP:
	SITE PHOTO - 1:  View from the northeast corner of property looking south.
	SITE PHOTO - 2:  View from the northeast corner of property looking west along Best Avenue.
	SITE PHOTO - 3:  View from the north central part of property looking south.
	SITE PHOTO - 4:  View from the northwest corner of property looking east.
	SITE PHOTO - 5:  View from the center of property looking northwest.
	SITE PHOTO - 6:  View from the southwest corner of property looking north along 15PthP Street.
	PROPOSED ZONING MAP:
	Existing Neighborhood Commercial (NC) Zoning District:
	The neighborhood commercial district is intended to allow for the location of enterprises that mainly serve the immediate surrounding residential area and that provide a scale and character that are compatible with residential buildings. It is expecte...
	Proposed C-17 Zoning District:
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	A. FINDINGS OF FACT:
	A18. The Police Department does not have concerns with the proposed zone change.
	A19. The site is generally flat and has a slight slope to the east. The site is vacant, and is in a natural state with grass and trees located on it.
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	PCagenda 4-9-24.pdf
	5:30 P.M. CALL TO ORDER:
	PLEDGE:
	PUBLIC COMMENTS:
	STAFF COMMENTS:
	Presented by: Mike Behary, Associate Planner

	pc min 3-12-24 final.pdf
	The PUD Amendment #4 for the Atlas Waterfront project would revise the final Development Standards for the project to incorporate minor changes to address development conditions for the property and to make the setbacks more consistent throughout the ...
	The requested amendments to the Development Standards with PUD Amendment #4 include:
	Justification:
	As an example, if Area 5A was developed with 84 multifamily units (three (3) studio units, 72 1- bedroom units, and nine (9) 2-bedroom units) with DO-N parking requirements, they would be required to provide 89 off-street parking spaces for residentia...
	If Area 5A were developed with the same 84 multifamily units (three (3) studio units, 72 1-bedroom units, and nine (9) 2-bedroom units) with base city code parking requirements in C-17/R-17, they would be required to provide 129 off-street parking spa...
	Finding B7:          That the proposal (does) (does not) provide for an acceptable method for the                                     perpetual maintenance of all common property.

	pc min 3-12-24 final.pdf
	The PUD Amendment #4 for the Atlas Waterfront project would revise the final Development Standards for the project to incorporate minor changes to address development conditions for the property and to make the setbacks more consistent throughout the ...
	The requested amendments to the Development Standards with PUD Amendment #4 include:
	Justification:
	As an example, if Area 5A was developed with 84 multifamily units (three (3) studio units, 72 1- bedroom units, and nine (9) 2-bedroom units) with DO-N parking requirements, they would be required to provide 89 off-street parking spaces for residentia...
	If Area 5A were developed with the same 84 multifamily units (three (3) studio units, 72 1-bedroom units, and nine (9) 2-bedroom units) with base city code parking requirements in C-17/R-17, they would be required to provide 129 off-street parking spa...
	Finding B7:          That the proposal (does) (does not) provide for an acceptable method for the                                     perpetual maintenance of all common property.

	PCagenda 4-9-24.pdf
	5:30 P.M. CALL TO ORDER:
	PLEDGE:
	PUBLIC COMMENTS:
	STAFF COMMENTS:
	Presented by: Mike Behary, Associate Planner

	S-1-24-PZ-FINDINGS-page4.pdf
	A. FINDINGS OF FACT:
	A1.   All public hearing notice requirements have been met for item S-1-24.
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The Notice was published on March 23, 2024, seventeen days prior to the hearing.
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on April 1, 2024, eight days prior to the hearing.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(2)(b...
	 Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days prior...
	 Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administrati...
	A2.   The total area of the subject property is 2.3 acres and is zoned R-12.
	A3.   The subject property is proposed to be developed as a residential neighborhood that will allow duplex and single family housing types. The subject property is bound by single family homes to the north, east, and south.  To the west is 17th stree...
	A5. City departments have reviewed the preliminary formal plat for potential impact on public facilities and utilities and have determined that conditions are required to bring the plat into full compliance with code requirements and performance stand...
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	5:30 P.M. CALL TO ORDER:
	PLEDGE:
	PUBLIC COMMENTS:
	STAFF COMMENTS:

	PC minutes 5-12-24.pdf
	Mr. Holm provided background information and shared information about prior requests of a similar nature.

	4PUD-4-04m.3.pdf
	PLANNING AND ZONING COMMISSION
	STAFF REPORT
	DECISION POINT:
	HISTORY & BACKGROUND INFORMATION:
	PLANNED UNIT DEVELOPMENT MODIFICATION REQUESTS:

	BIRDS EYE AERIAL PHOTOS (Courtesy of Google Earth Pro):
	Looking north by northwest into Mill River:
	Looking south toward the Spokane River and wooded backdrop in the county:
	Looking southeast along the Spokane River toward Riverstone:
	The following facts align with the facts listed in the draft Findings and Order worksheet for the Planning and Zoning Commission’s consideration. These facts can be modified and added to as part of the motion associated with the Findings and Order.
	A9. The natural features of the site and adjoining properties would not be negatively impacted by the requested PUD amendment.
	A10. The requested modifications to the Mill River PUD would not impact the City’s ability to serve the project with facilities and services.  All departments have indicated the ability to serve the project and no additional conditions have been added...
	A11. The PUD amendment would not reduce the total open space area. The Mill River neighborhood still meets the required 10% open space requirement.
	A12. The project would provide parking sufficient for users of the development. The PUD amendment does not include a reduction in the parking required for the singe-family use.
	A13. The proposed project falls within the Mill River PUD, which is governed by the Mill River Property Owners Association.  Existing common areas within the larger Mill River neighborhood will continue to be maintained by the Mill River Property Owne...
	A15. City departments have reviewed the preliminary formal plat for potential impact on public facilities and utilities and have determined that conditions are required to bring the plat into full compliance with code requirements and performance stan...
	17.07.230: PLANNED UNIT DEVELOPMENT REVIEW CRITERIA:
	REQUIRED FINDINGS (PUD):
	FUTURE LAND USE:  PLANNED DEVELOPMENT (CITY CONTEXT)
	FUTURE LAND USE:  PLANNED DEVELOPMENT (NEIGHBORHOOD CONTEXT)
	The site is at the edge of the Spokane River and is currently vacant. As with any waterfront property, topographical and flood constraints exist where water meets land. The city’s shoreline ordinance was modified with the approval of the Mill River PU...
	Proposed Single-Family Detached Home on Lot 1 (Elevations & Floor Plans):
	Proposed Single-Family Detached Home on Lot 2 (Elevations & Floor Plans):
	Proposed Single-Family Detached Home on Lot 3 (Elevations & Floor Plans):
	Proposed Single-Family Detached Home on Lot 4 (Elevations & Floor Plans):
	Use the following information as well as testimony from the hearing to make finding A9.
	Shoreline Information:
	The city’s shoreline code governs allowable construction along the waterfront for both the lake and the river. Specifically related to this project:
	17.08.230: HEIGHT LIMITS AND YARD REQUIREMENTS:
	B.   For shoreline properties located between one hundred fifty feet (150') west of First Street easterly to Seventh Street and shoreline properties located northerly from River Avenue, the following shall apply:
	1. New structures may be erected provided that the height is not greater than thirty feet (30').
	2. There shall be a minimum side yard equal to twenty percent (20%) of the average width of the lot. (Ord. 3452, 2012)
	17.08.245: PROHIBITED CONSTRUCTION:
	Construction within forty feet (40') of the shoreline shall be prohibited except as provided for in section 17.08.250 of this chapter. (Ord. 1722 §2(part), 1982)
	*NOTE: As provided in the history & background information section near the beginning of the staff report, these limitations were approved to be modified in 2004. Maximum height of structures increased from 30’ to 32’, and, prohibited construction wit...
	Five Foot (5’) Land Elevation Contours:
	FEMA Base Flood Elevation (AE):
	*NOTE: AE flood zones are areas that present a 1% annual chance of flooding and a 26% chance over the life of a 30-year mortgage, according to FEMA. These regions are clearly defined in Flood Insurance Rate Maps and are paired with detailed informatio...
	SUBDIVISION FINDINGS:
	REQUIRED FINDINGS:
	PRELIMINARY PLAT FOR WATERFRONT C-17PUD PARCEL IN “MILL RIVER PUD”:


	Staff-Report-PUD-2-24-Planning-Commission.pdf
	PLANNING AND ZONING COMMISSION
	STAFF REPORT
	FROM:                           MIKE BEHARY, ASSOCIATE PLANNER
	DECISION POINT:
	Should the Planning and Zoning Commission approve a requested amendment to the Lake Villa Planned Unit Development (PUD) project to build two additional apartment buildings, creating 21 additional units within the apartment complex with the following ...
	BACKGROUND INFORMATION:
	The subject property is known as the Lake Villa Apartments and is located at the far east end of Sherman Avenue.   The subject site consists of 18 acres and has vehicle access of off of N. Lilac Lane, E. Sherman Avenue, N. Fernan Lake Road, and E. Fer...
	The subject property was annexed into the city in two phases in the following two items, A-6-76 and A-1-78, in 1976 and 1978 respectively.  As part of the annexation requests the site was approved for a multi-family planned unit development (PUD).   T...
	The construction of apartment complex was built according to the following timeline;
	1978:  100 units
	1980:      65 units
	1982:   44 units
	1984   47 units
	Total  256 Units = Existing Today
	The applicant is now proposing to add two apartment buildings that will provide for 21 additional units bringing the grand total to 277 units.
	The existing zoning of the subject site is R-17PUD.  The original PUD site plan and subsequent documents allowed for a maximum of 256 units.  This new PUD modification request will allow for 277 units on 18 acres, which equates to an overall density o...
	The proposed PUD provides garage parking, carport parking, and surface parking for its residents.  The minimum required parking for the proposed PUD is 461 parking spaces and the proposed PUD is providing 507 parking spaces.  The proposed PUD exceeds ...
	The proposed PUD modification request will also bring into compliance the setbacks of some of the apartment buildings, garages, and carports that are located within the required setbacks, as noted above.  The setback modification request will also all...
	The subject site has some significant sloping topography on the northern part of the property; however, the majority of the property is relatively flat.  The significant sloping part of the property is subject to the Hillside Ordinance regulations.  T...
	The minimum requirement for open space area to be provided in a PUD is 10%.  The applicant has provided 16.6% of the total site as open space. The open space consists of a volleyball area, swimming pool, barbecue, and grassy passive recreation areas. ...
	The applicant has indicated in their narrative that they will commit four of the new units for affordable housing.  The following is a quote from the applicant’s narrative.  “The rapid increase in real estate value witnessed in recent years has create...
	PROPERTY LOCATION MAP:
	AERIAL PHOTO:
	BIRDSEYE AERIAL:  Looking North
	The following facts align with the facts listed in the draft Findings and Order worksheet for the Planning and Zoning Commission’s consideration. These facts can be modified and added to as part of the motion associated with the Findings and Order.
	A1.  All public hearing notice requirements have been met for item PUD-2-24.
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The Notice was published on May 25, 2024, seventeen days prior to the hearing.
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on May 31, 2024, eleven days prior to the hearing.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(2)(b...
	 Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days prior...
	 Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administrati...
	A2.  The total area of the subject property is 18 acres and is zoned R-17PUD. The R-17PUD designation was done as part of annexation of the property in 1976 and 1978. This new PUD modification request will allow for 277 units on 18 acres, which equat...
	A3.  The subject property is developed as a 256-unit multi-family apartment complex, known as the Lake Villa Apartments. The proposed PUD amendment will allow for two more apartment buildings that will add 21 additional units, bringing the grand total...
	A4.  The Comprehensive Plan Future Land Use Map designation is the Planned Development Place Type. Planned Development Place Types are locations that have completed the planned unit development application process.  As part of the process, the City an...
	A5.  The Comprehensive Plan goals and objectives do support this PUD amendment.
	A6.  The subject property is bound by single-family homes to the north, single-family homes to the east, single-family homes and the U.S. Forest Service facility is located to the south across Sherman Avenue and Lilac Lane and Interstate 90 are locate...
	A7.   The natural features of the site and adjoining properties would not be negatively impacted by the requested PUD amendment.
	A8. The requested modifications would not impact the City’s ability to serve the project with facilities and services.  All departments have indicated the ability to serve the project with the additional conditions as stated at the end of the staff re...
	A10. The project would provide parking sufficient for users of the development. The applicant is not requesting a reduction in the parking requirement for muti-family housing.  The required parking for this facility is 461 parking spaces and the propo...
	A11. The applicant/owners of the property are responsible for providing perpetual maintenance of all common property.
	PUD-1-22:   PLANNED UNIT DEVELOPMENT FINDINGS:
	17.07.230: PLANNED UNIT DEVELOPMENT REVIEW CRITERIA:
	REQUIRED FINDINGS (PUD):
	2042 COMPREHENSIVE PLAN LAND USE:
	2042 COMPREHENSIVE PLAN LAND USE MAP:
	2042 COMPREHENSIVE PLAN LAND USE MAP: Site Location
	Transportation Exhibits
	Existing and Planned Bicycle Network
	Existing and Planned Walking Network
	Existing Transit Network
	Comprehensive Plan Policy Framework:
	The following is staff’s assessment of applicable goals and objectives.  For a complete list of possible goals and objectives, see Attachment 2.
	Maintain the community’s friendly, welcoming atmosphere and its smalltown feel.
	Manage shoreline development to address stormwater management and improve water quality.
	SITE PHOTO 1:  View from Lilac Lane and Serman Avenue looking east.
	SITE PHOTO 2:  View from Sherman Avenue looking north toward office building.
	SITE PHOTO 3:  View from the interior of property looking north.
	SITE PHOTO 4:  View from the interior of property looking northeast toward Volleyball area.
	SITE PHOTO 5:  View from the interior of property looking west toward shuffle board court area.
	SITE PHOTO 6:  View from the interior of property looking north toward central swimming pool.
	SITE PHOTO 7:  View from the interior of property looking north toward carports and garages.
	SITE PHOTO 8:  View from the interior of property looking west toward east swimming pool.
	Use the following information as well as testimony from the hearing to make finding A8.
	Use the following information as well as testimony from the hearing to make finding A9.
	Use the following information as well as testimony from the hearing to make finding A10.
	Use the following information as well as testimony from the hearing to make finding A11.

	SP-2-24 staff report final.pdf
	The following facts align with the facts listed in the draft Findings and Order worksheet for the Planning and Zoning Commission’s consideration. These facts can be modified and added to as part of the motion associated with the Findings and Order.
	2022-2042 COMPREHENSIVE PLAN- LAND USE CATEGORY:

	2 SP-2-24. staff report.pdf
	The following facts align with the facts listed in the draft Findings and Order worksheet for the Planning and Zoning Commission’s consideration. These facts can be modified and added to as part of the motion associated with the Findings and Order.
	2022-2042 COMPREHENSIVE PLAN- LAND USE CATEGORY:

	PUD-4-04m.3pz_FINDINGS AND ORDER 1.pdf
	A. FINDINGS OF FACT:
	A1.   All public hearing notice requirements have been met for items PUD-4-04m.3 & S-3-24.
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The Notice was published in the Coeur d’Alene Press on May 25, 2024, seventeen days prior ...
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on May 30, 2024, twelve days prior to the hearing.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(2)(b...
	 Notice of the public hearing must be given to any pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administra...
	A2.   Public testimony was received at a public hearing on June 11, 2024
	A3.   The subject property is vacant and is located to the south of the terminus of N. Grandmill Ln. and W. Shoreview Ln. The subject site is 0.7125 acres in area, is waterfront property along the Spokane River, subject to the shoreline ordinance and ...
	A5.   The Mill River PUD is a mix of commercial and residential uses.
	A7.    The Comprehensive Plan goals and objectives do support this PUD amendment request.
	Maintain the community’s friendly, welcoming atmosphere and its smalltown feel.
	Manage shoreline development to address stormwater management and improve water quality.
	Foster a pro-business culture that supports economic growth.
	A9. The natural features of the site and adjoining properties would not be negatively impacted by the requested PUD amendment.
	A10. The requested modifications to the Mill River PUD would not impact the City’s ability to serve the project with facilities and services.  All departments have indicated the ability to serve the project and no additional conditions have been added...
	A11.  The PUD amendment would not reduce the total open space area. The Mill River neighborhood still meets the required 10% open space requirement.
	A12. The project would provide parking sufficient for users of the development. The PUD amendment does not include a reduction in the parking required for the singe-family use.
	A13. The proposed project falls within the Mill River PUD, which is governed by the Mill River Property Owners Association.  Existing common areas within the larger Mill River neighborhood will continue to be maintained by the Mill River Property Owne...

	S-3-24 pz_FINDINGS AND ORDER 1.pdf
	A. FINDINGS OF FACT:
	A1.   All public hearing notice requirements have been met for items PUD-4-04m.3 & S-3-24.
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The Notice was published in the Coeur d’Alene Press on May 25, 2024, seventeen days prior ...
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on May 30, 2024, twelve days prior to the hearing.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(2)(b...
	 Notice of the public hearing must be given to any pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administra...
	A2.   Public testimony was received at a public hearing on June 11, 2024
	A3.   The subject property is vacant and is located to the south of the terminus of N. Grandmill Ln. and W. Shoreview Ln. The subject site is 0.7125 acres in area, is waterfront property along the Spokane River, subject to the shoreline ordinance and ...
	A5.   The Mill River PUD is a mix of commercial and residential uses.
	Note Facts A6 through 13 from the staff report apply to the associated Planned Unit Development Amendment request and do not apply to the Subdivision Findings and Order.
	A15.     City departments have reviewed the preliminary formal plat for potential impact on public facilities and utilities and have determined that conditions are required to bring the plat into full compliance with code requirements and performance ...
	A18. City staff has proposed fourteen (14) conditions for the preliminary plat to ensure compliance with City Code and performance standards

	PUD-2-24-PZ-FINDINGS-AND-ORDER.pdf
	A. FINDINGS OF FACT:
	A1.   All public hearing notice requirements have been met for item PUD-2-24
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The Notice was published in the Coeur d’Alene Press on May 25, 2024, seventeen days prior ...
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on May 31, 2024, eleven days prior to the hearing.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(2)(b...
	 Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days prior...
	 Notice of the public hearing must be given to any pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administra...
	A2.   The total area of the subject property is 18 acres and is zoned R-17PUD. The R-17PUD designation was done as part of annexation of the property in 1976 and 1978. This new PUD modification request will allow for 277 units on 18 acres, which equat...
	A3.   The subject property is developed as a 256-unit multi-family apartment complex, known as the Lake Villa Apartments. The proposed PUD amendment will allow for two more apartment buildings that will add 21 additional units, bringing the grand tota...
	A4.   The Comprehensive Plan Future Land Use Map designation is the Planned Development Place Type. Planned Development Place Types are locations that have completed the planned unit development application process.  As part of the process, the City a...
	A5.   The Comprehensive Plan goals and objectives do support this PUD amendment request with the following applicable Goals and Objectives:
	Maintain the community’s friendly, welcoming atmosphere and its smalltown feel.
	Manage shoreline development to address stormwater management and improve water quality.
	Foster a pro-business culture that supports economic growth.
	A6.   The subject property is bound by single-family homes to the north, single-family homes to the east, single-family homes and the U.S. Forest Service facility is located to the south across Sherman Avenue and Lilac Lane and Interstate 90 are locat...
	A7.  The natural features of the site and adjoining properties would not be negatively impacted by the requested PUD amendment.
	A8.  The requested modifications would not impact the City’s ability to serve the project with facilities and services.  All departments have indicated the ability to serve the project with the additional conditions as stated at the end of the staff r...
	A10.   The project would provide parking sufficient for users of the development. The applicant is not requesting a reduction in the parking requirement for muti-family housing.  The required parking for this facility is 461 parking spaces and the pro...
	A11.    The applicant/owners of the property are responsible for providing perpetual maintenance of all  common property.

	SP-2-24 P&Z findings.pdf
	A. FINDINGS OF FACT:
	A1.   All public hearing notice requirements have been met for item SP-2-24.
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The Notice was published on May 25, 2024, seventeen days prior to the hearing.
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on May 31, 2024, eleven days prior to the hearing.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(2)(b...
	 Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days prior...
	 Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administrati...
	A2.       Public testimony was received at a public hearing on June 11, 2024.

	SP-2-24 P&Z findings.pdf
	A. FINDINGS OF FACT:
	A1.   All public hearing notice requirements have been met for item SP-2-24.
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The Notice was published on May 25, 2024, seventeen days prior to the hearing.
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on May 31, 2024, eleven days prior to the hearing.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(2)(b...
	 Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days prior...
	 Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administrati...
	A2.       Public testimony was received at a public hearing on June 11, 2024.

	PCagenda 7-9-24.pdf
	5:30 P.M. CALL TO ORDER:
	PLEDGE:
	PUBLIC COMMENTS:
	STAFF COMMENTS:
	Presented by: Mike Behary, Associate Planner

	1 PC minutes 6-11-24_revised.pdf
	He noted the decision point is should the Planning and Zoning Commission approve a proposed Planned Unit Development modification in the Mill River PUD and a four (4) lot, one (1) tract subdivision request, to allow for the construction of waterfront ...
	Mr. Holm provided the following background and project history. The Mill River Planned Unit Development is a mixed-use master planned community situated on the former Crown Pacific Mill site. On May 11, 2004, Planning and Zoning Commission held a publ...
	Mr. Holm noted the requested deviations from existing standards in the approved PUD:

	The decision point is should the Planning and Zoning Commission approve a requested amendment to the Lake Villa Planned Unit Development (PUD) project to build two additional apartment buildings, creating 21 additional units within the apartment compl...
	Mr. Behary provided background information on the Lake Villa Apartments. He noted that the subject property is known as the Lake Villa Apartments and is located at the far east end of Sherman Avenue.   The subject site consists of 18 acres and has veh...
	The subject property was annexed into the city in two phases in the following two items, A-6-76 and A-1-78, in 1976 and 1978 respectively.  As part of the annexation requests the site was approved for a multi-family planned unit development (PUD).   T...
	The construction of apartment complex was built according to the following timeline;
	 1978:  100 units
	 1980:  65 units
	 1982:  44 units
	 1984:  47 units
	The existing number of units today 256 apartments. The applicant is now proposing to add two apartment buildings that will provide for 21 additional units bringing the grand total to 277 units.
	The existing zoning of the subject site is R-17PUD.  The original PUD site plan and subsequent documents allowed for a maximum of 256 units.  This new PUD modification request will allow for 277 units on 18 acres, which equates to an overall density o...
	The proposed PUD provides garage parking, carport parking, and surface parking for its residents.  The minimum required parking for the proposed PUD is 461 parking spaces and the proposed PUD is providing 507 parking spaces.  The proposed PUD exceeds ...
	The proposed PUD modification request will also bring into compliance the setbacks of some of the apartment buildings, garages, and carports that are located within the required setbacks, as noted above. The setback modification request will also allo...
	The subject site has some significant sloping topography on the northern part of the property; however, the majority of the property is relatively flat.  The significant sloping part of the property is subject to the Hillside Ordinance regulations.  T...
	The minimum requirement for open space area to be provided in a PUD is 10%.  The applicant has provided 16.6% of the total site as open space. The open space consists of a volleyball area, swimming pool, barbecue, and grassy passive recreation areas. ...
	The applicant has indicated in their narrative that they will commit four of the new units for affordable housing.  The following is a quote from the applicant’s narrative.  “The rapid increase in real estate value witnessed in recent years has create...
	The applicant has requested the following modifications:
	Principal Buildings: Apartments
	 Front setback of 14’ rather then 20’ as required – existing structures
	 Side street setback of 5’ rather then 20’ as required – existing and proposed structure
	Accessory Buildings: Carports and Garages
	 Side Interior setback of 2’ rather then 5’ as required – existing structures
	 Side street setback of 2’ rather then 20’ as required – existing structures
	The proposed PUD modification request will bring into compliance the backs of the existing apartment buildings, garages, and carports and are located within the required setbacks, as noted above.
	There are seven findings that must be made for a PUD modification, B1-B7:
	Finding B1: The proposal (is) (is not) in conformance with the Comprehensive Plan.
	Mr. Behary noted that building design and scale, transportation, open space, and other elements are approved through the city of Coeur d’Alene’s PUD evaluation process. He provided an overview of the applicable sections of the Comprehensive Plan, incl...
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	S-1-24-PZ-FINDINGS 7-9-24.pdf
	A. FINDINGS OF FACT:
	A1.   All public hearing notice requirements have been met for item S-1-24.
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The Notice was published on June 22, 2024, seventeen days prior to the hearing.
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on June 24, 2024, fifteen days prior to the hearing.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(2)(b...
	 Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days prior...
	 Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administrati...

	SP-1-24-PZ-FINDINGS 7-9-24.pdf
	A. FINDINGS OF FACT:
	A1.   All public hearing notice requirements have been met for item SP-1-24.
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The Notice was published on June 22, 2024, seventeen days prior to the hearing.
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on June 25, 2024, fourteen days prior to the hearing.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(2)(b...
	 Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days prior...
	 Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administrati...
	A2.   Public testimony was received at a public hearing on July 9, 2024.
	A3.  A grand total of thirty-seven (37) parcels are included. The subject properties are mostly developed as single-family homes with the exception of four (4) duplexes and a large vacant parcel obtaining access from N. 17th Street.
	A4.   The subject area is currently zoned residential at twelve units per gross acre (R-12).
	A6.   The broader neighborhood is made up of a mix of residential zones and residential uses that include cluster/pocket housing projects to the west. To the east, the site is adjacent to single family development, located in the county, along with R-...
	A7.   The 2022-2042 Comprehensive Plan Future Land Use Map Place Type is Compact  Neighborhood. The Comprehensive Plan states that compatible zones in a Compact Neighborhood include: R-12, R-17, MH-8, NC and CC.
	A8.  The staff report includes applicable Comprehensive Plan goals and objectives. The commission will determine if there are other applicable goals and objectives to support their decision from the attached Comprehensive Plan goals and objectives wor...
	A9.   Further, the key characteristics of a Compact Neighborhood are medium density residential areas located in primarily older locations of Coeur d’Alene where there is an established street grid with bicycle and pedestrian facilities. Typical uses ...
	A10.   If this request for a Single-Family Detached (SFD) Only Special Use Permit request is approved, all future construction must be SFD. Accessory Dwelling Units (ADU’s) would also be permitted. However, it should be noted that the existing duplexe...
	A11.    City departments reviewed the request for a special use permit that limits development to single-family detached and found that the existing streets, public facilities and services would adequately serve development at the allowable density an...
	A12. Staff has proposed one condition to clarify that Accessory Dwelling Units (ADU’s) would be permitted with the requested special use permit:

	SP-3-24 P&Z findings.pdf
	A. FINDINGS OF FACT:
	A1.   All public hearing notice requirements have been met for item SP-3-24.
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The Notice was published on June 22, 2024, seventeen days prior to the hearing.
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on June 21, 2024, eighteen days prior to the hearing.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(2)(b...
	 Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days prior...
	 Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administrati...
	A2.       Public testimony was received at a public hearing on July 9, 2024.
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	Staff-Report-S-1-24-July-9-2024.pdf
	PLANNING AND ZONING COMMISSION
	STAFF REPORT
	THE DECISION POINT:
	BACKGROUND INFORMATION:
	The subject property is primarily vacant with one existing storage building located on it.  The property is gently sloping. Access to the site will be from 17th Street.  The proposed subdivision will include a public street with a cul-de-sac that has ...
	The property is zoned R-12, which allows for single family and duplex housing types.  The applicant is proposing four single family size lots and five duplex sized lots within this subdivision.   The proposed subdivision will allow for nine single fam...
	The applicant has indicated that storm drainage will be facilitated through swales located adjacent to the road right-of-way (ROW).  The public street is 28 feet in width and allows for parking on one side of the street.  The water main service will b...
	The applicant is proposing to install the streets and the subdivision infrastructure for this project in one phase.  If this item is approved, the applicant will have 12 months to complete the final plat process.  The Subdivision Code allows for the P...
	BIRDS EYE AERIAL PHOTO:
	BIRDS EYE AERIAL PHOTO:
	SUMMARY OF FACTS:
	The following facts align with the facts listed in the draft Findings and Order worksheet for the Planning and Zoning Commission’s consideration. These facts can be modified and added to as part of the motion associated with the Findings and Order.
	A1.  All public hearing notice requirements have been met for item S-1-24.
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The Notice was published on June 22, 2024, seventeen days prior to the hearing.
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on June 24, 2024, fifteen days prior to the hearing.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(2)(b...
	 Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days prior...
	 Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administrati...
	A2.  The Planning and Zoning Commission opened the initial hearing on this item on April 9, 2024. After the staff presentation and discussions with the City Engineer and the applicant’s representative, it was decided to continue the hearing to a date ...
	A3.  The total area of the subject property is 2.3 acres and is zoned R-12.
	A4.  The subject property is proposed to be developed as a residential neighborhood that will allow duplex and single-family housing types. The subject property is bound by single family homes to the north, east, and south.  To the west is 17th street...
	A6. City departments have reviewed the preliminary formal plat for potential impact on public facilities and utilities, and provided an analysis of compliance with code requirements related to sidewalks, streets, rights-of-way, easements, street light...
	SUBDIVISION FINDINGS:
	REQUIRED FINDINGS (Subdivision):
	PRELIMINARY PLAT FOR “KAUFMAN ESTATES”:

	The applicant has proposed a total of 9-lots on the subject property, which is zoned R-12. At the subdivision level, minimum site performance standards must be met.
	Because this request is not a Planned Unit Development (PUD), there is no opportunity to alter the subdivision standards, no requirement for open space, and no private streets or vehicular gates allowed. As such, density calculations are made by inclu...
	The R-12 zoning district allows for maximum density of 12 units per acre, the density of the proposed subdivision is 9.5 units per acres.  The R-12 would allow for a total of 18 units and the applicant is proposing a total of 14 units, four single fam...
	All proposed lots meet the minimum lot frontage and lot area requirements for the R-12 zoning district. Four of the lots are under 7,000 square feet and would only allow a single family dwelling with an ADU to be built on them.
	Five of the lots are over 7,000 square feet in area and will meet the minimum lot area required for duplex housing.  The five larger lots may or may not be built as duplexes, and the owner(s) could instead build a single-family home with or without an...

	SP-1-24_re-notice.pdf
	LOCATION: A 16.5 +/- ACRE AREA EAST OF 17TH, WEST OF 19TH, SOUTH OF SATRE AVE., AND NORTH OF HAYCRAFT AVE.
	BACKGROUND INFORMATION:
	SUMMARY OF FACTS:
	The following facts align with the facts listed in the draft Findings and Order worksheet for the Planning and Zoning Commission’s consideration. These facts can be modified and added to as part of the motion associated with the Findings and Order.
	A1.   All public hearing notice requirements have been met for Item SP-1-24.
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing per Idaho Code § 67-6509(a). The Notice was published on June 22, 2024, seventeen days prior to the hearing.
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing per Idaho Code § 67-6511(2)(b). The Notice was posted on the property on June 25, 2024, fourteen days prior to the hearing.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered per Idaho Code § 67-6511(2...
	 Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days prior...
	 Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administrati...
	A3.  A grand total of thirty-seven (37) parcels are included. The subject properties are mostly developed as single-family homes with the exception of four (4) duplexes and a large vacant parcel obtaining access from N. 17th Street.
	A4.   The subject area is currently zoned residential at twelve units per gross acre (R-12).
	A6.   The broader neighborhood is made up of a mix of residential zones and residential uses that include cluster/pocket housing projects to the west. To the east, the site is adjacent to single family development, located in the county, along with R-...
	A7.   The 2022-2042 Comprehensive Plan Future Land Use Map place type is Compact  Neighborhood. The Comprehensive Plan states that compatible zones in a Compact Neighborhood include: R-12, R-17, MH-8, NC and CC.
	A8.  The staff report includes applicable Comprehensive Plan goals and objectives. The commission will determine if there are other applicable goals and objectives to support their decision from the attached Comprehensive Plan goals and objectives wor...
	A9.   Further, the key characteristics of a Compact Neighborhood are medium density residential areas located in primarily older locations of Coeur d’Alene where there is an established street grid with bicycle and pedestrian facilities. Typical uses ...
	A10.   If this request for a Single-Family Detached (SFD) Only Special Use Permit request is approved, all future construction must be SFD. Accessory Dwelling Units (ADU’s) would also be permitted. However, it should be noted that the existing duplexe...
	A12. Staff has proposed one condition to clarify that Accessory Dwelling Units (ADU’s) would be permitted with the requested special use permit.
	GENERAL INFORMATION:
	Use the following information as well as testimony from the hearing to make finding A8 in the findings and order worksheet.

	FINAL Staff-Report-SP-3-24-Planning-Commission.pdf
	PLANNING AND ZONING COMMISSION
	STAFF REPORT
	FROM:                           TAMI STROUD, PLANNER
	DECISION POINT:
	The applicant is requesting approval for a special use permit to allow a food and beverage on/off site consumption that will allow a coffee shop/baked good sales in a portion of an existing structure on property located in the LM (Light Manufacturing)...
	HISTORY AND BACKGROUND INFORMATION:
	In August of 1983 the subject property was zoned from C-17 to Light Manufacturing in item ZC-12-83 and was used at that time for warehousing.  The site was also previously used for boat sales.
	In September of 2019, the applicant requested the approval of a special use permit (SP-5-19) to allow a specialty retail sales facility to allow a retail flooring store and professional service business in an existing structure on the subject property...
	The applicant has indicated that they are not proposing any additions to the existing building at this time and intend to renovate the interior space. The existing building is +/- 12,500 SF. The applicant intends to use approximately 5,000 SF of the f...
	There is currently an access easement at the rear of the property with the adjoining property owner to the west.  The easement is between the two property owners does not affect the access to the applicant’s property from the public road or the abilit...
	PROPERTY LOCATION MAP:
	AERIAL PHOTO:
	BIRDS EYE AERIAL PHOTO LOOKING WEST: (Note: Google imagery shows former boat sales use)
	APPLICANT’S FLOOR PLAN:
	APPLICANT’S FLOOR PLAN
	LM – LIGHT MANUFACTURING ZONING DISTRICT:
	The Light Manufacturing (LM) district is intended to include manufacturing, warehousing and industry that is conducted indoors with minimal impact on the environment. The applicant’s proposed use would be conducted primarily within the existing struct...
	17.05.800: SITE PERFORMANCE STANDARDS; MINIMUM YARD:
	The following facts align with the facts listed in the draft Findings and Order worksheet for the Planning and Zoning Commission’s consideration. These facts can be modified and added to as part of the motion associated with the Findings and Order.
	Future Land Use Map:  Retail Center/Corridor Place Type
	APPLICANT’S SITE PLAN:
	PREVIOUSLY APPROVED SITE PLAN FOR ITEM: SP-5-19 SPECIALTY RETAIL SALES SUP:
	ZONING MAP:
	GENERALIZED LAND USE MAP:
	To the northeast of the subject property, along Lacross Avenue, a special use request for a Community Education Facility was approved in 1993 that allowed for the construction of an elementary school in item SP-17-93.  To the east of the subject prope...
	SITE PHOTO - 1:  View of the subject property from the east side of Northwest Boulevard looking west at the existing building and display and parking lot to the south.
	SITE PHOTO - 2:  View of the subject property from the east side of Northwest Boulevard looking west at the existing building and a portion of the parking lot.
	SITE PHOTO - 3:  View from across Northwest Boulevard looking southwest at the subject property.
	SITE PHOTO - 4:  View from the northeast part of property looking southwest at the existing building. The area in the foreground is where the coffee shop is proposed.
	SITE PHOTO – 5: Interior view of the NW Trends showroom looking north at the drive aisle to access the parking area located to the south and west.  Overhead doors allow access.
	SITE PHOTO – 6  View from across Northwest Boulevard looking west at the property located north of the subject property and a portion of the parking lot on the subject property.

	final SP-1-24_re-notice.pdf
	LOCATION: A 16.5 +/- ACRE AREA EAST OF 17TH, WEST OF 19TH, SOUTH OF SATRE AVE., AND NORTH OF HAYCRAFT AVE.
	BACKGROUND INFORMATION:
	SUMMARY OF FACTS:
	The following facts align with the facts listed in the draft Findings and Order worksheet for the Planning and Zoning Commission’s consideration. These facts can be modified and added to as part of the motion associated with the Findings and Order.
	A1.   All public hearing notice requirements have been met for Item SP-1-24.
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing per Idaho Code § 67-6509(a). The Notice was published on June 22, 2024, seventeen days prior to the hearing.
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing per Idaho Code § 67-6511(2)(b). The Notice was posted on the property on June 25, 2024, fourteen days prior to the hearing.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered per Idaho Code § 67-6511(2...
	 Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days prior...
	 Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administrati...
	A3.  A grand total of thirty-seven (37) parcels are included. The subject properties are mostly developed as single-family homes with the exception of four (4) duplexes and a large vacant parcel obtaining access from N. 17th Street.
	A4.   The subject area is currently zoned residential at twelve units per gross acre (R-12).
	A6.   The broader neighborhood is made up of a mix of residential zones and residential uses that include cluster/pocket housing projects to the west. To the east, the site is adjacent to single family development, located in the county, along with R-...
	A7.   The 2022-2042 Comprehensive Plan Future Land Use Map place type is Compact  Neighborhood. The Comprehensive Plan states that compatible zones in a Compact Neighborhood include: R-12, R-17, MH-8, NC and CC.
	A8.  The staff report includes applicable Comprehensive Plan goals and objectives. The commission will determine if there are other applicable goals and objectives to support their decision from the attached Comprehensive Plan goals and objectives wor...
	A9.   Further, the key characteristics of a Compact Neighborhood are medium density residential areas located in primarily older locations of Coeur d’Alene where there is an established street grid with bicycle and pedestrian facilities. Typical uses ...
	A10.   If this request for a Single-Family Detached (SFD) Only Special Use Permit request is approved, all future construction must be SFD. Accessory Dwelling Units (ADU’s) would also be permitted. However, it should be noted that the existing duplexe...
	A12. Staff has proposed one condition to clarify that Accessory Dwelling Units (ADU’s) would be permitted with the requested special use permit.
	GENERAL INFORMATION:
	Use the following information as well as testimony from the hearing to make finding A8 in the findings and order worksheet.

	PCagenda 11-12-24.pdf
	5:30 P.M. CALL TO ORDER:
	PLEDGE:
	PUBLIC COMMENTS:
	STAFF COMMENTS:
	Presented by: Mike Behary, Associate Planner
	Presented by: Mike Behary, Associate Planner
	Presented by: Tami Stroud, Associate Planner
	Presented by: Sean Holm, Senior Planner
	Presented by: Hilary Patterson, Community Planning Director
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	PLANNING AND ZONING COMMISSION MEMORANDUM
	DECISION POINT:

	SP-4-24-Hemmingson Senior Living.  11.12.24 Planning-Commission.pdf
	PLANNING AND ZONING COMMISSION
	STAFF REPORT
	FROM:                           TAMI STROUD, PLANNER
	DECISION POINT:
	The applicant is requesting approval for a special use permit to develop a minimal care facility to provide five (5) Residential Care Facilities with 16 beds each, 24 Senior Living Cottages to accommodate up to 48 additional residents, and one (1) add...
	BACKGROUND INFORMATION:
	The subject site is located north of Hanley Avenue and West of Coeur Terre Boulevard. The 6.016-acre property is zoned R-8 (Residential at 8 units/acre) zoning district and is currently vacant. The property is described at Lot 2, block 37, at the Trai...
	The Residential Care Homes will provide (24) hour care and include group dining and supervision for physically or mentally handicapped or infirm and who are in need of residential care.  The Senior Cottages will be for 55+ residents, capable to taking...
	PROPERTY LOCATION MAP:
	AERIAL PHOTO:
	BIRDS EYE AERIAL PHOTO LOOKING NORTH:
	ZONING MAP:
	R-8 –RESIDENTIAL AT 8 UNITS/ACRE ZONING DISTRICT:
	17.05.090: GENERALLY:
	A. The R-8 district is intended as a residential area that permits a mix of housing types at a density not greater than eight (8) units per gross acre.
	B. In this district a special use permit, as prescribed in section 17.09.205 of this title may be requested by neighborhood sponsor to restrict development for a specific area to single-family detached housing only at eight (8) units per gross acre. T...
	C. In this district a special use permit may be requested by the developer for a two (2) unit per gross acre density increase for each gross acre included in a pocket residential development. This density increase provision is established to reflect t...
	D. Project review (see sections 17.07.305 through 17.07.330 of this title) is required for all subdivisions and for all residential, civic, commercial, service and industry uses, except residential uses for four (4) or fewer dwellings.
	17.05.100: PERMITTED USES; PRINCIPAL:
	Principal permitted uses in an R-8 district shall be as follows:
	 Administrative
	 Duplex housing
	 Essential service (underground)
	 "Home occupation", as defined in this title
	 Neighborhood recreation
	 Pocket residential development
	 Public recreation
	 Single-family detached housing
	17.05.110: PERMITTED USES; ACCESSORY:
	Accessory permitted uses in an R-8 district shall be as follows:
	 Accessory dwelling units
	 Garage or carport (attached or detached)
	 Private recreation facility (enclosed or unenclosed).
	17.05.120: PERMITTED USES; SPECIAL USE PERMIT:
	Permitted uses by special use permit in an R-8 district shall be as follows:
	 A two (2) unit per gross acre density increase
	 Boarding house
	 Childcare facility
	 Commercial film production
	 Community assembly
	 Community education
	 Community organization
	 Convenience sales
	 Essential service (aboveground)
	 Group dwelling - detached housing
	 Handicapped or minimal care facility
	 Juvenile offenders’ facility
	 Noncommercial kennel
	 Religious assembly
	 Restriction to single-family only
	17.05.165: NONRESIDENTIAL SITE PERFORMANCE STANDARDS; MINIMUM YARD:
	APPLICANT’S FLOOR PLAN: HOUSE ONE- 16 BEDS EACH HOME
	EXTERIOR VIEWS: HOUSE ONE- 16 RESIDENTS (SOUTH VIEW)
	EXTERIOR VIEWS: HOUSE ONE- 16 RESIDENTS (SOUTHWEST VIEW)
	EXTERIOR VIEWS: HOUSE ONE- 16 RESIDENTS (NORTH VIEW)
	(EAST VIEW)                                                                                     (WEST VIEW)
	EXTERIOR VIEWS:  TYPICAL COTTAGE FRONT VIEW AND FLOOR PLAN:
	The following facts align with the facts listed in the draft Findings and Order worksheet for the Planning and Zoning Commission’s consideration. These facts can be modified and added to as part of the motion associated with the Findings and Order.
	Future Land Use Map: Single-Family Neighborhood / Place Type
	GENERALIZED LAND USE MAP:
	There has only been one requested Special Use Permit in the vicinity of the subject property which is located to the northwest of the subject property.  A special use permit request was approved for an Essential Service (Above Ground) Special Use Perm...
	SITE PHOTO - 1:  View of a portion of the subject property within The Trails 6th Addition, looking north from the bike trail along Hanley Avenue.
	SITE PHOTO - 2:  View of the subject property looking west toward Huetter Road.  Parcels surrounding the project site have not been developed.
	SITE PHOTO- 3:  View looking west along the bike trail parallel to Hanley Avenue with the subject property on the right in the photo.
	SITE PHOTO - 4:  View from the southeastern edge of the subject property looking north. The Trails development is in the background.
	SITE PHOTO - 5:  View from the south side of Hanley Avenue looking northeast at a portion of the subject property. The area in the foreground is a neighboring residential development.
	SITE PHOTO – 6: View near the interior portion of the subject property looking southwest across Hanley Avenue toward and the vacant property to the south and Huetter Road further west.
	SITE PHOTO – 7:  View from the south side of Hanley Avenue bike trail looking west along Hanley Avenue.  The subject property would be on the left.

	SP-4-24 P&Z findings.pdf
	A. FINDINGS OF FACT:
	A1.   All public hearing notice requirements have been met for item SP-4-24.
	 Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administrati...

	PUD-3-24_PC.pdf
	PLANNING AND ZONING COMMISSION
	STAFF REPORT
	FROM:  SEAN E. HOLM, SENIOR PLANNER
	DECISION POINT:
	Should the Planning and Zoning Commission approve of the following two decision points?
	BACKGROUND INFORMATION:
	The subject site is relatively flat with a treed area to the rear. The site is adjacent to 15th Street along its east property line.
	The applicant is requesting a PUD and subdivision on 2.12 gross acres. This PUD will consist of four (4) lots, and two (2) tracts.  Three of the lots will have frontage on the private road that is part of the Juniper Ridge subdivision/PUD, with the ea...
	In recent years, there have been two annexations and R-12PUD approvals in the immediate area, commonly known as “Birkdale Commons” and “Birkdale Commons North” in 2022 and 2023, respectively.
	The applicant specified that this project will be completed in one phase that may include saving the existing home on the easternmost lot and would be removed/replaced with a six-plex toward the end of the project timeline.
	In tandem with this request, the applicant seeks annexation of the subject property (A-2-24). The Planning & Zoning Commission will hear all three requests tonight and make a recommendation to City Council with R-12 zoning.  Since annexation also goes...
	PROPERTY LOCATION MAP:
	AERIAL PHOTO:
	BIRD’S EYE AERIAL:
	The following facts align with the facts listed in the draft Findings and Order worksheet for the Planning and Zoning Commission’s consideration. These facts can be modified and added to as part of the motion associated with the Findings and Order.
	A1.  All public hearing notice requirements have been met for items PUD-3-24.
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The Notice was published on October 26, 2024, eighteen days prior to the hearing.
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on October 29, 2024, fifteen days prior to the hearing.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(2)(b...
	 Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days prior...
	 Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administrati...
	A2. The total area of the subject property is 2.12 acres and is currently located in Kootenai County, zoned AG-Suburban.
	A3.  The subject property is currently developed as a large lot single family home. If approved, the project would include four (4) six-plexes on four (4) lots and an open space tract along a private street.
	A4.  The 2042 Comprehensive Plan Future Land Use Map designation is Mixed Use-Low. Mixed-Use Low places are described as highly walkable areas typically up to four-stories. Development types are primarily mixed-use buildings, with retail, restaurants ...
	A6.  The subject property is bound by a large lot single-family home to the north, single-family homes to the west, and predominately multi-family units to the south with two single-family homes on the corner of 15th Street and Lunceford Lane. East of...
	A7.  The property is flat and a multitude of residential housing types are located within the vicinity of the subject site. The natural features of the site are consistent with the natural features of the surrounding properties.
	A8. The requested modifications would not impact the City’s ability to serve the project with facilities and services.  All departments have indicated the ability to serve the project with the additional conditions as stated at the end of the staff re...
	A10.The project would provide parking sufficient for users of the development. The applicant is not requesting a reduction in the parking requirement for muti-family housing.  The required parking stalls for this project, per city code, is forty-eight...
	A11.The applicant/owners of the property are responsible for providing perpetual maintenance of all common property.
	PUD-3-24 PLANNED UNIT DEVELOPMENT: “Juniper Ridge”
	17.07.230: PLANNED UNIT DEVELOPMENT REVIEW CRITERIA:
	Use the following information as well as testimony from the hearing to make this finding. This corresponds with PUD Statement of Facts A4 and A5.
	2042 COMPREHENSIVE PLAN LAND USE:
	2042 COMPREHENSIVE PLAN: FUTURE LAND USE MAP
	Use the following information as well as testimony from the hearing to make this finding. This corresponds with PUD Statement of Facts A6.
	Use the following information as well as testimony from the hearing to make this finding. This corresponds with PUD Statement of Facts A7.
	Use the following information as well as testimony from the hearing to make this finding. This corresponds with PUD Statement of Facts A8.
	Use the following information as well as testimony from the hearing to make this finding. This corresponds with PUD Statement of Facts A9.
	The applicant is proposing ten percent (10%) open space that will be located in one tract.  The private open space amenities will include: an asphalt trail, a picnic table, a bench, and a dog park. The applicant has indicated that the open space area ...
	Use the following information as well as testimony from the hearing to make this finding. This corresponds with PUD Statement of Facts A10.
	Use the following information as well as testimony from the hearing to make this finding. This corresponds with PUD Statement of Facts A11.
	S-4-24 SUBDIVISION: “Juniper Ridge”
	The following facts align with the facts listed in the draft Findings and Order worksheet for the Planning and Zoning Commission’s consideration. These facts can be modified and added to as part of the motion associated with the Findings and Order.
	A1.  All public hearing notice requirements have been met for item S-4-24.
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The Notice was published on October 26, 2024, eighteen days prior to the hearing.
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on October 29, 2024, fifteen days prior to the hearing.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(2)(b...
	 Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days prior...
	 Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administrati...
	A2. As attested by the City Engineer, the preliminary plans submitted contain all of the general preliminary plat elements required by the Municipal Code.
	A3.  Staff has reviewed and provided comments concerning the adequacy of provisions for sidewalks, streets, alleys, rights-of- way, easements, street lighting, fire protection, planting, drainage, pedestrian and bicycle facilities, and utilities for p...
	A4.  The City Engineer has indicated that for the purposes of the preliminary plans, both subdivision design standards and improvement standards comply with municipal code, subject to the approval of the PUD deviations requested by the applicant.
	A5.  Planning staff has reviewed the applicable zoning district (anticipated R-12) for the lots proposed in the preliminary plat. Subject to the approval of the requested PUD deviations and the annexation in conjunction with zoning request (by City Co...
	REQUIRED SUBDIVISION FINDINGS:
	PRELIMINARY PLAT FOR “JUNIPER RIDGE”:

	The applicant specified that this project will be completed in one phase that may include saving the existing home on the easternmost lot and would be removed/replaced with a six-plex toward the end of the project timeline (see yellow highlighted home...
	PROPOSED PUD AND SUBDIVISION CONDITIONS:
	Engineering:
	1. Approximately 10 feet of right-of-way along 15th Street shall be deeded to the City to create the required 40-foot half-width.
	2. The on-site sidewalk should be concrete rather than asphalt as it will be poorly defined across the frontages of the garages and is likely to be blocked by parked cars. Additionally, the proposed asphalt surface is more susceptible than concrete to...
	Fire:
	3. Must meet fire flow requirements of 2018 IFC and fire hydrants spacing requirements.
	4. FD access minimum 20’.  Minimum at fire hydrant locations is 26’.
	5. Proposed turn around appears to meet fire code requirements.
	6. All other Fire policies will be met at time of building permit.
	Planning:
	Wastewater:
	11. Sewer Policy #719 requires a 20’ wide “All-Weather” surface permitting unobstructed O&M access in a utility easement (30’ if shared with Public Water) to be dedicated to the city for all city sewers.
	12. An unobstructed City approved “all-weather” access shall be required over all city sewers.
	13. This PUD shall be required to comply with Sewer Policy #716 requires all legally recognized parcels within the City to be assigned with a single (1) city sewer connection. “One Lot, One Lateral”.
	14. City sewer shall be run to and through this project and installed to all city specifications and standards.
	16. WW would ask that sewer lateral for Lot #4 be installed into dead-end manhole.
	17. Cap any unused sewer laterals at the city main (In 15th Street)
	Water:
	18. Any additional main extensions and/or fire hydrants and services will be the responsibility of the developer at their expense. Any additional service will have cap fees due at building permit.
	19. Any unused water services currently serving this property must be abandoned.

	PUD-4-19m5_staff report.pdf
	PLANNING AND ZONING COMMISSION
	STAFF REPORT
	Riverfest LLC
	Ann Beutler
	1836 Northwest Boulevard
	Coeur d’Alene, ID 83814
	DECISION POINT:
	READER’S NOTE:
	This staff report is largely unchanged from the versions that the Planning and Zoning Commission has seen with the initial request and subsequent amendments. It is noted below where there are changes or no changes to the information and/or analysis. S...
	PUD AMENDMENT OVERVIEW:
	PUD Amendment #5  NEW
	The PUD Amendment #5 for the Atlas Waterfront project would revise the final Development Standards for the project to incorporate minor changes to make the setbacks more consistent in Area 8 (north of the alley) with the rest of the project, and to re...
	This information is also found in table form, supplemental exhibits, and amended pages of the Development Standards in Attachment 1.
	HISTORY:
	BACKGROUND INFORMATION:
	The approximately 64-acre site is actively under construction in phases 1 and 2. The former railroad right-of-way that runs through the property was acquired by and annexed into the City in 2015 to provide opportunities for parkland, a trail, and publ...
	The Atlas Waterfront PUD development will include three different frontage types: Residential fronting Riverfront Drive (rear-loaded); Residential fronting interior streets (rear-loaded); and Residential fronting interior streets (front-loaded), with ...
	The “Development Areas Key Plan” notes the area of development on the Atlas Mill Site property and the standards that apply to each of those areas including the use, building types, lots (width, depth, area) for the townhouses and duplexes, setbacks, ...
	The development currently has dedicated the entire waterfront to the public including a 12-acre waterfront park. The waterfront park provides a grassy open play area, playground, picnic shelter, food truck parking, separate pedestrian and bicycle wate...
	PLANNED UNIT DEVELOPMENT AMENDMENT REQUESTS:

	SUMMARY OF FACTS:  UPDATED
	The following facts align with the facts listed in the draft Findings and Order worksheet for the Planning and Zoning Commission’s consideration. These facts can be modified and added to as part of the motion associated with the Findings and Order.
	A1.  All public hearing notice requirements have been met for item PUD-4-19m.5.
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The Notice was published on October 26, 2024, seventeen days prior to the hearing.
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on October 29, 2024, fourteen days prior to the hearing.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(2)(b...
	 Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days prior...
	 Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administrati...
	A2.  The total Atlas Waterfront project site is approximately 64 acres that is zoned C-17 PUD. Atlas Waterfront is a mixed-use neighborhood with a mix of housing types, commercial nodes and open space.
	A3.  The property that is the subject of this PUD amendment includes Development Area 8 (north of the alley), 11 and 20.  The portion of Area 8 south of the alley is nearly built out with a few lots still under construction. The portion of Area 8 nort...
	A4.  The Comprehensive Plan Future Land Use Map designation is the Planned Development Place Type. Planned Development Place Types are locations that have completed the planned unit development application process.  As part of the process, the City an...
	A5.  Staff identified Comprehensive Plan goals and objectives for particular consideration by the Planning and Zoning Commission on pages 16 and 17 of this staff report. The commission will determine if there are other applicable goals and objectives ...
	A6.  The Atlas Waterfront property is bound by the Spokane River to the south, Seltice Way to the north, Riverstone to the east, and the River’s Edge apartments to the west. Surrounding land uses include multi-family, single-family, open space, recrea...
	A7.  The natural features of the site and adjoining properties would not be negatively impacted by the requested PUD amendment.
	A8. The requested modifications to Development Areas 8, 11 and 20 would not impact the City’s ability to serve the project with facilities and services.  All departments have indicated the ability to serve the project. There are three new conditions f...
	A9. The PUD amendment #5 would not impact the total open space area, which is 25% and exceeds the required 10% open space requirement.
	A10.The project would provide parking sufficient for users of the development. This PUD amendment does not change parking.
	A11.The Atlas Waterfront Master Association would be responsible for providing perpetual maintenance of all common property.
	17.07.230: PLANNED UNIT DEVELOPMENT REVIEW CRITERIA:
	REQUIRED FINDINGS (PUD):
	Use the following information as well as the attached Comprehensive Plan goals and objectives worksheet to make this finding.  This corresponds with Statement of Facts A4 and A5.
	2022-2042 COMPREHENSIVE PLAN- LAND USE CATEGORY:
	 The subject property is within the existing city limits.
	 The Future Land Use Map designates this area as Planned Development.
	Future Land Use Map (Neighborhood Context):
	Place Types
	The Place Types in this plan represent the form of future development, as envisioned by the residents of Coeur d’Alene. These Place Types will in turn provide the policy level guidance that will inform the City’s Development Ordinance. Each Place Type...
	Planned Unit Development Neighborhood Map & Key Characteristics
	Transportation Exhibits
	Existing & Planned Bicycle Network Existing & Planned Walking Network
	Existing Transit Network
	Comprehensive Plan Policy Framework:
	The following is staff’s assessment of applicable goals and objectives.  For a complete list of possible goals and objectives, see Attachment 2.
	Maintain the community’s friendly, welcoming atmosphere and its smalltown feel.
	Manage shoreline development to address stormwater management and improve water quality.
	Use the following information as well as testimony from the hearing to make this finding. This corresponds with Statement of Facts A6.
	The subject property is higher along Seltice Way and slopes downward toward the Spokane River to the south.  The pre-existing grade had an approximately forty-five-foot (45’) elevation drop on the subject site as shown on the Topographic Map.  Signifi...
	SITE PHOTO 8: Townhouse Construction on Development Areas 3, 4, and 5B and Vacant Areas 5A and 13
	SITE PHOTO 9: Looking northwest toward Development Areas 5B, 6, 7, 11 and 20

	Application_Narrative_Exhibits attachment for staff report.pdf
	Attachment 1.pdf
	Sheets and Views
	PH3 OVERVIEW



	A-2-24 pc findings.pdf
	A. FINDINGS OF FACT:
	A1. All public hearing notice requirements have been met for item A-2-24.
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The Notice was published on October 26, 2024, eighteen days prior to the hearing.
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on October 29, 2024, fifteen days prior to the hearing.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(2)(b...
	 Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days prior...
	 Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administrati...
	A2. The subject site is located in an unincorporated area of Kootenai County, with the total area of the subject property measuring 2.12 acres, and is currently zoned AG-Suburban.
	A3.  The subject property is currently developed as a large lot single family home. If approved, the project would include four (4) six-plexes on four (4) lots and two (2) tracts, one as open space and the other a private street.
	A4.  The Comprehensive Plan Future Land Use Map designation is the Mixed Use-Low. Mixed-Use Low places are highly walkable areas typically up to four-stories. Development types are primarily mixed-use buildings, with retail, restaurants on corners or ...
	Maintain the community’s friendly, welcoming atmosphere and its smalltown feel.
	A6.  The Comprehensive Plan is a guide for annexations and land use decisions, and the Future Land Use Map in conjunction with the Goals and Policies shall be used by the Planning and Zoning Commission to make a recommendation on zoning in conjunction...
	A7.    The property is flat and a multitude of residential housing types are located within the vicinity of the subject site. The natural features of the site are consistent with the natural features of the surrounding properties.
	A9.    The subject property is bordered by 15th Street to the east which is a major collector street but is being reclassified as a minor arterial through the Kootenai Metropolitan Planning Organization (KMPO). Using the Land Use Code 231 – Low-Rise R...
	Engineering:
	1. Approximately 10 feet of right-of-way along 15th Street shall be deeded to the City to create the required 40-foot half-width.
	2. The on-site sidewalk should be concrete rather than asphalt as it will be poorly defined across the frontages of the garages and is likely to be blocked by parked cars. Additionally, the proposed asphalt surface is more susceptible than concrete to...
	Fire:
	3. Must meet fire flow requirements of 2018 IFC and fire hydrants spacing requirements.
	4. FD access minimum 20’.  Minimum at fire hydrant locations is 26’.
	5. Proposed turn around appears to meet fire code requirements.
	6. All other Fire policies will be met at time of building permit.
	Planning:
	Wastewater:
	11. Sewer Policy #719 requires a 20’ wide “All-Weather” surface permitting unobstructed O&M access in a utility easement (30’ if shared with Public Water) to be dedicated to the city for all city sewers.
	12. An unobstructed City approved “all-weather” access shall be required over all city sewers.
	13. This PUD shall be required to comply with Sewer Policy #716 requires all legally recognized parcels within the City to be assigned with a single (1) city sewer connection. “One Lot, One Lateral”.
	14. City sewer shall be run to and through this project and installed to all city specifications and standards.
	16. WW would ask that sewer lateral for Lot #4 be installed into dead-end manhole.
	17. Cap any unused sewer laterals at the city main(In 15th St.)
	Water:
	18. Any additional main extensions and/or fire hydrants and services will be the responsibility of the developer at their expense. Any additional service will have cap fees due at building permit.
	19. Any unused water services currently serving this property must be abandoned.

	PUD-3-24 findings.pdf
	A. FINDINGS OF FACT:
	A1.   All public hearing notice requirements have been met for items PUD-3-24.
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The Notice was published on October 26, 2024, eighteen days prior to the hearing.
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on October 29, 2024, fifteen days prior to the hearing.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(2)(b...
	 Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days prior...
	 Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administrati...
	A2.    The subject site is located in an unincorporated area of Kootenai County, with the total area of the subject property measuring 2.12 acres, and is currently zoned AG-Suburban.
	A3.    The subject property is currently developed as a large lot single family home. If approved, the project would include four (4) six-plexes on four (4) lots and an open space tract along a private street.
	A4.   The 2042 Comprehensive Plan Future Land Use Map designation is the Mixed Use-Low. Mixed-Use Low places are highly walkable areas typically up to four-stories. Development types are primarily mixed-use buildings, with retail, restaurants on corne...
	Maintain the community’s friendly, welcoming atmosphere and its smalltown feel.
	Manage shoreline development to address stormwater management and improve water quality.
	Foster a pro-business culture that supports economic growth.
	A6.   The subject property is bound by a large lot single-family home to the north, single-family homes to the west, and predominately multi-family units to the south with two single-family homes on the corner of 15th Street and Lunceford Lane. East o...
	A7.    The property is flat and a multitude of residential housing types are located within the vicinity of the subject site. The natural features of the site are consistent with the natural features of the surrounding properties.
	A8.    The requested modifications would not impact the City’s ability to serve the project with facilities and services.  All departments have indicated the ability to serve the project with the additional conditions as stated at the end of the staff...
	A9.    The project provides 10% private open space for its users, comprised of 8,696 square feet of open grassy area, a fenced dog park, pathway, bench, picnic table, and landscaping.
	A10. The project would provide parking sufficient for users of the development. The applicant is not requesting a reduction in the parking requirement for muti-family housing.  The required parking stalls for this project, per city code, is forty-eigh...
	A11. The applicant/owners of the property are responsible for providing perpetual maintenance of all common property.

	S-4-24 pz_FINDINGS AND ORDER WORKSHEET.pdf
	A. FINDINGS OF FACT:
	A1.   All public hearing notice requirements have been met for items S-4-24.
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The Notice was published on October 26, 2024, eighteen days prior to the hearing.
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on October 29, 2024, fifteen days prior to the hearing.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(2)(b...
	 Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days prior...
	 Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administrati...
	A2. As attested by the City Engineer, the preliminary plans submitted contain all of the general preliminary plat elements required by the Municipal Code.
	A3.  Staff has reviewed and provided comments concerning the adequacy of provisions for sidewalks, streets, alleys, rights-of- way, easements, street lighting, fire protection, planting, drainage, pedestrian and bicycle facilities, and utilities for p...
	A4.   The City Engineer has indicated that for the purposes of the preliminary plans, both subdivision design standards and improvement standards comply with municipal code, subject to the approval of the PUD deviations requested by the applicant.
	A5.   Planning staff has reviewed the applicable zoning district (anticipated R-12) for the lots proposed in the preliminary plat. Subject to the approval of the requested PUD deviations and the annexation in conjunction with zoning request (by City C...

	PUD-4-19m5 pz_FINDINGS AND ORDER.pdf
	A. FINDINGS OF FACT:
	A1.   All public hearing notice requirements have been met for item PUD-4-19m.5.
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The Notice was published on October 26, 2024, seventeen days prior to the hearing.
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on October 29, 2024, fourteen days prior to the hearing.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(2)(b...
	 Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days prior...
	 Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administrati...
	A2.   The total Atlas Waterfront project site is approximately 64 acres that is zoned C-17 PUD. Atlas Waterfront is a mixed-use neighborhood with a mix of housing types, commercial nodes and open space.
	A3.   The property that is the subject of this PUD amendment includes Development Area 8 (north of the alley), 11 and 20.  The portion of Area 8 south of the alley is nearly built out with a few lots still under construction. The portion of Area 8 nor...
	A4.   The Comprehensive Plan Future Land Use Map designation is the Planned Development Place Type. Planned Development Place Types are locations that have completed the planned unit development application process.  As part of the process, the City a...
	A5.   Staff identified Comprehensive Plan goals and objectives for particular consideration by the Planning and Zoning Commission on pages 16 and 17 of the staff report and the full list of Comprehensive Plan goals and objectives has been provided in ...
	Maintain the community’s friendly, welcoming atmosphere and its smalltown feel.
	Manage shoreline development to address stormwater management and improve water quality.
	Foster a pro-business culture that supports economic growth.
	A6.   The Atlas Waterfront property is bound by the Spokane River to the south, Seltice Way to the north, Riverstone to the east, and the River’s Edge apartments to the west. Surrounding land uses include multi-family, single-family, open space, recre...
	A7.   The natural features of the site and adjoining properties would not be negatively impacted by the requested PUD amendment.
	A8. The requested modifications to Development Areas 8, 11 and 20 would not impact the City’s ability to serve the project with facilities and services.  All departments have indicated the ability to serve the project. There are three new conditions f...
	A9. The PUD amendment #5 would not impact the total open space area, which is 25% and exceeds the required 10% open space requirement.
	A10. The project would provide parking sufficient for users of the development. This PUD amendment does not change parking.
	A11. The Atlas Waterfront Master Association would be responsible for providing perpetual maintenance of all common property.
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	PLANNING AND ZONING COMMISSION
	STAFF REPORT
	FROM:    SEAN E. HOLM, SENIOR PLANNER
	DECISION POINT:
	Should the Planning and Zoning Commission recommend adoption or rejection of the requested R-12 zoning in conjunction with annexation of 2.12 acres from County Agricultural-Suburban to City R-12?
	BACKGROUND INFORMATION:
	Currently the subject property is located in the unincorporated area of the county and consists of one parcel that has a single-family dwelling located on it.  The subject site is 2.12 acres in area and is relatively flat. The site is adjacent to the ...
	The property is currently zoned Agricultural-Suburban in the county. As part of the annexation request, the applicant is proposing the R-12 zoning district be applied to the subject site.  The subject site is located within the City’s Area of City Imp...
	The applicant has submitted an Annexation Map (see page 4) and a narrative as part of this request.  See the attached narrative by the applicant at the end of this report for a complete overview of their annexation request.
	In tandem with this request, the applicant seeks Planned Unit Development (PUD) and Subdivision approval for the subject property (PUD-3-24 & S-4-24). The Planning & Zoning Commission will hear all three requests tonight and make a recommendation to C...
	PROPERTY LOCATION MAP:
	AERIAL PHOTO:
	AERIAL PHOTO:
	BIRD’S EYE AERIAL:
	The following facts align with the facts listed in the draft Findings and Order worksheet for the Planning and Zoning Commission’s consideration. These facts can be modified and added to as part of the motion associated with the Findings and Order.
	A1. All public hearing notice requirements have been met for item A-2-24.
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The Notice was published on October 26, 2024, eighteen days prior to the hearing.
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on October 29, 2024, fifteen days prior to the hearing.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(2)(b...
	 Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days prior...
	 Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administrati...
	A2. The subject site is located in an unincorporated area of Kootenai County, with the total area of the subject property measuring 2.12 acres, and is currently zoned AG-Suburban.
	A3.  The subject property is currently developed as a large lot single family home. If approved, the project would include four (4) six-plexes on four (4) lots and two (2) tracts, one as open space and the other a private street.
	A4.  The Comprehensive Plan Future Land Use Map designation is the Mixed Use-Low. Mixed-Use Low places are highly walkable areas typically up to four-stories. Development types are primarily mixed-use buildings, with retail, restaurants on corners or ...
	A6. The Comprehensive Plan is a guide for annexations and land use decisions, and the Future Land Use Map, in conjunction with the Goals and Policies, shall be used by the Planning and Zoning Commission to make recommendation(s) on zoning in conjuncti...
	A7.   The property is flat and a multitude of residential housing types are located within the vicinity of the subject site. The natural features of the site are consistent with the natural features of the surrounding properties.
	A9.  The subject property is bordered by 15th Street to the east which is a major collector street but is being reclassified as a minor arterial through the Kootenai Metropolitan Planning Organization (KMPO). Using the Land Use Code 231 – Low-Rise Res...
	ANNEXATION MAP:
	Proposed R-12 Zoning District:
	The R-12 district is intended as a residential area that permits a mix of housing types at a density not greater of twelve (12) units per gross acre.
	17.05.180: PERMITTED USES; PRINCIPAL:
	17.05.190: PERMITTED USES; ACCESSORY:
	Accessory permitted uses in an R-12 district shall be as follows:
	 Accessory dwelling unit.
	 Garage or carport (attached or detached).
	 Private recreation facility (enclosed or unenclosed).
	A-2-24   REQUIRED ANNEXATION FINDINGS:
	Finding B1: That this proposal (is) (is not) in conformance with the Comprehensive Plan.
	Use the following information as well as the attached Comprehensive Plan goals and objectives worksheet to make this finding.  This corresponds with Statement of Facts A4, A5, and A6.
	2042 COMPREHENSIVE PLAN LAND USE:
	AREA OF CITY IMPACT MAP (ACI):
	2042 COMPREHENSIVE PLAN LAND USE MAP:
	Use the following information as well as testimony from the hearing to make this finding. This corresponds with Statement of Facts A9.
	Use the following information as well as testimony from the hearing to make this finding. This corresponds with Statement of Facts A7.
	PHYSICAL CHARACTERISTICS:
	The subject site is relatively flat with a treed area to the rear. The site is adjacent to 15th Street along its east property line (see topography map below).  There is a single-family dwelling located on the eastern portion of the site. Site photos ...
	TOPOGRAPHIC MAP:
	Use the following information as well as testimony from the hearing to make this finding. This corresponds with Statement of Facts A2, A3, A7, and A9.
	Recommendations for items to Include annexation agreement:
	Engineering:
	1. Approximately 10 feet of right-of-way along 15th Street shall be deeded to the City to create the required 40-foot half-width.
	2. The on-site sidewalk should be concrete rather than asphalt as it will be poorly defined across the frontages of the garages and is likely to be blocked by parked cars. Additionally, the proposed asphalt surface is more susceptible than concrete to...
	Fire:
	3. Must meet fire flow requirements of 2018 IFC and fire hydrants spacing requirements.
	4. FD access minimum 20’.  Minimum at fire hydrant locations is 26’.
	5. Proposed turn around appears to meet fire code requirements.
	6. All other Fire policies will be met at time of building permit.
	Planning:
	Wastewater:
	11. Sewer Policy #719 requires a 20’ wide “All-Weather” surface permitting unobstructed O&M access in a utility easement (30’ if shared with Public Water) to be dedicated to the city for all city sewers.
	12. An unobstructed City approved “all-weather” access shall be required over all city sewers.
	13. This PUD shall be required to comply with Sewer Policy #716 requires all legally recognized parcels within the City to be assigned with a single (1) city sewer connection. “One Lot, One Lateral”.
	14. City sewer shall be run to and through this project and installed to all city specifications and standards.
	16. WW would ask that sewer lateral for Lot #4 be installed into dead-end manhole.
	17. Cap any unused sewer laterals at the city main(In 15th St.)
	Water:
	18. Any additional main extensions and/or fire hydrants and services will be the responsibility of the developer at their expense. Any additional service will have cap fees due at building permit.
	19. Any unused water services currently serving this property must be abandoned.
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	PLANNING COMMISSION
	STAFF REPORT
	FROM:                        SEAN E. HOLM, SENIOR PLANNER
	DECISION POINT:
	Should the Planning Commission recommend to the City Council approval or denial of Aaron Mote’s request for a zone change from C-17 PUD to C-17 for property within city limits?
	AERIAL PHOTO (AREA CONTEXT):
	AERIAL PHOTO (SITE CONTEXT):
	BACKGROUND INFORMATION:
	Summary of Past Actions on 213 Harrison Avenue (ZC-3-80):
	The applicants, Frank K. Myers and Julie A. Clovis, sought to rezone the property from R-1 (Residential One) to C-1aL-PUD (Commercial One-A Limited / Planned Unit Development) to remodel the existing residence into an insurance/real-estate office.
	Public Hearing Highlights:
	Planning Commission Recommendation (February 12, 1980):
	The Planning Commission unanimously recommended approval of the zone change, subject to the condition that the structure be retained in a residential style.
	Justifications for the recommendation included:
	 The Comprehensive Plan designated the property as suitable for Neighborhood Service.
	 The requested use aligned with the Neighborhood Service designation.
	 The existing curb cut on Harrison Avenue, though not ideal, was the best alternative to encroaching on a residential street (2nd St.).
	City Council Review (March 4 and April 1, 1980):
	The initial hearing on March 4, 1980, was continued to April 1, 1980, to allow the Traffic Safety Committee to explore one-way traffic feasibility on Harrison Avenue. The Traffic Safety Committee ultimately recommended against the one-way street.
	On April 1, 1980, the City Council approved the zone change (4-2 vote) with the condition that the structure retain a residential appearance.
	Conditions of Approval- As detailed in Ordinance No. 1611, the zone change approval included the following conditions:
	 The property was rezoned to C-1aL-PUD with the specific limitation that the site layout and use be restricted to remodeling the existing house into an insurance/real estate office.
	 The structure had to maintain its residential style.
	 The development was required to install 8-foot sidewalks along street frontages to comply with commercial site improvement standards.
	NOTE: As near as staff can tell, this specific PUD was allowed even though the property is less than 1.5 acres, due to the building moratorium on development in the late 1970s because of wastewater limitations. The structure was never converted to an ...
	PRIOR ZONE CHANGE REQUESTS NEAR SUBJECT PROPERTY (MAP/LIST):
	Hearing  Request  City Council
	ZC-3-87  R-12 to C-17L  Approved
	ZC-5-87  R-12 to C-17L  Approved
	ZC-1-89  R-12 to C-17L  Approved
	ZC-12-89  R-12 to C-17L  Approved
	ZC-9-92  R-12 to C-17L  Approved
	ZC-12-93  C-17L to R-12  Approved
	ZC-3-02  R-12 to C-17L  Denied
	ZC-4-03  R-12 to C-17L  Approved
	ZC-3-07   R-12 to C-17  Withdrawn
	ZC-8-07  R-12 to NC  Approved
	ZC-1-18  R-17 to C-17  Approved
	STATEMENT OF FACTS
	A1.  Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The Notice was published on January 25, 2025.
	A2.  Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on January 31, 2025.
	A3.  Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(2...
	A4.  Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days pr...
	A5.  Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administr...
	A6.  The subject property contains a single-family home located on the northwest corner of the intersection of Harrison Ave. and 2nd St. The subject site measures 0.213 acres in area and is relatively flat.
	A7.  The subject site is currently zoned Commercial Planned Unit Development (C-17PUD).
	A8.  The neighborhood surrounding 213 E Harrison Avenue is characterized by a mix of historical development and gradual transformation. The area is predominantly residential, featuring early to mid-20th-century homes in a variety of architectural styl...
	A9.  The Comprehensive Plan Future Land Use Map designation is the Compact Neighborhood place type. The Comprehensive Plan states that the compatible zoning districts are listed as R-12, R-17, MH-8, NC, and CC.
	A10.  According to the Comprehensive Plan, the Compact Neighborhood place type is described as places that are medium density residential areas located primarily in older locations of Coeur d’Alene where there is an established street grid with bicycl...
	A11.  Staff has identified the following Comprehensive Plan Goals and Objectives as being applicable to this matter.
	A12. The applicant has indicated that, if this zone change request is approved, it intends to use the property for a professional management office in the existing residential structure and build a Caretaker’s Unit with additional space on the ground ...
	REQUIRED ZONE CHANGE FINDINGS:
	Finding #B1: That this proposal (is) (is not) in conformance with the Comprehensive Plan policies.
	Use the following information, as well as the attached Comprehensive Plan goals, objectives, and policies to make finding A9 & A10.
	Use the following information as well as public testimony to make finding A12.
	Use the following information as well as public testimony to make finding A13.
	PHYSICAL CHARACTERISTICS:
	The immediate area is characterized by a mix of small-scale residential and commercial development on a relatively flat elevation. The parcel itself sits at the northwest corner of Harrison Avenue and 2nd Street and is approximately 9,411 square feet ...
	The surrounding streets are primarily residential in character, with single-family homes situated on modestly sized lots. West of the subject property is St. Vincent de Paul HELP Center. Harrison Avenue serves as a key east-west corridor with limited ...
	SITE PHOTOS:
	Use the following information and public testimony to make finding A14.
	ACTION ALTERNATIVES:
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	A. FINDINGS OF FACT:
	A1.   Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The Notice was published on January 25, 2025.
	A2.   Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on January 31, 2025.
	A3.   Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(...
	A4.   Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days p...
	A5.   Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administ...
	A6.   The subject property contains a single-family home located on the northwest corner of the intersection of Harrison Ave. and 2nd St. The subject site measures 0.213 acres in area and is relatively flat.
	A7.   The subject site is currently zoned Commercial Planned Unit Development (C-17PUD).
	A8.   The neighborhood surrounding 213 E Harrison Avenue is characterized by a mix of historical development and gradual transformation. The area is predominantly residential, featuring early to mid-20th-century homes in a variety of architectural st...
	A9.   The Comprehensive Plan Future Land Use Map designation is the Compact Neighborhood place type. The Comprehensive Plan states that the compatible zoning districts are listed as R-12, R-17, MH-8, NC, and CC.
	A10.   According to the Comprehensive Plan, the Compact Neighborhood place type is described as places that are medium density residential areas located primarily in older locations of Coeur d’Alene where there is an established street grid with bicyc...
	A11.   Staff has identified the following Comprehensive Plan Goals and Objectives as being applicable to this matter.
	A12.   The applicant has indicated that, if this zone change request is approved, it intends to use the property for a professional management office in the existing residential structure and build a Caretaker’s Unit with additional space on the groun...
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	DECISION:
	Should the Planning Commission recommend to the City Council to adopt or not to adopt the requested zone change from R-12 to C-17L for property owned by Melrose Properties, LLC?
	BACKGROUND INFORMATION (PROVIDED BY APPLICANT):
	ln 2015 Parkwood, in partnership with Kootenai Health, acquired the former church building at 521 W. Emma Ave and remodeled it into a daycare facility. This relocation and expansion of daycare services doubled the number of childcare slots that were a...
	Seeing this emerging need, Parkwood made strategic acquisitions of the three houses to
	the east of the daycare facility to prepare for expansion. ln 2019 we worked with the Idaho Transportation Department to install a signal at US 95 and Emma to ease congestion in the medical corridor and provide improved pedestrian safety across Lincol...
	Findings B#1:  That this proposal (is) (is not) in conformance with the Comprehensive Plan policies.
	2042 COMPREHENSIVE PLAN LAND USE:
	 The City’s 2022-2042 Comprehensive Plan categorizes this area as a “Compact         Neighborhood” Place Type
	Mr. Holm described the physical characteristics of the site and immediate area, which is characterized by rectangular lots with a combined frontage of approximately 194 feet along W. Emma Avenue and depth of approximately 215 feet. Existing structures...
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	Commissioner Ingalls commented that he wanted to give a quick update on the work of the Downtown Core/Infill Working Group to evaluate the Downtown Development Regulations and Design Guidelines. There's been kind of a perfect storm of towers popping u...
	Ms. Patterson stated she will be presenting to Council on April 15, 2025. She will check in and let them know where we are at. Also, staff will do a check-in with the Design Review Commission and do some stakeholder updates. We will be working with th...
	UHistoric Preservation Commission Efforts
	Chairman Burns stated there is a new demolition code for historic properties that was put into effect last November. This allows us the opportunity to identify and review anything that is going to be knocked down that was built before 1960. There have...
	Ms. Patterson replied she wanted to recap some of the feedback from the neighbors on Government Way. They really like the character of the neighborhood and are concerned with the pole barns and new construction being out of scale. The focus of today’s...
	Feedback from Government Way Corridor Stakeholders:
	 They like the old character, landscaped islands with trees, the walkability, that the neighborhood is identifiable, and the proximity to downtown, Tubbs
	 They are concerned about losing “gateway houses” – the ones that are historic and significantly contribute to the neighborhood
	 They would like to have protections in place in older neighborhoods to generally protect the character. They would like to prevent pole barns, as they don’t match the character of the neighborhood.
	 They also have concerns with additions and new construction that do not fit.
	Chairman Burns stated the Garden District’s listing in the National Registration of Historic Places is imminent. This was a grassroots effort going back to 2018. There is a lot of neighborhood support of maintaining the character and integrity of the ...
	UZoning Code Challenges in Historic Neighborhoods & Desired Outcomes to Address Compatibility
	Chairman Burns stated there are two pieces to this discussion – the Zoning Code and the design review issue that might be addressed with a historic overlay.
	Commissioner Ingalls stated if we can do some tweaks to the codes, that would be great.
	Ms. Patterson showed images from a PowerPoint of structures that were constructed under the Zoning Code. The first is a structure at First and Foster that could no longer be built under the code. It shows the incompatibility of some infill development...
	Commissioner Ingalls asked what could be some of the code amendments if we used those as some examples of what we do not want?
	Ms. Patterson replied that the code could specify a visible front door and that the structure has to appear residential in nature. This would live in the Zoning Code. Moving forward some things that would need to be changed would be you cannot have a ...
	She provided a list of possible code considerations including:
	 Possible expansion of existing infill districts
	Commissioner Sarah McCracken stated that the City of Hayden has an ordinance that a shop could not exceed a certain amount of square footage. She said she thinks the County has a similar code. It would be worth looking at those codes as possible examp...
	Commissioner Ingalls asked if there could be a green space requirement in the front yard so that the entire front yard isn’t consumed with pavement for parking areas.
	Ms. Patterson replied the only time that applies now in the code is if you are building an ADU, you will have a pervious surface requirement. This can be achieved with existing setbacks.  As we are seeing, many homeowners are wanting to maximize the u...
	She presented a list of possible code amendments related to ADUS including:
	 Increase setbacks instead of step backs
	 Increase pervious surface requirement to reduce lot coverage
	 Consider detached ADUs to be in the rear yard, not side or front yards
	Commissioner Ingalls asked for clarification on the lot coverage. If he wanted to put a shop in his big back yard, those rules about pervious surface don’t apply unless he had an ADU, correct?
	Ms. Patterson replied, correct.
	Commissioner Ingalls stated, so he can go to the setback lines and doesn’t have a separate green space percentage?
	Chairman Burns asked can we apply the ADU’s rules to shops and other separate buildings?
	Commissioner Anderson asked if we should make the 30% pervious requirement in addition to set backs?
	Ms. Patterson replied in order to achieve that, we would need to increase the pervious surface percentage and setbacks to achieve that.
	Chairman Burns stated we could also suggest some things like using alley access and setbacks.
	Commissioner Dan McCracken stated there is also concern about knocking down other older buildings to make room for that ADU.
	Ms. Patterson stated the Planning and Zoning Commission has been discussing twin homes that would have similar standards as duplexes. They would look like a duplex, but there is a lot line in between the units. There are a couple of hiccups with utili...
	Chairman Burns stated if we could get some restrictions on the zoning side it would help the older neighborhoods. Using the tool we have in our historic code for demolition review we can require a meeting simply just to discuss the replacement structu...
	Commissioner Emerson stated as we work through these historic neighborhoods part of our mission is to focus on consistency and compatibility. That is important, but he’s not sure how the enforcement is meant but if we're going to say you can't have a ...
	Ms. Patterson commented that Chairman Messina wanted to speak about possible expansion of existing Infill Districts. This is something that the Downtown Core/Infill Working Group is looking at in terms of what are the boundaries of the Downtown Core a...
	Chairman Burns stated he is very encouraged by some of the things that have been discussed today and that there seems to be so some willingness and some appetite to look at the existing code and maybe make some tweaks that would be beneficial to the o...
	Commissioner Ward stated there are two separate issues. If he is a homeowner and he wants to renovate his home, he will probably listen to the City. But if he is a developer, he will want to maximize his money on this piece of property and will build ...
	Ms. Patterson stated the challenge with having items go through the Design Review Commission would be keeping up with it. There is also a push in the State Legislation that we require turn around building permits and complete within 10 days for resid...
	City Council Liaison Miller stated you need to something sooner than later. You are all on the right track. Let’s tweak what you all ready have to get something done quickly. The loop holes have been found and the lawsuits will follow. What is happeni...
	Chairman Burns asked what do we do next with the discussions we have had today?
	Ms. Patterson replied that this has been great input and staff will communicate with other city departments that weigh in on other development review and then report back to both commissions. She noted that she Chairman Burns had spoken previously abo...
	The commissions summarized the items they would like to be part of the code amendments:
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	The following facts align with the facts listed in the draft Findings and Order worksheet for the Planning and Zoning Commission’s consideration. These facts can be modified and added to as part of the motion associated with the Findings and Order.
	2022-2042 COMPREHENSIVE PLAN- LAND USE CATEGORY:
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	DECISION POINT:
	LOCATION:
	The following facts align with the facts listed in the draft Findings and Order worksheet for the Planning and Zoning Commission’s consideration. These facts can be modified and added to as part of the motion associated with the Findings and Order.
	DFrom dEPARTMENT COMMENTSinput:

	SP-1-25 P&Z findings.pdf
	A. FINDINGS OF FACT:
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	PLANNING COMMISSION
	STAFF REPORT
	FROM:   SEAN E. HOLM, SENIOR PLANNER
	DECISION POINT:
	Should the Planning and Zoning Commission recommend adoption or rejection of the requested R-3 zoning in conjunction with annexation of 3.19 acres from County Agricultural-Suburban to City R-3 in the Hillside Overlay?
	BACKGROUND INFORMATION:
	The 3.19-acre property is currently zoned Agricultural-Suburban in Kootenai County and is proposed for annexation with R-3 zoning and Hillside Overlay (A-1-25). The site contains a single-family residence and is within the City’s Area of City Impact (...
	The applicant proposes to subdivide the property into five lots, ranging from 0.26 to 0.43 acres, with the existing residence on a 1.40-acre lot, resulting in a density of 1.57 units per acre. The proposed lot with the existing residence to the north ...
	A new public street connecting the east and west terminus of Lilly Drive will provide access, along with city water and sewer extensions.
	This is the third annexation attempt. Previous requests in 2005 (A-7-05) and 2021 (A-2-21, PUD-2-21, S-2-21) were denied. In 2021, the applicant requested annexation of the 3.19-acre subject property with R-3 zoning, a Planned Unit Development (PUD), ...
	On June 8, 2021, the Planning Commission held a public hearing for the proposal.
	The 2021 request included a Planned Unit Development (PUD) with private driveways and open space, whereas the current request proposes a public street and no PUD.
	The Planning Commission adopted the following annexation findings (condensed):
	 Finding #B8:   That this proposal is in conformance with the Comprehensive Plan policies as follows:
	o Objective 1.06 Urban Forests: Enforce minimal tree removal, substantial tree replacement, and suppress topping trees for new and existing development.
	o Objective 1.10 – Hillside Protection: Protect the natural and topographic character, identity, and aesthetic quality of hillsides.
	o Objective 1.13 Open Space: Encourage all participants to make open space a priority with every development and annexation.
	o Objective 1.14 Efficiency: Promote the efficient use of existing infrastructure, thereby reducing impacts to undeveloped areas.
	o Objective 3.05 Neighborhoods: Protect and preserve existing neighborhoods from incompatible land uses and developments.
	o Objective 4.01 City Services: Make decisions based on the needs and desires of the citizenry.
	 Finding #B9:   That public facilities and utilities are available and adequate for the proposed use.  This is based on input from all city departments and adequate sewer and water available at the most southern lot.
	 Finding #B10:   That the physical characteristics of the site do make it suitable for the request at this time because with the dedication of the Hillside Ordinance which will protect that hillside area.
	 Finding #B11:   That the proposal would not adversely affect the surrounding neighborhood with regard to traffic, neighborhood character, or existing land uses because its compatible with the surrounding properties and that traffic will be minimal b...
	The Planning Commission’s annexation recommendation was forwarded to the City Council, to which they denied the annexation on July 20, 2021. By default, the PUD and subdivision requests were also denied as they were dependent on approval of the annexa...
	City Council’s findings:
	 Finding #B8:   That this proposal is not in conformance with the Comprehensive Plan policies as follows:
	o Objective 3.05 Neighborhoods: Protect and preserve existing neighborhoods from incompatible land uses and developments.
	 Neighborhood development and the development pattern are not compatible with adjacent land uses.
	o Objective 4.01 City Services: Make decisions based on the needs and desires of the citizenry.
	 The request is not in compliance with the previously stated reasons.
	o Note: A new Comprehensive Plan (2022) has been adopted since this decision. This new information is provided below in the “Required Findings” section of this staff report.
	 Finding #B9:   Those public facilities and utilities are available and adequate for the proposed use.  This is based on that the subject property is adjacent to City water, sewer and streets.
	 Finding #B10:   That the physical characteristics of the site do not make it suitable for the request at this time because of the steep topography, stormwater drainage, and existing spring on the property make the subject property unsuitable for R-3...
	o Note: The “spring” has been discovered to be a cistern(s) with a pipe for drainage (see photos).
	 Finding #B11:   That the proposal would adversely affect the surrounding neighborhood with regard to traffic, neighborhood character, existing land uses because if the property were developed to its full potential, R-3 zoning would be detrimental to...
	o Note: The applicant’s current request has now proposed extending Lilly Drive to connect the two dead ends on either side of the parcel.
	The following facts align with the facts listed in the draft Findings and Order worksheet for the Planning and Zoning Commission’s consideration. These facts can be modified and added to as part of the motion associated with the Findings and Order.
	A1. All public hearing notice requirements have been met for item A-1-25.
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The Notice was published on August 23, 2025, seventeen days prior to the hearing.
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on August 22, 2025, eighteen days prior to the hearing.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(2)(b...
	 Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days prior...
	 Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administrati...
	A2. Public testimony was received at a public hearing on September 9, 2025.
	A3. The subject site is located in an unincorporated area of Kootenai County, with the total area of the subject property measuring 3.19 acres and is currently zoned AG-Suburban.
	A4.  The subject property is currently developed as a large lot single family home. If approved, the project would include the existing home on a lot, four (4) hillside residential lots, and a future public street connection and dedication of Lilly Dr...
	A7. The Comprehensive Plan lists the area under consideration as Hillside. Hillsides are important due to their scenic qualities and provide recreational opportunities. In 2003, the City enacted a Hillside Ordinance to protect the hillsides and preser...
	A8.   The property is sloped, and single-family homes are the dominant land use nearby. The natural features of the site are consistent with the natural features of the surrounding properties. Hillside code will apply to four of the five proposed lots.
	PROPERTY LOCATION MAP:
	AERIAL PHOTO:
	BIRDS EYE AERIAL:
	ANNEXATION MAP:
	PROPOSED ZONING MAP:
	PROPOSED R-3 ZONING DISTRICT:
	Accessory Uses:
	PROPOSED HILLSIDE OVERLAY:
	A-1-25 ANNEXATION FINDINGS:
	REQUIRED FINDINGS FOR ANNEXATION:
	Finding B1: That this proposal (is) (is not) in conformance with the Comprehensive Plan policies.
	Using the information provided below, the summary of facts in item A4, A5, and A6, and the testimony from the hearing, make finding B1 using the attached findings worksheet.
	2022-2042 COMPREHENSIVE PLAN- LAND USE CATEGORY:
	 The subject property is within city limits.
	 The City’s 2022-2042 Comprehensive Plan categorizes this parcel as Single-Family Neighborhood Place Type.
	Place Types:
	Place types in this plan represent the form of future development, as envisioned by the residents of Coeur d’Alene. These place-types will in turn provide the policy-level guidance that will inform the City’s Development Ordinance. Each Place Type cor...
	Transportation
	Existing and Planned Bicycle Network:                       Existing and Planned Walking Network:
	Existing Transit Network:
	Recreation and Natural Areas
	These areas have specific goals and policies that encourage the preservation of Coeur d’Alene’s unique natural resources.
	Hillsides
	The terrain surrounding the City frames the unique setting of Coeur d’Alene and helps define the physical image. Best Hill, Canfield Mountain, and Tubbs Hill are recognized as unique landmarks for the City of Coeur d’Alene and its neighbors. Lakeview ...
	Policy Framework (Goals and Objectives)
	The following goals and objectives are a curated list picked by staff. The full list from the 2022 Comprehensive Plan is attached for review:
	Community & Identity
	Goal CI 1: Coeur d’Alene citizens are well informed, responsive, and involved in community discussions.
	Objective CI 1.1: Foster broad-based and inclusive community involvement for actions affecting businesses and residents to promote community unity and involvement.
	Environment & Recreation
	Growth & Development
	Goal GD 1: Develop a mix of land uses throughout the city that balance housing and employment while preserving the qualities that make Coeur d’Alene a great place to live.
	Objective GD 1.1: Achieve a balance of housing product types and price points, including affordable housing, to meet city needs.
	Goal GD 2: Ensure appropriate, high-quality infrastructure to accommodate community needs and future growth.
	Objective GD 2.1: Ensure appropriate, high-quality infrastructure to accommodate growth and redevelopment.
	Using the information provided below, the summary of facts in A8, and the testimony from the hearing, make finding B2 using the attached findings worksheet.
	Using the information provided below, the summary of facts in item A7, and the testimony from the hearing, make finding B3 using the attached findings worksheet.
	PHYSICAL CHARACTERISTICS:
	The site slopes to the south and there is an approximately one-hundred and twenty-foot drop in elevation on the subject property (See topography map on the following page).  Site photos are provided on the next few pages showing the existing condition...
	The subject property would be annexed into the city under the city’s Hillside Regulations with potential development requiring average lot slope for determination of validity. The site is currently densely treed.
	TOPOGRAPHIC MAP:
	SITE PHOTO - 1:  View from E. Stanley Hill Road of the home looking east. Hillside slope can be seen to the south (right side of picture).
	SITE PHOTO - 2:  Looking east into E. Lilly Dr. This is approximately 160’ prior to the edge of asphalt that terminates at the western edge of the subject property.
	SITE PHOTO - 3:  Terminus of E. Lilly Dr. on the southwestern side of the Haag property.
	SITE PHOTO - 4:  Terminus of E. Stanley Hill Road from the eastern side of the subject property.
	SITE PHOTO - 5:  Interior view from the subject property looking north showing the existing home and uphill slope.
	SITE PHOTO - 6:  Abandoned cistern on subject property (to be removed/remediated).
	Using the information provided below, the summary of facts in item A2, A3, and A7, and the testimony from the hearing, make finding B4 using the attached findings worksheet.
	Recommendations for conditions to Include IN AN annexation agreement:
	Planning:
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	PLANNING COMMISSION
	STAFF REPORT
	FROM:   SEAN E. HOLM, SENIOR PLANNER
	DECISION POINT:
	BACKGROUND INFORMATION:
	The 3.19-acre property is currently zoned Agricultural-Suburban in Kootenai County and is proposed for annexation with R-3 zoning and Hillside Overlay (A-1-25). The site contains a single-family residence and is within the City’s Area of City Impact (...
	The applicant proposes to subdivide the property into five lots, ranging from 0.26 to 0.43 acres, with the existing residence on a 1.40-acre lot, resulting in a density of 1.57 units per acre. The proposed lot with the existing residence to the north ...
	A new public street connecting the east and west termini of Lilly Drive will provide access, along with city water and sewer extensions.
	This is the third annexation attempt. Previous requests in 2005 (A-7-05) and 2021 (A-2-21, PUD-2-21, S-2-21) were denied. In 2021, the applicant requested annexation of the 3.19-acre subject property with R-3 zoning, a Planned Unit Development (PUD), ...
	On June 8, 2021, the Planning Commission held a public hearing for the proposal.
	The 2021 request included a Planned Unit Development (PUD) with private driveways and open space, whereas the current request proposes a public street and no PUD.
	The Planning Commission adopted the following subdivision findings (condensed):
	 Finding B7A: All general preliminary plat requirements were met, as determined by the City Engineer based on staff and applicant testimony.
	 Finding B7B: Provisions for sidewalks, streets, alleys, rights-of-way, easements, street lighting, fire protection, planting, drainage, pedestrian and bicycle facilities, and utilities were adequate, based on the PUD meeting these standards.
	 Finding B7C: The proposed preliminary plat complied with all subdivision design standards (Municipal Code Chapter 16.15) and improvement standards (Chapter 16.40), as presented by the applicant’s engineer, Dobler Engineering.
	 Finding B7D: The proposed lots met the R-3 zoning district’s minimum size requirements but lacked the required street frontage, necessitating the PUD request.
	The Planning Commission’s annexation recommendation was forwarded to the City Council, to which they denied the annexation on July 20, 2021. By default, the PUD and subdivision requests were also denied as they were dependent on approval of the annexa...
	City Council’s findings:
	 Finding #B8:   That this proposal is not in conformance with the Comprehensive Plan policies as follows:
	o Objective 3.05 Neighborhoods: Protect and preserve existing neighborhoods from incompatible land uses and developments.
	 Neighborhood development and the development pattern are not compatible with adjacent land uses.
	o Objective 4.01 City Services: Make decisions based on the needs and desires of the citizenry.
	 The request is not in compliance with the previously stated reasons.
	o Note: A new Comprehensive Plan (2022) has been adopted since this decision. This new information is provided below in the “Required Findings” section of this staff report.
	 Finding #B9:   Those public facilities and utilities are available and adequate for the proposed use.  This is based on that the subject property is adjacent to City water, sewer and streets.
	 Finding #B10:   That the physical characteristics of the site do not make it suitable for the request at this time because of the steep topography, stormwater drainage, and existing spring on the property make the subject property unsuitable for R-3...
	o Note: The “spring” has been discovered to be a cistern(s) with a pipe for drainage (see photos).
	 Finding #B11:   That the proposal would adversely affect the surrounding neighborhood with regard to traffic, neighborhood character, existing land uses because if the property were developed to its full potential, R-3 zoning would be detrimental to...
	o Note: The applicant’s current request has now proposed extending Lilly Drive to connect the two dead ends on either side of the parcel.
	The following facts align with the facts listed in the draft Findings and Order worksheet for the Planning and Zoning Commission’s consideration. These facts can be modified and added to as part of the motion associated with the Findings and Order.
	PROPERTY LOCATION MAP:
	AERIAL PHOTO:
	B
	BIRDS EYE AERIAL:
	TOPOGRAPHIC MAP:
	S-1-25   REQUIRED SUBDIVISION FINDINGS:
	REQUIRED FINDINGS FOR SUBDIVISION:
	Using the information provided below, the summary of facts in item A3 and A5, and the testimony from the hearing, make finding B1 using the attached findings worksheet.
	PRELIMINARY PLAT FOR “HAAG ESTATES”:

	Using the information provided below, the summary of facts in item A6 and A9, and the testimony from the hearing, make finding B2 using the attached findings worksheet.
	Using the information provided below, the summary of facts in item A7, and the testimony from the hearing, make finding B3 using the attached findings worksheet.
	Using the information provided below, the summary of facts in item A8, and the testimony from the hearing, make finding B4 using the attached findings worksheet.
	Proposed R-3 Zoning District
	Accessory Uses:
	Proposed Hillside Overlay:
	Recommended SUBDIVISION CONDITIONS:
	Planning:

	ADP48F4.tmp
	A. FINDINGS OF FACT:
	Community & Identity
	Goal CI 1: Coeur d’Alene citizens are well informed, responsive, and involved in community discussions.
	Objective CI 1.1: Foster broad-based and inclusive community involvement for actions affecting businesses and residents to promote community unity and involvement.
	Environment & Recreation
	Growth & Development
	Goal GD 1: Develop a mix of land uses throughout the city that balance housing and employment while preserving the qualities that make Coeur d’Alene a great place to live.
	Objective GD 1.1: Achieve a balance of housing product types and price points, including affordable housing, to meet city needs.
	Goal GD 2: Ensure appropriate, high-quality infrastructure to accommodate community needs and future growth.
	Objective GD 2.1: Ensure appropriate, high-quality infrastructure to accommodate growth and redevelopment.
	Planning:

	ADP3E14.tmp
	A. FINDINGS OF FACT:
	A1. All public hearing notice requirements have been met for item S-1-25.
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The notice was published in the Coeur d’Alene Press on August 23, 2025, seventeen days pri...
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on August 22, 2025, eighteen days prior to the hearing.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(2)(b...
	 Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days prior...
	 Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administrati...
	A2. Public testimony was received at a public hearing on September 9, 2025.
	A3.   The subject property is 3.19 acres and currently zoned Agriculture-Suburban in Kootenai county, with a request for R-3 zoning as part of a dependent annexation application.
	A4.   The subject property is proposed to be divided into five (5) single-family residential lots in the hillside overlay, with the existing home on a parcel exempt from hillside code due to a slope of less than 15%. The subject property is adjacent t...
	A5. The City Engineer has attested that the preliminary formal plat submitted contains all of the elements required by the Municipal Code.
	A6. City departments have reviewed the preliminary plat for potential impact on public facilities and utilities, and provided an analysis of compliance with code requirements. Staff from various departments have determined that conditions are required...
	A7. The City Engineer has vetted the preliminary plat for compliance with both subdivision design standards (chapter 16.15) and improvement standards (chapter 16.40).   The City Engineer has reviewed the applicant’s analysis regarding meeting subdivis...
	A8. City staff have confirmed that the proposed subdivision meets all zoning standards for the proposed R-3 zoning district. Per Planning Commission and City Council feedback of prior subdivision and annexation hearings, the applicant team provided a ...
	A9. The applicant has proposed connecting E. Lilly Dr. which terminates on either side of the subject property. This street connection would provide access to the public and emergency services as well as provide city utility extensions through the pro...
	Planning:

	ADP570F.tmp
	THE PLANNING & ZONING COMMISSION’S VISION OF ITS ROLE IN THE COMMUNITY

	1 pc min 12-9-2025_HP edits.pdf
	From the policy and framework portion of the Comprehensive Plan, staff curated a list of goals and objectives from the Comprehensive Plan for this annexation request. Goals CI 1 under Community & Identity, Goal ER3 from Environment & Recreation and f...
	Finding B5: The proposal (does) (does not) provide adequate common open space area, as determined by the Commission, no less than 10% of gross land area, free of buildings, streets, driveways or parking areas.  The common open space shall be accessibl...
	Mr. Holm presented the proposed 28 conditions of approval.
	LS-1-25 Landscaping Plans:
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	PLANNING AND ZONING COMMISSION
	STAFF REPORT
	FROM:   BARBARA BARKER, ASSOCIATE PLANNER
	DECISION POINT:
	Should the Planning and Zoning Commission recommend adoption or rejection of the requested R-3 zoning prior to annexation of 1.937 acres?
	BACKGROUND INFORMATION:
	The following facts align with the facts listed in the draft Findings and Order worksheet for the Planning and Zoning Commission’s consideration. These facts can be modified and added to as part of the motion associated with the Findings and Order.
	A1. All public hearing notice requirements have been met for item A-1-26.
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The Notice was published on December 27, 2025, seventeen days prior to the hearing.
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on January 3, 2025, ten days prior to the hearing.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(2)(b...
	 Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days prior...
	 Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administrati...
	A2. Public testimony will be received at a public hearing on January 13, 2026.
	A3. The subject site is located in an unincorporated area of Kootenai County, is adjacent to City limits and within Coeur d’Alene’s Area of Impact (AOI). The total area of the subject property measures 1.937 acres. It is zoned AG-Suburban and is curre...
	A4.  If approved for annexation with City R-3 zoning and subdivision under S-1-26, the project would include four (4) residential lots and a private, dead-end access drive with City utilities and access off Thomas Lane. Properties within city limits i...
	SITE CONTEXT:
	PROPERTY LOCATION MAP:
	AERIAL PHOTO:
	ANNEXATION MAP:
	PROPOSED ZONING:
	17.05.030: PERMITTED USES; ACCESSORY:
	17.05.070: SITE PERFORMANCE STANDARDS; MINIMUM LOT:
	Minimum lot requirements in an R-3 District shall be eleven thousand five hundred (11,500) square feet. All buildable lots must have seventy five feet (75') of frontage on a public street, unless an alternative is approved by the City through normal s...
	(NOTE: See Planning Condition for 75’ frontage requirement on private access driveway)
	(NOTE: See Planning Condition for setbacks to be from the frontage that abuts the private access driveway.)
	ANNEXATION FINDINGS:
	There are four required findings for annexation.
	Finding B1: That this proposal (is) (is not) in conformance with the Comprehensive Plan.
	Using the information provided below, the summary of facts in item A5 and A6, and the testimony from the hearing, make finding B1 using the attached findings worksheet.
	2022-2042 COMPREHENSIVE PLAN- LAND USE CATEGORY:
	 The subject property is within city limits.
	 The City’s 2022-2042 Comprehensive Plan categorizes this parcel as Single-Family Neighborhood Place Type.
	Place Types:
	Place types in this plan represent the form of future development, as envisioned by the residents of Coeur d’Alene. These place-types will in turn provide the policy-level guidance that will inform the City’s Development Ordinance. Each Place Type cor...
	Transportation
	Existing and Planned Bicycle Network:                       Existing and Planned Walking Network:
	Existing Transit Network:
	Policy Framework (Goals and Objectives)
	The following goals and objectives are a curated list picked by staff. The full list from the 2022 Comprehensive Plan is attached for review:
	Community & Identity
	Goal CI 1: Coeur d’Alene citizens are well informed, responsive, and involved in community discussions.
	Objective CI 1.1: Foster broad-based and inclusive community involvement for actions affecting businesses and residents to promote community unity and involvement.
	Growth & Development
	Goal GD 1: Develop a mix of land uses throughout the city that balance housing and employment while preserving the qualities that make Coeur d’Alene a great place to live.
	Objective GD 1.1: Achieve a balance of housing product types and price points, including affordable housing, to meet city needs.
	Goal GD 2: Ensure appropriate, high-quality infrastructure to accommodate community needs and future growth.
	Objective GD 2.1: Ensure appropriate, high-quality infrastructure to accommodate growth and redevelopment.
	Using the information provided below, the summary of facts in A7, and the testimony from the hearing, make finding B2 using the attached findings worksheet.
	Using the information provided below, the summary of facts in item A4 and A8, and the testimony from the hearing, make finding B3 using the attached findings worksheet.
	PHYSICAL CHARACTERISTICS:
	The site has very little grade change. The properties to the west are at a higher elevation, but the site itself is relatively flat.
	Site photos are provided on the next few pages showing the existing conditions.
	The site has recently been cleared and leveled. Due to prior uses on the property, an Environmental Site Assessment was performed by a third party, GeoTek, Inc.  See the report summary as Attachment 3.  In short (from the report, paragraph 2), “This P...
	SITE PHOTO – 1 : North end of property looking south to Thomas Lane
	SITE PHOTO - 2: Looking north from Thomas Lane
	SITE PHOTO – 3 : Elevation change to property on west property line
	SITE PHOTO - 4: Treed land north of property
	SITE PHOTO – 5: Adjacent property to the east in City limits
	Recommended ANNEXATION/SUBDIVISION CONDITIONS:
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	PLANNING AND ZONING COMMISSION
	STAFF REPORT
	FROM:   BARBARA BARKER, ASSOCIATE PLANNER
	DECISION POINT:
	BACKGROUND INFORMATION:
	The 1.937-acre property is currently zoned Agricultural-Suburban in Kootenai County and is proposed for annexation with City R-3 zoning (3 units per acre) under Item A-1-26. The site is vacant, adjacent to City limits, and is within the City’s Area of...
	A new private driveway tract is proposed providing access to the 4 lots as well as required common parking at 1 stall per residential lot.  Title 16.15.160 (regarding Lot Frontage and Access) states that lots may front, and access from, private drivew...
	City water and sewer are proposed to be extended through the property to the northern boundary and run inside the tract within a dedicated utility easement.
	The applicant has not requested a PUD for this subdivision. Per 17.06.027 gated residential development is only allowed when the property is part of a PUD.  Thus, there will be no gate at the entry to the private driveway.
	The following facts align with the facts listed in the draft Findings and Order worksheet for the Planning and Zoning Commission’s consideration. These facts can be modified and added to as part of the motion associated with the Findings and Order.
	SITE CONTEXT:
	PROPERTY LOCATION MAP:
	AERIAL PHOTO:
	OVERLAY SHOWING PROPOSED LOTS IN RELATION TO THE EXISTING HOMES TO THE WEST IN PROSPECTOR RIDGE 2ND ADDITION
	CITY ZONING MAP:
	There are four required findings for subdivision.
	Using the information provided below, the summary of facts in item A5, and the testimony from the hearing, make finding B1 using the attached findings worksheet.
	Using the information provided below, the summary of facts in item A6, and the testimony from the hearing, make finding B2 using the attached findings worksheet.
	Per Title 16.15.160 (regarding Lot Frontage and Access) lots may front, and access from, private driveways if the residential lots served by common parking and driveways front and access from a private driveway situated in a separate tract dedicated o...
	Using the information provided below, the summary of facts in item A7, and the testimony from the hearing, make finding B3 using the attached findings worksheet.
	Using the information provided below, the summary of facts in A8, and the testimony from the hearing, make finding B4 using the attached findings worksheet.
	Proposed R-3 Zoning District
	Accessory Uses:
	17.05.070: SITE PERFORMANCE STANDARDS; MINIMUM LOT:
	Minimum lot requirements in an R-3 District shall be eleven thousand five hundred (11,500) square feet. All buildable lots must have seventy five feet (75') of frontage on a public street, unless an alternative is approved by the City through normal s...
	(NOTE: See Planning condition for 75’ frontage requirement on private access road.)
	Recommended ANNEXATION/SUBDIVISION CONDITIONS:
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	A. FINDINGS OF FACT:

	ADP19D7.tmp
	A. FINDINGS OF FACT:
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The Notice was published on December 27, 2025, seventeen days prior to the hearing.
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on January 3, 2025, ten days prior to the hearing.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(2)(b...
	 Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days prior...
	 Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administrati...
	A2. Public testimony was received at a public hearing on January 13, 2026.
	A3. The subject site is located in an unincorporated area of Kootenai County, is adjacent to City limits and within Coeur d’Alene’s Area of Impact (AOI). The total area of the subject property measures 1.937 acres. It is zoned AG-Suburban and is curre...
	A4.  If approved for annexation with City R-3 zoning and subdivision under S-1-26, the project would include four (4) residential lots and a private, dead-end access drive with City utilities and access off Thomas Lane. Properties within city limits i...
	Community & Identity
	Goal CI 1: Coeur d’Alene citizens are well informed, responsive, and involved in community discussions.
	Objective CI 1.1: Foster broad-based and inclusive community involvement for actions affecting businesses and residents to promote community unity and involvement.
	Growth & Development
	Goal GD 1: Develop a mix of land uses throughout the city that balance housing and employment while preserving the qualities that make Coeur d’Alene a great place to live.
	Objective GD 1.1: Achieve a balance of housing product types and price points, including affordable housing, to meet city needs.
	Goal GD 2: Ensure appropriate, high-quality infrastructure to accommodate community needs and future growth.
	Objective GD 2.1: Ensure appropriate, high-quality infrastructure to accommodate growth and redevelopment.




