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

702 E. FRONT AVENUE 

 FEBRUARY 10, 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.  

January 13, 2026 – Planning & Zoning Commission Meeting  

PUBLIC COMMENTS: 

STAFF COMMENTS: 

COMMISSION COMMENTS: 

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

1. Applicant: Michael & Norma Reasor 
Location: 3620 N. Fruitland Lane   
Request: A proposed zone change from MH-8 to R-17 

 QUASI-JUDICIAL, (ZC-1-26) 
Presented by: Sean Holm, Senior Planner 

2. Applicant: Bear Waterfront LLC  
Location: 3.6 acres located along Bellerive Lane, Beebe Boulevard and Tilford Lane, 

including Mahogany Lane Tracts A, B, C & D, and 1570 Tilford Lane 
Request:

A. A proposed amendment to the Mahogany Lane Planned Unit
Development (PUD)
QUASI-JUDICIAL (PUD-3-21m.1)

B. A proposed replat of the Mahogany Lane Subdivision
QUASI-JUDICIAL (S-5-21m.1)

Presented by: Hilary Patterson, Community Planning Director

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. 

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.  



*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. 

*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 

JANUARY 13, 2026 
 
 

COMMISSIONERS PRESENT:   STAFF MEMBERS PRESENT: 
 
Tom Messina, Chairman   Hilary Patterson, Community Planning Director 
Jon Ingalls, Vice Chair    Barbara Barker, Associate Planner 
Kris Jamtaas     Randy Adams, City Attorney 
Sarah McCracken     Traci Clark, Administrative Assistant 
Lynn Fleming          
        
COMMISSIONERS ABSENT: 
 
Phil Ward 
Mark Coppess  
 
CALL TO ORDER: 
  
The meeting was called to order by Chairman Messina at 5:30 p.m.  
 
APPROVAL OF MINUTES: 
 
Motion by Commissioner McCracken, seconded by Commissioner Jamtaas, to approve the minutes of the 
Planning & Zoning Commission meeting on December 9, 2025. Motion carried.  
 
PUBLIC COMMENTS: 
 
None.  
 
STAFF COMMENTS: 
 
Hilary Patterson, Community Planning Director, provided the following comments: 

• The County Board of Commissioners did approve of our Area of Impact, which allows annexation 
requests to move forward. We met the December 31st deadline, so that's good news, and you 
have an annexation request before you tonight. This will be able to move on to City Council, 
depending on how this goes this evening. 

• For the February meeting, we'll have a PUD amendment request – a minor modification to the 
Mahogany Lane PUD – and a zone change request on Fruitland Lane. 

• I want to bring to everyone's attention a code section that we have, Municipal Code Section 111-
010, which states, ‘The speaker shall not be interrupted by members of the hearing body until his 
time limit has been expended or until he has finished his statement.” This is for any of the city's 
commissions and the City Council. When we have public hearing items and we have the three 
minutes allocated, the speakers will be allowed to speak for the full time. If there are questions 
after the speaker is done, the commission would be able to ask them at that time.  
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COMMISSION COMMENTS: 
 
None.  
 
PUBLIC HEARINGS: ***ITEM BELOW IS CONSIDERED TO BE AN ACTION ITEM. 
 
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) 

 
A-1-26: 
 
Ms. Barker, Associate Planner, provided the following statements on Item A: A Proposed 1.937-acre 
Annexation from County Ag-Suburban to City R-3 (residential at 3 units per acre) (A-1-26). 
 
This property is currently zoned Ag-Suburban in Kootenai County and is proposed for annexation with R-
3 zoning under item A-1-26. The site is suitable for one single-family dwelling or one two-family dwelling, 
with a minimum lot size of 2 acres unless in a conservation development in the County.  
 
The applicant 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.  
 
Ms. Barker noted there are four findings that must be made, Findings B1-B4.  
 
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-
5, R-8, and MH-8. 
 
From the policy and framework portion of the Comprehensive Plan, Mr. Barker noted that staff curated a 
list of goals and objectives from the Comprehensive Plan for the commission’s consideration of this 
annexation request (Goal GD1, Objective GD 1.1, Goal GD 2, Objective GD 2.1, Goal HS3 and Objective 
HS3.2), but said it was up to the commission to determine what goals and objectives were applicable and 
that they had the full list for their review.  
 
The next finding is Finding B2, that the design and planning of the site is compatible with the location, 
setting, and existing uses on adjacent properties. City staff from Streets and Engineering, Water, Police, 
Fire, Parks, and Wastewater departments have reviewed the application request regarding public utilities 
and public facilities. Each department has indicated that there are public facilities and public utilities 
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available and adequate for the proposed annexation with zoning to R-3.  
 
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 physical characteristics 
of the site the site has very little grade change. The properties to the west are at a higher elevation, but 
the site itself is relatively flat and referred to the topography map.  Site photos are provided on the next 
few slides 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.  

Findings B4, that the proposal (would) (would not) adversely affects the surrounding neighborhood 
regarding traffic, neighborhood character, (and) (or) existing land uses. City Engineer, Chris Bosley, 
provided comments on traffic. The site 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.  
 
Ms. Barker noted the fourteen recommended conditions. 
 
Decision Point: 
Ms. Barker noted the action alternatives this evening for the annexation request. The Planning 
Commission must evaluate the annexation request (A-1-26) related to the proposed R-3 zoning and make 
separate findings to recommend that the City Council adopt the requested R-3 zoning with or without 
conditions or reject the requested R-3 zoning. The City Council will make the final decision at a 
subsequent public hearing.  
 
S-1-26: 
 
Ms. Barker provided the analysis and findings for the subdivision request, Item B: A 4-lot Subdivision 
known as Mountainside at Canfield (S-1-26). 

 
The applicant is requesting approval of a four-lot preliminary plat on 1.937 acres, known as the 
“Mountainside at Canfield” subdivision. This request is contingent on the concurrent annexation request 
(A-1-26) also presented at this meeting and is subject to annexation approval by the City Council.  
 
Ms. Barker noted there are four findings that must be made for a subdivision, Findings B1-B4.  

 
For Finding B1,that all of the general preliminary plat requirements (have) (have not) been met. The 
preliminary plans submitted contain all of the general preliminary plat elements required by the Municipal 
Code per Chris Bosely, City Engineer.  

For 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 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. 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. 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. These comments were provided by Chris Bosley, 
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City Engineer. 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. These comments were provided by the Planning Department. 
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. These comments were from Glen Poelstra, Assistant Water 
Department Director. 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 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. These comments were provided by Larry Parsons, Utility Project Manager. 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. Comments provided by Craig Etherton, Deputy Fire Marshall.  
 
Finding B3 is that the proposed preliminary plat does or does not comply with all of the subdivision design 
standards in Chapter 16.15 and the improvements standards of Chapter 16.40. City Engineer Chris 
Bosley reviewed those and stated that those design standards have been vetted for compliance.  
 
Finding B4 for a subdivision, is if the lots proposed in the preliminary plat do or do not meet the 
requirement of the applicable zoning district. 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, and 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.    

Ms. Barker noted the fourteen recommended conditions that would apply to the subdivision and annexation 
request. 
 
Decision Point:  
Ms. Barker noted the action alternatives this evening. The Planning and Zoning Commission will need to 
consider this subdivision request concurrent with the annexation in conjunction with zoning request, and 
make separate findings to approve, approve with conditions, deny, or deny without prejudice. 
 
Ms. Barker concluded her presentation. 

Commissioner Ingalls stated this is a little bit different with the layout of the presentation this evening. 
Staff reports are always pretty great. I think this is really a step above. I applaud the effort. It's nice to 
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have the applicable findings and a little kind of commentary next to it. I think you've done a really good 
job. I don't know if that's something the whole department's moving towards a little different formatting, 
but I applaud that, number one. I have a question regarding this request and it might be rhetorical. Maybe 
the applicant touches on this a little bit. If this was a PUD, and it's not, there would be a requirement for a 
functioning HOA. We've had some small PUDs, four lots or so. An HOA is not required in this case. This 
kind of looks like a little PUD, but it's not. The only similarity would be that we require a maintenance 
agreement. And that's where I'm going with the question. We've approved others in town. I think recently 
there was one on 4th Street just north of Lunceford, north of Costco. There's a little triangular piece. 
There's a maintenance agreement that's on the plat. You buy the house from the realtor, and it says, hey, 
you've got to be part of this maintenance agreement. But in the real world, you know, do they function? 
This one guy becomes the guy that walks up and down the street passing the hat trying to collect money 
to plow the snow. I just wonder does it actually work in the real world? And I guess if you can say I'm not 
aware of any issues from these previous developments with a maintenance agreement and the phones 
aren't ringing off the hook at City Hall, that the snow is not getting plowed and things like that. But I'm just 
curious how it functions. 

Commissioner McCracken stated this is only four homes. They're either an HOA or would have a 
maintenance agreement that four people pitch in. If they are an HOA, all four of them would be on the 
board. I think they have to work together either way. I think a maintenance agreement is simpler for the 
size of a street because there's just not a lot there, other than plowing their own driveway. There's not a 
lot else to maintain. There's not a park to maintain. 

Commissioner Ingalls commented, I appreciate that. At the end of the day, the phone rings at City Hall, 
staff can say, hey, its private property, it's not ours. But I just hope it gets worked out. 

Commissioner McCracken commented, yes, maybe less likely in city limits, but outside of city limits, a 
road maintenance agreement is very common.  

Mr. Adams stated that an agreement would be probably recorded on each of the properties so that any 
purchaser would know that they would have that responsibility. 

Commissioner McCracken commented that the title company would disclose it on any future transfer. 
 
Public Testimony Open:  
 
Jeramie Terzulli was sworn in and introduced himself. He stated that he is a land use consultant here in 
Kootenai County and is collaborating with Olson Engineering tonight on behalf of Aspen Homes. Mr. 
Terzulli said, Commissioner Ingalls, I also recognize that the staff report was incredibly comprehensive 
and it sort of makes my job pretty boring because I don't have a lot to add to it. But right out of the gate, I 
can offer some clarification on that roadway. It isn’t a private street. It's a shared driveway. It won't even 
have a street sign. That should clear up some of the misconceptions of future buyers. Regarding your 
point, some residents believe when it is paved and is in front of their house that it's the city's responsibility 
to plow and maintain the driveway. But as Commissioner McCracken can attest, on such a small thing like 
this, it's probably going to be pretty clear that it's a shared driveway. It's going to be built more robust than 
a street section as per the geotechnical engineer. I will be brief and try not to be redundant with staff’s 
presentation. I'm going to work backwards and assume an R-3 zoning designation and annexation. I 
know that's not a foregone conclusion, but I want to work backwards through the subdivision and cut right 
out of city code as to what the subdivision requirements would be. These are mostly yes or no questions. 
Does the preliminary plat contain all the essential information? It does per the City Engineer. Does the 
plan contain all the provisions for the required infrastructure? City staff looks over our preliminary plans to 
ensure that it does. And of course, if something gets missed along the way, we work closely with the City 
Engineer to get that addressed. Does the plan meet the City's design standards? For the preliminary 
review, it does. And under the R-3 zoning designation, do our underlying lots meet all of those 
requirements? The staff report basically ensured that it did. There was one point of clarification in the staff 
report where it was transposed where she (Ms. Barker) indicated that was 0.35 units per acre. The lot 
sizes are 0.35. The tract is its own lot. The actual density is just over two units per acre, 2.07. The max 
being three units per acre in the R-3 zoning district. Just a point of clarification that I noticed in the staff 
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report. The subdivision, again, assuming that we were to annex this property with the R-3 zoning 
designation, is a pretty simple review that it does meet all the requirements of the subdivision. The zoning 
request, and I do recognize that you guys are going to forward along a recommendation to City Council 
and that they will make the ultimate decision. The R-3 zoning designation is the appropriate designation 
for this particular property. First, we look at the Comprehensive Plan and the Future Land Use Map. I felt 
that the staff report was incredibly thorough in the goals and policies of the Comp Plan, so I will rest on 
those. Additionally, the Future Land Use Map is clear that a low density residential out here is preferred 
and an implementing zoning out here. That's exactly what Aspen Homes is proposing. Next, we'll look at 
the infrastructure availability. And as all the departments weighed in, infrastructure is readily available. 
Infrastructure extensions will be done at the developer's expense. It'll be warranted and then handed back 
over to the city. Additionally, infrastructure will be pulled to and through to the north property boundaries 
so that if that property ever annexes in or will be developed out, that we don't hamstring those people. If a 
developer can work with city staff and determine the most appropriate place to loop water lines for fire 
flows, which way that the sewer should flow, if there should be connecting street networks and the like. 
So that will all be reserved and dealt with through the platting process. Regarding site characteristics, the 
low-density single-family use is compatible. I thought staff did a great job with their photos and we all kind 
of know this area anyway. It's sort of right in that low spot before you go up the hill a little further on 
Thomas. The intent there was to not disturb the subdivision to the west. Leave that alone. Pull it back off 
of that fence line that's been in there for years. And then reclaim the area further down the toe of that 
slope and then build from there. And I thought the photos did a good job of representing that. The cleanup 
on the site is complete. However, GeoTek has been back out there to dig some test holes so that we 
could see if the native soil and get a feel for the native soil. Again, if we assume that some homes will be 
built there, we would like to know what the soil looks like there. They dug some test holes. The person 
that actually did the environmental assessment wanted to be on site that day so they could check the 
margins in those test holes. Still no concerns. Also, the DEQ requirements are going to ensure if we move 
to development of the site, digging foundations, putting in for roads, and all of those best management 
practices will be met. And if any additional cleanup is required, the developer is going to participate in 
that. Regarding impact on the rest of the area, four homes here versus the junkyard that was on here, we 
believe this is a massive improvement. The City Engineer weighed in. He stated there will be no 
additional traffic study that is needed. It's going to have very minimal impact on traffic in the area. We're 
talking about roughly four peak hour trips per day. Thomas Lane will be built out with pedestrian 
connectivity all the way to 15th. We're just going to match that street section along Thomas. Then the 
shared driveway into the development. It'll have very, minimal effect on the surrounding areas. Again, 
consistency with those surrounding areas and not just to hone in on the development to the west I also 
want to point out that further along Thomas Lane to the south and to the east, we also have additional 
parcels there that range in size about a quarter acre to about three quarters of an acre. Those are 
highlighted in red there. This is kind of the end of the line. We're at Forest Service Land as we move 
much further east. I would anticipate over the next 10 to 20 years, this will probably become annexed into 
the city in totality. Low-density residential is probably what's appropriate here at the Canfield and getting 
close to abutting forest service land.  

Rodney Waller was sworn in and introduced himself. He stated that he is a resident of the Prospector 
Ridge subdivision. I've heard the word density mentioned several times and I think that's the reason I'm 
here. I live probably 150 yards from this proposed development and when I heard Aspen Homes was 
going to be the developer my wife and I said bravo, they are good local builders. The concern that we 
have is back to density and really the topic is ADUs. I'm in the early stages of investigating all these 
ADU’s because our neighborhood is about to have the first one. There's a lot of hullabaloo because, as 
you might guess, the people who buy an R-3 have a certain density expectation, and ADUs fall outside of 
those boundaries for a lot of people. I guess my question would be if we could get some rebuttals from 
Aspen Homes. Do you plan to have CC&Rs on these four lots that would prohibit a second residential 
dwelling on that? That's my number one question and concern. I'm researching ADUs right now. Then it 
was raised to me today that perhaps the state is also supporting ADUs at a higher level. I'm not sure if 
anyone here could speak to does a CC&R prohibiting ADUs trump a city or a state allowance for that.  
Also, we were glad to see that soil contamination was addressed. It has been a junkyard for decades, and 
you see a lot of crazy things going on back there. I'm glad to see the engineers and DEQ will be 
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monitoring that during the soil disturbance. 

Chairman Messina commented as far as your two questions, I don't know if Ms. Patterson wants to 
address it or Mr. Adams, and then the applicant has a chance to come back up later at the end and can 
answer any questions that might arise from anyone else speaking.  

Ms. Patterson stated I did speak with Mr. Waller before the meeting a little bit. There are a couple of 
questions within that.  If a neighborhood wanted to impose CC&Rs, they could and that would supersede 
city regulations. They could have different guidelines for ADUs such as height limits or design or things 
like that. But it is possible that at the state level they could restrict that from being an option. We do 
anticipate some legislation coming forward during this session that will be pro-housing. That could take 
various forms. They're looking at Montana and other states trying to encourage ADUs and other housing 
types in neighborhoods. We don't know what that will look like. 
  
Applicant Rebuttal:  
Mr. Terzulli stated, at this point in time the applicant is going to rest on the underlying zoning and not 
explicitly prohibit ADUs. The homeowners are going to be sitting on large lots. They may have a shop. 
They may have a child that they want to put in an ADU above said shop or something like that. I don't 
think they're interested in restricting ADUs. They deliberately went much larger than the minimum lot size. 
These could be larger sort of estate type lots. If approved, they would rest on the underlying zone to 
dictate what was put on those lots. We respectfully request approval of the subdivision and a 
recommendation of an R-3 zoning designation as we move to council.  
 
Public testimony closed.  
 
Commission discussion:  

Commissioner Ingalls commented, I wouldn't call this a no-brainer, but close to that. Everything just lines 
up with this one. The Comp Plan is very clear. The compatible zoning is everything from R-1 to R-8. This 
could be a lot denser than we see here. Recognizing that everything around it is R-3. Our 
recommendation to Council is just the zoning. The R-3 is the right fit here. And that parcel, in my humble 
opinion, belongs in the city because, like a lot of other donut holes and Swiss cheese and whatnot, places 
on the fringe of the city, would benefit from being in the city. The city manages that road section in front of 
it. The city plows it, sweeps it and polices it. It belongs in the city. 

Commissioner Jamtaas stated, he agrees. He thinks it fits well within the community. All the 
neighborhoods around it are very similar. This will have very little impact. It's only four houses. I think it's a 
great improvement from its historic use, or at least the last previous history. I think it checks all the boxes. 
Every city department has agreed that there is no issue with servicing the four homes that will come in, so 
I think it's a great project. 

Commissioner Fleming commented, ditto. Aspen does a great job. It'll only add to your neighborhood. It'll 
increase your values and clean up a very ugly eyesore. 
 

   
Motion by Commissioner Ingalls, seconded by Commissioner Fleming, to approve item A-1-26 
annexation to City Council. Motion Carried.   
 
ROLL CALL:  
 
Commissioner Fleming  Voted Aye 
Commissioner Jamtaas  Voted Aye 
Commissioner Ingalls  Voted  Aye  
Chairman Messina                      Voted  Aye  
Commissioner McCracken Voted  Aye 
 
Motion to approve carried by a 5 to 0 vote.  
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Commissioners Ward and Coppess were absent. 
 
Motion by Commissioner McCracken, seconded by Commissioner Jamtaas, to approve item S-1-26 
with conditions. Motion Carried.   
 
ROLL CALL:  
  
Commissioner Jamtaas  Voted Aye  
Commissioner McCracken Voted Aye  
Commissioner Fleming  Voted Aye  
Chairman Messina                      Voted Aye  
Commissioner Ingalls  Voted Aye  
 
Motion to approve carried by a 5 to 0 vote.  
 
Commissioners Ward and Coppess were absent. 
 
ADJOURNMENT: 
 
Motion by Commissioner Fleming, seconded by Commissioner Ingalls, to adjourn.  Motion carried.  
 
The meeting was adjourned at 6:34 p.m.  
 
Prepared by Traci Clark, Administrative Assistant 
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 PLANNING AND ZONING COMMISSION  
 STAFF REPORT 
 
 
FROM:  SEAN E. HOLM, SENIOR PLANNER  

DATE:  FEBRUARY 10, 2026 

SUBJECT: ZC-1-26   ZONE CHANGE FROM MH-8 TO R-17  

LOCATION: 0.522 +/- ACRE PARCEL LOCATED AT 3620 N. FRUITLAND DRIVE 

 
 
 
OWNER/APPLICANT:      
Michael & Norma Reasor     
104 E. Theresa Dr.      
Coeur d’Alene, ID 83814   
 
 
DECISION POINT: 
Michael & Norma Reasor are requesting approval of a zone change from MH-8 (Mobile 
Home at 8 units/acre) to R-17 (Residential at 17 units/acre) zoning district for vacant 
property commonly known as 3620 N. Fruitland Drive.  
 
 
BACKGROUND INFORMATION: 
The subject property is located on the east side of Fruitland Lane, west of US-95, south 
of W. Lauf Ln. prior to W. Bosanko where the Fred Meyer complex exists. Currently, the 
property is vacant with a pull behind trailer/camper that appears to be sitting on the 
parcel, unoccupied. Prior to this, a single-family home with accessory structures existed 
on the lot, hence the associated address. A demolition permit was issued over the 
counter September 28, 2023, and closed October 6, 2023. 
 
The subject property is adjacent to a multitude of housing types; single-family mobile, 
manufactured, and real property homes to the north, east, and west, with R-12 pocket 
housing and R-17 multifamily to the west on the opposite side of Fruitland Ln. A number 
of the local streets and access ways in the area are private, including: W. Clady Ln., Link 
Ln, W. Myriah Lp., W. Lake City Ln. and associated N. PJ Ln. and N. Addy Ln., and W. 
Max Lp and its offshoots N. Gunnar Ct. and N. Baron Ct. To the northwest there is a 
mini-storage facility. 
 
Note that the applicant’s proposed project idea for nine (9) workforce housing units is not 
tied to this requested zone change. If the subject site is approved to be changed to an R-
17 residential district, then all permitted uses in the R-17 residential district would be 
allowed on this site as listed below (including the applicant’s proposed project). 
Theoretical project maximums are included later in the staff report. 
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PROPERTY LOCATION MAP: 

 
 
AERIAL PHOTO: 
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PRIOR ZONE CHANGE REQUESTS IN THE AREA: 
Planning and Zoning Commission and City Council have approved multiple zone change 
requests in the area from 1985 to 2019. As seen in the map provided below, the area is 
in transition in the vicinity of the subject property. Many of the changes have been from 
MH-8 to a higher density residential or commercial zoning depending on proximity to US-
95. The outlier was ZC-3-88 which approved Manufacturing for the City’s Compost 
Facility and the newer Water Department Building.  

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
ZC-8-85SP* R-12 to MH-8  3514 FRUITLAND LN (partial)   Approved 
ZC-17-86 R-12 to C-17  NKA FRUITLAND ADD    Approved 
ZC-3-88 C-17 to M  3500 JULIA ST     Approved 
ZC-2-89 R-12 to C-17  3200 FRUITLAND LN     Approved 
ZC-5-90 MH-8 to C-17  484 BOSANKO AVE     Approved 
ZC-2-92 MH-8 to C-17  3380 JULIA ST      Approved 
ZC-3-99*** R-12 to C-17  3400 FRUITLAND LN    Expired 
ZC-8-02 MH-8 to C-17  3832 FRUITLAND LN    Approved 
ZC-11-04*** R-12 to C17  3400 FRUITLAND LN    Approved 
ZC-6-06 M to R-17 & C17 HOWARD ST & BOSANKO AVE   Approved 
ZC-8-06** MH-8 to R-12  3615 FRUITLAND LN (same property)   Approved 
ZC-2-07* MH-8 to C-17  3514 FRUITLAND LN (whole property)   Approved 
ZC-2-08 MH-8 to R-12  3285 FRUITLAND LN    Approved 
ZC-3-10**** R-12- to R-17  3400 & 3514 FRUITLAND LN   Approved 
ZC-3-14** R-12 to R-17  3615 FRUITLAND LN (same property)   Approved 
ZC-4-15**** R-17 to C-17  3502 FRUITLAND LN (address changed) Approved 
ZC-2-19 MH-8 to R-17  601 NEIDER AVE    Approved 

Subject 
Property 

ZC-6-06 

ZC-3-88 

ZC-2-92 

ZC-8-06 & ZC-3-14 
ZC-10-04 

ZC-2-07 
ZC-8-85SP 

ZC-2-08 

ZC-2-19 ZC-3-10 
ZC-4-15 ZC-3-99 

 
ZC-11-04 

ZC-2-89 

ZC-17-86 

ZC-5-90 ZC-8-02 
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STATEMENT 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 requirements have been met for item ZC-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 January 24, 2026.  

• 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 27, 2026.  

• 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). Fifty-one (51) notices were mailed to all property owners of record 
within three hundred feet (300') of the subject property on January 23, 2026.  

• 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, at least fifteen (15) days prior to the public 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). 

• A public hearing will be held on February 10, 2026 to receive comments and 
consider this request. 

A2.  The subject property is currently vacant, the home and accessory structures having 
been demolished in 2023. 

A3.  The subject site is currently zoned Mobile Home (MH-8). 

A4.  The neighborhood surrounding 3620 N. Fruitland Drive is characterized by a mix of 
residential units ranging from mobile homes, townhomes, multi-family, and commercial 
to the north. A mini-storage business is located northwest on Fruitland Lane with the 
city’s Water Department and compost facility located west on N. Howard St. 

A5.  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. 
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A6.  According to the 2022-2042 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 bicycle and pedestrian facilities. Development is typically single-family homes, 
duplexes, triplexes, four-plexes, townhomes, green courts, and auto-courts. Supporting 
uses typically include neighborhood parks, recreation facilities, and parking areas.  

A7.  City staff provided Comprehensive Plan goals and objectives for the Planning 
and Zoning Commission to review as part of this request. The commission will review 
the full list and determine which goals and objectives are applicable to this request.  

A8. The applicant has indicated that, if this zone change request is approved, they 
intend to develop the property as a multi-family development of up to nine (9) units. 
However, it should be noted that if the zone change is approved, all uses within the R-17 
zoning district would be allowed (See the R-17 permitted uses on page 20). 

A9.  City departments have indicated that water and wastewater services are available 
for residential use of the subject property. Frontage improvement requirements including 
curb, gutter, sidewalk, and stormwater swales will be handled at the time of construction. 

A10.  The subject property is approximately 22,738 square feet in size and is relatively 
flat with minimal landscaping. The immediate area is characterized by a mix of 
residential, commercial, and civic development. 

A11.  The City Engineer has indicated that the applicant intends to construct nine 
workforce housing units. Multifamily Low-Rise Apartments (Land Use Code 221) are a 
reasonable approximation with an estimate of 59 trips per day with five occurring in the 
AM Peak Hour and six occurring in the PM Peak Hour. Fruitland Lane has the available 
capacity to accommodate the additional traffic. 
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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 and 
objectives to make this finding. See the “Statement of Facts” on pages 4-5, referring to 
items A5, A6 & A7. 
 

1. The subject property is within city limits.   
2. The City’s 2022-2042 Comprehensive Plan categorizes this area as a 

“Compact Neighborhood” Place Type:  
 
Future Land Use Map (City Context):  
 

 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Subject Properties 
Subject Property 
(Compact Neighborhood) 
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Future Land Use Map (Neighborhood Context): 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Place Types 

Place Types represent the form of future development, as envisioned by the 
residents of Coeur d’Alene. These Place Types 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.  

 
Compact Neighborhood 

Compact Neighborhood places are medium density residential areas located 
primarily in older locations of Coeur d’Alene where there is an established street 
grid with bicycle and pedestrian facilities. Development is typically single-family 
homes, duplexes, triplexes, four-plexes, townhomes, green courts, and auto-
courts. Supporting uses typically include neighborhood parks, recreation 
facilities, and parking areas. 
Compatible Zoning: R-12 and R-17; MH-8; NC and CC 
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Transportation: 
Existing and Planned Bicycle Network:  

  
 
 
 

Subject 
Property 
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Existing and Planned Walking Network:  

  
 
 
 
 
 

Subject 
Property 
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Existing Transit Network: 

 
 
 
 

Subject 
Property 
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2022-2042 Comprehensive Plan Policy Framework: 

Community & Identity (CI) 
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. 

Goal CI 3: Coeur d’Alene will strive to be livable for median and below income 
levels, including young families, working class, low income, and fixed income 
households. 

Objective CI 3.1: Support efforts to preserve existing housing stock and 
provide opportunities for new affordable and workforce housing. 

 
Growth & Development (GD) 

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 (HS) 

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 must determine, based on the 

information before them, whether the Comprehensive Plan policies do or 
do not support the request. Specific ways in which the policy is or is not 
supported by this request should be stated in the finding.  

 
 

Finding #B2: That public facilities and utilities (are) (are not) available and adequate for 
the proposed use.   

 
Utilize the staff comments below to make this finding. See the “Statement of Facts” on 
pages 4-5, referring to item A9. 
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STORMWATER:   
City Code requires that all stormwater remain on the property and for a 
stormwater management plan to be submitted and approved prior to any 
construction activity on the site.  

-Submitted by Chris Bosley, City Engineer 
 
STREETS:  
The subject property is bordered by Fruitland Lane to the west. Frontage 
improvement requirements including curb, gutter, sidewalk, and stormwater 
swales will be handled at the time of construction. 

-Submitted by Chris Bosley, City Engineer 
 

WATER:  
There is a 12” C-900 water main on N Fruitland ln with a 3/4" service and meter 
serving this property. 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 Director 
 

SEWER:    
The City sewer is available for this project along N Fruitland Lane, and according 
to the 2023 Collection System Master Plan, the Wastewater Department has 
both the willingness and the capacity to serve this property. Wastewater has no 
objections to the proposed Zone Change Request. However, any development 
must fully comply with all applicable Wastewater Department and City of Coeur 
d'Alene codes and standards for construction at the time of building permit. 

-Submitted by Larry Parsons, Utility Project Manager 
 
FIRE:   
The Coeur d’Alene Fire Department has no comments regarding the requested 
zone change. It should be known that side setbacks of 10’ between buildings with 
a height of 45’ have an increased risk for exposure from one building to the next 
via convection of heat from fire. 

 
All  requirements of the  currently adopted International Fire Code will be 
enforced at the time of permit submittal. 

-Submitted by Craig Etherton, Deputy Fire Marshal 
 
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 physical characteristics of the site (do) (do not) make it suitable 
for the request at this time.  

 
Use the following description, photos and public testimony to make this finding. See the 
“Statement of Facts” on pages 4-5  referring to items A2, A3, & A4. 
 
PHYSICAL CHARACTERISTICS: 
The site is generally flat with residential uses adjacent. There are no topographical or 
other physical constraints that would make the subject property unsuitable for the 
request. Currently, no sidewalk or street side swale exist on the east side of Fruitland Ln. 
See “BACKGROUND INFORMATION” on the first page for additional context. 

 
SITE PHOTO - 1:  Looking east across Fruitland Lane from Clady Ln. toward the subject property.  

  
 
SITE PHOTO - 2:  Looking north from SW corner of property toward Lauf Ln. 
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SITE PHOTO - 3:  Looking south from NW corner of property toward Max Loop. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 SITE PHOTO - 4:  View from SE corner from rear of property toward Fruitland Ln. 
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SITE PHOTO - 5:  View from NE corner from rear of property toward Fruitland Ln 

  
 
SITE PHOTO - 6:  Rear of parcel showing existing fence along the property line looking NE. 
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Evaluation: The Planning and Zoning Commission must 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. 

 
    

Finding #B4: That the proposal (would) (would not) adversely affect the surrounding 
neighborhood with regard to traffic, neighborhood character, (and) (or) 
existing land uses.  

 
Use the following information and public testimony to make this finding. See the 
“Statement of Facts” on pages 4-5, referring to items A11 & A11. 
 

TRAFFIC:    
The proposed zone change would not adversely affect the surrounding area with 
regard to traffic, as no traffic is generated from a zone change alone. However, 
the applicant intends to construct nine workforce housing units. Although the 
Institute of Transportation Engineers’ Trip Generation Manual provides no Land 
Use Code for workforce housing, Multifamily Low-Rise Apartments (Land Use 
Code 221) are considered a reasonable approximation. From this, it is estimated 
that the nine units will generate an average of 59 trips per day with five occurring 
in the AM Peak Hour and six occurring in the PM Peak Hour. Fruitland Lane has 
the available capacity to accommodate the additional traffic. 

-Submitted by Chris Bosley, City Engineer 
 
NEIGHBORHOOD CHARACTER: 
The area along North Fruitland Lane displays a transitioning suburban residential 
character common to the vicinity positioned west of US-95. This portion of 
Fruitland Lane is a transitional zone between more compact urban amenities 
featuring a varied mix of housing types that reflect incremental development over 
decades. 
 
Overall, the neighborhood character is defined by its compatibility with a range of 
residential uses both owned and leased, modest lot sizes, formal and informal 
street layouts, and a blend of housing forms that combine affordability and 
practicality over uniform architectural style. The area supports a sense of an 
established working-class neighborhood in proximity to commercial amenities 
(such as the nearby Fred Meyer complex). 
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GENERALIZED LAND USE PATTERN: 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
ZONING MAP: 
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EXISTING & PROPOSED ZONING: 
Approval of the requested zone change from MH-8 to R-17 could intensify the potential 
use of the property by increasing the density and allowable uses by right (as listed 
below). 
 
17.05.410: GENERALLY: 

A. The MH-8 District is intended as a moderate density residential district for mobile 
homes at a density of eight (8) units per gross acre. 

B. In addition to the regulations set forth in this article, all mobile homes must also 
conform to the mobile home regulations commencing in section 17.07.005 of this 
title. 

 
17.05.420: PERMITTED USES; PRINCIPAL: 
Principal permitted uses in an MH-8 District shall be as follows: 

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

17.05.250: GENERALLY: 
A. The R-17 District is intended as a medium/high density residential district that 

permits a mix of housing types at a density not greater than seventeen (17) units 
per gross acre. 

B. This district permits single-family detached housing as specified by the R-8 
District and duplex housing as specified by the R-12 District. 

C. This district is for establishment in those areas that are not suitable for lower 
density residential due to proximity to more intense types of land use. 

D. This district is appropriate as a transition between low density residential and 
commercial districts, or as a buffer between arterial streets and low density 
residential districts. 

 
17.05.260: PERMITTED USES; PRINCIPAL: 
Principal permitted uses in an R-17 District shall be as follows: 

• Administrative. 
• Childcare facility. 
• Community education. 
• Duplex housing as specified by the R-12 District. 
• Essential service. 
• "Home occupation", as defined in this title. 
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• Multiple-family. 
• Neighborhood recreation. 
• Public recreation. 
• Single-family detached housing. 

 
THEORETICAL DENSITY BY ZONE TYPE (MH-8 vs. R-17): 
Note: Theoretical density calculations can be limited by actual construction standards 
such as required setbacks, height limitations, parking, and other regulations that may 
restrain the full expected use of the property. These calculations are based on lot size 
and frontage only. 

The subject property measures 0.522 acres or 22,738.32 sq. ft. and has 130’ ft. of 
frontage on a public street (Fruitland Ln.). 
 
MH-8 zoning has two ways to realize density for “highest and best use”. The first is a 
typical subdivision requiring a minimum of 5,500 sq. ft. lot with 50’ of frontage on a public 
street. So, while there is enough property for four lots, the frontage requirement limits the 
potential for subdivision into two (2) lots because of the frontage requirement. Maximum 
height is 19’ unless the home is “stick built” onsite allowing for 32’. 
 
The other MH-8 option is a mobile home park. This particular use requires a public 
hearing for special use permit approval and requires vehicular circulation, but lot size 
minimum is 3,150 sq ft. (11 units/acre). Because the lot would remain whole in single 
ownership, the frontage would remain as is, yielding a maximum potential of seven (7) 
mobile home sites. 
 
If the zone change request is approved to R-17 and the developer builds multi-family 
units (3-units attached or more per structure), the required property per unit is 2,500 sq. 
ft. This calculation would allow for a total of nine (9) attached units for this parcel. 
Maximum height in an R-17 for multi-family structures is 45’. 
 
Evaluation: The Planning and Zoning Commission must 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. 

 
 
APPLICABLE CODES AND POLICIES:  

UTILITIES: 
1. All proposed utilities within the project shall be installed underground. 
2. All water and sewer facilities shall be designed and constructed to the 

requirements of the City of Coeur d’Alene.  Improvement plans conforming to 
City guidelines shall be submitted and approved by the City Engineer prior to 
construction. 
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3. All water and sewer facilities servicing the project shall be installed and approved 
prior to issuance of building permits. 
 

STREETS: 
4. Street improvement plans conforming to City guidelines shall be submitted and 

approved by the City Engineer prior to construction. 
5. All required street improvements shall be constructed prior to issuance of, or, in 

conjunction with, building permits. 
6. An encroachment permit is required to be obtained prior to any work being 

performed in the existing right-of-way. 
 

       STORMWATER: 
7. A stormwater management plan shall be submitted and approved prior to start of 

any construction.  The plan shall conform to all requirements of the City. 
 
 
PROPOSED CONDITIONS: 

 No conditions are proposed for this zone change request. 
 
 

ORDINANCES & STANDARDS USED FOR EVALUATION: 
2022-2042 Comprehensive Plan 
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 

 
 

ACTION ALTERNATIVES: 
The Planning and Zoning Commission will need to consider this request and make 
findings to recommend that the City Council (does) (does not) adopt the R-17 zoning.  
 
 
 
 
Attachments: 
Attachment 1 – Applicant’s Application and Narrative 
Attachment 2 – Comprehensive Plan Goals and Objectives Worksheet 
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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.

!
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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
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! 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
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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.

Jobs & Economy
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This Message Is From an Untrusted Sender
You have not previously corresponded with this sender.

     Report Suspicious     ‌

From: Martinez, Leo
To: CLARK, TRACI
Subject: PUBLIC NOTICES FOR PLANNING & ZONING HEARING TO BE HELD ON FEBRUARY 10, 2026, AT 5:30
Date: Wednesday, January 28, 2026 10:15:23 AM
Attachments: image002.png

image003.png
image004.png
public notice .pdf
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 vicinities.
(Response 13229)
 

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: CLARK, TRACI <TCLARK@cdaid.org> 
Sent: Friday, January 23, 2026 9:13 AM
To: CLARK, TRACI <TCLARK@cdaid.org>
Subject: [EXTERNAL]PUBLIC NOTICES FOR PLANNING & ZONING HEARING TO BE HELD ON FEBRUARY
10, 2026, AT 5:30
 
Greetings, Attached are copies of the public hearing notices for the Planning & Zoning hearing to be held on FEBRUARY 10, 2026, at 5: 30. If you have any comments, please let me know. Traci Clark Administrative Assistant Planning Department,
ZjQcmQRYFpfptBannerStart

ZjQcmQRYFpfptBannerEnd

Greetings,
               Attached are copies of the public hearing notices for the Planning & Zoning hearing to be
held on FEBRUARY 10, 2026, at 5:30.
If you have any comments, please let me know.

https://us-phishalarm-ewt.proofpoint.com/EWT/v1/BNz2GT-dGXHFnI4!ua9ItK-r7LOw58noBOvPtoQfAhdnbQ4GrHqfHyeZpAxaBfEycXYR77lmHVuTT4bzxciVy4m2PBb_ymmZI29zqPGKkNJH9UPr1qNMwKp5cI79T3KetDek6QvPwhiH_tNkXtzoNdxhdt9Hgg$
mailto:Leo.Martinez@p66.com
mailto:TCLARK@cdaid.org
https://linkprotect.cudasvc.com/url?a=https%3a%2f%2fwww.phillips66.com%2f&c=E,1,mhulL7Fg9fkhPbS4XsqQ8s8FDg07dU-7VRGqv7ZDSf6M_s5LTAm5ymKKfjQhYyyNy4CwM9ytAPKMGsZRH1EMI18DtlvNUoeWAm9ZhrKGME6N2nwlEF7XiZcZ&typo=1















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


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


What is the request? 
 
Michael and Norma Reasor are requesting a zone 
change from MH-8 (8 units per acre) to R-17 (17 
dwelling units per acre) on a parcel measuring 0.522 
acres to build nine (9) workforce/affordable housing 
units.  


 


Planning and Zoning 
Commission 


  
When: 


Tuesday,  
February 10, 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? 
 
3620 North Fruitland Ln., 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 February 
9, 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:      ZC-1-26 



mailto:tclark@cdaid.org





  


 


 


 


 


 


   


  


                                    


Comments: 
Please cut here 
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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 


SUBJECT 
PROPERTY 



http://www.cdaid.org/






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


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


What is the request? 
Bear Waterfront, LLC is requesting amendments to 
the 3.59-acre Mahogany Lane Planned Unit 
Development (PUD) and preliminary plat to modify 
the open space, add two new single-family residential 
lots, and change the design of the Delores Depot, 
parking/vehicular circulation and community patio. 


 


Planning and Zoning 
Commission 


  
When: 


Tuesday,  
February 10, 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? 
Mahogany Lane Subdivision, a replat of Block 39 of 
the Riverside Park Addition, together with that 
portion of vacated right-of-way that would attach by 
order of operation of law and that portion of vacated 
park; situate in the Northeast Quarter and 
Government Lot 4, Section 10, Township 50 North, 
Range 4 West of the Boise Meridian, City of Coeur 
d’Alene, Kootenai County, Idaho; located off of 
Bellerive Ln., Beebe Blvd., and Tilford Ln. 
 


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 February 
9, 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 


ITEMS: PUD-3-21m.1 
& S-5-21m.1 



mailto:tclark@cdaid.org





  


 


 


 


 


 


 


 


 


  


Comments: 
Please cut here 
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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 


 



http://www.cdaid.org/





 
 
Traci Clark

Administrative Assistant
Planning Department, City of Coeur d’Alene
 
208.769-2240
tclark@cdaid.org

 

mailto:tclark@cdaid.org


From: Kim Stevenson
To: CLARK, TRACI
Subject: ITEMS: ZC-1-26 / PUD-3-21m.1 & S-5-21m.1
Date: Thursday, February 5, 2026 12:00:34 PM
Attachments: image001.png

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

Good Afternoon Traci,
In both items noted above, the Coeur d’Alene Airport has no comment.
Thank you! 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
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PLANNING AND ZONING COMMISSION 
STAFF REPORT 

 
 
FROM: HILARY PATTERSON, COMMUNITY PLANNING DIRECTOR 
 
DATE: FEBRUARY 10, 2026 
 
SUBJECT: PUD-3-21M.1: AMENDMENT TO THE MAHOGANY LANE PLANNED UNIT 

DEVELOPMENT  
 
  S-5-21M.1:   A REPLAT OF THE MAHOGANY LANE SUBDIVISION 
 
LOCATION:      3.6 ACRES LOCATED ALONG BELLERIVE LANE, BEEBE BOULEVARD AND 

TILFORD LANE, INCLUDING MAHOGANY LANE TRACTS A, B, C & D, AND LOT 
1 (1570 TILFORD LANE) 

 
 
OWNER: APPLICANT: 
Bear Waterfront, LLC PLACE Landscape Architecture. 
2936 W Dakota 1325 W First Ave 
Hayden, ID 83835 Spokane, WA 99201 
 
 
DECISION POINTS: 
 

1) Bear Waterfront LLC is requesting approval of an amendment to the Mahogany Lane 
Planned Unit Development (PUD) to modify the tracts, reduce the open space to 12.95%, 
create two new residential lots, and change the design of the Delores Depot. 
 
AND; 

 
2) Bear Waterfront LLC is requesting approval of a replat of the Mahogany Lane Subdivision to 

convert Tract D into two residential lots  (Lots 12 and 13), reduce Tract A, increase Tract 
C, and change the access into the Delores Depot. 
 
 

BACKGROUND INFORMATION: 
 
The Mahogany Lane Planned Unit D (PUD-3-21) and Subdivision (S-5-21) were approved by the 
Planning and Zoning Commission in 2021 with 32 conditions of approval, which are included at 
the end of this staff report. The approved project consisted of 10 single-family residential lots, five 
accessory dwelling units (ADUs), a mixed-use building on Lot 1 with access off Tilford Lane, and 
open space areas for use by the public and the residents of the development. 
 
An interpretation request was brought before the Planning and Zoning Commission in April 2022 
to provide clarification on the height and 2nd story stepback for Accessory Dwelling Units (ADUs) 
in Mahogany Lane. As part of the approval of the original PUD, the applicant submitted building 
elevations of what the accessory dwellings would look like.  These renderings of the ADU’s 
indicate the buildings did not have a 2nd story stepback.  The building elevations also showed that 
the ADU’s were over 24 feet in height.  The original Mahogany Lane PUD exhibit D showed in 
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cross sections indicated the desired height of 29' for ADU’s, however the table in the applicant’s 
narrative indicated 24' in ADU building height. The interpretation request that was approved by the 
commission was to allow ADUs within the project to have the ability to extend up to 29’ to account 
for grade changes across the site and because there were no immediate neighbors to be 
impacted by the height. It also allowed ADUs next to principal residences on Lots 4 and 7 to have 
a height of 32’. Further, it clarified that the 2nd story stepback provision didn’t apply. 
 
A request was granted by the Planning and Zoning Commission for a one-year extension of the 
Subdivision approval in March 2023.  
 
An interpretation request was brought before the Planning and Zoning Commission in November 
2024 to clarify that 5-foot extensions of 2nd story roofs and decks would be allowed to extend into 
the front yards on Lots 2, 3 and 4. The Commission approved the interpretation request. 
 
With approval of the final plat, City Council entered into a bond agreement with Mr. Bloem on 
June 20, 2022 that allowed some of the landscaping, open space, trail, and parking improvements 
to be delayed. Due to a variety of factors, some conditions were not satisfied as of November 
2025, and the bond agreement had expired. Mr. Bloem agreed to enter into an agreement with 
City Council to establish updated timelines, to renew the bond, and submit a PUD Amendment 
application by January 2, 2026 to formally modify the timing of conditions of approval. City Council 
approved the Agreement with Robb Bloem for the Mahogany Lane PUD and Subdivision to 
establish terms regarding fulfillment of conditions on November 4, 2025. City Council approved 
the agreement, which solidified Mr. Bloem’s commitment to completing the project that includes 
public open space, parking along Tilford Lane, improvements to the Centennial Trail, completion 
of the trail realignment across Beebe Boulevard, and providing a warranty bond for all public 
improvements that have been completed and accepted by City Staff. By entering into this 
agreement, it removes the “noncompliant” nature of the project until such time other amendments 
are approved through the PUD process and allows a certificate of occupancy to be issued for one 
of the tri-homes in the project and a building permit to be issued for the Delores Depot to allow 
that portion of the project to move forward. With this PUD Amendment request, Mr. Bloem is 
satisfying that condition of the agreement. 
 
The site, which is zoned R-17PUD, consists of 3.6 acres and is in various stages of development. 
Bear Waterfront, LLC is seeking to amend the PUD and replat the subdivision to remove a 
common parking area that is no longer needed and replat that tract (Tract D) into two residential 
lots and modify the open space tracts, which would reduce the open space percentage from 
13.92% to 12.95%. The open space will be accessible to the public and to all users of the 
development. There will be no changes to the pedestrian access to the Centennial Trail or the 
other improvements along the Centennial Trail that Bear Waterfront, LLC agreed to do as part of 
this project. The applicant is also requesting approval of a new design for the Delores Depot. If the 
PUD amendment is approved, the project would consist of 13 single-family residential lots and five 
accessory dwelling units (ADUs) with access off of Bellerive Lane, the Delores Depot on Lot 1 
with access off Tilford Lane, and 12.95% open space. 
 
The PUD was initially approved with 13.92% of open space with connections to the Centennial 
Trail, native landscaping, and a pedestrian overlook that will provide community seating and a rest 
opportunity while in route to the boardwalk or community open space. The developer worked with 
the Parks Department and North Idaho Centennial Trail Foundation on the realignment of 
Centennial Trail where it crosses Beebe Boulevard to improve safety and to make improvements 
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along the Centennial Trail. The realignment of the trail necessitated a land swap with the Bellerive 
HOA. The trail realignment has been completed. Other improvements still need to be made. 
 
An overview of the requested changes to the project are outlined on the following page. The 
applicant’s narrative is included as an attachment. 
 
PUD AMENDMENT AND REPLAT OVERVIEW (JANUARY 2026) 
 

1. Delores Depot (Lot 1) 
The final building design, community patio space, and parking/vehicle circulation have 
changed, however the final design fits within platted boundaries. 
 

2. Tract A 
 Tract A has been reduced to 13,487 SF from 15,827 SF to allow for the development of 

two new single-family home sites (Lots 12 and 13, proposed). The community seating has 
been moved to the bottom of the slope in Tract A. 

 
3. Tract B 
 The pedestrian seating node location has been modified slightly from its previous location. 
 

4. Tract C 
 2,340 SF of open space has been moved out of Tract A to Tract C to allow for the 

conversion of the Bear Waterfront, LLC surface parking lot to single-family home sites 
(Lots 12 and 13, proposed) 

 
5. Tract D 
 Tract D has been removed and is converted into new Lots 12 and 13. 
 

6. Atlas Waterfront 1st Addition (Open Space) 
Improvements shown on the exhibit are for reference only as all work is outside the PUD 
boundaries and is not part of the PUD or amendment request, but is being done in 
conjunction with the project and in partnership with the City and North Idaho Centennial 
Trail Foundation. 
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PUD AMENDMENT EXHIBIT:  NEW 
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APPROVED DEVIATIONS FOR THE MAHOGANY LANE PUD:   
The project was approved with the following deviations from existing standards: 
 
Lot 1: Principal Mixed-Use Structure (Commercial Lot) 

• Front Setback: 20’ rather than 25’  
• Side Setback: 0’ rather than 20’  
• Rear Setback: 5’ rather than 20’ 

 
Lots 2-4: Principal Structure 

• Front Setback: 10’ rather than 20’  
• 5’ extensions of 2nd story roofs/decks into front setback (approved Nov 2024) 

• Side Setback: 5’ and 5’ rather than 5’ and 10’  
• Rear Setback: 5’ rather than 25’  

 
Lots 5-11: Principal Structure (River Front Lots -Shoreline Ordinance) 

• Front Setback: 5’ rather than 20’  
• Side Setback: 5’ and 5’ rather than twenty percent (20%) of the average width of the lot 
• Rear Setback: 22’ rather than 40’ (as measured from face of rock wall) 
• Building Height: 32’ rather than 30’ 

 
Lots 5-11: ADU w/garage (River Front Lots) 

• Front Setback: 10’ rather than 20’  
• Side Setback: 5’ and 5’ rather than 5’ and 10’  
• Rear Setback: 5’ rather than 25’  

* The front yard is defined as the parcel edge directly adjacent the private street for all lots except 
Lot 1, where the front yard shall be adjacent to the public right-of-way along Beebe Boulevard. 

 
ADUs:  

• 29’ height limit and up to 32’ for ADUs next to principal residences on Lots 4 and 7.  
• No 2nd story stepback requirement. 

 
Other approved modifications: 

• Private gated vehicle access for river front lots rather than open access for the public. 
• Minimum Lot Width: 37’ rather than 50’ 
• Minimum Lot Area: 2,982 sf rather than 5,500 sf   
• Seven (7) lots on a private driveway that is not in a separate tract. (see Code below) 

 
16.15.160: LOT FRONTAGE AND ACCESS: (B.1) 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.   
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LOCATION MAP: 
 

 
 
 
 
 
 
AERIAL MAP:  
 

 
 

Site Location 

Riverstone 

I-90 

Northwest 
Blvd US95 

Riverstone 
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PUD STATEMENT 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 requirements have been met for items PUD-3-21m.1 and S-5-21m.1. 

• 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 24, 2026, 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). Two notices were posted on the 
property on February 2, 2026, 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). One 
hundred and forty-three (143) notices were mailed to all property owners of record within 
three hundred feet (300') of the subject property on January 23, 2026.  

• 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 January 23, 2026.  

• 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 January 23, 2026. 

• A public hearing will be held on February 10, 2026 to receive comments and consider this 
request. 

 
A2.   Mahogany Lane is the subject of this amendment. The site, which is zoned R-17PUD, 

consists of 3.6 acres and is in various stages of development. Bear Waterfront, LLC has 
applied for a PUD amendment and a replat of the Mahogany Lane Subdivision to add two 
additional single-family residential lots for a total of 13 single-family residential lots and 
five accessory dwelling units (ADUs) with access off Bellerive Lane and a mixed-use 
building on Lot 1 with access off Tilford Lane. It would remove Tract D that was 
anticipated as common parking for the project and replace that with two new single-family 
residential lots (Lots 12 and 13), shift open space between tracts and reduce the open 
space from 13.92% to 12.95%, shifts the driveway access into the Delores Depot further 
to the east along Tilford Lane, and change the design of the Delores Depot structure, 
community patio space, and parking/vehicle circulation. 

A3.  Mahogany Lane was approved as a PUD project in 2021 that consisted of 10 single-
family residential lots, five accessory dwelling units (ADUs), a mixed-use building on Lot 1 
with access off Tilford Lane, and public open space areas for the public and the residents 
of the development to access. A one-year extension for the Subdivision was approved in 
March 2023, an interpretation was approved by the Planning and Zoning Commission to 
allow 2nd story roofs and decks to extend 5’ into the front yards on Lots 2, 3 and 4, and 
the City Council entered into an agreement with Mr. Bloem (Bear Waterfront, LLC) to 
establish updated timelines for compliance of the project approval and bond agreement 
for the subdivision. Conditions outlined in the agreement are included as proposed 
conditions for this PUD amendment and replat request.  

A4. Mahogany Lane was approved as a PUD project under the 2007 Comprehensive Plan. 
This PUD amendment request is analyzed under the 2022-2042 Comprehensive Plan. 
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The Future Land Use Map designation is the Planned Development Place Type, which 
are locations that have completed the planned unit development application process. 

A5.   The transportation exhibits from the Comprehensive Plan were provided showing the 
planned and existing bicycle, pedestrian, and transit networks. 

A6. City staff provided Comprehensive Plan goals and objectives for the Planning and Zoning 
Commission to review as part of this PUD amendment request. The commission will 
review the full list and determine which goals and objectives are applicable to this 
request.  

A7.  Mahogany Lane is primarily located off Bellerive Lane and the Delores Depot mixed-use 
building is located off Tilford Lane and will abut Beebe Boulevard. The project is 
surrounded by Bellerive, Tilford Place, Atlas Waterfront dog park, and abuts the Spokane 
River to the south. Other development in the immediate vicinity includes Riverstone to the 
north and the Union to the east. Surrounding land uses include single-family residential, 
twin homes, commercial, retail, restaurant, medical office, hospitality, parks, open space, 
and recreation. The Centennial Trail runs along Bellerive Lane and Tilford Lane, crossing 
over Beebe Boulevard. 

A8. The subject property is relatively flat with some grade change from Lot 1 from Tilford Lane 
to the properties along Bellerive Boulevard. The Centennial Trail is on a slope behind the 
residential lots. The amendments to the PUD and the replat will not affect the grade 
change from what was approved previously. The project will enhance the vegetation and 
natural features along the Centennial Trail.  

A9. Staff from the various departments have 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 
and has provided recommended conditions for particular consideration by the Planning 
and Zoning Commission that were agreed to by Mr. Bloem (Bear Waterfront, LLC) in an 
agreement approved by the City Council and entered into in November 2025 to bring the 
project into compliance. 

A10. The open space in Mahogany Lane would be reduced with this PUD amendment from 
13.92% to 12.95%, which would exceed the 10% required for a Planned Unit 
Development project. The open space will be accessible to the public and to all users of 
the development. There will be no changes to the pedestrian access to the Centennial 
Trail. 

A11. The proposed PUD amendment does not affect parking, and no deviations were 
requested with the original project approval. 

A12. The Homeowner’s Association would be responsible for providing perpetual maintenance 
of all common property.  

A13. Project conditions will ensure compliance with all applicable ordinances and prior 
agreements. 
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PUD-3-21:   PLANNED UNIT DEVELOPMENT FINDINGS: 
 

17.07.230: PLANNED UNIT DEVELOPMENT REVIEW CRITERIA: 
A planned unit development may be approved only if the proposal conforms to the following 
criteria, to the satisfaction of the commission: 

 
REQUIRED FINDINGS (PUD): 
 
Finding B1:The proposal (is) (is not) in conformance with the Comprehensive Plan. 
 
Use the following information as well as the attached Comprehensive Plan goals and objectives to 
make this finding. See the “PUD Statement of Facts” on pages 7-8, referring to items A4 
through A6. 
 
The project was approved under the 2007 Comprehensive Plan. The 2022-2042 Comprehensive 
Plan now applies to the project. The property is within existing city limits and is zoned R-17PUD. 
 
2022-2042 COMPREHENSIVE PLAN- LAND USE CATEGORY:  

• The Future Land Use Map designates this area as Planned Development. 
 
Future Land Use Map (City Context) 
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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 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. See Page 55 for summaries of each Place Type 
and development assumptions. 
 
Planned Development Place Type 
 

  

Subject 
Property 
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Transportation Exhibits 
 
Existing and Planned Bicycle Network 

 
 
  

Subject Property 



PUD-3-21m.1  & S-5-21m.1 February 10, 2026 PAGE 13 
 

Existing and Planned Walking Network 

 
 
  

Subject Property 
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Existing Transit Network 

 
 
Comprehensive Plan Policy Framework: 
 
The following is staff’s assessment of applicable goals and objectives.   
 
Community & Identity (CI) 
Goal CI 2 
Maintain a high quality of life for residents and businesses that make Coeur d’Alene a great place 
to live and visit. 
OBJECTIVE CI 2.1 
Maintain the community’s friendly, welcoming atmosphere and its smalltown feel. 
 
Environment & Recreation (ER) 
Goal ER 1 
Preserve and enhance the beauty and health of Coeur d’Alene’s natural environment. 
OBJECTIVE ER 1.1 
Manage shoreline development to address stormwater management and improve water quality. 
 

Subject Property 
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Goal ER 2 
Provide diverse recreation options. 
OBJECTIVE ER 2.2 
Encourage publicly-owned and/or private recreation facilities for citizens of all ages. This includes 
sports fields and facilities (both outdoor and indoor), hiking and biking pathways, open space, 
passive recreation, and water access for people and motorized and non-motorized watercraft. 
OBJECTIVE ER 2.3 
Encourage and maintain public access to mountains, natural areas, parks, and trails that are 
easily accessible by walking and biking. 
 
Growth & Development (GD) 
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. 
OBJECTIVE GD 1.3 
Promote mixed use development and small-scale commercial uses to ensure that neighborhoods 
have services within walking and biking distance. 
OBJECTIVE GD 1.4 
Increase pedestrian walkability and access within commercial development. 
OBJECTIVE GD 1.7 
Increase physical and visual access to the lakes and rivers. 
 
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. 
 
Goal GD 3 
Support the development of a multimodal transportation system for all users. 
OBJECTIVE GD 3.1 
Provide accessible, safe, and efficient traffic circulation for motorized, bicycle and pedestrian 
modes of transportation. 
 
Goal GD 4 
Protect the visual and historic qualities of Coeur d’Alene 
 
Jobs & Economy (JE) 
Goal JE 1 
Retain, grow, and attract businesses 
OBJECTIVE JE 1.2 
Foster a pro-business culture that supports economic growth. 
 
 
Evaluation: The Planning and Zoning Commission must determine, based on the information 

before them, whether the Comprehensive Plan policies do or do not support the 
request. Specific ways in which the policy is or is not supported by this request 
should be stated in the finding. 

 
 
 



PUD-3-21m.1  & S-5-21m.1 February 10, 2026 PAGE 16 
 

Finding B2: The design and planning of the site (is) (is not) compatible with the 
location, setting, and existing uses on adjacent properties. 

 
Use the following information, images, and public testimony to make this finding. See the “PUD 
Statement of Facts” on pages 7-8, referring to item A7. 
 
 
The changes requested to the Mahogany Lane PUD would add two additional single-family lots on 
the north side of Bellerive Lane where a common parking area was anticipated. It also moves 
open space between tracts, shifts the driveway access into the Delores Depot further to the east 
and Tilford Lane, and changes the design of the Delores Depot structure, community patio space, 
and parking/vehicle circulation. See images on the following pages.  
 
The Planning and Zoning Commission found that the project met this finding with the original 
approval. The commission will need to determine if the requested change would meet this finding.  
 
LOCATION, SETTING, AND EXISTING USES: NO CHANGE 
 
The Centennial Trail (Prairie Trail) lies north of the subject site. There are existing residential uses 
to the north of Centennial Trail along with a commercial use located along Beebe Boulevard.  To 
the west along the river are single family homes.  To the south are single family homes along the 
river and a mixed-use multi-family development located in the Bellerive Planned Unit 
Development (PUD).  To the west is the dog park located in the new Atlas Waterfront 
development along the river.  
 
The property is located within close proximity to the Riverstone development, which offers a 
variety of shopping opportunities.   Winton Elementary is located approximately 1 mile from the 
proposed PUD. The subject property is also in close proximity to Riverstone Park, which provide 
both passive and active recreation opportunities.  
 
The Riverstone development is primarily zoned C-17 (Commercial) with C-17PUD and R-17PUD 
zoning along the Spokane River waterfront development known as “Bellerive” (as shown on the 
zoning map on page 16). 
 
The proposed development is similar to the uses that are located adjacent in the Bellerive PUD, 
which allows for single family homes along the river with a mixed-use development located at the 
intersection of Beebe Boulevard and Bellerive Lane. The site is relatively flat and there are no 
topographical or other physical constraints that would make the subject property unsuitable for the 
proposed subdivision and Planned Unit Development. 
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GENERALIZED LAND USE MAP: 

 
 
 
 
 
 

Subject 
Property 
(single-family 
and vacant) 
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EXISTING ZONING: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Subject 
Property 
(R-17PUD) 
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AMENDED PUD EXHIBIT (ENLARGED)  NEW 
 
Tract D converted to Lots 12 and 13 (Mahogany Lane 1st Addition, Block 2, Lots 1 & 2) 
 

Delores Depot Layout 
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REVISED ELEVATIONS OF DELORES DEPOT:  NEW 
 

 
 
 

  
 
  



PUD-3-21m.1  & S-5-21m.1 February 10, 2026 PAGE 21 
 

REVISED ARCHITECTURAL RENDERING OF THE DELORES DEPOT:  NEW 
 

  
 
 
PRIOR DESIGN OF THE DELORES DEPOT APPROVED WITH THE PUD IN 2021: 
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CONCEPTUAL DESIGN OF THE HOMES ON LOTS 12 and 13:   NEW 
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SITE PHOTOS 1 – 2: Location of the two proposed residential lots (Lots 12 & 13), Tract D 
Looking west along Bellerive Lane toward the single-family home outside the gate 
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Looking toward the Centennial Trail and Tilford Place from Bellerive Lane 
 

 
 
SITE PHOTOS 3 – 6: Delores Depot Property (Lot 1) 
Looking at the “for lease” sign along Beebe Boulevard in front of the property 
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Looking at the Delores Depot property along the new Cennential Trail connection with commercial 
buildings and Tilford Place in the background 
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Looking across Beebe Boulevard at the Delores Depot site and the old trail crossing alignment 

 
 
SITE PHOTOS 7 – 8: Tract C – location of the expanded open space 
Looking toward Mahogany Lane and the Centennial Trail connection from the Bellerive parking lot 
(Bellerive homes are on the left and Tilford Place homes are on the right) 
 

 



PUD-3-21m.1  & S-5-21m.1 February 10, 2026 PAGE 27 
 

 
Looking toward the Delores Depot property and Centennial Trail connection from Bellerive Lane 
 

 
 
 
SITE PHOTOS 9 – 10: Realigned Centennial Trail across Beebe Boulevard  
Looking south toward Bellerive and the Riverfront House along Beebe Boulevard 
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Evaluation: The Planning and Zoning Commission must determine, based on the information 

before them, whether or not the design and planning of the site is compatible 
with the location, setting and existing uses on adjacent properties. 

 
 

Finding B3: The proposal (is) (is not) compatible with natural features of the 
site and adjoining properties.   NO CHANGE 

 
Use images under Finding B2, the following information and testimony make this finding. See the 
“PUD Statement of Facts” on pages 7-8, referring to item A8. 
 
The subject property is relatively flat. There is some grade change for Lot 1 from Tilford Lane to 
the subject property. There is a slope behind the single-family residential lots and the Centennial 
Trail.  The amendments to the PUD and the replat will not affect the grade change from what was 
approved previously. The project will enhance the vegetation and natural features along the 
Centennial Trail. 
 

Evaluation: The Planning and Zoning Commission must determine, based on the information 
before them, whether or not the proposal is compatible with natural features of 
the site and adjoining properties. 
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Finding B4: The location, design, and size of the proposal are such that the 

development (will) (will not) be adequately served by existing 
public facilities and services.   

 
Use the following information as well as testimony from the hearing to make this finding. See the 
“PUD Statement of Facts” on pages 7-8, referring to item A9. 
 
Infrastructure already exists for the Mahogany Lane Subdivision and surrounding neighborhoods 
such as Bellerive and Tilford Place. The requested modifications would not impact city services or 
utilities. Also see staff comments under Subdivision Finding B2 on pages 38-40. 
 

Evaluation: The Planning and Zoning Commission must determine, based on the information 
before them, whether or not the location, design, and size of the proposal are 
such that the development will be adequately served by existing public facilities 
and services. 

 
Finding B5: The proposal (does) (does not) provide adequate private 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 usable for open space and 
recreational purposes. 

 

Use the following information as well as testimony from the hearing to make this finding. See the 
“PUD Statement of Facts” on pages 7-8, referring to item A10. 
 
As noted in the background section, the original project was approved with 13.92% open space 
designed as a large natural area, pedestrian sitting and viewing area, and landscaping areas for 
the public and the residences to enjoy.  

This PUD amendment would reduce the open space from 13.92% to 12.95%. A PUD project 
requires a minimum of 10% open space. The following images show the changes to the open 
space. It should also be noted that Bear Waterfront, LLC is working with the City and North Idaho 
Centennial Trail Foundation to make significant improvements along the Centennial Trail that do 
not count toward the open space percentage because they are not within the project boundaries. 
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REVISED OPEN SPACE SITE PLAN:  NEW 
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OPEN SPACE DETAILS:  NEW 
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APPROVED VERSUS PROPOSED OPEN SPACE  
 
Approved 

 
 
 
Proposed 
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APPROVED VERSUS PROPOSED DELORES DEPOT LAYOUT & OPEN SPACE 
 
Approved 

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

before them, whether or not the proposal provides adequate private common 
open space area, 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 usable for open space and recreational purposes. 

 
 

Finding B6: Off-street parking (does) (does not) provide parking sufficient for 
users of the development. NO CHANGE 

 
Use the following information as well as testimony from the hearing to make this finding. See the 
“PUD Statement of Facts” on pages 7-8, referring to item A11. 
 
There was no request made to change the City’s off-street parking requirements through the prior 
PUD approval process. Single family homes would be required to provide two (2) off-street paved 
parking spaces per unit, which is consistent with code requirements for single-family residential.   
The mixed-use development on the Lot 1 will have to meet both the commercial and multi-family 
parking requirements per the City’s parking code requirements. 

 
 

Evaluation: The Planning and Zoning Commission must determine, based on the information 
before them, whether or not the off-street parking provides parking sufficient for 
users of the development. 

 
 
 
Finding B7: That the proposal (does) (does not) provide for an acceptable 

method for the perpetual maintenance of all common property.  
NO CHANGE 

 
Use the following information as well as testimony from the hearing to make this finding. See the 
“PUD Statement of Facts” on pages 7-8, referring to item A12. 
 

An HOA was formed for the project to maintain all common areas and the private driveway that 
serves the residential lots. The HOA will also maintain the following infrastructure: 
 

 Stormwater systems 
 Streets (street surface, curb/gutters, sidewalks, crosswalk markings, and signage) 
 Paths/sidewalks for internal recreation and external connections 
 Structures within common areas 
 Auxiliary parking areas 
 Snow removal and storage 
 Irrigation (stormwater infrastructure, street and common area landscaping) 

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

before them, whether or not the proposal provides for an acceptable method for 
the perpetual maintenance of all common property. 
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SUBDIVISION STATEMENT 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 requirements have been met for item S-5-21m.1. 

• 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 24, 2026, 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). Two notices were posted on the 
property on February 2, 2026, 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). One 
hundred and forty-three (143) notices were mailed to all property owners of record within 
three hundred feet (300') of the subject property on January 23, 2026.  

• 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 October 24, 2026.  

• 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 January 23, 2026. 

• A public hearing will be held on February 10, 2026 to receive comments and consider this 
request. 

 
A2.   Mahogany Lane is the subject of this amendment. The site, which is zoned R-17PUD, 

consists of 3.6 acres and is in various stages of development. Bear Waterfront, LLC has 
applied for a PUD amendment and a replat of the Mahogany Lane Subdivision to add two 
additional single-family residential lots for a total of 13 single-family residential lots and 
five accessory dwelling units (ADUs) with access off of Bellerive Lane and a mixed-use 
building on Lot 1 with access off Tilford Lane. It would remove Tract D that was 
anticipated as common parking for the project and replace that with two new single-family 
residential lots (Lots 12 and 13), shift open space between tracts and reduce the open 
space from 13.92% to 12.95%, shifts the driveway access into the Delores Depot further 
to the east along Tilford Lane, and change the design of the Delores Depot structure, 
community patio space, and parking/vehicle circulation. 

A3.  As attested by the City Engineer, the preliminary plans submitted contain all of the 
general preliminary plat elements required by the Municipal Code. 

A4. The site, which is zoned R-17PUD, consists of 3.6 acres and is in various stages of 
development. 

A5. Staff from the various departments have 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 
and has provided recommended conditions for particular consideration by the Planning 
and Zoning Commission that were agreed to by Mr. Bloem (Bear Waterfront, LLC) in an 
agreement approved by the City Council and entered into in November 2025 to bring the 
project into compliance.  
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 A6.   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. 

A7.   The replat of the Mahogany Lane Subdivision is in conformance with the existing zoning 
per the approved deviations that were approved for Mahogany Lane PUD (PUD-3-21) 
and the findings therein.  

 

 

S-5-21   SUBDIVISION FINDINGS: 
 
REQUIRED FINDINGS (Subdivision): 

 
Finding B1: That all of the general plat requirements (have) (have not) been met 

as attested to by the City Engineer. 
 
Use the following information as well as testimony from the hearing to make this finding. See the 
“Subdivision Statement of Facts” on pages 35-36, referring to item A3. 
 
Per Chris Bosley, City Engineer, the replat of the Mahogany Lane Subdivision contains all of the 
general plat elements required by the Municipal Code. 

 
• Deviations from the required subdivision standards have been requested through the 

Planned Unit Development process as noted in the PUD portion of the staff report.  
 

REPLAT FOR “MAHOGANY LANE” – MAHOGANY LANE 1ST ADDITION: 
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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. 

 
Use the following information as well as testimony from the hearing to make this finding. See the 
“Subdivision Statement of Facts” on pages 35-36, referring to item A5. 
 
The site, which is zoned R-17PUD, consists of 3.6 acres and is in various stages of development. 
The project design related to sidewalks, streets, easements, street lighting, fire protection, 
planting, drainage, pedestrian and bicycle facilities and utilities have not changed with the 
requested amendment to the PUD and replat of the Mahogany Lane Subdivision.  
 

STORMWATER: 

Stormwater will be addressed with project development. All stormwater must be contained on-site. 
A stormwater management plan, conforming to all requirements of the City, shall be submitted 
and approved prior to the start of any construction.  

            -Submitted by Chris Bosley, City Engineer 

STREETS: 

The subject site is currently partially developed including Bellerive Lane, and the North Idaho 
Centennial Trail. The site has frontage on Bellerive Lane, Tilford Lane, and Beebe Boulevard. Any 
necessary improvements to the frontages would be addressed during construction.  A pair of 
Rectangular Rapid Flashing Beacons shall be installed for the Beebe Blvd crosswalk for the 
Centennial Trail.  

            -Submitted by Chris Bosley, City Engineer 

TRAFFIC: NEW 

As noted above, the subject property is bordered primarily by Bellerive Lane, Tilford Lane, and 
Beebe Boulevard, which are local residential streets with only Beebe Boulevard being a public 
street. Traffic from the proposed residential development is estimated to generate a minimal 
change in peak hour trips compared to what has been previously approved. Two additional 
residential lots are estimated to generate approximately 19 trips per day.  

 -Submitted by Chris Bosley, City Engineer 

WATER:  NEW 
 
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, Water Department Assistant Director 
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WASTEWATER:  NEW 
1. Sewer Policy #719 requires a 20’ wide utility easement (30’ if shared with Public Water) to be 

dedicated to the City for all city sewers. 

2. Sewer Policy #719 requires an unobstructed “All-Weather” surface permitting O&M access to 
the city sewer. 

3. Sewer Policy #716 requires all legally recognized parcels within the City to be assigned with 
a single (1) city sewer connection. 

4. Idaho Code §39-118 requires IDEQ or QLPE to review and approve public infrastructure 
plans for construction. 

-Submitted by Larry Parsons, Utility Project Manager 
 
FIRE:  NEW: 
 

Fire department access must be present to within 150’ of the furthest point of any 
commercial building. Fire hydrant needs and placement will be consistent with currently 
adopted International Fire Code at the time of permitting.  The new section of trail must be 
built to the same specs as the current trail,  I believe that the trail is designed and built as a 
secondary FD access and capable of withstanding 75,000 pounds.
 
-Submitted by Craig Etherton, Deputy Fire Marshal 

 
POLICE: NO CHANGE 
 
The Police department has no issue with the Mahogany Lane PUD and Subdivision. 

 
-Submitted by Dave Hagar, Interim Chief of Police 

 
PARKS: NO CHANGE 
 
The Parks Department requires a 15-foot wide shared-use path where the trail is being re-routed. 
The grade cannot exceed 5% and the cross slope needs to be 1% each way from the 1-foot-wide 
crown of the trail. This will help with wheelchair use and will match the existing trail.  
 
The asphalt mix used in the trail should have 3/8-inch rock instead of the typical ¾-. This is 
referred to as driveway mix and provides a smoother surface for bicycles, wheelchairs, 
skateboards, rollerblades and strollers. Our standards require 4 inches of compacted gravel and 2 
inches of asphalt. The gravel shoulder needs to be 2 feet wider than the trail on each side. 
Considerations will be made if there are constraints. 
 
The natural areas on either side of the trail, where there is not irrigated turf grass (tract B and the 
northwest side of the structure), needs to be smoothed out for mowing purposes, with 2 inches 
minimum of top soil. There should be no rocks left behind. The soil needs to be seeded with 
natural grass seed. It is also helpful to sterilize the surface under where the trail will go to prevent 
weeds from growing through and damaging the trail. The entire tract B does not need to be mow-
able. Just 10 feet on the NW side of the trail and all the way to the building or parking lot on the 
SE side of the trail. 

 
-Submitted by Monte McCully, Trails Coordinator and Acting Urban Forester 
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URBAN FORESTRY: NO CHANGE 
 
The City of Coeur d’Alene Parks and Recreation Department will need to see a full set of 
landscape plans for the “Greenbelt” area north of the Centennial Trail. The Parks and Recreation 
Department will approve all tree and plant species selected for this area. The site plan for this 
project will need to show all parking improvements, walking paths and irrigation plans.  Street 
trees abutting Beebe Blvd. will need to be planted in the public right of way or planting easement. 
Any easements must be recorded with the County Recorder. Bellerive Lane is a private street, 
street trees planted in this area are not subject to Urban Forestry Ordinance. Selecting trees from 
the approved street tree list and planting to City specifications is recommended. 

- Submitted by Monte McCully, Trails Coordinator and Acting Urban Forester 

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. 

 
Finding B3: That the proposed 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. NO CHANGE 

Use the following information as well as testimony from the hearing to make this finding. See the 
“Subdivision Statement of Facts” on pages 35-36, referring to item A6. 
 
Per engineering review, for the purposes of the replat, both subdivision design standards (Chapter 
16.15) and improvement standards (Chapter 16.40) have been vetted for compliance.   
 
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 plat (do) (do not) meet the requirements of 

the applicable zoning district.   
 
Use the following information as well as testimony from the hearing to make this finding. See the 
“Subdivision Statement of Facts” on pages 35-36, referring to items A4 and A7. 
 
The R-17 Zoning District requires that each single-family lot have a minimum of 5,500 square feet. 
The proposed lots area ranges from 2,982SF to 26,317SF. The applicant has requested the street 
frontage, lot width, and lot area deviations through the PUD process, which were approved with 
the original project. The gross area of the subject property is 3.6 acres. The overall density of the 
project with the two additional lots, would be less than 4 units per acre. The existing zoning allows 
for a density of 17 units per acre, which allows for a total of 61 units. The proposed density is less 
than what is allowed by the existing zoning. The replat exhibit meets these requirements. 

 
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  
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APPLICABLE CODES AND POLICIES: 
Utilities: 

1. All proposed utilities within the project shall be installed underground. 
2. All water and sewer facilities shall be designed and constructed to the requirements of 

the City of Coeur d’Alene. Improvement plans conforming to City guidelines shall be 
submitted and approved by the City Engineer prior to construction. 

3. All water and sewer facilities servicing the project shall be installed and approved prior to 
issuance of building permits. 

4. All required utility easements shall be dedicated on the final plat. 
 

Streets: 
5. All new streets shall be dedicated and constructed to City of Coeur d’Alene standards. 
6. Street improvement plans conforming to City guidelines shall be submitted and approved 

by the City Engineer prior to construction. 
7. All required street improvements shall be constructed prior to issuance of building 

permits. 
8. An encroachment permit shall be obtained prior to any work being performed in the 

existing right-of-way. 
 

Stormwater: 
9. A stormwater management plan shall be submitted and approved prior to start of any 

construction.  The plan shall conform to all requirements of the City. 
 

Fire Protection: 
10. Fire hydrant(s) shall be installed at all locations as determined by the City Fire 

Inspectors. 
 

General: 
11. The final plat shall conform to the requirements of the City. 
12. Prior to approval of the final plat, all required improvements must be installed and 

accepted by the City. The developer may enter into an agreement with the City 
guaranteeing installation of the improvements and shall provide security acceptable to 
the City in an amount equal to 150 percent of the cost of installation of the improvements 
as determined by the City Engineer. The agreement and security shall be approved by 
the City Council prior to recording the final plat. 

 

PROJECT CONDITIONS: NEW 

Based on the November 2025 agreement between Mr. Bloem and the City Council, the following 
conditions apply to this project. Unless otherwise noted, superseded by the recommended 
conditions below, or completed, the original conditions of the project still apply.   

PUD Open Space 
 
1. The Applicant shall obtain a new Site Development Permit prior to doing any of the open 

space and trail work; 
 
2. The Applicant shall complete the staircases connecting the Centennial Trail to Bellerive 

Lane following the construction of the adjacent Tri-homes and shall complete the work no 
later than August 31, 2026; 

 
3. The Applicant shall commence work on the landscaped areas no later than March 1, 

2026, and shall complete the work no later than August 31, 2026; 
 
4. The Applicant shall commence work on the Park and Centennial Trail improvements no 

later than March 1, 2026, and shall complete the work no later than August 31, 2026; 
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5. The Applicant shall commence the work on the Plaza next to the Delores Depot along 
Beebe Boulevard no later than March 1, 2026, and shall complete the work no later than 
August 31, 2026; and 

 
Delores Depot 

 
6. The Applicant shall submit for revisions for the building permit by March 1, 2026, and 

shall complete the project by January 31, 2027. 
 
7. The Applicant shall complete the parking on Tilford Lane with the Delores Depot. 
 
RRFBs, Crossings 
 
8. The Applicant shall order two (2) RRFBs by November 30, 2025, and install said RRFBs 

no later than March 15, 2026, unless the time is extended at the request of the City 
Engineer.  

 
9. The Applicant shall remove the old pavement markings on Beebe Boulevard by March 1, 

2026; and 
 
10. The Applicant shall remove the old trail ped/bike ramps on both sides of Beebe Boulevard 

and replace the curbs by March 1, 2026. 
 
Warranty Bond, Acceptance of Improvements 
 
11. The Applicant shall provide a Warranty Bond for all public improvements for City Council 

approval by November 18, 2026; and 
 

12. The Applicant shall confirm that all required public improvements have been completed 
and accepted by City Staff, or are bonded for by November 11, 2026. 

 
 

ORIGINAL CONDITIONS APPROVED WITH THE MAHOGANY LANE PUD & SUBDIVISION:   
 

1. The creation of a homeowner’s association will be required to ensure the perpetual 
maintenance of the open space and other common areas. 

2. The applicant’s requests for subdivision, and PUD run concurrently. The subdivision and 
PUD designs are reliant upon one another. Additionally, approval of the requested PUD is 
only valid once the Final Development Plan has been approved by the Planning 
Department. 

3. Ingress and egress access easements to Lot 1 must be obtained from all affected 
property owners before site construction can begin on the subdivision and PUD. 

4. Onsite parking for Lot 1 must meet the City’s parking code requirements as outlined in 
Chapter 17.44. 

5. The Open Space must be installed and completed prior to certificates of occupancies 
being issued for this project. 

6. The Centennial Trail realignment must be completed prior to disturbance to the existing 
Centennial Trail to provide uninterrupted access and shall be completed and accepted by 
the City and North Idaho Centennial Trail Foundation before November 1, 2022 or prior to 
issuance of any additional building permits, whichever comes first. 
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7. Add access easements as instrument numbers on the plat indicating all access 
easements acquired. Access agreements will be required for access to Tilford Lane, 
Bellerive Lane, and across the North Idaho Centennial Trail. These easements will be 
required prior to Final Plat.  

8. Dedicate Beebe Boulevard right-of-way to the City to achieve an 80-foot total right-of-way 
width. 

9. New lots 1 through 5 will require new water service installations for each lot.  

10. Lots 6 through 11 that are proposed to extend beyond the original boundary line, and may 
be utilized for ADU purposes, will require additional services as private service lines are 
not allowed to cross an existing public utility easement.  

11. Additional fire hydrants may be required by the Fire Dept.  

12. All improvements will be the responsibility of the developer at their expense. 

13. An unobstructed City approved “all-weather” access shall be required over all public 
sewers. 

14. All public sewer plans require IDEQ or QLPE Approval prior to construction.  

15. Sewer Policy #716 requires all legally recognized parcels within the City to individually 
connect and discharge into (1) public sewer connection. 

16. A utility easement for the public sewer shall be dedicated to the City prior to building 
permits. 

17. This PUD shall be required to comply with the City’s One Lot-One Lateral Rule 

18. Dead-end Fire Department access roads over 150 feet in length requires an approved 
turn-around. The proposed Hammer Head turn-around as shown on PUD-3-21 exhibit is 
approved by the Coeur d’Alene Fire Department.  

19. A sign stating ‘FIRE LANE – NO PARKING’ is required to be installed at this hammer 
head.   

20. The proposed locations for (2) fire hydrants (lot 5 and property line of lots 10/11) are 
approved by Coeur d’Alene Fire Department. 

21. Build a 15’ shared-use path not to exceed 5% slope with a 1% crown slope. 

22. Use ‘Driveway Mix’ asphalt in the construction of the trail. 

23. Sterilize the ground with herbicide before laying down gravel and asphalt.  

24. Finish the natural area so it is mow-able.  

25. All landscaping must be approved by the City of Coeur d’Alene parks department and 
planted to City specifications. 

26. All street trees must be selected from the approved street tree list and planted to City 
specifications and planted in the public right of way or in street tree easements. 

27. All site improvements and landscaping improvements in the “greenbelt” outside the PUD, 
as agreed to by the applicant, must be completed before the issuance of certificates of 
occupancy will be issued. 

28. The City of Coeur d’Alene parks and recreation department will need to see a full set of 
landscape plans for the “Greenbelt” area north of the Centennial trail. The Parks and 
Recreation Department will approve all tree and plant species selected for this area.  
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29. The site plan for this project will need to show all parking improvements, walking paths 
and irrigation plans.  

30. Street trees abutting Beebe Blvd. will need to be planted in the public right of way or 
planting easement. Any easements must be recorded with the County Recorder.  

31. Bellerive Ln. is a private street, street trees planted in this area are not subject to Urban 
Forestry Ordinance. Selecting trees from the approved street tree list and planting to City 
specifications is recommended. 

 
ORDINANCES & STANDARDS USED FOR EVALUATION: 

2007 Comprehensive Plan  
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 
2017 Coeur d'Alene Trails Master Plan 

 
 
ACTION ALTERNATIVES: 
 
The Planning and Zoning Commission must consider these two requests and make separate 
findings to approve, deny, or deny without prejudice. The findings worksheets are attached. 
 
 
 
Attachments:  

 Applicant’s Applications and Narrative 
 Comprehensive Plan Goals and Objectives Worksheet 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  



 

 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  



 

  
 

  

     
          

       
           

               
    

   

     

             
               

     

                
               

             

               

            

               

             
     

                
   

               
            

               
    

               
        

  
               

                  
            

         
                 

                    

     









PLACE

December 29,2025

Hilary Patterson
Community Planning Director
hoatterson@cdaid.oro
208-7 69-2270

RE: Mahogany Lane (PUD3-21) Amendment Narrative

The applicant is requesting minor modifications (amendments) to the PUD. The updated site plan (by Olson Engineering,
attached) illustrates tne followrng revisions:

1. Delores Depot (Lot l):
a. The final building design, community patio space, and parking/vehicle circulation have changed, however

the final design fits within platted boundaries.

2. TradB:
a. The pedestrian seating node location has been modified slightly from it's previous location

3. Tract C:

2,340 SF o{ Open Space has been moved out of Traqt A to Tract C to allow for the conversion of the Bear
Waterfront LLC surface parking lot to Single-Family home sites (Lots 12 aod 13, Proposed).

a

4. Tract A:

a. Traa A has been reduced to '13,487 SF lrom 15,821 SF to allow for the development of 2 new single-
family home sites (lots 12 and 13, Proposed). The community seating area has been moved to the bottom
of the slope in Tract A.

5. Tract D:

a. Tract D has been removed

6. Atlas Waterfront '1" Addition (Open Space)
a. lmProvements shown on the exhibit are fore reference only as all work outside the PUD boundary is for

informational use only and is not part of the PUD or amendment request.

Sincerely

Joshua Tripp, LLA
Principal Landscape Architect

PLACE Landscape Architecture, LLC
         

   
correspondence

DV



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  



 

 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  



This Message Is From an Untrusted Sender
You have not previously corresponded with this sender.

     Report Suspicious     ‌

From: Martinez, Leo
To: CLARK, TRACI
Subject: PUBLIC NOTICES FOR PLANNING & ZONING HEARING TO BE HELD ON FEBRUARY 10, 2026, AT 5:30
Date: Wednesday, January 28, 2026 10:15:23 AM
Attachments: image002.png

image003.png
image004.png
public notice .pdf
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 vicinities.
(Response 13229)
 

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: CLARK, TRACI <TCLARK@cdaid.org> 
Sent: Friday, January 23, 2026 9:13 AM
To: CLARK, TRACI <TCLARK@cdaid.org>
Subject: [EXTERNAL]PUBLIC NOTICES FOR PLANNING & ZONING HEARING TO BE HELD ON FEBRUARY
10, 2026, AT 5:30
 
Greetings, Attached are copies of the public hearing notices for the Planning & Zoning hearing to be held on FEBRUARY 10, 2026, at 5: 30. If you have any comments, please let me know. Traci Clark Administrative Assistant Planning Department,
ZjQcmQRYFpfptBannerStart

ZjQcmQRYFpfptBannerEnd

Greetings,
               Attached are copies of the public hearing notices for the Planning & Zoning hearing to be
held on FEBRUARY 10, 2026, at 5:30.
If you have any comments, please let me know.

https://us-phishalarm-ewt.proofpoint.com/EWT/v1/BNz2GT-dGXHFnI4!ua9ItK-r7LOw58noBOvPtoQfAhdnbQ4GrHqfHyeZpAxaBfEycXYR77lmHVuTT4bzxciVy4m2PBb_ymmZI29zqPGKkNJH9UPr1qNMwKp5cI79T3KetDek6QvPwhiH_tNkXtzoNdxhdt9Hgg$
mailto:Leo.Martinez@p66.com
mailto:TCLARK@cdaid.org
https://linkprotect.cudasvc.com/url?a=https%3a%2f%2fwww.phillips66.com%2f&c=E,1,mhulL7Fg9fkhPbS4XsqQ8s8FDg07dU-7VRGqv7ZDSf6M_s5LTAm5ymKKfjQhYyyNy4CwM9ytAPKMGsZRH1EMI18DtlvNUoeWAm9ZhrKGME6N2nwlEF7XiZcZ&typo=1















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


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


What is the request? 
 
Michael and Norma Reasor are requesting a zone 
change from MH-8 (8 units per acre) to R-17 (17 
dwelling units per acre) on a parcel measuring 0.522 
acres to build nine (9) workforce/affordable housing 
units.  


 


Planning and Zoning 
Commission 


  
When: 


Tuesday,  
February 10, 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? 
 
3620 North Fruitland Ln., 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 February 
9, 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:      ZC-1-26 



mailto:tclark@cdaid.org





  


 


 


 


 


 


   


  


                                    


Comments: 
Please cut here 
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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 


SUBJECT 
PROPERTY 



http://www.cdaid.org/






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


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


What is the request? 
Bear Waterfront, LLC is requesting amendments to 
the 3.59-acre Mahogany Lane Planned Unit 
Development (PUD) and preliminary plat to modify 
the open space, add two new single-family residential 
lots, and change the design of the Delores Depot, 
parking/vehicular circulation and community patio. 


 


Planning and Zoning 
Commission 


  
When: 


Tuesday,  
February 10, 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? 
Mahogany Lane Subdivision, a replat of Block 39 of 
the Riverside Park Addition, together with that 
portion of vacated right-of-way that would attach by 
order of operation of law and that portion of vacated 
park; situate in the Northeast Quarter and 
Government Lot 4, Section 10, Township 50 North, 
Range 4 West of the Boise Meridian, City of Coeur 
d’Alene, Kootenai County, Idaho; located off of 
Bellerive Ln., Beebe Blvd., and Tilford Ln. 
 


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 February 
9, 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 


ITEMS: PUD-3-21m.1 
& S-5-21m.1 
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Comments: 
Please cut here 
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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 


 



http://www.cdaid.org/





From: Cindy Johnson
To: CLARK, TRACI
Subject: Items: PUD-3-21m.1 & S-5-21m.1
Date: Saturday, January 31, 2026 11:42:55 AM

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

To whom it concerns.

We do not agree with the amendment to the Mahogany Lane Planned Unit Development
brought forth by Bear Waterfront LLC. 

The Riverstone area is already overbuilt. This particular developer has taken every remaining
space and view of the river away for all of us that enjoy the Centennial Trail and live in the
surrounding areas. Two more houses in that already congested space seems extraordinarily
greedy. If there was already a PUD planned and approved, why is the planning commission
even considering this amendment?

Also, the color photo with the red outlined area on the back of your notice seems incorrect as
well. We discussed this with employees of the builder who stated that the city made a mistake
as the majority of the space outlined in red is far too narrow to even consider building on. Yes,
there's a bit more space at Beebe Blvd, but not much. Why not send an updated and truthful
depiction which should also include the subject property lots at the water have already been
built.

Finally, the plat description that was given seems ridiculous. As I am sure that you are aware,
most people will not come into your department and request that specific plat map. However,
we are all perfectly capable of reading a plat map that should have been included with the
original notification.

How much participation are we allowed at your public hearing? Do we just come say our
piece and then be told to sit down, or will there actually be dialogue?

With regards, 
Cynthia Johnson and
William Johnson @ mrbill724@gmail.com

mailto:valentinegirl237@gmail.com
mailto:TCLARK@cdaid.org
mailto:mrbill724@gmail.com


 
 
Traci Clark

Administrative Assistant
Planning Department, City of Coeur d’Alene
 
208.769-2240
tclark@cdaid.org

 

mailto:tclark@cdaid.org


From: Lou Somers
To: CLARK, TRACI
Date: Tuesday, January 27, 2026 4:00:40 PM

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

Lou Somers

Secretary Treasurer

Somers Convention Furniture Rental Inc.

lou@lousomers.com
cellular:  702-371-3560

As to the Bear Waterfront,LLC requesting amendments to the 3.59 acre Mahogany Lane
Planned Unit Development, I completely DISAGREE on that development. That already has
plenty of homes built in that area, It doesn't even look good on paper.There is more than
enough homes in that area,as you or anyone else can determine that by looking at the
design.and NO I am  against it.,

Lou & Debbi Somers

mailto:lou@somersfurniture.com
mailto:TCLARK@cdaid.org
mailto:lou@lousomers.com


From: Beth Littlejohn <mrslj99@gmail.com>  
Sent: Wednesday, January 28, 2026 8:38 AM 
To: CLARK, TRACI <tclark@cdaid.org> 
Subject: Re: Bear Waterfront plat modification 

 

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

Sorry- that accidentally sent. 

Trying again 

My name is Lizabeth Littlejohn, and I am the owner of 2170 W. Bellerive Lane. We recently 
received notice of a public hearing regarding a proposed modification to the preliminary plat for 
the Bear Waterfront property adjacent to our home. 

Unfortunately, we are not able to attend the hearing, so I was hoping you might be willing to 
share a bit more information to help us understand the proposed changes and accurately 
express any concerns we may have. 

In particular, we would appreciate: 

• A plat or diagram showing both the original plans and the proposed modifications 

• Information on where the new homes will be located, and what was previously planned 
for those areas 

• Details about any design changes planned for the Delores Depot 

I also had one specific question related to access. In the original plat, there was a stairway 
between two of the new homes providing access from Bellerive Lane up to the bike path. Is that 
still part of the plan? This access point is important to us, as we are concerned about having to 
walk all the way down to Beebe Boulevard to reach the trail if it is removed. 

Thank you very much for your time and any information you are able to provide. We appreciate 
your help as we seek to stay informed and engaged in this process. 

Best regards, 
Lizabeth Littlejohn 

 

On Wed, Jan 28, 2026 at 8:31 AM Beth Littlejohn <mrslj99@gmail.com> wrote: 

mailto:mrslj99@gmail.com
mailto:tclark@cdaid.org
mailto:mrslj99@gmail.com


Hello- 

This is Lizabeht Littlejohn- owner of 2170 W. Bellerive Lane. 

We got a notice of a public hearing about a modification to the preliminary plat for Bear 
Waterfront property adjacent to ours. 

We are unable to attend the hearing so I was hoping to get a bit mor 

 

--  

Beth Littlejohn 

 



From: Kim Stevenson
To: CLARK, TRACI
Subject: ITEMS: ZC-1-26 / PUD-3-21m.1 & S-5-21m.1
Date: Thursday, February 5, 2026 12:00:34 PM
Attachments: image001.png

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

Good Afternoon Traci,
In both items noted above, the Coeur d’Alene Airport has no comment.
Thank you! 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
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 COEUR D'ALENE PLANNING AND ZONING COMMISSION 
 FINDINGS AND ORDER 

ZC-1-26 
 
INTRODUCTION 

This matter having come before the Planning and Zoning Commission on February 10, 2026 to consider ZC-
1-26, a request for a zone change from MH-8 to R-17 on a parcel measuring 0.522 +/- acre.    
 

  APPLICANT:  Michael & Norma Reasor   
 
             LOCATION: 3620 N. Fruitland Drive Coeur d’Alene ID, 83815    
 
 
A. FINDINGS OF FACT: 

 
The Planning and Zoning Commission finds that the following facts, A1 through A11, 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 requirements have been met for item ZC-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 January 24, 2026.  

• 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 27, 2026.  

• 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). Fifty-one (51) notices 
were mailed to all property owners of record within three hundred feet (300') of the subject 
property on January 23, 2026.  

• 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, at least fifteen (15) days prior to 
the public 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). 

• A public hearing was held on February 10, 2026 to receive comments and consider this 
request. 

A2.  The subject property is currently vacant, the home and accessory structures having been 
demolished in 2023. 
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A3.   The subject site is currently zoned Mobile Home (MH-8). 

A4.   The neighborhood surrounding 3620 N. Fruitland Drive is characterized by a mix of residential 
units ranging from mobile homes, townhomes, multi-family, and commercial to the north. A mini-
storage business is located northwest on Fruitland Lane with the city’s Water Department and 
compost facility located west on N. Howard St. 

A5.   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. 

A6.   According to the 2022-2042 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 bicycle and pedestrian 
facilities. Development is typically single-family homes, duplexes, triplexes, four-plexes, 
townhomes, green courts, and auto-courts. Supporting uses typically include neighborhood 
parks, recreation facilities, and parking areas.  

A7.  The Planning and Zoning Commission has identified the following Comprehensive Plan Goals 
and Objectives as being applicable to this matter.   

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. 

Goal CI 3: Coeur d’Alene will strive to be livable for median and below income levels, 
including young families, working class, low income, and fixed income households. 

Objective CI 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 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. 

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. 

 
(The commission should remove or add other goals and objectives here as it finds applicable. The 
Comp Plan goals and objectives are also included in their entirety as an attachment to the staff report.) 
 

A8. The applicant has indicated that, if this zone change request is approved, they intend to develop 
the property as a multi-family development of up to nine (9) units. However, it should be noted 
that if the zone change is approved, all uses within the R-17 zoning district would be allowed 
(See the R-17 permitted uses on page 20). 

A9.   City departments have indicated that water and wastewater services are available for residential 
use of the subject property. Frontage improvement requirements including curb, gutter, 
sidewalk, and stormwater swales will be handled at the time of construction. 
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A10.   The subject property is approximately 22,738 square feet in size and is relatively flat with 
minimal landscaping. The immediate area is characterized by a mix of residential, commercial, 
and civic development. 

A11.   The City Engineer has indicated that the applicant intends to construct nine workforce housing 
units. Multifamily Low-Rise Apartments (Land Use Code 221) are a reasonable approximation 
with an estimate of 59 trips per day with five occurring in the AM Peak Hour and six occurring in 
the PM Peak Hour. Fruitland Lane has the available capacity to accommodate the additional 
traffic. 

 
(The commission may add other facts here) 

 
 

B. CONCLUSIONS OF LAW: 
 
Based on the foregoing Findings of Fact, the Planning and Zoning Commission makes the following 
Conclusions of Law.   
 

B1. This proposal (is) (is not) in conformance with the Comprehensive Plan policies.  
 
B2. Public facilities and utilities (are) (are not) available and adequate for the proposed use.   
 
B3. The physical characteristics of the site (make) (do not make) it suitable for the request.  
 

                 B4. The proposal (would) (would not) not adversely affect the surrounding neighborhood 
character, and or 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 zone change (does) (does not) comply with the required evaluation 
criteria and recommends that the City Council (does) (does not) adopt the R-17 zoning.   

 
 

Motion by Commissioner             , seconded by commissioner             , to adopt the foregoing Findings and 

Order. 
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ROLL CALL:  
 

COMMISSION MEMBER MCCRACKEN  Voted (Aye) (Nay)  

COMMISSION MEMBER JAMTAAS  Voted  (Aye) (Nay) 

COMMISSION MEMBER COPPESS  Voted  (Aye) (Nay)  

COMMISSION MEMBER FLEMING  Voted  (Aye) (Nay)  

COMMISSION MEMBER INGALLS  Voted     (Aye) (Nay)  

COMMISSION MEMBER WARD  Voted  (Aye) (Nay)  

CHAIRMAN MESSINA     Voted  (Aye) (Nay) 

 
 

Motion to   carried by a     to     vote. 
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COEUR D'ALENE PLANNING AND ZONING COMMISSION 
FINDINGS AND ORDER 

 

PUD-3-21m.1 
INTRODUCTION 

This matter came before the Planning and Zoning Commission on February 10, 2026 to consider PUD-3-
21m.1, a request to approve an amendment to the Mahogany Lane Planned Unit Development.      

  

 APPLICANT:  Olson Engineering, PLLC  
  
 OWNER: Bear Waterfront, LLC 
 

LOCATION: 3.6 Acres located along Bellerive Lane, Beebe Boulevard and Tilford Lane, 
Including Mahagony Lane Tracts A, B, C & D, and Lot 1 (1570 Tilford Lane) 

 
 
A. FINDINGS OF FACT: 

 
The Planning and Zoning Commission finds that the following facts, A1 through A13, 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 requirements have been met for item PUD-3-21m.1. 

• 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 24, 2026, 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). Two notices were posted on the property on 
February 2, 2026, 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). One hundred and 
forty-three (143) notices were mailed to all property owners of record within three hundred 
feet (300') of the subject property on January 23, 2026.  

• 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 January 23, 2026.  

• 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 January 23, 2026. 

• A public hearing was held on February 10, 2026 to receive comments and consider this 
request. 
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A2.   Mahogany Lane is the subject of this amendment. The site, which is zoned R-17PUD, 
consists of 3.6 acres and is in various stages of development. Bear Waterfront, LLC has 
applied for a PUD amendment and a replat of the Mahogany Lane Subdivision to add two 
additional single-family residential lots for a total of 13 single-family residential lots and five 
accessory dwelling units (ADUs) with access off Bellerive Lane and a mixed-use building on 
Lot 1 with access off Tilford Lane. It would remove Tract D that was anticipated as common 
parking for the project and replace that with two new single-family residential lots (Lots 12 
and 13), shift open space between tracts and reduce the open space from 13.92% to 
12.95%, shifts the driveway access into the Delores Depot further to the east along Tilford 
Lane, and change the design of the Delores Depot structure, community patio space, and 
parking/vehicle circulation. 

A3.  Mahogany Lane was approved as a PUD project in 2021 that consisted of 10 single-family 
residential lots, five accessory dwelling units (ADUs), a mixed-use building on Lot 1 with 
access off Tilford Lane, and public open space areas for the public and the residents of the 
development to access. A one-year extension for the Subdivision was approved in March 
2023, an interpretation was approved by the Planning and Zoning Commission to allow 2nd 
story roofs and decks to extend 5’ into the front yards on Lots 2, 3 and 4, and the City Council 
entered into an agreement with Mr. Bloem (Bear Waterfront, LLC) to establish updated 
timelines for compliance of the project approval and bond agreement for the subdivision. 
Conditions outlined in the agreement are included as proposed conditions for this PUD 
amendment and replat request.  

A4. Mahogany Lane was approved as a PUD project under the 2007 Comprehensive Plan. This 
PUD amendment request is analyzed under the 2022-2042 Comprehensive Plan. The Future 
Land Use Map designation is the Planned Development Place Type, which are locations that 
have completed the planned unit development application process. 

A5.   The transportation exhibits from the Comprehensive Plan were provided showing the planned 
and existing bicycle, pedestrian, and transit networks. 

A6. The Planning and Zoning Commission has identified the following Comprehensive Plan 
Goals and Objectives as being applicable to this matter. 

Goal CI 2: Maintain a high quality of life for residents and businesses that make Coeur 
d’Alene a great place to live and visit. 

Objective CI 2.1: Maintain the community’s friendly, welcoming atmosphere and its 
smalltown feel. 

Goal ER 1: Preserve and enhance the beauty and health of Coeur d’Alene’s natural 
environment. 

Objective ER 1.1: Manage shoreline development to address stormwater 
management and improve water quality. 

Goal ER 2: Provide diverse recreation options. 

Objective ER 2.2: Encourage publicly-owned and/or private recreation facilities for 
citizens of all ages. This includes sports fields and facilities (both outdoor and indoor), 
hiking and biking pathways, open space, passive recreation, and water access for 
people and motorized and non-motorized watercraft. 

Objective ER 2.3: Encourage and maintain public access to mountains, natural 
areas, parks, and trails that are easily accessible by walking and biking. 

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. 
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Objective GD 1.3: Promote mixed use development and small-scale commercial 
uses to ensure that neighborhoods have services within walking and biking 
distance. 

Objective GD 1.4: Increase pedestrian walkability and access within commercial 
development. 

Objective GD 1.7: Increase physical and visual access to the lakes and rivers. 

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. 

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

Objective GD 3.1: Provide accessible, safe, and efficient traffic circulation for 
motorized, bicycle and pedestrian modes of transportation. 

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

Goal JE 1: Retain, grow, and attract businesses 

 Objective JE 1.2: Foster a pro-business culture that supports economic growth. 

(The commission should remove or add other goals and objectives here as it finds applicable. The 
Comp Plan goals and objectives are also included in their entirety as an attachment to the staff 
report.) 
 
A7.  Mahogany Lane is primarily located off Bellerive Lane and the Delores Depot mixed-use 

building is located off Tilford Lane and will abut Beebe Boulevard. The project is surrounded 
by Bellerive, Tilford Place, Atlas Waterfront dog park, and abuts the Spokane River to the 
south. Other development in the immediate vicinity includes Riverstone to the north and the 
Union to the east. Surrounding land uses include single-family residential, twin homes, 
commercial, retail, restaurant, medical office, hospitality, parks, open space, and recreation. 
The Centennial Trail runs along Bellerive Lane and Tilford Lane, crossing over Beebe 
Boulevard. 

A8. The subject property is relatively flat with some grade change from Lot 1 from Tilford Lane to 
the properties along Bellerive Boulevard. The Centennial Trail is on a slope behind the 
residential lots. The amendments to the PUD and the replat will not affect the grade change 
from what was approved previously. The project will enhance the vegetation and natural 
features along the Centennial Trail.  

A9. Staff from the various departments have 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 and 
has provided recommended conditions for particular consideration by the Planning and 
Zoning Commission that were agreed to by Mr. Bloem (Bear Waterfront, LLC) in an 
agreement approved by the City Council and entered into in November 2025 to bring the 
project into compliance. 

A10. The open space in Mahogany Lane would be reduced with this PUD amendment from 
13.92% to 12.95%, which would exceed the 10% required for a Planned Unit Development 
project. The open space will be accessible to the public and to all users of the development. 
There will be no changes to the pedestrian access to the Centennial Trail. 

A11. The proposed PUD amendment does not affect parking, and no deviations were requested 
with the original project approval. 
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A12. The Homeowner’s Association would be responsible for providing perpetual maintenance of 
all common property.  

A13. Project conditions will ensure compliance with all applicable ordinances and prior 
agreements. 

(The commission may add other facts here) 
 
 
B. CONCLUSIONS OF LAW: 
 
Based on the foregoing Findings of Fact, the Planning and Zoning Commission makes the 
following Conclusions of Law.   
 

B1. This proposal (is) (is not) in conformance with the Comprehensive Plan Goals, 
Objectives, and Future Land Use Map Place Type. 

 
B2. The design and planning of the site (is) (is not) compatible with the location, setting and 

existing uses on adjacent properties.  
 
B3. The proposal (is) (is not) compatible with natural features of the site and adjoining 

properties. 
 

                 B4. The location, design, and size of the proposal are such that the development (will) 
(will not) be adequately served by existing public facilities and services.  

 
B5. The proposal (does) (does not) provide adequate private 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 usable for open space and 
recreational purposes. 

 
   B6 Off-street parking (does) (does not) provide parking sufficient for users of the 

development. 
    

B7. That the proposal (does) (does not) provide for an acceptable method for the 
perpetual maintenance of all common property. 

 
C. DECISION 

 
The Planning and Zoning Commission, pursuant to the foregoing Findings of Fact and Conclusions of 
Law, has determined that the requested PUD amendment (does) (does not) comply with the required 
evaluation and should be (approved) (denied) (denied without prejudice).   
 

PROJECT CONDITIONS: 

Based on the November 2025 agreement between Mr. Bloem and the City Council, the following 
conditions apply to this project. Unless otherwise noted, superseded by the recommended conditions 
below, or completed, the original conditions of the project still apply.  (The commission may add other 
conditions.) 
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APPROVED CONDITIONS 
 
PUD Open Space 
 
1. The Applicant shall obtain a new Site Development Permit prior to doing any of the open space 

and trail work; 
 
2. The Applicant shall complete the staircases connecting the Centennial Trail to Bellerive Lane 

following the construction of the adjacent Tri-homes and shall complete the work no later than 
August 31, 2026; 

 
3. The Applicant shall commence work on the landscaped areas no later than March 1, 2026, and 

shall complete the work no later than August 31, 2026; 
 
4. The Applicant shall commence work on the Park and Centennial Trail improvements no later 

than March 1, 2026, and shall complete the work no later than August 31, 2026; 
 
5. The Applicant shall commence the work on the Plaza next to the Delores Depot along Beebe 

Boulevard no later than March 1, 2026, and shall complete the work no later than August 31, 
2026; and 

 
Delores Depot 

 
6. The Applicant shall submit for revisions for the building permit by March 1, 2026, and shall 

complete the project by January 31, 2027. 
 
7. The Applicant shall complete the parking on Tilford Lane with the Delores Depot. 
 
RRFBs, Crossings 
 
8. The Applicant shall order two (2) RRFBs by November 30, 2025, and install said RRFBs no later 

than March 15, 2026, unless the time is extended at the request of the City Engineer.  
 
9. The Applicant shall remove the old pavement markings on Beebe Boulevard by March 1, 2026; 

and 
 
10. The Applicant shall remove the old trail ped/bike ramps on both sides of Beebe Boulevard and 

replace the curbs by March 1, 2026. 
 
Warranty Bond, Acceptance of Improvements 
 
11. The Applicant shall provide a Warranty Bond for all public improvements for City Council 

approval by November 18, 2026; and 
 

12. The Applicant shall confirm that all required public improvements have been completed and 
accepted by City Staff, or are bonded for by November 11, 2026. 

 
 

 



PLANNING & ZONING COMMISSION FINDINGS:  PUD-3-21m. FEBRUARY 10, 2026 Page 6 
 

ORIGINAL CONDITIONS APPROVED WITH THE MAHOGANY LANE PUD & SUBDIVISION:   
 

1. The creation of a homeowner’s association will be required to ensure the perpetual 
maintenance of the open space and other common areas. 

2. The applicant’s requests for subdivision, and PUD run concurrently. The subdivision and 
PUD designs are reliant upon one another. Additionally, approval of the requested PUD is 
only valid once the Final Development Plan has been approved by the Planning Department. 

3. Ingress and egress access easements to Lot 1 must be obtained from all affected property 
owners before site construction can begin on the subdivision and PUD. 

4. Onsite parking for Lot 1 must meet the City’s parking code requirements as outlined in 
Chapter 17.44. 

5. The Open Space must be installed and completed prior to certificates of occupancies being 
issued for this project. 

6. The Centennial Trail realignment must be completed prior to disturbance to the existing 
Centennial Trail to provide uninterrupted access and shall be completed and accepted by the 
City and North Idaho Centennial Trail Foundation before November 1, 2022 or prior to 
issuance of any additional building permits, whichever comes first. 

7. Add access easements as instrument numbers on the plat indicating all access easements 
acquired. Access agreements will be required for access to Tilford Lane, Bellerive Lane, and 
across the North Idaho Centennial Trail. These easements will be required prior to Final Plat.  

8. Dedicate Beebe Boulevard right-of-way to the City to achieve an 80-foot total right-of-way 
width. 

9. New lots 1 through 5 will require new water service installations for each lot.  

10. Lots 6 through 11 that are proposed to extend beyond the original boundary line, and may be 
utilized for ADU purposes, will require additional services as private service lines are not 
allowed to cross an existing public utility easement.  

11. Additional fire hydrants may be required by the Fire Dept.  

12. All improvements will be the responsibility of the developer at their expense. 

13. An unobstructed City approved “all-weather” access shall be required over all public sewers. 

14. All public sewer plans require IDEQ or QLPE Approval prior to construction.  

15. Sewer Policy #716 requires all legally recognized parcels within the City to individually 
connect and discharge into (1) public sewer connection. 

16. A utility easement for the public sewer shall be dedicated to the City prior to building permits. 

17. This PUD shall be required to comply with the City’s One Lot-One Lateral Rule 

18. Dead-end Fire Department access roads over 150 feet in length requires an approved turn-
around. The proposed Hammer Head turn-around as shown on PUD-3-21 exhibit is approved 
by the Coeur d’Alene Fire Department.  

19. A sign stating ‘FIRE LANE – NO PARKING’ is required to be installed at this hammer head.   

20. The proposed locations for (2) fire hydrants (lot 5 and property line of lots 10/11) are 
approved by Coeur d’Alene Fire Department. 

21. Build a 15’ shared-use path not to exceed 5% slope with a 1% crown slope. 

22. Use ‘Driveway Mix’ asphalt in the construction of the trail. 
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23. Sterilize the ground with herbicide before laying down gravel and asphalt.  

24. Finish the natural area so it is mow-able.  

25. All landscaping must be approved by the City of Coeur d’Alene parks department and planted 
to City specifications. 

26. All street trees must be selected from the approved street tree list and planted to City 
specifications and planted in the public right of way or in street tree easements. 

27. All site improvements and landscaping improvements in the “greenbelt” outside the PUD, as 
agreed to by the applicant, must be completed before the issuance of certificates of 
occupancy will be issued. 

28. The City of Coeur d’Alene parks and recreation department will need to see a full set of 
landscape plans for the “Greenbelt” area north of the Centennial trail. The Parks and 
Recreation Department will approve all tree and plant species selected for this area.  

29. The site plan for this project will need to show all parking improvements, walking paths and 
irrigation plans.  

30. Street trees abutting Beebe Blvd. will need to be planted in the public right of way or planting 
easement. Any easements must be recorded with the County Recorder.  

31. Bellerive Ln. is a private street, street trees planted in this area are not subject to Urban 
Forestry Ordinance. Selecting trees from the approved street tree list and planting to City 
specifications is recommended. 

 
Motion by  , seconded by   , to adopt the foregoing Findings and Order (approve) (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      carried by a          to        vote. 
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COEUR D'ALENE PLANNING AND ZONING COMMISSION 
FINDINGS AND ORDER 

 

S-5-21m.1 
INTRODUCTION 

This matter came before the Planning and Zoning Commission on February 10, 2026, to consider S-5-21m.1 
a request for amendment of a replat of the Mahogany Lane Subdivision.   

  

 APPLICANT: Olson Engineering, PLLC 
 
 OWNER:  Bear Waterfront, LLC  
  
 LOCATION: 3.6 Acres Located along Bellerive Lane, Beebe Boulevard and Tilford Lane, 

including Mahogany Lane Tracts A, B, C & D, and Lot 1 (1570 Tilford Lane) 
 

 
A. FINDINGS OF FACT: 

 
The Planning and Zoning Commission finds that the following facts, A1 through A7, 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 requirements have been met for item S-5-21m.1. 

• 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 24, 2026, 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). Two notices were posted on the property on February 
2, 2026, 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). One hundred and forty-
three (143) notices were mailed to all property owners of record within three hundred feet (300') 
of the subject property on January 23, 2026.  

• 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 October 24, 2026.  

• 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 January 23, 2026. 

• A public hearing was held on February 10, 2026 to receive comments and consider this request. 
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A2.   Mahogany Lane is the subject of this amendment. The site, which is zoned R-17PUD, consists 
of 3.6 acres and is in various stages of development. Bear Waterfront, LLC has applied for a 
PUD amendment and a replat of the Mahogany Lane Subdivision to add two additional single-
family residential lots for a total of 13 single-family residential lots and five accessory dwelling 
units (ADUs) with access off of Bellerive Lane and a mixed-use building on Lot 1 with access off 
Tilford Lane. It would remove Tract D that was anticipated as common parking for the project 
and replace that with two new single-family residential lots (Lots 12 and 13), shift open space 
between tracts and reduce the open space from 13.92% to 12.95%, shifts the driveway access 
into the Delores Depot further to the east along Tilford Lane, and change the design of the 
Delores Depot structure, community patio space, and parking/vehicle circulation. 

A3.  As attested by the City Engineer, the preliminary plans submitted contain all of the general plat 
elements required by the Municipal Code. 

A4. The site, which is zoned R-17PUD, consists of 3.6 acres and is in various stages of 
development. 

A5. Staff from the various departments have 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 and has provided 
recommended conditions for particular consideration by the Planning and Zoning Commission 
that were agreed to by Mr. Bloem (Bear Waterfront, LLC) in an agreement approved by the City 
Council and entered into in November 2025 to bring the project into compliance.  

 A6.   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. 

A7.   The replat of the Mahogany Lane Subdivision is in conformance with the existing zoning per the 
approved deviations that were approved for Mahogany Lane PUD (PUD-3-21) and the findings 
therein.  

 
(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 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 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 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 replat (does) (does not) comply with the required evaluation criteria, and the 
request should be (approved) (denied) (denied without prejudice).   
 
PROJECT CONDITIONS: 

Based on the November 2025 agreement between Mr. Bloem and the City Council, the following conditions 
apply to this project. Unless otherwise noted, superseded by the recommended conditions below, or 
completed, the original conditions of the project still apply. (The commission may include additional 
conditions.) 
 

PUD Open Space 
 
1. The Applicant shall obtain a new Site Development Permit prior to doing any of the open space and 

trail work; 
 
2. The Applicant shall complete the staircases connecting the Centennial Trail to Bellerive Lane 

following the construction of the adjacent Tri-homes and shall complete the work no later than 
August 31, 2026; 

 
3. The Applicant shall commence work on the landscaped areas no later than March 1, 2026, and 

shall complete the work no later than August 31, 2026; 
 
4. The Applicant shall commence work on the Park and Centennial Trail improvements no later than 

March 1, 2026, and shall complete the work no later than August 31, 2026; 
 
5. The Applicant shall commence the work on the Plaza next to the Delores Depot along Beebe 

Boulevard no later than March 1, 2026, and shall complete the work no later than August 31, 2026; 
and 

 
Delores Depot 

 
6. The Applicant shall submit for revisions for the building permit by March 1, 2026, and shall complete 

the project by January 31, 2027. 
 
7. The Applicant shall complete the parking on Tilford Lane with the Delores Depot. 
 
RRFBs, Crossings 
 
8. The Applicant shall order two (2) RRFBs by November 30, 2025, and install said RRFBs no later 

than March 15, 2026, unless the time is extended at the request of the City Engineer.  
 
9. The Applicant shall remove the old pavement markings on Beebe Boulevard by March 1, 2026; and 
 
10. The Applicant shall remove the old trail ped/bike ramps on both sides of Beebe Boulevard and 

replace the curbs by March 1, 2026. 
 
Warranty Bond, Acceptance of Improvements 
 
11. The Applicant shall provide a Warranty Bond for all public improvements for City Council approval 

by November 18, 2026; and 
 

12. The Applicant shall confirm that all required public improvements have been completed and 
accepted by City Staff, or are bonded for by November 11, 2026. 
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ORIGINAL CONDITIONS APPROVED WITH THE MAHOGANY LANE PUD & SUBDIVISION:   

 
1. The creation of a homeowner’s association will be required to ensure the perpetual maintenance 

of the open space and other common areas. 

2. The applicant’s requests for subdivision, and PUD run concurrently. The subdivision and PUD 
designs are reliant upon one another. Additionally, approval of the requested PUD is only valid 
once the Final Development Plan has been approved by the Planning Department. 

3. Ingress and egress access easements to Lot 1 must be obtained from all affected property 
owners before site construction can begin on the subdivision and PUD. 

4. Onsite parking for Lot 1 must meet the City’s parking code requirements as outlined in Chapter 
17.44. 

5. The Open Space must be installed and completed prior to certificates of occupancies being 
issued for this project. 

6. The Centennial Trail realignment must be completed prior to disturbance to the existing 
Centennial Trail to provide uninterrupted access and shall be completed and accepted by the 
City and North Idaho Centennial Trail Foundation before November 1, 2022 or prior to issuance 
of any additional building permits, whichever comes first. 

7. Add access easements as instrument numbers on the plat indicating all access easements 
acquired. Access agreements will be required for access to Tilford Lane, Bellerive Lane, and 
across the North Idaho Centennial Trail. These easements will be required prior to Final Plat.  

8. Dedicate Beebe Boulevard right-of-way to the City to achieve an 80-foot total right-of-way width. 

9. New lots 1 through 5 will require new water service installations for each lot.  

10. Lots 6 through 11 that are proposed to extend beyond the original boundary line, and may be 
utilized for ADU purposes, will require additional services as private service lines are not 
allowed to cross an existing public utility easement.  

11. Additional fire hydrants may be required by the Fire Dept.  

12. All improvements will be the responsibility of the developer at their expense. 

13. An unobstructed City approved “all-weather” access shall be required over all public sewers. 

14. All public sewer plans require IDEQ or QLPE Approval prior to construction.  

15. Sewer Policy #716 requires all legally recognized parcels within the City to individually connect 
and discharge into (1) public sewer connection. 

16. A utility easement for the public sewer shall be dedicated to the City prior to building permits. 

17. This PUD shall be required to comply with the City’s One Lot-One Lateral Rule 

18. Dead-end Fire Department access roads over 150 feet in length requires an approved turn-
around. The proposed Hammer Head turn-around as shown on PUD-3-21 exhibit is approved 
by the Coeur d’Alene Fire Department.  

19. A sign stating ‘FIRE LANE – NO PARKING’ is required to be installed at this hammer head.   

20. The proposed locations for (2) fire hydrants (lot 5 and property line of lots 10/11) are approved 
by Coeur d’Alene Fire Department. 

21. Build a 15’ shared-use path not to exceed 5% slope with a 1% crown slope. 

22. Use ‘Driveway Mix’ asphalt in the construction of the trail. 
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23. Sterilize the ground with herbicide before laying down gravel and asphalt.  

24. Finish the natural area so it is mow-able.  

25. All landscaping must be approved by the City of Coeur d’Alene parks department and planted to 
City specifications. 

26. All street trees must be selected from the approved street tree list and planted to City 
specifications and planted in the public right of way or in street tree easements. 

27. All site improvements and landscaping improvements in the “greenbelt” outside the PUD, as 
agreed to by the applicant, must be completed before the issuance of certificates of occupancy 
will be issued. 

28. The City of Coeur d’Alene parks and recreation department will need to see a full set of 
landscape plans for the “Greenbelt” area north of the Centennial trail. The Parks and Recreation 
Department will approve all tree and plant species selected for this area.  

29. The site plan for this project will need to show all parking improvements, walking paths and 
irrigation plans.  

30. Street trees abutting Beebe Blvd. will need to be planted in the public right of way or planting 
easement. Any easements must be recorded with the County Recorder.  

31. Bellerive Ln. is a private street, street trees planted in this area are not subject to Urban Forestry 
Ordinance. Selecting trees from the approved street tree list and planting to City specifications is 
recommended. 

 

Motion by commissioner      , seconded by commissioner       , to adopt the foregoing Findings and Order 

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

 
 
ROLL CALL:  

 
COMMISSION MEMBER INGALLS  Voted  (Aye) (Nay)  

COMMISSION MEMBER WARD  Voted     (Aye) (Nay) 

COMMISSION MEMBER JAMTAAS  Voted  (Aye) (Nay) 

COMMISSION MEMBER FLEMING  Voted  (Aye) (Nay)  

COMMISSION MEMBER MCCRACKEN  Voted     (Aye) (Nay)  

CHAIRMAN MESSINA     Voted  (Aye) (Nay) 

 

 

Motion to (approve)(deny)(deny without prejudice) carried by a   to   vote.  
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	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...

	ADPE4B4.tmp
	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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	Sheets and Views
	P-PLAT (2)


	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.

	21128-PPLAT-Final.pdf
	Sheets and Views
	P-PLAT (2)


	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

	ADP746.tmp
	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
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	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.
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	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.

	ADPCD1A.tmp
	THE PLANNING & ZONING COMMISSION’S VISION OF ITS ROLE IN THE COMMUNITY

	ZC-1-25pc.pdf
	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:

	S-1-26pc.pdf
	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:

	ADPA224.tmp
	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.
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	THE PLANNING & ZONING COMMISSION’S VISION OF ITS ROLE IN THE COMMUNITY

	ADPDC42.tmp
	This property is currently zoned Ag-Suburban in Kootenai County and is proposed for annexation with R-3 zoning under item A-1-26. The site is suitable for one single-family dwelling or one two-family dwelling, with a minimum lot size of 2 acres unless...
	From the policy and framework portion of the Comprehensive Plan, Mr. Barker noted that staff curated a list of goals and objectives from the Comprehensive Plan for the commission’s consideration of this annexation request (Goal GD1, Objective GD 1.1, ...

	ZC-1-26pc.pdf
	PLANNING AND ZONING COMMISSION
	STAFF REPORT
	FROM:  SEAN E. HOLM, SENIOR PLANNER
	DECISION POINT:
	BACKGROUND INFORMATION:
	The subject property is located on the east side of Fruitland Lane, west of US-95, south of W. Lauf Ln. prior to W. Bosanko where the Fred Meyer complex exists. Currently, the property is vacant with a pull behind trailer/camper that appears to be sit...
	The subject property is adjacent to a multitude of housing types; single-family mobile, manufactured, and real property homes to the north, east, and west, with R-12 pocket housing and R-17 multifamily to the west on the opposite side of Fruitland Ln....
	Note that the applicant’s proposed project idea for nine (9) workforce housing units is not tied to this requested zone change. If the subject site is approved to be changed to an R-17 residential district, then all permitted uses in the R-17 resident...
	PROPERTY LOCATION MAP:
	AERIAL PHOTO:
	PRIOR ZONE CHANGE REQUESTS IN THE AREA:
	Planning and Zoning Commission and City Council have approved multiple zone change requests in the area from 1985 to 2019. As seen in the map provided below, the area is in transition in the vicinity of the subject property. Many of the changes have b...
	ZC-8-85SP* R-12 to MH-8  3514 FRUITLAND LN (partial)   Approved
	ZC-17-86 R-12 to C-17  NKA FRUITLAND ADD    Approved
	ZC-3-88 C-17 to M  3500 JULIA ST     Approved
	ZC-2-89 R-12 to C-17  3200 FRUITLAND LN     Approved
	ZC-5-90 MH-8 to C-17  484 BOSANKO AVE     Approved
	ZC-2-92 MH-8 to C-17  3380 JULIA ST      Approved
	ZC-3-99*** R-12 to C-17  3400 FRUITLAND LN    Expired
	ZC-8-02 MH-8 to C-17  3832 FRUITLAND LN    Approved
	ZC-11-04*** R-12 to C17  3400 FRUITLAND LN    Approved
	ZC-6-06 M to R-17 & C17 HOWARD ST & BOSANKO AVE   Approved
	ZC-8-06** MH-8 to R-12  3615 FRUITLAND LN (same property)   Approved
	ZC-2-07* MH-8 to C-17  3514 FRUITLAND LN (whole property)   Approved
	ZC-2-08 MH-8 to R-12  3285 FRUITLAND LN    Approved
	ZC-3-10**** R-12- to R-17  3400 & 3514 FRUITLAND LN   Approved
	ZC-3-14** R-12 to R-17  3615 FRUITLAND LN (same property)   Approved
	ZC-4-15**** R-17 to C-17  3502 FRUITLAND LN (address changed) Approved
	ZC-2-19 MH-8 to R-17  601 NEIDER AVE    Approved
	STATEMENT OF FACTS:
	A1.  All public hearing requirements have been met for item ZC-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 January 24, 2026.
	 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 27, 2026.
	 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...
	 A public hearing will be held on February 10, 2026 to receive comments and consider this request.
	A2.  The subject property is currently vacant, the home and accessory structures having been demolished in 2023.
	A3.  The subject site is currently zoned Mobile Home (MH-8).
	A4.  The neighborhood surrounding 3620 N. Fruitland Drive is characterized by a mix of residential units ranging from mobile homes, townhomes, multi-family, and commercial to the north. A mini-storage business is located northwest on Fruitland Lane wi...
	A5.  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.
	A6.  According to the 2022-2042 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 wi...
	A8. The applicant has indicated that, if this zone change request is approved, they intend to develop the property as a multi-family development of up to nine (9) units. However, it should be noted that if the zone change is approved, all uses within ...
	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 and objectives to make this finding. See the “Statement of Facts” on pages 4-5, referring to items A5, A6 & A7.
	Utilize the staff comments below to make this finding. See the “Statement of Facts” on pages 4-5, referring to item A9.
	Use the following description, photos and public testimony to make this finding. See the “Statement of Facts” on pages 4-5  referring to items A2, A3, & A4.
	PHYSICAL CHARACTERISTICS:
	The site is generally flat with residential uses adjacent. There are no topographical or other physical constraints that would make the subject property unsuitable for the request. Currently, no sidewalk or street side swale exist on the east side of ...
	SITE PHOTO - 1:  Looking east across Fruitland Lane from Clady Ln. toward the subject property.
	SITE PHOTO - 2:  Looking north from SW corner of property toward Lauf Ln.
	SITE PHOTO - 3:  Looking south from NW corner of property toward Max Loop.
	SITE PHOTO - 4:  View from SE corner from rear of property toward Fruitland Ln.
	SITE PHOTO - 5:  View from NE corner from rear of property toward Fruitland Ln
	SITE PHOTO - 6:  Rear of parcel showing existing fence along the property line looking NE.
	Use the following information and public testimony to make this finding. See the “Statement of Facts” on pages 4-5, referring to items A11 & A11.
	17.05.250: GENERALLY:
	A. The R-17 District is intended as a medium/high density residential district that permits a mix of housing types at a density not greater than seventeen (17) units per gross acre.
	B. This district permits single-family detached housing as specified by the R-8 District and duplex housing as specified by the R-12 District.
	C. This district is for establishment in those areas that are not suitable for lower density residential due to proximity to more intense types of land use.
	D. This district is appropriate as a transition between low density residential and commercial districts, or as a buffer between arterial streets and low density residential districts.
	ACTION ALTERNATIVES:

	Staff-Report-PUD-3-21m.1-and-S-5-21m.1.pdf
	PLANNING AND ZONING COMMISSION
	STAFF REPORT
	DECISION POINTS:
	BACKGROUND INFORMATION:
	The Mahogany Lane Planned Unit D (PUD-3-21) and Subdivision (S-5-21) were approved by the Planning and Zoning Commission in 2021 with 32 conditions of approval, which are included at the end of this staff report. The approved project consisted of 10 s...
	An interpretation request was brought before the Planning and Zoning Commission in April 2022 to provide clarification on the height and 2nd story stepback for Accessory Dwelling Units (ADUs) in Mahogany Lane. As part of the approval of the original P...
	A request was granted by the Planning and Zoning Commission for a one-year extension of the Subdivision approval in March 2023.
	An interpretation request was brought before the Planning and Zoning Commission in November 2024 to clarify that 5-foot extensions of 2nd story roofs and decks would be allowed to extend into the front yards on Lots 2, 3 and 4. The Commission approved...
	With approval of the final plat, City Council entered into a bond agreement with Mr. Bloem on June 20, 2022 that allowed some of the landscaping, open space, trail, and parking improvements to be delayed. Due to a variety of factors, some conditions w...
	The site, which is zoned R-17PUD, consists of 3.6 acres and is in various stages of development. Bear Waterfront, LLC is seeking to amend the PUD and replat the subdivision to remove a common parking area that is no longer needed and replat that tract...
	The PUD was initially approved with 13.92% of open space with connections to the Centennial Trail, native landscaping, and a pedestrian overlook that will provide community seating and a rest opportunity while in route to the boardwalk or community op...
	An overview of the requested changes to the project are outlined on the following page. The applicant’s narrative is included as an attachment.
	PUD AMENDMENT AND REPLAT OVERVIEW (JANUARY 2026)
	1. Delores Depot (Lot 1)
	The final building design, community patio space, and parking/vehicle circulation have changed, however the final design fits within platted boundaries.
	2. Tract A
	Tract A has been reduced to 13,487 SF from 15,827 SF to allow for the development of two new single-family home sites (Lots 12 and 13, proposed). The community seating has been moved to the bottom of the slope in Tract A.
	3. Tract B
	The pedestrian seating node location has been modified slightly from its previous location.
	4. Tract C
	2,340 SF of open space has been moved out of Tract A to Tract C to allow for the conversion of the Bear Waterfront, LLC surface parking lot to single-family home sites (Lots 12 and 13, proposed)
	5. Tract D
	Tract D has been removed and is converted into new Lots 12 and 13.
	6. Atlas Waterfront 1st Addition (Open Space)
	Improvements shown on the exhibit are for reference only as all work is outside the PUD boundaries and is not part of the PUD or amendment request, but is being done in conjunction with the project and in partnership with the City and North Idaho Cent...
	APPROVED DEVIATIONS FOR THE MAHOGANY LANE PUD:

	AERIAL MAP:
	PUD-3-21:   PLANNED UNIT DEVELOPMENT FINDINGS:
	17.07.230: PLANNED UNIT DEVELOPMENT REVIEW CRITERIA:
	REQUIRED FINDINGS (PUD):
	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 Development Place Type
	Transportation Exhibits
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	The PUD was initially approved with 13.92% of open space with connections to the Centennial Trail, native landscaping, and a pedestrian overlook that will provide community seating and a rest opportunity while in route to the boardwalk or community op...
	An overview of the requested changes to the project are outlined on the following page. The applicant’s narrative is included as an attachment.
	PUD AMENDMENT AND REPLAT OVERVIEW (JANUARY 2026)
	1. Delores Depot (Lot 1)
	The final building design, community patio space, and parking/vehicle circulation have changed, however the final design fits within platted boundaries.
	2. Tract A
	Tract A has been reduced to 13,487 SF from 15,827 SF to allow for the development of two new single-family home sites (Lots 12 and 13, proposed). The community seating has been moved to the bottom of the slope in Tract A.
	3. Tract B
	The pedestrian seating node location has been modified slightly from its previous location.
	4. Tract C
	2,340 SF of open space has been moved out of Tract A to Tract C to allow for the conversion of the Bear Waterfront, LLC surface parking lot to single-family home sites (Lots 12 and 13, proposed)
	5. Tract D
	Tract D has been removed and is converted into new Lots 12 and 13.
	6. Atlas Waterfront 1st Addition (Open Space)
	Improvements shown on the exhibit are for reference only as all work is outside the PUD boundaries and is not part of the PUD or amendment request, but is being done in conjunction with the project and in partnership with the City and North Idaho Cent...
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	A. FINDINGS OF FACT:
	A1.   All public hearing requirements have been met for item ZC-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 January 24, 2026.
	 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 27, 2026.
	 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...
	 A public hearing was held on February 10, 2026 to receive comments and consider this request.
	A2.  The subject property is currently vacant, the home and accessory structures having been demolished in 2023.
	A3.   The subject site is currently zoned Mobile Home (MH-8).
	A4.   The neighborhood surrounding 3620 N. Fruitland Drive is characterized by a mix of residential units ranging from mobile homes, townhomes, multi-family, and commercial to the north. A mini-storage business is located northwest on Fruitland Lane w...
	A5.   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.
	A6.   According to the 2022-2042 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 w...
	A8. The applicant has indicated that, if this zone change request is approved, they intend to develop the property as a multi-family development of up to nine (9) units. However, it should be noted that if the zone change is approved, all uses within ...




