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

702 E. FRONT AVENUE 

APRIL 9, 2024 

5:30 P.M. CALL TO ORDER: 

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

PLEDGE: 

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

March 12, 2024 – Planning & Zoning Commission Meeting 

PUBLIC COMMENTS: 

STAFF COMMENTS: 

COMMISSION COMMENTS: 

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

1. Applicant: Todd Kaufman 
Location: 2810 N 17th Street  
Request: A proposed 9-Lot Subdivision 

QUASI-JUDICIAL, (S-1-24) 

Presented by: Mike Behary, Associate Planner 

2. Applicant:     Dennis Cunningham 
Location:     Parcel #C-0000-011-6000, accessed from Lacrosse Avenue  
Request:

A. A proposed 3.08-acre Planned Unit Development known as “The Union 2 PUD”
QUASI-JUDICAL, (PUD-1-24)

B. A proposed 19-lot Subdivision known as “The Union 2”
QUASI-JUDICIAL, (S-2-24)

  Presented by:  Mike Behary, Associate Planner 

ADJOURNMENT/CONTINUATION: 

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

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

THE PLANNING AND ZONING COMMISSION’S VISION OF ITS ROLE IN THE COMMUNITY 

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

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

 CANCELED 

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 
MARCH 12, 2024 

LOWER LEVEL – LIBRARY COMMUNITY ROOM 
702 E. FRONT AVENUE 

 
 
COMMISSIONERS PRESENT:   STAFF MEMBERS PRESENT: 
 
Tom Messina, Chairman   Hilary Patterson, Community Planning Director 
Jon Ingalls, Vice-Chair    Traci Clark, Administrative Assistant   
Lynn Fleming     Randy Adams, City Attorney   
Phil Ward         
Peter Luttropp       
Sarah McCracken     
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 Fleming, to approve the minutes of the 
Planning Commission’s workshop on January 8, 2024. Motion carried.  
 
PUBLIC COMMENTS: 
 
None.  
 
STAFF COMMENTS: 
 
Hilary Patterson, Community Planning Director, provided the following comments: 

• At the April 9 Planning & Zoning Commission meeting there will be two public hearing items, one 
Subdivision and a combination of a Planned Unit Development (PUD) and Subdivision request.   

• The Historic Preservation Commission is working hard on several initiatives: The Garden District 
neighborhood, there has been a Grant that has been received to do a nomination to the National 
Register to Historic Places for the neighborhood. There will be a second community meeting 
taking place on April 8 in the Library Community room at 6:00 p.m. to hear updates on that and 
the next steps.  

• May is the month of National Historic Preservation. To kick this off there will be a reception and 
an awards event that will be held on May 1, at the Jewett House at 6:00 p.m. There will be some 
other events, tours, outreach, and education throughout the month of May.  
 

 
COMMISSION COMMENTS: 
 
Commissioner Fleming commented that she has sent her comments off to Mr. Tony Burns and the City 
for consideration. She is having a hard time seeing through the Comp Plan and the application of the 
vision that we have for Atlas and she has figured how can we get to the quickest solution so we have 
more breadth to the product that is landing down at Atlas. The vision was to include small business, work 
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force, and a lot broader spectrum. She as identified what could be a simple fix. Currently the Ignite matrix 
when the three judicators received the proposals from the various builders and developers, there is a very 
set formula and out of the 200 points you get a 1. Developer experience of 50 points, track record 
evidence of financial capacity and reference. 2. You get 75 points for consistency of development 
standards and architecture design guidelines, which means use of allowable density consistency with 
development standards and consistency with architecture guidelines and they have to provided 
conceptual guidelines elevations represent photos and support for the development vision and project 
narrative. 3. The purchase price is 75 points. This is a good idea and makes sense, but if you start to 
break this down, it always ends up choosing the highest sales on land and the highest sales on the 
market the retail product. It always eliminates those who offer less money for the land or those developing 
a more mid-range, missing middle, affordable housing, retail that never meets the residential standard. 
It’s too much of a gamble. She is proposing, this is a pretty simple fix, no wording changes, no title 
change but the numbers change. Take the development experience, the track record, the evidence of 
financial capacity references, we know the people, give them 40 points. Drop down the consistency with 
the development consistency standards and give those 60 points; purchase points, drop that to 60 points; 
and create 1 more category it’s not new but it’s buried in the first part. 4. Civic and social contributions to 
cda, support for development vision and project narrative and consistency with development standards. 
We can now take that at 40 points and that is now middle income housing. Live, work play. We can hit 
that mark. The housing that are down at Atlas right now are $1.2 Million product. Do we need to top load 
all of the real estate development in the City at that point. This is unaffordable housing. She is proposing 
a simple change and putting it back to Mr. Burns and Ignite to what the vision was supposed to be with 
affordable housing. They are only chasing the dollars. It may stretch us out as tax payers. We fund the 
initial start-up, we fund the Urban Renewal District, we help create the infrastructure, we are almost done 
there in 5 years, we have a 20-year window. She would like to reiterate that this is solely coming from her 
and not the commission.    
 
Chairman Messina recommends that Commissioner Fleming sit down with Tony Burns and have a 
conversation. 
 
Commissioner Luttropp stated he would like to thank Ms. Patterson regarding Rivers Edge and that it is 
moving along.  
 
 
ADMINISTRATIVE: ***ITEM BELOW IS CONSIDERED TO BE AN ACTION ITEM. 
 
1. Applicant: Phil Boyd, P.E. Welch Comer Engineers  
 

 Location:  Atlas Waterfront 2nd Addition Block 5 Lots 6-12, Block 9 Lots 1-7, Block 11 Lot 
13, Block 12 Lot 1, Block 13 Lot 1, Block 15 Lots 1-9, Block 16 Lots 1-8, and all 
of Atlas Waterfront 3rd Addition  

 
Request:  Atlas Waterfront PUD Amendment #4 - Minor amendments to Development 

Areas 4, 5A, 9, 13, 16, 18, and 19  
QUASI-JUDICIAL, (PUD-4-19M.4) 

 
 

Ms. Patterson, Community Planning Director, provided the following statements:   
 
The Decision Point this evening is:  Should the Planning and Zoning Commission approve an amendment to 
the Atlas Waterfront Planned Unit Development to include minor changes in Development Areas 4, 5A, 9, 13, 16, 
18, and 19?  
 



 

PLANNING COMMISSION MINUTES                              March 12, 2024 Page 3 
 

 
 
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 project, and to address market conditions for developers that are 
already under contract to develop within the project (Areas 18, 19, 13, and 4), to allow for a decreased 
minimum building height for the commercial/retail use in Area 4, and to modify Area 5A to allow for a hotel use 
and slightly reduced setbacks and parking requirements to create a more urban and walkable development on 
that corner.  
 
Commissioner McCracken asked Ms. Patterson for clarification if the only area that is not already spoken for is 
5A.  
 
Ms. Patterson replied that is corrected. 
 
She shared an exhibit showing the total dwelling unit count, which is 596.  
 
The requested amendments to the Development Standards with PUD Amendment #4 include:  
 

Area 4:  
o Decrease side and rear setbacks from, 8’ to 6’ minimum. 
o Decrease minimum building height from 20’ to 17’ for commercial/retail use. 

 
Justification: 
o To facilitate market preferred unit size for potential coffee shop or small bistro restaurant 

use.  
o Developer desires to facilitate the high ceiling commercial/retail feel without block views 

from the townhome units to the north of the commercial lot. 
 

Area 5A:  
o Reduce residential parking requirement to match downtown north infill overlay district. 
o Add hotel as an allowed use and building type. 

 
Justification: 
o Developer has demonstrated parking utilization rates below the downtown north infill 

rates in the product on Areas 10 and 12.  
o Site conditions and surrounding amenities (including proximity to multiuse paths and 

transit) reduce reliance on personal automotive transportation for potential residents. 
o Reduction of this barrier would allow the market to drive the parking count on this one 

corner of the project. 
o Developers in previous RFPs have expressed a desire to have a hotel use on this 

property. 
 
 

Areas 9 & 16:  
o Reduce building side setbacks from 6’ to 5’. 

 
Justification:  
o 5’ setbacks are allowed in Areas 14 and 15 and the product types will be identical. City 

standards also allow for a 5’ setback.  
Area 13: 

o Remove requirement for mixed-use buildings and allow for horizontal mixed-use.  
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o Add multi-family residential as an allowable use. 
o Remove rooftop pool specificity for additional height option. 
o Remove funding requirement for public realm parking spaces. 
 
Justification: 
o Developer has proposed an 8,000 square foot standalone food and beverage/retail use, 

far exceeding the minimum. 
o The remaining 2/3 of building will be multi-family residential to simply the construction 

and financial burden. 
o Height increases are tied to “public good” to be negotiated between developer and ignite 

CDA, and “public good” has already been determined with input from City Council. 
o Public realm parking spaces have already been constructed. 

 
Areas 18 & 19: 

o Reduce building side setbacks from 6’ to 5’.  
o Add rear-loaded twin homes to the allowed building types. 
o Modify alley-related language to allow the alley in a tract/easement, and realign alley to 

run east-west. 
o Specify in the Development Standards that individual driveways on Seltice Way are not 

allowed. 
 
Justification: 
o The builders proposed alley-loaded shared-wall twin homes with individually subdivided 

lots. Twin homes were not expressly allowed. 
o The alley design meets city standards and helps accommodate smaller lots, and meets 

the Engineering Department’s requirements. 
o The reduced setbacks are consistent with other development areas in the project. 

 
She noted that this information is also found in table form, supplemental exhibits, and amended pages of 
the Development Standards in Attachment 1.  
 
There are seven findings for a PUD requests:  Findings B1- B7.  

 
Finding B1:    This proposal (is) (is not) in conformance with the Comprehensive Plan goals,                
                          objectives and Future Land Use Map Place Type. 

 
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. 
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.  
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  
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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.  
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 1.5  
Recognize neighborhood and district identities.  
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. 
 
Finding B2:      The design and planning of the site (is) (is not) compatible with the location, setting,     
                         and existing uses on adjacent properties. 
 
As noted previously, the requested PUD Amendment #4 for the Atlas Waterfront project would revise the final 
Development Standards slightly to respond to market conditions and provide consistency between 
development areas. Land use, infrastructure, and boundary changes have occurred throughout the 
development of the site, necessitating minor modifications to the Development Standards and PUD. The 
requested changes are consistent with the original vision for the project and would not negatively affect any of 
the areas already developed or under construction. 
 
Finding B3:  The proposal (is) (is not) compatible with natural features of the site and adjoining            
                        properties. 
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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. Significant grading work has been done on the site to prepare it for 
development and remove pits that existed from the previous mill operations. The grade changes across the 
site will be advantageous to providing more views of the river and shoreline. There are no topographical or 
other physical constraints that would make the subject property unsuitable for the PUD request. Atlas 
Waterfront Phase 3 (formerly known as Mt. Hink) has had ~75-80% of unsuitable soils removed. Ignite cda 
and the City are working on partnership opportunities to remove as much additional unsuitable soils and bring 
in structural soils. Ignite wants to proactively acquire structural soil in the most cost-effective manner to 
expedite the Phase 3 earthwork completion, facilitate infrastructure construction, and ultimately speed up the 
timeline to get sellable property in Phase 3, which contains development areas 11 and 20. 
 
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. 
 
Prior to construction within the PUD, utilities did not exist at the site. There have been two phases of 
infrastructure completed to date (the Waterfront Park and Phase 1) with Phase 2 approaching completion in 
summer 2024. Installed utility infrastructure includes public water, sewer, and stormwater, and private utilities 
such as gas, power, phone, and fiber in some areas. Future phases of infrastructure construction will provide 
for public and private utilities to the remaining areas of the PUD. 
 
Wastewater has the following comments and/or requests for information:  
Areas 11 and 20:  
 These areas along with parcels along Top Saw and Jammer Lanes will be required to be serviced using 
gravity sewer. Manhole RIV1-28G appears to be a viable route. Pumped sewerage is not in the best interest 
of the City due to the increase in cost of maintenance and treatment. 
  
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. 
 
The project’s open space would equate to 25%, which is 14.55 acres of open space along the waterfront with 
the park, pathways and trails, and 1.86 acres of upland open space.  
 
 
Finding B6:   Off-street parking (does) (does not) provide parking sufficient for users of the                   
                           development. 
 
This required PUD Finding B6 is related to off-street parking only. However, the project has been thoughtfully 
designed to maximize on-street parking to help alleviate parking concerns in the residential areas and to 
create a more urban form of development by not excess surface parking. 
 
DEVELOPMENT AREA 5A OFF-STREET PARKING REDUCTION  
As noted previously in the staff report, the proposed parking for 5A would be based on the parking standards 
for residential uses in the Downtown Overlay North (DO-N) infill overlay district as shown below. The parking 



 

PLANNING COMMISSION MINUTES                              March 12, 2024 Page 7 
 

standards for the Midtown Overlay (MO) infill overlay district is also shown below. 
She shared the parking standards for the two infill districts – Downtown Overlay – North and Midtown Overlay, 
as well as the parking standards for C-17 and R-17, which is more standard suburban parking.  
 
Downtown North (DO-N) parking standards are the most appropriate for the desired urban character of 
Area 5A. From the original PUD, this corner of the Atlas Waterfront development has been identified for a 
mixed-use project with a prominent street wall, active commercial uses, and Frontage Type D along both 
Atlas Road and Heartwood Road. Feedback through multiple developer proposals has indicated that the 
development intensity, street wall characteristics, and desired residential density effectively requires some 
underground parking for Area 5A for the desired mixed-use concept. 
 
Another alternative option would be Midtown overlay (MO) parking standards. Although not preferred, the 
Midtown standards would still provide a reduction below base code requirements under C-17/R-17 
standards. Midtown standards has a higher parking requirement for two and three-bedroom units, which 
would incentivize developers to utilize smaller studio and 1-bedroom units to maximize the benefits of the 
Midtown standards in comparison to city code.  
 
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 residential. This is a parking ratio of 1.06 parking spaces per unit. 

 
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 MO parking requirements, they would be required to provide 91 off-
street parking spaces for residential. This is a parking ratio of 1.08 parking spaces per unit.  
 
 
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 spaces for residential. This is a parking ratio of 1.54 spaces per 
unit. 

 
This PUD amendment does not affect parking ratios for commercial uses or hotels. Those would be 
based on the off-street parking requirements in the Zoning Code and other standards that were previously 
approved as part of the PUD for this project.  
 
The Planning Commission is being asked to determine which of three options is appropriate for Area 5A: 
the preferred downtown north (DO-N) parking requirements, the alternative midtown parking (MO) 
requirements, or the existing city code (C-17/R-17) requirements. 
 
 
Finding B7:          That the proposal (does) (does not) provide for an acceptable method for the       
                              perpetual maintenance of all common property. 
 
The common, privately owned property will be maintained by a Master Association controlled by the 
City/ignite CDA until such time that the ignite CDA districts sunset (River District 2027 and Atlas District 
2038) and/or the private land ownership exceeds 80% of the for-sale land area, at which time the private 
property owners will assume control of the Master Association. The City/ignite CDA will have the ability, at 
their sole discretion, to transfer the Master Association control to private party(s) if they determine it is the 
best interest of the City/ignite CDA. 
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Adopted Conditions:  
1) 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 permits.  
2) An unobstructed City approved “all-weather” access shall be required over all public sewers.  
3) Mill River Lift Station Surcharge Fees will be required on all EDUs discharging sewer into the Mill 

River Service Area during the building permit process.  
4) This Project shall be required to comply with the City’s One Lot-One Lateral Rule.  
5) All public sewer plans require IDEQ or QLPE Approval prior to construction. 
6)  Prior to WW signoff on the Atlas Mill Phase 2 plat, this project will be required to install an 

emergency standby generator with automatic transfer switch and related operational controls at 
the Riverside Pump Station.  

7) The minimum width of the cul-de-sac on Jammer Ln. shall not be less than 96 feet.  
8) Single access road over 150 feet requires a FD approved turn-around.  
9) Turning radiuses for FD is 25’ interior and 50’ exterior.  
10) Minimum street width for FD access is 20’ with no parking allowed on both sides of the street. 20’ 

to 26’ width – no parking on one side of the street.  
11) Fire hydrant placement is based on the required minimum fire flow. Maximum distance between 

fire hydrants is 600 feet.  
12) Building address numbers shall face the street that they are addressed to.  
13) Over 30 single family residents on a single fire department access road requires a secondary FD 

egress road (20’ minimum). 
14) Build a 12-foot shared-use path and an adjacent 8-foot gravel path along the waterfront.  
15) Use ‘Driveway Mix’ asphalt in the construction of the paved trail.  
16) Sterilize the ground with herbicide before laying down gravel and asphalt.  

 
Ms. Patterson shared the Decision Point is that the Planning and Zoning Commission will need to 
consider the Atlas Waterfront PUD Amendment #4 to include minor changed to Development Areas 4, 5. 
9, 13, 16, 18, and 19 in the Development Standards, and make findings to approve, deny or deny with 
prejudice.  
 
Commissioner Ingalls stated the goal of this waterfront area was to have perpetual use by the public. This 
has been a huge success. When it has been pointed out there is a slight reduction of open space, he 
asked for confirmation that there has been no reduction of waterfront open space.  
 
Ms. Patterson answered that he is correct. Nothing has been removed. The area of Mount Hink, for 
example, was shown in some initial concepts as a natural area for hiking, but there has been no reduction 
of open space area.  
 
Commissioner Ingalls asked in respect to parking when Downtown North and Midtown overlays were 
conceived, in those numbers and statistics, can you explain is there less of a need for parking or provide 
less parking downtown because there are other opportunities because there is a spill over.   
 
Ms. Patterson replied that the Downtown Core itself is very different parking standard. The PUD is 
requesting Downtown North, which is transitioning away from the urban core. There are two different 
ways of looking at it. 1. Parking Drives Design and 2. Design Drives Parking. It also allows for more 
creative or a different type of development to take place. It has been the goal from the very beginning to 
make sure we have not been under parking the project. But you do not want it to look like the At Home 
parking lot either. This is a balancing act. With the Downtown North parking standards, you would get the 
most urban form. But this might make the commission feel you are giving up too much. If you had larger 
bedrooms and only 1 car, the Midtown could be more of a balance. It is an area where it is surrounding by 
residential and there is a little bit of on street parking as well.  
 
Commissioner Ingalls stated that the staff report says the Downtown North parking standards are the 
most appropriate for the desired urban character of Area 5A. He asked the question is this staff’s 
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professional recommendation that we go with Downtown North.  
 
Ms. Patterson replied it not necessary’s staff’s opinion, but working on the development review team with 
Ignite, Welch Comer and with GGLO, and Heartland, this had been looked at from the very beginning 
considering how the project was initially envisioned, how it is been developed, and looking out the real-
world proposals from different developers coming in and what it looks like from a different parking ratio. 
This location was always the heart of the project. It was supposed to have this commercial node, where 
people wanted to be with restaurants with public spaces. This area makes sense not to have suburban 
parking standards. Between Downtown North and the MO standards, you would achieve that more than if 
you are requiring suburban parking standards.  
 
Commissioner McCracken would like some clarification on where the parking would be different 
comparing the original Atlas Waterfront concept plan to the current plan, and how many units there are 
now.  
 
Ms. Patterson answered that the total number of dwelling units has been reduced, as the development 
areas have been purchased. In total we have increased the on-street parking by two spaces, and we 
have reduced the number of dwelling units by 100 units. The ratio of parking to units is favorable. In 2019, 
there was a total of 665 dwelling units. In 2024, the total number of units is between 475-567 and we are 
gaining two on-street parking spaces, plus there will be additional parking in phase 3 that would help 
serve the northeast portion of the project.  
 
Chairman Messina stated the parking that is being reduced as part of this discussion is just in 5A. He 
asked for confirmation that this is just for residential units and has nothing to do with the hotel.  
 
Ms. Patterson replied, that is correct. The hotel would still have its parking standards. Commercial would 
keep its standards that are in the PUD. This discussion on reducing the parking is only for the residential 
use.  
 
Chairman Messian asked what does it mean on Area 13 to remove the funding requirement for public 
realm parking spaces.  
 
Ms. Patterson replied, there is on street parking on the south side of Atlas Road and at the time when the 
Development Standards were being developed, there was a provision that if the developer of Area 13 
wanted to use some of the on-street parking to meet their parking requirement that they could pay to build 
out the parking that is on the street. The parking has already been built out. There is no longer a 
requirement for a developer to fund that parking since it exists today. This is strictly a in housekeeping 
clean up.   
 
Commissioner Ward commented there are twin homes on separate platted lots. Does this mean a twin 
home that is on one lot will be divided so each one will be purchased individually.   
 
Ms. Patterson replied, that is correct.  
 
Commissioner Ward asked about CityLink and where the line is located.  
 
Ms. Patterson replied that CityLink does not go through the project but it does go along Seltice Way and 
the Transit Center is walkable in the development. Additionally, the people that commute on bikes can 
also use the trail system.  
 
Chairman Messina said when this was approved with the designs and mixed buildings there were design 
standards, and asked if those would apply to the twin homes. He also asked if the design standards 
would apply to a hotel, just like we approved the original PUD with the Cottage Homes and single-family 
homes and all the guidelines that the developers who purchased these, that were supposed to follow. Is 
this the same plan.  
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Ms. Patterson replied yes, there are architectural standards that were developed after the original 
development standards, that came in after Areas 1 and 2 started developing that went through Ignite. 
They are not part of the PUD specifically but they are reviewed by the Atlas design review team that looks 
at the proposals. Those are reviewed when anything is being developed within the project. This applies to 
all of the residential, other than the Areas 1,2, 6,10, and 12 that were sold prior to that. Everything else is 
subject to the design guidelines.  They apply to single family detached, cottages, residential types, multi-
family, mixed-used and commercial. They are required to submit their designs for review and approval.  
 
Ms. Patterson concluded her presentation.  

 
Public testimony open. 
 
Phil Boyd, applicant, introduced himself and was sworn in. He stated the Atlas project objective is to 
preserve the waterfront property for the public and to stimulate private development. Ignite’s approach to 
the development is different than a private developer’s approach. A private developer is done when they 
sell the product. Ignite takes a bigger approach to their view. When we talk about Area 5A and the 
struggles we have with moving forward with the area. The architecture standards came later and were not 
part of the PUD. They are part of the HOA documents. These are enforced by ignite cda and reviewed by 
the Atlas Design Review Committee that Ms. Patterson referenced in her presentation. The Mount Hink 
area was shown as a nature park when the development started. The City did not want another 
manicured park because the maintenance cost is so high. You can see on these exhibits how the 
intensity of the development has changed.  The initial concept had a significant number of townhouse 
units and stacked flats. That was in 2017 when the real estate market was very different and the process 
of the developing the financial feasibility study, which is the threshold Ignite has to get over before the 
City Council will form the Urban Renewal District. Ignite had to go to this level of density just to make this 
pencil, because it was 2017. As time has moved on, there was flexibility in the development standards to 
allow for less density. He updated the commission on the development areas that are being developed 
with the developers’ names and types of development. We are trying to have attainable housing in the 
project.  
 
He provided an overview of the requested changes to the Development Standards. In Area 4, Toll 
Brothers are requesting a change to the setbacks. They would like them changed from 8’ to 6’ and the 
minimum height reduced from 20’ to 17’. They want to shift the commercial building back as far as 
possible to open up the front area near the intersection of Atlas Road and Heartwood Road, so they can 
have outdoor seating. This represents the small-scale commercial in the development plan. A side note 
from the negotiation stand point with Toll Brothers, it was a challenge to keep this commercial use in this 
location because the commercial market is so soft right now. They were trying to get out of doing this 
project, but because Ignite understands the long-term value of it, ignite pushed to keep the commercial 
space. It may take some to see that commercial space be absorbed, but it was part of their initial 
transaction and we will keep them to it.  
 
Mr. Boyd continues on to describe the requested changes to Area 5A.  He stated that the team put 
several options into the development standards not knowing how the market was going to flow. We put in 
a commercial building with townhomes, but we really wanted the option of the mixed used building. This 
has been out to proposal a number of times and here some things they have seen, for example, a 
townhome solution with a small commercial piece and a small green space. Another option presented 
was a stacked flat apartment, with some surface parking and small commercial piece on the corner. A 
mixed-use project with some underground parking and some surface parking. In the last RFP one of the 
developers that came forward for Area 13 and wanted to make this work on Area 5A, has requested the 
reduced parking requirements. They showed us an example that they developed at their own expense, 
with a mixed-use development concept. It would reduce the parking requirement. It would have parking 
below the building, retail at the corner and along Atlas Road, and have an open courtyard that would be 
publicly accessible.  
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Commissioner Ingalls asked Mr. Boyd is this the mixed-use type of project.  
 
Mr. Boyd answered the mixed-use is a requirement on the parcel and it is about 1500 sq feet minimum.  
 
Commissioner Ingalls asked does this solution here lend itself to the greater commercial opportunity. 
 
Mr. Boyd answered, yes and just be clear this is just 5A and this example is residential on the top with 
commercial on the bottom, and parking underneath the structure.  
 
Chairman Messina stated he is looking at 5A in the packet and the shape and the residential is further in 
the back and asked if the hotel will be in the front.  
 
Mr. Boyd replied this is just a vision of residential and commercial. There is no hotel competent to this 
concept. Ignite has had inquires for a hotel and right now Area 13 was the primary spot.  
 
Chairman Messina wants to clarify that that if the commission approves this PUD amendment with the 
reduced parking for residential that they could still put a hotel on Area 5A.    
 
Mr. Boyd replied yes, that is correct. 
 
Commissioner McCracken asked how much commercial square footage that would be with the proposal 
he shared.  
 
Mr. Boyd replied about 6000 sq feet. He clarified that ignite has not accepted any proposals.  
 
Commissioner Ward asked the building being 4 stories, does this impact the site line of other units in the 
area.  
 
Mr. Boyd replied no. It has not been built yet there is nothing behind the buildings that would impact the 
views.  
 
Commissioner Ward stated he does not have problem with a change with the parking ratio. It’s very 
urban. But it’s one thing to change the residential parking. How about the commercial uses, would they 
have to abide by the current commercial parking.  
 
Mr. Boyd replied that is correct, there is no proposed reduction in the commercial parking standards.  
 
Chairman asked if Area 7 has been purchased yet.  
 
Mr. Boyd replied that is correct. Area 7 has not been purchased yet because it has not been put out yet to 
RFP at this point because there has been so much work to prepare the sites, also in Areas 11 and 20.  
 
Chairman Messina asked if those are the areas where the attainable housing could be done down the 
road. If these get approved this evening and someone purchased 5A, the height is there already. Will the 
height be restricted and will the view be obstructed for the other parcels from behind there, will the other 
people be aware of what will go in front of them.  
 
Mr. Boyd responded that in theory anybody should be aware at this point, because anyone can look at 
the development standards right now and look and read that the potential building height is 45 feet on that 
site. Everyone should do their own due diligence on buying any property and familiarize themselves with 
the surroundings.  
 
Mr. Boyd continued with his presentation. There will a total of 144 units and divide number of parking 
spaces of the parking 0.98 this would be very hard to sell. In the city code, the parking ratios for multi-
family residential would be 1.07, 1.1 and 1.49. This is a math exercise to give the commission on how far 
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are we asking to deviate. The developer asked for 0.98. That is not what we are asking for. They would 
have to go figure out how to add additional spaces to their parking or modify their unit next year 
depending on what parking requirement the commission chooses. They might have to do fewer bedroom 
or more 1 bedroom to change that parking ratio.  
 
Chairman Messina would like clarify that the commission can leave the parking as is, based on whatever 
the city code says. Parking needs to be for whatever they build there, or are we looking at let’s change 
the parking to Downtown or Midtown Overlay. Do we have to form a new district for that piece of property.  
 
Ms. Patterson replied no, the PUD amendment request is to change the residential parking for 5A and to 
choose do you want to change the parking requirement to Downtown North which is the recommendation, 
choose the parking requirement for Midtown, or not make a change or just have a based on the City 
Code.  
 
Commissioner McCracken asked Mr. Boyd regarding 5A when this is put out for proposal and ignite 
decides they do not like any of the proposals again. How many times have you gone through rounds of 
proposals on 5A.  
 
Mr. Boyd replied, four times.  
 
Commissioner McCracken asked if you are still stuck in the same cycle without modifying the parking.  
 
Mr. Boyd replied we still could go through with the project with the current parking standards, but it may 
not pencil.  
 
Chairman Messina stated hopefully the committee would select something similar to this proposal we are 
seeing.  
 
Mr. Boyd continued with his presentation stating he does not want to have surface parking and we would 
like to see below grade parking with a mixed-use project be economical to the developer.  
 
Mr. Boyd shared the comprehensive plan policy framework, housing product types and price points, 
mixed use development and small scale commercial and increase pedestrian walkability. For Areas 9 and 
16, we would like to decrease the setback from 6 to 5 feet. The Smock Development team is building on 
the parcel.  
 
Chairman Messina asked what happens if we tweak this and 9, 16, 17, 18 and 19 and Smock is getting 
reading for closing on April 24, is that going to affect the signing or any of the accepting proposals.  
 
Mr. Boyd stated they were “at risk” when they moved forward when the setbacks were at 6 feet and they 
asked for the 5 feet.  
 
Commissioner Fleming asked about Mr. Smock’s Twin Homes if there will be another entrance entry on 
Topsaw and also from Seltice.  
 
Mr. Boyd stated he will answer that question in a moment.  
 
Commissioner Coppess asked if the reduced setback, going from 6 to 5 feet, would be in conformance 
with all the rest of the buildings. He also asked if Mr. Boyd knew the history behind why it was initially 
designated with 6 feet setbacks.  
 
Mr. Boyd replied no he does not. The original designer is no longer with GGLO.  
 
Commissioner Ward asked where are the twin homes going to be built. 
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Mr. Boyd replied on Areas 9 and 16 there will be single family homes. Behind those there will be twin 
homes. The residential parking requirement would apply. Twin homes must have 2 parking spaces per 
home.  
 
Chairman Messina stated guests would have to park in designated parking and asked if Areas 18 and 19 
are twin homes with rear loading.  
 
Mr. Boyd replied that is correct. There is also a request to reduce the setbacks for Areas 18 and 19 from 
6 to 5 feet. The Development Standards showed different options for Areas 18 and 19 with a single-family 
configuration and a townhome configuration with a different orientation. The Smock’s twin home layout 
moved the alley to the back of the development and included more traditional roof lines.  
 
Chairman Messina asked if the design that is being shown on the screen is what the product with the roof 
pitches with move forward.  
 
Mr. Boyd replied this product has been approved through the Architectural Design Review Committee. 
We had received a higher density town home proposal for this. Another developer was prepared to pay 
more and they were going to get more density. We looked at it. One of the points that the Smock team 
had made is they were trying to create a nicer looking drive through there. At the time they thought having 
twin homes here would be a much better product than having higher density town homes. This does 
reflect Commissioner Fleming’s point that she made. Price is not always the driving factor. Once the 
selection committee evaluated that argument, it would make for a nice streetscape with all of the homes 
facing each other.  
 
Commissioner McCracken asked about the elevation on Seltice regarding the retaining wall.  
 
Mr. Boyd replied that there is a slope. The architect that designed these wanted all of the stoops to be the 
same number of steps. That required re-grading the site. They paid to have the site regraded to 
accommodate that.  
 
Mr. Boyd stated that for Area 13, there was a proposal for a hotel. t This never got out of DDA 
(Development Disposition Agreement) phase because of the challenge with parking below grade and the 
current construction market. There was a pool with the proposal and it did have underground parking. But 
it did not make it out of the economic feasibility phase. Mr. Boyd noted that the 3rd photo he shared did go 
through and Ignite sold the parcel to the developer, deChase Miksis. They are “at risk” if the commission 
were to say tonight, we are not going to allow to go to 53 feet. They would have the problem; but it’s their 
problem not ours. All of the parking is underground. Both the commercial parking and residential parking 
is underground. The courtyard is open, you can see the river, the public walkway has landscaping, 
benches.  
 
Chairman Messina asked about the change in the PUD amendment for Area 13.  
 
Mr. Boyd replied that the developer of Area 13 will be doing a horizontal mixed-use project.  Instead of 
putting commercial in the ground floor of the residential building, they will have a larger commercial 
building. This is right next to the river. The roof is now as 45’ but would like to go to a little higher line 
there is a slight tilt on the roofline - we call it an eyebrow - to 53’. That is just a portion of the roof.  
 
Chairman Messina asked the builder could do anyone of the height elevations on that piece of property.  
 
Mr. Boyd replied that the current standards have a maximum height of 45 feet.  But if they wanted to put a 
pool on the roof, the standards allow them to extend the height to 53 feet if the public has access to the 
roof.  That was approved with PUD amendment #3. We are requesting to remove that limitation and just 
allow the whole roof to go to 53 feet.  
 
Chairman Messina asked for clarification on the commercial area, if it was sitting upfront on the property 



 

PLANNING COMMISSION MINUTES                              March 12, 2024 Page 14 
 

near a promenade with benches and right next to the trail.  
 
Mr. Boyd replied that is correct. This is significant. The commercial use is 8,000 square foot and will be a 
food and beverage facility, which is a very large.    
 
Commissioner Coppess stated that Mr. Boyd has spoken about square footage of commercial a few 
times for 5A citing about 6,000 square feet even though only 1,500 is required. For Area 4 there is a small 
piece there, as well, that he thinks is 1,500 square feet. When you talk about this community being able to 
sustain this kind of square footage do you see any concerns from your perspective of having a 6,000 
square foot on Area 13. He would like to have an idea of how this came about initially.   
 
Mr. Boyd replied that it does make us a bit nervous with a big food and beverage facility there, but when 
you add a hotel component to this area now you put in a user group that may support a little coffee and 
breakfast café. This is different because it’s a brew pub.  
 
Chairman Messina stated the market was different at the beginning of the concept. They are trying to put 
some commercial in there. We are trying to do the best we can to what is feasible to get purchased.  
 
Commissioner McCraken stated if you look at any of the development proposals each of the area have 
multiple choices of what someone could bring forward.  
 
Mr. Boyd stated there was a lot of aspirational qualities to the original concept.  
 
Commissioner McCracken also addressed within the commercial nodes in the project if one of those 
could be a lawyer’s office, for example.  
 
Mr. Boyd stated the buildings on the waterfront will not be on the low price point. The mixed-use character 
with the walkability component. You can sit and have a beer, etc.  
 
Commissioner Ingalls stated it will still be a mixed use, it will just be a commercial on one floor and 
housing separate, within Area 13. It’s still mixed use its just arranged differently. 
Mr. Boyd commented and said Ms. Patterson calls this horizontal mixed use. This is technically being built 
as one building and the parking is underground.  
 
Commissioner Fleming asked if we choose 53 feet do Areas 5A and 13 both have the opportunity to build 
to 53 feet as well for the roof top.  
 
Ms. Patterson clarified the develop standards for 5A already allow for a maximum 45 feet and a 
conditional height increase of up to 60 feet if there is a public benefit that can be reached.  
 
Mr. Boyd stated to Commissioner Fleming about the house on Area 7 is accurate this actually steps up.  
 
Mr. Boyd concluded his presentation   
 
Ann Beutler was sworn in. She is developing 5A and 5B. She is in favor of the reduced setbacks. She would 
like to ask the same for Area 5B on the north side of the alley. Area 5A does affect our Area 5B. We are one 
of the people that were going to be allowed a small portion to be at a higher height on the top floor to 
accommodate a swimming pool on Area 13, but we had to allow the public to have access to that. But for 
security reasons we would have to put in an elevator and stairway so that did not pencil out. For the parking 
and Midtown, we know firsthand. We are developers of the Midtown apartment there.  The parking affects the 
rents that we can get. It’s not the same if you have to walk down to the public parking. It’s not the same as if 
you have your own parking. Having less parking will affect our parking for 5B and will affect the prices we can 
pull for the townhomes we are building. She does like the step down. It will block the sun and all the trees 
across the river. It does change the desirability of the neighborhood.    
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John Beutler was sworn in. He stated that they submitted two plans for Area 5A. Regarding this site, the 
height could stick out. He said he had a plan that stair stepped. He could not make it work because of the 
parking. How much density is trying to be put in that area.  
 
Alex Mendoza was sworn in. He said he lives in Area 2, between 5A, 13 and 4. He sees landscape designs, 
he does not see public garbage cans. The added population that will be potentially moving in, it is concerning 
as a resident to have to be constantly to be picking up garbage from trail users. At the moment there is a 
couch sitting in the parking area. He asked if there have been any traffic studies. Over the summer there are 
motorcycles that come racing down his street. He was wondering if Areas 20 and 11 might be flipped with the 
uses proposed for Areas 5 and 13 so that the traffic could be closer to Seltice.  
 
Chairman Messina suggested he talk to Ignite about his concerns.  
 
James Carter was sworn in. He said he lives in the Atlas Waterfront Area 6. He is happy there is no hotel as 
of yet. He asked about Area 5A and said he is concerned with the amount of traffic that comes in thru the side 
street to use the dog park. Opening up Areas 5A and 13 as commercial would generate more traffic. He 
asked how would they get there. His concern would be how much traffic would have to come through Area 6 
or all the way around Area 12. Also, how will it work with bikes and pedestrians if they are all coming down 
across Area 13 and all of the traffic to get to the commercial spaces to come off that same road where is 
everyone going to go. Living in Area 6 is a construction zone. He wakes up at 6:00am to roofers, reggae 
music, and construction tractors beeping. It was mentioned there is an awareness of what you are buying into 
a property and doing your due diligence. Before your buy and after you buy. Before he bought, he did look 
into this property and Area 20 did not exist. He asked where did Area 20 even come from. He did go back 
from the Atlas Waterfront material today and looking at right now where he lives, Area 20 still does not show 
up. That was supposed to be a Park or common use and now if it is supposed to be housing that is adding 
more parking, etc. How do you add another housing development without increasing parking spots and more 
traffic and two entrances to get into this development. He was okay with the high roofs if there was going to 
be a pool and something that the public could take advantage of and be able to use, but now if we are not 
going to be able to have anything to have a “common use” for the people to live there, why would I want 
something to have that is blocking my view. Area 13 is where my living room sits so now, he will have no 
view. He said he will lose access to the river and lose his views.     
 
Suzanne Knudson was sworn in. She stated the developers requested the setbacks and are planning on 
living in these areas and she is not living in these areas. She is concerned if these are approved and lowered 
will become the new normal. Home security is one thing, privacy and environmental protection is another. 
Reduced setbacks for taller buildings can cause disruption of natural lighting, ventilation and fresh air and 
sound insulation. Parking is already an issue. Attainable housing and handicap accessibility is something 
already lacking in Coeur d’Alene, that and handicap parking need to be addressed.  
 
Chairman Messina clarified with Ms. Patterson if the Commission changes any of the setbacks tonight it is not 
citywide.  
 
Ms. Patterson replied that is correct. Each PUD would come in with their own request for setbacks.     
 
Applicant rebuttal:  
 
Mr. Boyd stated he will speak with Mr. Greenwood about not enough garbage cans in the park. Regarding the 
height on Area 13, the original PUD the trade off to get to 53 feet was not you get access to a pool. That was 
never part of the proposal, it was a pool was built it would have to be 53’. There was never any public access 
to the pool negotiated. Maybe they would provide public access to that pool through the HOA. There was 
public good requirement that the public could access the roof top because there was proposed food and 
beverage faciality up there. We negotiated access to the roof top. If you wanted to look up out on the river. Let 
me be clear on this right now the developer can go in and build 45’ high, there was another building that took 
advantage of this and said if you won’t let me go higher, I will go wider, because they want their density one 
way or another. If we deny the developer the opportunity to go higher, we may end up with something that 
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looks like that because they can go wider, but just at 45’. Part of the thing we have been negotiating even at 
this configuration. We negotiated the open spaces and eking out a little about more height vertically gives you 
more opportunity to narrow. They might be peak a boo views, but they are better. You still get your unit count.  
 
Commissioner Ingalls stated that the 53’ height is the devil we know and can see and understand versus the 
possibility of the worst devil of a billboard type of building blocking the entire view. It can happen by right.  
 
Mr. Boyd stated that on 5A there is a wide hill climb area that was initially constructed for a couple of reasons 
to provide a route to go north and to force a setback from 5B. The height is 45’. For 5A, the last PUD 
amendment we wanted it to go to 60 feet, but we wanted to put a gap in there to have some buffer between 
Areas 5A and 5B. On the parking and lowering the parking requirement here, sometimes during peak usage 
parking will be a challenge, parking will be a challenge. These are the tradeoffs you get when you are looking 
at this site. There are 124 parking lot spots that you can walk to. The access is open from round about Atlas 
Waterfront at Seltice and Suzanne, Heartwood and Suzanne. The Ignite board did fund speed tables through 
the neighborhood in order to control the speed. The traffic would be even worse.  
   
Chairman Messina asked if there was a bike trail along the trail.  
 
Mr. Boyd replied yes, there is also a bike trail, the board funded a bike route from Seltice to the river. There is 
some signage that needs to occur. We negotiated a deal with Lanzce Douglass and Area 12 property owners 
with have an easement through there.   
 
Public testimony closed. 
 
Commission Comments:  
 
Commissioner Luttropp commented there was going to be changes over the years and this process is 
working.  
 
Chairman Messina agreed hopefully down the road there will be some attainable housing. The setbacks and 
heights, he agrees with. There is a little bit of reduced parking.  
 
Commissioner Ingalls stated this is a work in progress and Ms. Patterson’s staff report had some minor 
changes with parking. He is impressed with the amount of work that has gone into this project.  
 
Chairman Messina stated the presentation that Mr. Boyd’s staff put together was done very well.  
 
Commissioner McCraken stated she appreciates the presentation that Mr. Boyd put together, and most of the 
changes have been very small and very reasonable. If feels like a very good core with the park next to it.  
 
Commissioner Ward Commented that the Atlas is growing and the parking will have issues.  In Area 5A there 
is an urban type issue. He has no issues with reducing the parking.  We need commercial on the waterfront. 
8,000 square front is a lot to build with commercial. This is enhancement to the community. It’s hard to build in 
phases, and see the finished product.  
 
Commissioner Fleming stated she would like the height to be 45 feet. The midrise and townhomes are out of 
fit. We need to keep it down and not go up. The Downtown North parking that allows for the small units that 
may be affordable for some of the poor people.  The bus should be shorter route. The twin homes should be 
more of price point should be less. Active West is more affordable. Needs to be more green and more open 
space. She is the most disappointed of all, she does not feel that the workforce housing or the local shopping, 
leave the car at home, more walkable, more retiree that do not drive. The ranking and scoring system when 
developments come in, don’t always go for the highest sales.  
.  
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Motion by Commissioner Ingalls, seconded by Commissioner Fleming, to recommend to approve 
PUD-4-19m.4 amendments.   Motion carried.  
 
 
ROLL CALL:  
 
Commissioner Fleming  Voted Aye 
Commissioner Ingalls  Voted Aye 
Commissioner Coppess  Voted Aye 
Commissioner McCracken Voted Aye 
Commissioner Luttropp  Voted  Aye 
Commissioner Ward  Voted Aye 
Chairman Messina                      Voted   Aye 
 
Motion to approve carried by a 7 to 0 vote.  
 
  
 
ADJOURNMENT: 
 
Motion by Commissioner McCracken, seconded by Commissioner Ingalls, to adjourn.  Motion carried.  
 
The meeting was adjourned at 7:56 p.m.  
 
Prepared by Traci Clark, Administrative Assistant 
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       PLANNING COMMISSION 
STAFF REPORT 

 
FROM: MIKE BEHARY, ASSOCIATE PLANNER 
 
DATE: APRIL 9, 2024 
 
SUBJECT: S-1-24   9 LOTS AND 1 TRACT PRELIMINARY PLAT REQUEST FOR 

“KAUFMAN ESTATES” 
 
LOCATION:      2.23 ACRES LOCATED IMMEDIATELY EAST AND SOUTHEAST OF THE 

INTERSECTION OF STINER AVENUE AND 17TH STREET 
 
 
APPLICANT/OWNER: REPRESENTATIVE/ENGINEER: 
Todd Kaufman Olson Engineering 
3110 N Government Way 1649 Nicholson Center Street, Suite 102 
Coeur d’Alene, ID 83815 Post Falls, ID 83854 
 
 
        

THE DECISION POINT: 

The applicant is requesting approval of a 9 lot and 1 tract preliminary plat to be known as 
“Kaufman Estates”.  
 
 
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 that has sidewalks on both sides.  The applicant is not requesting any 
deviations from the Subdivision code. 
 
The property is zoned R-12, which allows for single family and duplex housing types.  The 
applicant is proposing duplex sized lots that will allow for nine single family homes or nine 
duplexes to be built within this subdivision.  
 
The applicant has indicated that storm drainage will be facilitated through swales and drywells 
located adjacent to the road right-of-way (ROW).   
 
The water main service will be located within the ROW of the street with connections being made 
to existing water mains at 17th Street.  Sanitary service will also be located within the ROW of the 
street with connections being made to the existing public sewer main in 17th Street. 
 
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 Planning and Zoning Commission to grant 
up to five (5) extensions of twelve (12) months each upon a finding that the preliminary plat 
complies with current development requirements and all applicable conditions of approval.  
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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 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). Eighty-
two (82) notices were mailed to all property owners of record within three hundred feet 
(300') of the subject property on March 22, 2024.  

• 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 March 22, 2024, 
eighteen days prior to the hearing.  

• Notice of the public hearing must be given to a pipeline company operating any existing 
interstate natural gas transmission pipeline or interstate petroleum products pipeline, as 
recognized by the pipeline and hazardous materials safety administration, with a center 
point within one thousand (1,000) feet of the external boundaries of the land being 
considered, provided that the pipeline company is in compliance with section 62-1104, 
Idaho Code. Idaho Code § 67-6511(2)(b). The Notice was sent to pipeline companies 
providing services within 1,000 feet of the subject property on March 22, 2024. 

 
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 street.  Surrounding land uses 
include, single-family, and duplex housing.  The residential subdivision would be compatible 
with surrounding uses on adjacent properties. 

 
A4.  The City Engineer has attested that the preliminary formal plat submitted contains all of the 

elements required by the Municipal Code.  The applicant has not requested deviations from 
the Subdivision Code. 

 
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 standards. All departments have 
indicated the ability to serve the project with the additional conditions as stated herein on 
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pages 11 and 12. 
 
A6.  The City Engineer has vetted the preliminary plat for compliance with both subdivision design 

standards (chapter 16.15) and improvement standards (chapter 16.40).    
 
A7.  The proposed subdivision meets all subdivision design standards for the R-12 zoning district. 

The gross area of the subject property is 2.23 acres. Approximately 0.76 acres will be 
dedicated as public city streets, leaving 1.47 acres for development. All proposed lots have a 
minimum frontage exceeding 50’ and each lot exceeds 5,500 square feet. The project meets 
the density allowed in the R-12 zoning district. 

 
A8. City staff has proposed twenty-one (21) conditions for the preliminary plat to ensure 

compliance with City Code and performance standards (see conditions below). 
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SUBDIVISION FINDINGS: 
 
REQUIRED FINDINGS (Subdivision): 

 
Finding B1: That all of the general preliminary 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 finding. 
 

 
Per Chris Bosley, City Engineer, the preliminary plat submitted contains all of the general 
preliminary plat elements required by the Municipal Code.   

 
 
PRELIMINARY PLAT FOR “KAUFMAN ESTATES”: 

 
 
 
 

Evaluation: The Planning 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. 
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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. 

 
STORMWATER: 
City Code requires a stormwater management plan to be submitted and approved prior to any 
construction activity on the site. Development of the subject property will require that all new 
storm drainage be retained on site. This issue will be addressed at the time of plan review and 
site development of the subject property.  

 
-Submitted by Chris Bosley, City Engineer 
 

STREETS: 
The subject property is bordered by 17th Street to the west. Approximately nine feet of right-of-
way along the property frontage along 17th Street will need to be dedicated to the City to match 
the 25-foot right-of-way width that exists to the south. Frontage improvements, including concrete 
curb, sidewalk, and asphalt paving must be completed at the property frontage.  Sidewalk along 
the frontage of 17th Street will need to be located with the right-of-way or an easement. 
Additionally, 17th Street must be paved full width from Stiner Ave to Gilbert Ave to accommodate 
the increase in traffic. 17th Street is approximately 20 feet wide, falling short of the Fire 
Department’s desired 26 feet and the City’s minimum width of 24 feet, but is existing. With the 
increase in traffic, no on-street parking will be allowed on 17th Street, therefore “No Parking” signs 
must be installed on both sides of 17th Street from Stiner Ave to Gilbert Ave. Stop signs must also 
be installed on 17th Street at Gilbert Ave and on Stiner Ave at 17th Street. The design must be 
revised to accommodate a minimum of 40 feet of snow storage, which must not block any 
driveways.  The current design ends the street too close to the neighboring property to provide 
adequate space for snow storage without pushing it onto the neighboring property. This is an 
issue because this will be a public street that will be maintained by city crews. No parking will be 
allowed on this proposed extension of Stiner Ave and must be signed accordingly. 
 

-Submitted by Chris Bosley, City Engineer 
 
TRAFFIC: 
Using the ITE Trip Generation Manual for Low-Rise Residential Condominium/Townhouse (Land 
Use Code 231), it is estimated that the proposed eighteen-unit subdivision will generate 
approximately 12 trips in the AM Peak Hour and 14 trips in the PM Peak Hour.  Over 100 total 
trips per day can be expected as a result of the development, which can be handled by 17th 
Street and surrounding roadways. 

 
-Submitted by Chris Bosley, City Engineer 

WATER: 
There is adequate capacity in the public water system to support domestic and irrigation demands for 
the proposed subdivision.   There is a 6” AC water main that is located on 17th Street.   
 

-Submitted by Glen Poelstra, Assistant Director of the Water Department  
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WASTEWATER: 
 
There is a public sewer main located in 17 Street. 
 

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

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

3. Sewer Policy #719 requires a 20’-wide utility easement (30’ if shared with Public Water) or 
R/W dedicated to the City for all public sewers. 

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

-Submitted by Larry Parsons, Utility Project Manager 
 
FIRE: 
The Fire Department works with the Engineering, Water and Building Departments to ensure the 
design of any proposal meets mandated safety requirements for the city and its residents: 
 
Fire department access to the site (Road widths, surfacing, maximum grade, turning radiuses, no 
parking-fire lanes, snow storage and gate access), 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, utilizing the currently adopted 
International Fire Code (IFC) for compliance. The CD’A FD can address all concerns at site and 
building permit submittals with the corrections to the below conditions.  

 
-Submitted by Bobby Gonder, Fire Inspector / IAAI – CFI  

 
POLICE: 
It looks like this development will have egress from non-collector streets and not create issues 
with additional turn in/out from collector streets and appears to be consistent with the 
neighborhood.  The PD has no concerns. 

 
-Submitted by David Hagar, Police Captain 

 

Evaluation: The Planning Commission must determine, based on the information before 
them, whether or not the public facilities and utilities are adequate for the 
request. 
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Finding B3: That the proposed preliminary plat (does) (does not) comply with 
all of the subdivision design standards (contained in chapter 16.15) 
and all of the subdivision improvement standards (contained in 
chapter 16.40) requirements. 

 
Per engineering review, for the purposes of the preliminary plat, both subdivision design 
standards (chapter 16.15) and improvement standards (chapter 16.40) have been vetted for 
compliance.    

 
  -Submitted by Chris Bosley, City Engineer 
 

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

 
 

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

requirements of the applicable zoning district. 
 
 

The existing zoning is R-12, which allows a single family and duplex housing types at a density 
of 12 units per acre.   

 
ZONING MAP: 

 
 
 
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.  
 

Subject 
Property 
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17.05.230: SITE PERFORMANCE STANDARDS; MINIMUM LOT: 
Minimum lot requirements in an R-12 District shall be as follows: 

   A.    1. Three thousand five hundred (3,500) square feet per unit except for single-
family detached housing (Duplex Lot = 7000 SF) 

       2.   Five thousand five hundred (5,500) square feet per single- family detached 
lot. 

   B.    All buildable lots must have fifty feet (50') of frontage on a public street, unless an 
alternative is approved by the City through the normal subdivision procedure or 
unless a lot is nonconforming. 

 
Because this request is not a Planned Use 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 differently.  
 
The total size of the site measures 2.23 acres. Approximately 0.76 acres will be dedicated as 
public city streets (ROW), leaving 1.47 acres for development into 9-lots as requested. All 
proposed lots must have a minimum 50’ of frontage and each lot must be at least 5,500 square 
feet.  This is a proposed maximum density of approximately 12 units per acre or 18 total units 
using existing R-12 code standards and the minimum square footage required per unit for a 
duplex, (3,500 square feet).   
 
All of the proposed nine lots are large enough for a duplex with a minimum of 7,000 square feet.  
The proposed lots may or may not be built as duplexes, and the owner(s) could instead build a 
single-family home with or without an accessory dwelling unit (ADU).  The smallest proposed lot 
measures 7,000 SF and the largest 7,395 SF.   
 
The lots in the proposed preliminary plat meets the frontage requirements of 50’ per lot and the 
minimum lot area requirements for lots in the R-12 zoning district. 
 
Evaluation: The Planning 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 

 
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 or alleys shall be dedicated and constructed to City of Coeur d’Alene 
standards. 

6. Street or alley improvement plans conforming to City guidelines shall be submitted 
and approved by the City Engineer prior to construction. 

7. All required street or alley improvements shall be constructed prior to issuance of 
building permits. 
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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. Hydrant placement shown on the exhibit are acceptable for FD. 
11. Minimum Street width is 26 feet. 
12. Turning radiuses are: 25’ interior, 50’ exterior. 
13. Fire Code requires the minimum dimension for a dead-end cul-de-sac is 96’. 

 
General: 

14. The final plat shall conform to the requirements of the City. 
15. 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. 

 
 

PROPOSED CONDITIONS: 
 

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

2. All City sewer plans require IDEQ or QLPE Approval prior to construction.  
 

3. City Sewer Policy #716 requires all legal parcels within the City to connect and 
discharge into the public sewer through one (1) sewer connection (lateral). 
 
 

4. City sewer shall comply with the to-and-through and installed to all City 
specifications and standards. 
 

5. Any unused sewer laterals at the public main in 17th Street shall be capped. 
 
6. The installation of any required water main extensions, additional fire hydrants and 

new services will be the responsibility of the owner/developer at their sole expense.  
 

7. A minimum 20’ public utility easement for any water main extension onto private 
property including fire hydrants is required.  

 
8. No permanent structures such as building foundations are allowed within the public 

utility easement.  
 

9. Capitalization fees will be due for domestic, irrigation and/or fire services at the time 
of building permits. 
 

10. If it is determined that fire flow cannot be met, the developer will be responsible for 
upsizing the water mains in the area to meet the fire flow requirements.  

 
11. Individual address numbers are required for all living units and visible from the 

street. 
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12. Fire Hydrants shall be spaced no farther than 450’ apart. 

 
13. A regulation Fire Department turn-around is required.  

 
14. NO PARKING sign(s) shall be placed at the Fire Department turn-around. 

 
15. An approved snowplow plan is required for access during winter. 

 
16. 17th Street must be paved curb to curb from Stiner Avenue to Gilbert Avenue 

meeting City standards. 
 

17. No Parking signs must be installed on Stiner Avenue and on 17th Street, meeting 
City standards. 
 

18. Stop Signs must be installed on 17th Street, northbound and southbound, at Gilbert 
Avenue. 
 

19. Stop Signs must be installed on Stiner Avenue, eastbound and westbound, at 17th 
Street. 
 

20. Forty feet (40') of snow storage must be provided at the east end of the proposed 
Stiner Avenue without blocking driveway access.   
 

21. The required sidewalk along the 17th Street frontage must be within public right-of-
way or in a dedicated easement. 
 

 
ORDINANCES & STANDARDS USED FOR EVALUATION: 

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 
2023 Coeur d'Alene Trails Master Plan 

 
 
 
ACTION ALTERNATIVES: 
 
The Planning Commission must consider this request and make findings to approve, deny, or 
deny without prejudice. The findings worksheet is attached. 

 
 
Attachments:  
 
Applicant’s Narrative 
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SUBDIVISION APPLICATION

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

APPLICATION INFORMATION

FILING CAPAGITY

! Recorded property owner as to of

E Purchasing (under contract) asof

fl The Lessee/Renter as of 

-

I AutnorizeO agent of any of the foregoing, duly authorized in writing. Written authoization must be attached)

SITE INFORMATION:

PRoPERTY OwNER: rY\

,)D 2,",33A\5
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srrrr: aDCrw

EMAIL:FAx:PHONE
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SUBDIVISION APPLICATION

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

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

lnterest Holder #1

Name

STATE OF /tl*t+"
County of ,/t o

o tit /vI0 ,J

)ss
t

on t s T 4 lL oav ot lrViltfrt{, zof!, o"ror"me, a Notary Public, personally appeared

, known to me to be the person whose name is subscribed herein, and

who execu the foregoing instrument on behalf of said c-orporation and acknowledged to me that said

corporation executed the same.

lN WITNESS WHEREOF, I have hereunto set my hand and affixed my the day and year in this

certificate first above written

/l) /

Notary Public for:

nesioingat:?llo l/ zCrz...ar rt Ury
My commission ervn.", //--2/ -Zr

I
I
,-a-

L

F\O

g vJ rt r(e.*r""v,

Address:

R

)

)

1tl*ttt

$o1^a,.
DUe
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SUBDIVISION APPLICATION

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

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

lnlerest Holder #2:

Name:

Company:

Address:

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

I (We) the undersigned do hereby make petition for subdivision of the property described in this petition,

and do certify that we have provided accurate information as required by this petition form, to the best
of my (our) ability.

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

N/N

DATED THIS DAY OF 20-
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SUBDIVISION APPLICATION

P
CHAPTER 16.20
FOR ALL PRELIMINARY PLATS

SECTIONS:

16.20.0't0
16.20.020
16.20.030
16.20.040

Preapplication meeting for all preliminary plats.
Application fees for all preliminary plats.
General requirements for all preliminary plat documents.
Lapse of approval of preliminary plat approval.

'I 6.20.010 Preapplication meetino for all oreliminarv plats.
A. Every developer seeking preliminary approval of formal and short plats within city limits must meet
with city staff, including, but not limited to, a representative of the planning department, engineering,
parks department and the city's utilities, at least six (6) weeks prior to submission of the request for
preliminary plat approval. A developer seeking a preapplication meeting must submit four (4) copies of
a concept plan to the planning director who will schedule the preapplication meeting at the earliest
available date. The purpose of this meeting is to discuss informally the purpose and effect of the
subdivision ordinance, and the criteria and standards contained therein, parks and open space
development and connectivity to the city's parks and trail system, the provision of city utility services,
and to familiarize the developer with the comprehensive plan, the parks master plan, the zoning
ordinance, and the subdivision ordinance. The planning director, after consulting affected departments,
may allow for application submission prior to the six (6) week deadline in cases where adequate
discussion of city criteria and standards have taken place and may waive the requirement for a
preapplication meeting for short plats if he or she determines that the short plat will have limited impact
on public infrastructure.

B. Developers of condominium plats must meet with staff prior to application submission to discuss the
subdivision proposal and relevant city code requirements. (Ord. 3485' 2014)

16.12.020 Application fees for all Dreliminarv Dlats.
A. Fee Riquired: All applications for preliminary plat approval must be accompanied by the fee
adopted by the city council.

B. Waiver Of Fees: Fees shall be waived as specifled below:

.1. public Agency: No fee shall be charged for an application filed by any city, county, district,

state, federal government or agency thereof.

2. Renewals: No fee shall be charged for an application to extend a termination date prescribed

as a condition of an approval which has been granted and which has not expired; provided, that no

substantial change in plans or other condition of approval is proposed'

3.AmendmentofApprovedSubdivision:NoperlotfeeShallbechargedforanapplicationto
modiry or amena an approv& preliminary plat so-long as the subdivider has previously paid the

"rriiUy 
r"qrir"O per lot appti&tion tee inO the fee has not been expended for its intended purpose' lf

G a.ount of tne required per lot fee increases in the interim between the date that the developer pays

in" t"" ,rJ tn" date ihat the developer submits an application to modify or amend the approved

.roolririon, the developer shall paythe difference bgtwee.n the amount previously paid and the current

;;;i;i f;;;;i";" in" rd" nas reLn',eipenoed for irs intended purpose, in which case the developer will

pay the full Per lot fee.
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SUBDIVISION APPLICATION

4. Reapplication: The planning director may, in his or her discretion, waive all or part of an
application fee for an application that was submitted and denied without prejudice within the previous
year.

C. Refunds: The planning director may refund an application fee in whole upon a determination that the
application was erroneously required or filed. (Ord. 3485, 2014\

16.20.030: General reouirements for all Dreliminarv Dlat documents.
The preliminary plat shall include the following:

A. The proposed name of the subdivision. Names shall not too closely resemble those of existing
subdivisions, nor shall given names or inilials be used with surnames in a plat name;

B. The location of boundary lines in relation to section, quarter-section, and quarter-quarter-section
lines and any adiacent corporate boundaries of the city which are part of the legal description of the
property;

C. The names and addresses of the developer, owner and all lienholders, and the engineer, surveyor,
or other person making the plat;

D. The scale of the plat, which shall not be less than fifty feet to one inch (50' = 1") nor more than one
hundred feet to one inch (100' = 1");

E. The date of submission and the north arrow;

F. The location, width and name of each existing or proposed street rights of way, other rights of way,
easements, parks, sidewalks, pedestrian and bicycle facilities and open spaces and existlng permanent

buildings within the proposed subdivision;

G. The names of adjacent subdivisions and the location and names of all adjacent streets;

H. The topography at an appropriate contour interval (unless specifically waived by the city engineer),

the location of all natural watercourses, and other physical features pertinent to the subdivision;

l. The layout, numbering and dimensions of lots and the numbering of blocks;

J. The indication of any portion or portions of the plat for which successive or separate final plats are to

be filed;

K. Net acreage of subdivision, computed by calculating the total land area less proposed or existing

public streets and other public lands;

L. The vicinity sketch shall be a legible scale and shall showthe relationship of the proposed plat to

existing schools, parks, shopping centers, and other like facilities;

M. The city engineer may require the proposed street grades be shown on the plat where, in his or her

opinion, conditions so warrant;

N. The layout and dimensions of existing and proposed water, sanitary sewer, and drainage

easements;

o. A lot grading plan showing the existing and final grades with two foot (2') conlours. (ord. 3485'

2014)
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SUBDIVISION APPLICATION

16.20.040: Lapse of approval of prelitotnanLplat aBprava!.
Preliminary plat approval, whether conditional or not, shall be effective for twelve (12) months from the
date of planning commission approval or from the date of recordation of the final plat for the preceding
phase of the development in an approved phased subdivision. The planning commission, upon written
request, may grant up to five (5) extensions of twelve (12) months each upon a finding that the
preliminary plat complies with current development requirements and all applicable conditions of
approval. The planning commission may modify and/or add conditions to the final plat to ensure
conformity with adopted policies and/or ordinance changes that have occurred since the initial approval.
A request for an extension of a preliminary plat approval must be received by the planning director no
later than ninety (90) days after the date that the approval lapsed and must be accompanied by the
required fee. (Ord. 3485, 2014)
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Subdivision Name: Vo,,I L1 \eb
ruo. t-ots 4 Blocks I Tracts

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

1. 18" x24";3" margin at left end; 1/2" on other ends'

2. Four paper copies of plat document'

3. North Arrow.
4. Scale.
5. Stamped, signed & dated'

6. Subdivision name.
7. Section/Township/Range/Meridian'
8. CitY/CountY/State.
9. Legend.
10. Vicinity map.
1 1. Easements; location, width & purpose'

12. Block numbers.
i3. Lot numbers for all lots, tracts, open spaces' etc'

14. Road Right-of-Way; widths
15. RoadRighlof-Wayidedications'
16. Road Names'
11. Bearings and distances of exterior boundary'

18. Bearinls and distances of interior lot lines'

19. Exterior boundary corners'

20. lnterior lot corners.
21 . Centerline monuments.
iZ. Lo""tion of any existing structures & distance to P/L'

23. Special setback lines.

24. Legal description of exterior boundary'

isi. #;"g; to three decimal places (s'F -nearest foot)'

,6:. Curve-oata incl. delta, radius, chord brg'/dist ' length

27. General notes & details'
28. Cul-de-sac & knuckle radius'

SIGNATURE PAGE:

29. SurveYor'scertificate.
30. Owner'sdedicationcertificate'
31 . Notary Public format.
32. County Surveyor Certification'
33. CountyTreasurerCertification'
34. County Recorder Certification'
iS. Sanitary Restrictioni Health District Approval'

36. CitY Council APProval.

37 . CitY Clerk Signature'
38. CitY Engineer Signature'

39. Water SYstem Statement.

Submittal Reviewed by ApPlicant's Surveyor

SUBDIVISION APPLICATION

Comments

Finn I Phl-

M
+
IA

:

Date Reviewed
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Project Narrative

Kaufman Estates

Subdivision

Prepared by:

Olson Engineering

1649 Nicholson Center St. Suite #102

Post Falls, lD 83854



Legal Description

All of Lot 3 and the North 13 feet of Lot 4 in Thomas Park Addition, Kootenai County, State of
ldaho, according to the plat recorded in Book "8" of Plats, page 142. Together with that portion

vacated 19th Street running along the East line of the herein above described property, by

Ordinance No. 2129, which attaches by operation of law, recorded May 11, 1988 and

lnstrument No. 1115584 Also together with the South 52 feet of the North 75 feet of the East

200 feet of the West 327 feet of Lot 4 in Thomas Park Addition, Kootenai county, state of ldaho,

according to the plat recorded in Book "B" of Plats, page 142.
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Proiect Location

The subject property is located at 2810 N 17th St in Coeur d'Alene, south of E Stiner
Ave. The property is south of Nettleton Gulch Rd in the area known as the Thomas

Park Addition.

Site Conditions

The property is approximately 2.3 acres in size with an existing single-family

dwelling and accessory structure (shop) positioned about 200 feet from 17th St. The

property is gently sloped with native trees scattered near the perimeter. The

neighborhood contains a mix of housing, mostly aging homes on % acre lols,
although some homes are on larger parcels.

Proiect Proposal

Kaufman Estates is a 9-lot subdivision that will be accessed by a public road. The

proposed buildings will be duplexes to create L8 units total.
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Existin Zonins.

The property is currently zoned R-12. The city of Coeur d'Alene generally

describes the R-12 zoning designation as follows:

,,The R-12 District is intended os o residentiol oreo thot permits o mix oI housing

types ot o density not greoter thon twelve (72) units per gross ocre'"

Surroun in Zonin

R-12

Development Plan

The existing structures on the site will be demolished and removed in preparation

for development.

Streets

This development will be served by a public road that will be an extension of

stiner Ave from the west. There is an emergency vehicle turnaround toward the

eastside of the property (hammerhead). stormwater will be gathered and treated

in storm swales as shown on the plans.

Utilities

The city of coeur d'Alene will provide water and sanitary sewer for the project

and the development team has been communicating with these departments

throughout the design Phase.

Electricity, natural gas, phone and cable are currently available to the site as it is

an existing neighborhood currently being served by utilities. coordination with

utility providers is ongoing.



 

 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  



From: Jessica Steidl
To: CLARK, TRACI
Subject: Todd Kaufman Estates
Date: Thursday, March 28, 2024 4:08:00 PM

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

To whom it may concern, 
This is my 3rd email addressing my concerns over this subdivision. As long as he is asking for
density that fits in the zoning we are obviously in agreement. Anything above that we ask that
you deny. He has already started work on the lot so hopefully, he has decided to stay within
the zoning density.
Thanks

-- 
Jessy Steidl
Associate Broker
Realty Plus Inc.
Mobile 208-290-5582
Office 208-263-1979
Search the entire MLS at
www.realtyplussandpoint.com

In Washington:
Steidl Real Estate Services
208-290-5582

mailto:TCLARK@cdaid.org


This Message Is From an External Sender
This message came from outside your organization.

     Report Suspicious     ‌

From: Polak, Chad M
To: CLARK, TRACI
Subject: FW: NOTICES OF PUBLIC HEARING S-1-24 & PUD-1-24 & S-2-24 PLANNNG & ZONING COMMISSION MEETING

APRIL 9, 2024
Date: Monday, March 25, 2024 8:33:44 AM
Attachments: image001.png

S-1-24 public notice.pdf
PUD-1-24 & S-2-24 public notice.pdf

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

Good Morning Traci,
 
Based on the location of the above project, there is no impact to the YPL ROW or pipeline.
 
Sincerely,
 
Chad M. Polak 
Agent, Real Estate Services 
O: (+1) 303.376.4363 | M: (+1) 720.245.4683
3960 East 56th Avenue | Commerce City, CO  80022
Phillips 66
 

From: CLARK, TRACI <TCLARK@cdaid.org> 
Sent: Friday, March 22, 2024 11:32 AM
To: CLARK, TRACI <TCLARK@cdaid.org>
Subject: [EXTERNAL]RE: NOTICES OF PUBLIC HEARING S-1-24 & PUD-1-24 & S-2-24 PLANNNG &
ZONING COMMISSION MEETING APRIL 9, 2024
 
Greetings, Attached is a copy of the public hearing notices for the next P&Z Commission Meeting Tuesday April 9, 2024. If you have any comments, please let me know. Traci Clark Planning Department, City of Coeur d’Alene Administrative
ZjQcmQRYFpfptBannerStart

ZjQcmQRYFpfptBannerEnd

Greetings,
               Attached is a copy of the public hearing notices for the next P&Z Commission Meeting
Tuesday April 9, 2024.
If you have any comments, please let me know.
 
Traci Clark

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

https://us-phishalarm-ewt.proofpoint.com/EWT/v1/BNz2GT-dGXHFnI4!ua9ItK-r7LOw58noZMtuVk79PKodfxQnsya6ExJ95me5nSP6AaZLO3CIf-U54B33DpGaUE3frj1PT5-zsTp15gIp6V_70Mugn-KPlOGzR9ITawUSye80uejLrTsZoDAx5QXsCiRRFhbodQ$
mailto:TCLARK@cdaid.org
mailto:tclark@cdaid.org







We invite your par�cipa�on!  
Join friends and neighbors to provide your comments about 
the following request: 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


What is the request? 
  
Todd Kaufman is requesting a proposed 9-lot preliminary plat 
known as “Kaufman Estates” on 2.3 acres in an existing R-12 
zoning district.   


Planning and Zoning 
Commission 


  
When: 


Tuesday, April 9, 2024 
 


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? 
 
All of Lot 3 and the North 13 feet of Lot 4 in Thomas Park 
Addition, Kootenai County, State of Idaho, according to the plat 
recorded in Book “B” of Plats, page 142.  Together with that 
portion vacated 19th Street running along the east line of the 
herein above-described property, by Ordinance No. 2129, which 
attaches by operation of law, recorded May 11, 1988 and 
Instrument No. 1116584 also together with the South 62 feet of 
the North 75 feet of the East 200 feet of the West 327 feet of Lot 
4 in Thomas Park Addition, Kootenai county, State of Idaho, 
according to the plat recorded in Book “B” of Plats, Page 142.  
Commonly known as 2810 N. 17 Street.  
  
 


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 por�on of the 
no�ce and return to the Planning Department office before April 8, 
2024 


 


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


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


&/or  4. Come to the public hearing. 


Please cut here 


ITEM: S-1-24 



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. 


SUBJECT 
PROPERTY 


Location Map 



http://www.cdaid.org/






We invite your par�cipa�on!  
Join friends and neighbors to provide your comments about 
the following request: 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


What is the request? 
  
Dennis Cunningham is proposing a 3.08 acre Planned 
Unit Development (PUD) known as “The Union Phase 
2” and a 19-lot and 4-tract preliminary plat known as 
“The Union Phase 2” Subdivision.  


 


Planning and Zoning 
Commission 


  
When: 


Tuesday, April 9, 2024 
 


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? 
 
Government Lot 22 of Section 11, Township 50 North, Range 4 
West of the Boise Meridian, City of Coeur d’Alene, Kootenai 
County, Idaho. A strip of land 100 feet in width running in a 
northwesterly and southeasterly direction through said Lot 22, 
said strip of land lying on the Northeast side of and adjoining 
the right-of-way of the cda and Spokane Railway Company. 
Consisting of approximately 3.08 acres located immediately 
south west of Lacrosse Ave and 520 feet west of Northwest 
Boulevard.  


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 por�on of the 
no�ce and return to the Planning Department office before April 8, 
2024 


 


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


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


&/or  4. Come to the public hearing. 


Please cut here 


ITEM: PUD-1-24 & S-2-24 



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. 


Location Map 


W. Lacrosse Ave 



http://www.cdaid.org/





 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  



PLANNING & ZONING COMMISSION FINDINGS:  S-1-24                                          April 9, 2024 Page 1 
 

COEUR D'ALENE PLANNING AND ZONING COMMISSION 
FINDINGS AND ORDER 

 

S-1-24 
A. INTRODUCTION 

This matter came before the Planning and Zoning Commission on April 9, 2024, to consider S-1-24, 

a request for approval of a preliminary formal plat for a 9-lot and one tract subdivision known as 

“Kaufman Estates.” 

  

 APPLICANT/OWNER:  Todd Kauman 
  
 
 ENGINEER:  Olson Engineering 
 

 
LOCATION:  Located immediately east and southeast of the intersection of Stiner 

Avenue and 17th Street. 
 

 
A. FINDINGS OF FACT: 

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

 
A1.   All public hearing notice requirements have been met for item S-1-24.  

• 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). Eighty-two (82) 
notices were mailed to all property owners of record within three hundred feet (300') of the 
subject property on March 22, 2024.  

• 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 March 22, 2024, eighteen days 
prior to the hearing.  

• Notice of the public hearing must be given to a pipeline company operating any existing 
interstate natural gas transmission pipeline or interstate petroleum products pipeline, as 
recognized by the pipeline and hazardous materials safety administration, with a center 
point within one thousand (1,000) feet of the external boundaries of the land being 
considered, provided that the pipeline company is in compliance with section 62-1104, 
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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 March 22, 2024. 

 
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 street.  Surrounding land uses include single-
family and duplex housing.   

 
A4.   The City Engineer has attested that the preliminary formal plat submitted contains all of the 

elements required by the Municipal Code.  The applicant has not requested deviations from the 
Subdivision Code. 

 
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 standards. All departments have indicated 
the ability to serve the project with the additional conditions as stated at herein in section A8. 

 
A6.  The City Engineer has vetted the preliminary plat for compliance with both subdivision design 

standards (chapter 16.15) and improvement standards (chapter 16.40).    
 
A7.  The proposed subdivision meets all subdivision design standards for the R-12 zoning district. 

The gross area of the subject property is 2.23 acres. Approximately 0.76 acres will be dedicated 
as public city streets, leaving 1.47 acres for development. All proposed lots have a minimum 
frontage exceeding 50’ and each lot exceeds 5,500 square feet. The project meets the density 
allowed in the R-12 zoning district. 

 
A8. The following twenty-one (21) conditions are required by law and are reasonable for the 

proposed subdivision: 
 

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

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

3. City Sewer Policy #716 requires all legal parcels within the City to connect and discharge 
into the public sewer through (1) sewer connection (lateral). 
 

4. City sewer shall comply with the to-and-through policy and installed to all City 
specifications and standards. 
 

5. Any unused sewer laterals at the public main in 17th Street shall be capped. 
 
6. The installation of any required water main extensions, additional fire hydrants, and new 

services will be the responsibility of the owner/developer at their sole expense.  
 

7. A minimum 20’ public utility easement for any water main extension onto private property 
including fire hydrants is required.  

 
8. No permanent structures, such as building foundations, are allowed within the public utility 

easement.  
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9. Capitalization fees will be due for domestic, irrigation and/or fire services at the time of 
building permits. 
 

10. If it is determined that fire flow cannot be met, the developer will be responsible for 
upsizing the water mains in the area to meet the fire flow requirements.  

 
11. Individual address numbers are required for all living units and visible from the street. 

 
12. Fire Hydrants shall be spaced no farther than 450’ apart. 

 
13. A regulation Fire Department turn-around is required.  

 
14. NO PARKING sign(s) shall be placed at the Fire Department turn-around. 

 
15. An approved snowplow plan is required for access during winter. 

 
16. 17th Street must be paved curb to curb from Stiner Avenue to Gilbert Avenue meeting 

City standards. 
 

17. No Parking signs must be installed on Stiner Avenue and on 17th Street, meeting City 
standards. 
 

18. Stop Signs must be installed on 17th Street, northbound and southbound, at Gilbert 
Avenue. 
 

19. Stop Signs must be installed on Stiner Avenue, eastbound and westbound, at 17th 
Street. 
 

20. Forty feet (40') of snow storage must be provided at the east end of the proposed Stiner 
Avenue without blocking driveway access.   
 

21. The required sidewalk along the 17th Street frontage must be within public right-of-way 
or in a dedicated easement. 

 
The commission may add additional conditions here. 

 
(The commission should add other facts here which it finds are relevant to its decision.) 
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B. CONCLUSIONS OF LAW: 
 
Based on the foregoing Findings of Fact, the Planning and Zoning Commission makes the following 
Conclusions of Law.   
 
B1. That all of the general preliminary formal plat requirements (have) (have not) been met as 

determined by the City Engineer.  This is based on the determination of the City Engineer that 
all of the requirements of Municipal Code § 16.20.030 have been satisfied.  

 
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. 

 
B3. That the proposed preliminary plat (does) (does not) comply with all of the subdivision design 

standards (contained in chapter 16.15) and all of the subdivision improvement standards 
(contained in chapter 16.40) requirements.  Specifically, the streets and paths as designed 
conform with the comprehensive plan which requires the continuity of streets and paths is 
preserved, intersection design is based on right angles and is appropriate for this area, street 
grades conform to the natural contour of the land, the width of rights-of-way conform to City 
standards, easements for public infrastructure are provided, block length complies with City 
standards, lot frontage, access and size conform to City standards, sidewalks, curbs and gutters 
comply with City standards, sewer and water connections meet City requirements, and street 
and traffic control signs and devices meet City requirements. 

 
B4. The lots proposed in the preliminary plat (do) (do not) meet the requirements of the applicable 

zoning district. 
 
C. DECISION 

The Planning and Zoning Commission, pursuant to the foregoing Findings of Fact and Conclusions 
of Law, has determined that the proposed preliminary plat (does) (does not) comply with the 
required evaluation criteria, and the plat is (approved) (with conditions) (without conditions) 
(denied) (denied without prejudice).   
 

 
Motion by                   , seconded by               , 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 LUTTROPP  Voted    (Aye) (Nay)   
 
 COMMISSION MEMBER WARD  Voted    (Aye) (Nay)       
 
 COMMISSION MEMBER FLEMING  Voted    (Aye) (Nay)   
 

COMMISSION MEMBER MCCRACKEN  Voted    (Aye) (Nay)   
 
 COMMISSION MEMBER COPPESS  Voted    (Aye) (Nay)        
 
 CHAIRMAN MESSINA    Voted    (Aye) (Nay)        
  

 
Motion to (approve)(deny)(deny without prejudice) carried by a          to        vote. 
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	The applicant requested annexation of the subject property and a public hearing was held before the Planning Commission on October 10, 2023 in item A-1-23.  The Planning Commission made a recommendation to City Council to approve the annexation with R...
	The subject site is relatively flat. The site is adjacent to 15PthP Street along its east property line.  The property to the south was annexed into the City in 2022 in item A-3-22.  The Planning Commission also approved a 10-lot subdivision and PUD o...
	The applicant is now requesting a PUD and subdivision on 1.68 acres.  The PUD will consist of seven (7) lots, and one (1) open space tract.  The lots will have frontage on the private road that is part of the Birkdale Commons PUD on the lot to the sou...
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	DECISION POINT:
	BACKGROUND INFORMATION:
	LOCATION MAP:
	AERIAL PHOTO:
	PRIOR ZONE CHANGE REQUESTS NEARBY:
	Zone Changes (See corresponding map):
	The subject property is nearby to a mix of previous zone change requests that include: approvals, denials, withdrawn requests, and a court case overturning City Council’s decision (1988).
	REQUIRED FINDINGS FOR A ZONE CHANGE REQUEST:
	Finding #B8: That this proposal (is) (is not) in conformance with the Comprehensive Plan policies.
	2022-2042 COMPREHENSIVE PLAN- LAND USE CATEGORY:
	PHYSICAL CHARACTERISTICS:
	There is an existing single-family structure on the subject property. Directly to the north and south of the subject property are existing single-family homes that are grandfathered professional office uses, each with varying degrees of commercial imp...
	The site is generally flat as is the over-all location. Midtown has seen significant change and investment over the last decade, from public corridor improvements, rehab of several out-of-date storefronts, to a substantial under construction mixed-use...
	INFILL OVERLAY DISTRICTS
	17.07.900: Purpose:
	The purpose of these regulations is to establish infill overlay districts and to prescribe procedures whereby the development of lands within these infill overlay districts can occur in a manner that will encourage infill development while protecting ...
	3. Midtown Overlay (MO)
	The intent of this district is to create a lively, neighborhood business district with a mixture of uses, including retail, services, and residential. Storefronts would be relatively continuous along the street within the core of the district. Housing...
	17.07.915: Permitted Activity Groups/Uses:
	A. Activity Groups/Uses Allowed in the Underlying Zoning District Generally Permitted:
	All Activity Groups/Uses permitted within the underlying zoning district shall be allowed, unless otherwise noted in this section.
	B. Activity Groups/Uses Expressly Prohibited in All Three Overlay Districts:
	The following Activity Groups/Uses are expressly prohibited in all infill overlay districts:
	1. Criminal Transitional Facilities.
	2. Juvenile Offenders Facilities.
	3. Adult Entertainment.
	4. Adult Entertainment Retail Sales.
	5. All other uses that includes the outdoor storage of inventory, materials, or supplies.
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	PLANNING COMMISSION
	STAFF REPORT
	FROM:  SEAN E. HOLM, SENIOR PLANNER
	DECISION POINT:
	BACKGROUND INFORMATION:
	LOCATION MAP:
	AERIAL PHOTO:
	PRIOR ZONE CHANGE REQUESTS NEARBY:
	Zone Changes (See corresponding map):
	The subject property is nearby to a mix of previous zone change requests that include: approvals, denials, withdrawn requests, and a court case overturning City Council’s decision (1988).
	REQUIRED FINDINGS FOR A ZONE CHANGE REQUEST:
	Finding #B8: That this proposal (is) (is not) in conformance with the Comprehensive Plan policies.
	2022-2042 COMPREHENSIVE PLAN- LAND USE CATEGORY:
	PHYSICAL CHARACTERISTICS:
	There is an existing single-family structure on the subject property. Directly to the north and south of the subject property are existing single-family homes that are grandfathered professional office uses, each with varying degrees of commercial imp...
	The site is generally flat as is the over-all location. Midtown has seen significant change and investment over the last decade, from public corridor improvements, rehab of several out-of-date storefronts, to a substantial under construction mixed-use...
	INFILL OVERLAY DISTRICTS
	17.07.900: Purpose:
	The purpose of these regulations is to establish infill overlay districts and to prescribe procedures whereby the development of lands within these infill overlay districts can occur in a manner that will encourage infill development while protecting ...
	3. Midtown Overlay (MO)
	The intent of this district is to create a lively, neighborhood business district with a mixture of uses, including retail, services, and residential. Storefronts would be relatively continuous along the street within the core of the district. Housing...
	17.07.915: Permitted Activity Groups/Uses:
	A. Activity Groups/Uses Allowed in the Underlying Zoning District Generally Permitted:
	All Activity Groups/Uses permitted within the underlying zoning district shall be allowed, unless otherwise noted in this section.
	B. Activity Groups/Uses Expressly Prohibited in All Three Overlay Districts:
	The following Activity Groups/Uses are expressly prohibited in all infill overlay districts:
	1. Criminal Transitional Facilities.
	2. Juvenile Offenders Facilities.
	3. Adult Entertainment.
	4. Adult Entertainment Retail Sales.
	5. All other uses that includes the outdoor storage of inventory, materials, or supplies.
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	The site is generally flat as is the over-all location. Midtown has seen significant change and investment over the last decade, from public corridor improvements, rehab of several out-of-date storefronts, to a substantial under construction mixed-use...
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	A. FINDINGS OF FACT:
	A18. The Police Department does not have an issue with the proposed zone change.
	A19. The site is general flat and has a slight slope to the east. The site is vacant of buildings and is in a natural state with grass and trees located on it.
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	PLANNING AND ZONING COMMISSION
	STAFF REPORT
	FROM:                           MIKE BEHARY, ASSOCIATE PLANNER
	DECISION POINT:
	The applicant is requesting approval of a zone change from NC (Neighborhood Commercial) to C-17.
	BACKGROUND INFORMATION:
	The subject property is vacant and is located on the southeast corner of the intersection of 15PthP Street and Best Avenue.  The subject site is .93 acres in area and is relatively flat. The site is adjacent to two duplexes and one single family dwell...
	The subject site is currently zoned Neighborhood Commercial (NC) and was annexed into the city in 2011 in item A-1-11.  The applicant is now requesting that the C-17 zoning district be applied to the subject site.
	The applicant has indicated that if this zone change request is approved, then they intend to build a gas station with a mini mart and a quick serve restaurant on the subject site.  However, it should be noted that if the zone change is approved all u...
	The applicant has submitted a site plan and a narrative as part of this request.  See the attached site plan and narrative by the applicant at the end of this report for a complete overview of their annexation request.
	PROPERTY LOCATION MAP:
	AERIAL PHOTO:
	BIRDS EYE AERIAL:  Looking North
	BIRDS EYE AERIAL:  Looking Southeast
	PRIOR ZONE CHANGE REQUESTS
	UHearing  Request   City Council
	ZC-2-82  R-12 to C-17   Approved
	ZC-1-24   ZONE CHANGE FINDINGS:
	REQUIRED FINDINGS FOR A ZONE CHANGE:
	A.         UFinding #B8:U That this proposal (is) (is not) in conformance with the Comprehensive Plan goals, objectives and policies.
	2042 COMPREHENSIVE PLAN LAND USE:
	2042 COMPREHENSIVE PLAN LAND USE MAP:
	2042 COMPREHENSIVE PLAN LAND USE MAP:  Mixed-Use Low
	2042 COMPREHENSIVE PLAN LAND USE MAP: Mixed-Use Low
	The subject site lies within the Mixed Use Low place type as designated in the 2042 Comprehensive Plan.
	PHYSICAL CHARACTERISTICS:
	The site is general flat and has a slight slope to the east. (See topography map below).  The site is vacant of buildings and is in a natural state with grass and trees located on it.  Site photos are provided on the next few pages showing the existin...
	TOPOGRAPHIC MAP:
	SITE PHOTO - 1:  View from the northeast corner of property looking south.
	SITE PHOTO - 2:  View from the northeast corner of property looking west along Best Avenue.
	SITE PHOTO - 3:  View from the north central part of property looking south.
	SITE PHOTO - 4:  View from the northwest corner of property looking east.
	SITE PHOTO - 5:  View from the center of property looking northwest.
	SITE PHOTO - 6:  View from the southwest corner of property looking north along 15PthP Street.
	PROPOSED ZONING MAP:
	Existing Neighborhood Commercial (NC) Zoning District:
	The neighborhood commercial district is intended to allow for the location of enterprises that mainly serve the immediate surrounding residential area and that provide a scale and character that are compatible with residential buildings. It is expecte...
	Proposed C-17 Zoning District:

	ADPECAC.tmp
	A. FINDINGS OF FACT:
	A18. The Police Department does not have concerns with the proposed zone change.
	A19. The site is generally flat and has a slight slope to the east. The site is vacant, and is in a natural state with grass and trees located on it.

	ZC-1-24-2023-30 SITE PLAN-SITE PLAN 23-1215.pdf
	Sheets and Views
	SITE PLAN


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

	pc min 3-12-24 final.pdf
	The PUD Amendment #4 for the Atlas Waterfront project would revise the final Development Standards for the project to incorporate minor changes to address development conditions for the property and to make the setbacks more consistent throughout the ...
	The requested amendments to the Development Standards with PUD Amendment #4 include:
	Justification:
	As an example, if Area 5A was developed with 84 multifamily units (three (3) studio units, 72 1- bedroom units, and nine (9) 2-bedroom units) with DO-N parking requirements, they would be required to provide 89 off-street parking spaces for residentia...
	If Area 5A were developed with the same 84 multifamily units (three (3) studio units, 72 1-bedroom units, and nine (9) 2-bedroom units) with base city code parking requirements in C-17/R-17, they would be required to provide 129 off-street parking spa...
	Finding B7:          That the proposal (does) (does not) provide for an acceptable method for the                                     perpetual maintenance of all common property.
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	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.
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	5:30 P.M. CALL TO ORDER:
	PLEDGE:
	PUBLIC COMMENTS:
	STAFF COMMENTS:
	Presented by: Mike Behary, Associate Planner
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	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...




