
  
 PLANNING COMMISSION AGENDA 
 COEUR D’ALENE PUBLIC LIBRARY    
       LOWER LEVEL, COMMUNITY ROOM 
     702 E. FRONT AVENUE 
        
 DECEMBER 12, 2023 

 
 
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.   
 
November 14, 2023, Planning Commission Meeting  
 
PUBLIC COMMENTS: 
 
STAFF COMMENTS: 
 
COMMISSION COMMENTS: 
 
ADMINISTRATIVE: ***ITEM BELOW IS CONSIDERED TO BE AN ACTION ITEM. 
 
 
1. Applicant: Birkdale Commons Subdivision & PUD Extension   

Request: Extend the Preliminary Plat and PUD approval for the project known as Birkdale 
Commons (S-3-22 and PUD-4-22) 

 
   Presented by: Hilary Patterson, Community Planning Director 
 
 
PUBLIC HEARINGS: ***ITEM BELOW IS CONSIDERED TO BE AN ACTION ITEM.   
 
 
1. Applicant: Jay Lange 
 Location: 707 N. 4th Street  
 Request: A proposed zone change from residential R-17 (MO) to commercial C-17L (MO)  

QUASI-JUDICIAL, (ZC-1-23) 
 
   Presented by: Sean Holm, Senior Planner    
   

  

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

 
The Planning 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.  
 



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. 

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

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

MINUTES 
NOVEMBER 14, 2023 

LOWER LEVEL – LIBRARY COMMUNITY ROOM 
702 E. FRONT AVENUE 

 
 
 
COMMISSIONERS PRESENT:   STAFF MEMBERS PRESENT: 
 
Tom Messina, Chairman   Hilary Patterson, Community Planning Director 
Sarah McCracken (on zoom)   Mike Behary, Associate Planner  
Peter Luttropp     Sean Holm, Senior Planner  
Lynn Fleming     Traci Clark, Public Hearing Assistant  
Phil Ward     Randy Adams, City Attorney 
          
             
   
COMMISSIONERS ABSENT: 
 
Jon Ingalls, Vice-Chair 
Mark Coppess 
 
 
CALL TO ORDER:  
 
The meeting was called to order by Chairman Messina at 5:31 p.m.  
 
Chairman Messina announced that the public hearing for item ZC-1-23 has been rescheduled to the 
December 12, 2023 meeting and asked the Commission to amend the agenda accordingly. 
 
Motion by Commissioner Ward, seconded by Commissioner Luttropp to amend the agenda to remove 
ZC-1-23 noting the hearing will be on December 12, 2023. Motion carried.  
 
APPROVAL OF MINUTES: 
 
Motion by Commissioner Fleming, seconded by Commissioner Ward, to approve the minutes of the 
Planning Commission meeting on October 10, 2023. Motion carried.  

 
 
STAFF COMMENTS: 
 
 Hilary Patterson, Community Planning Director, provided the following comments:  
 

• Thank you, commissioners, for the work you have been doing on impact fees as the City’s 
Development Impact Advisory Committee.  

• The December 12th Planning Commission Meeting will have one item on the agenda, the ZC-1-23 
zone change hearing.  

• The December 13th Joint Workshop with the Planning Commissions in the County will be held at 
the County Administration Building at 5:30 p.m.  
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COMMISSION COMMENTS: 
 
Commissioner Fleming asked has there been any progress on the short-term rental code. There are a lot 
of small homes for sale right now and feels the city might be behind the eight ball.  
 
Ms. Patterson stated staff have been analyzing the data from Granicus and evaluating where the short-
term rentals are located, including if there are any concentrated areas that need to be evaluated. They 
are doing mapping with the GIS program. Staff will report back on a target date once more information is 
available.  
 
PUBLIC COMMENTS: 
 
 None.  
 
 
PRESENTATION:      Melissa Cleveland, Welch Commer  
 

 Adoption of Capital Improvement Plans, Development Impact Fees and Annexation Fees 

Request:  Recommendation from the Planning Commission, acting as the Development 
Impact Fee Advisory Committee, to the City Council 

 
 
Decision Point:  

• Should the Planning and Zoning Commission, as the Development Impact 
• Fee Advisory Committee for the City, recommend that the City Council adopt the Capital 
• Improvement Plans (CIPs) and the fee study, when finalized, with the fees listed in this 

Memorandum? 
 
HISTORY:  
The City of Coeur d’Alene is conducting a study to update both development impact 
and annexation fees in accordance with Title 67, Chapter 82, Idaho Code, with the assistance of 
Welch Comer Engineers (overall project management, needs assessments, and CIPs), FCS Group 
(analysis alternatives, fee calculations, study), and Iteris (regional demand/traffic modeling). The 
existing development impact fee study was completed in 2004 and neither the fees nor study have 
been adjusted since. The annexation fee was last adopted by resolution in 1998. 
Impact fees represent the value of the proportional share of fire, police, park, and transportation 
system capacity that the new user, or redeveloping user, will utilize. Impact fees are a one-time fee 
for new development, and are not reoccurring or ongoing charges. The annexation fee represents the 
share of property tax-supported city functions for new areas brought into the City.  
 
 
WORK TO DATE: For the needs assessment and CIP tasks, the following has occurred: 

• Welch Comer worked with both Fire and Police staff on a needs assessment and impact fee 
CIPs. 

• Welch Comer and Iteris worked with Engineering staff to assemble a roadway CIP based on data 
from multiple sources and vetting with the KMPO regional demand model. 

• Welch Comer worked with Engineering and Parks staff to develop a non-motorized transportation 
CIP after gathering information from various existing planning documents. 

• Welch Comer developed a Parks CIP after gathering information from the City’s Parks Master 
Plan and working closely with Parks department staff. 

• Iteris pulled trip data from the KMPO regional demand model for use in the transportation impact 
fee calculations. 

• The Planning and Zoning Commission (“P&Z”) has provided input on CIPs and alternatives for fee 
calculations. 
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• FCS GROUP developed various alternatives for the impact fees and presented options to the 
P&Z. They prepared a policy alternatives memo and several different versions of the draft report 
and fee alternatives for City staff review. 

• FCS GROUP also updated the annexation fee calculations previously based on the 1998 
methodology. 

 
WORKSHOPS TO DATE: There have been three workshops to date---two with the P&Z, 
which acts as the Development Impact Fee Advisory Committee (“DIFAC”), and a joint 
meeting with the P&Z and the City Council (“Council”). The workshops were held on May 
17, July 18, and September 25, 2023. 
 

• DIFAC Workshop 1: The purpose of the first (May) workshop was to go through growth 
assumptions, obtain input on Fire and Police CIPs, and input from the Committee on alternatives. 
The P&Z was instrumental in assisting the consultant team in understanding the alternatives they 
would like to see in the second workshop. 

• DIFAC Workshop 2: The purpose of the second (July) committee workshop was to obtain 
feedback from the Committee on the transportation and parks CIPs, present initial fee findings, 
and compare fees to other similarly sized or nearby communities in Idaho. The P&Z was 
instrumental in providing feedback on transportation CIP alternatives and providing a discussion 
on fees for various land uses. 

• Joint Planning and Zoning/Council Workshop: The purpose of the joint workshop (September) 
between P&Z and Council was to bring Council up to speed and present fee methodologies and 
draft fee calculations. This was an opportunity for Council and P&Z to: ask questions, gain 
understanding of methodology, provide feedback in advance of the hearings to approve the CIPs, 
adopt the study, and update the fees. There was good feedback provided by both Council and the 
P&Z, which help to inform the final fee calculations. 

• In October, the draft CIPs and impact fees/annexation fees were presented to the Executive 
Board of the North Idaho Building Contractors Association (NICBA), who provided feedback that 
helped to inform the final fees. 

 
FINANCIAL ANALYSIS:  
 
MAXIMUM DEFENDABLE IMPACT FEES. The most up-to-date maximum defendable impact fees are 
shown in the following table. These fees reflect feedback from the City Council, Planning Commission, 
and NIBCA. The fee categories have also been expanded, based on the feedback at the joint workshop 
and input from City staff. 
 
The transportation fees are calculated using only planning/pre-design for the Julia Street overpass. 
Accommodations are listed both by fee per square foot and fee per room with the intention that the lower 
of the two scenarios would be charged the developer. Council may opt to select only one methodology for 
the accommodations fee. If P&Z has a recommendation on the best approach, they can make that as part 
of their motion. Single family and assisted living are both listed as fee per square foot, while multifamily is 
listed as fee per dwelling unit. Other non-residential fees are broken into more categories than previously 
presented based on feedback from the joint workshop and input from staff. The remaining non-residential 
fees are listed as cost per square foot. These categories will cover the grand majority of land uses the 
City encounters with other minorly encountered land uses going through an individual assessment of 
fees. 
 
ANNEXATION FEES. The recommended update to the annexation fees has not changed since they were 
presented to the P&Z previously, which is $1,133 per equivalent residential unit (ERU). Alternatively, 
Council could choose to escalate the 1998 fee to today’s dollar which equates to a fee of $1,419 per 
ERU. 
 



 

PLANNING COMMISSION MINUTES                              NOVEMBER 14, 2023 Page 4 
 

DECISION POINT/RECOMMENDATION: The P&Z has acted as the DIFAC through this study update. 
The P&Z should recommend that the Council adopt the CIPs (which are currently noticed), and the fee 
study when finalized with the fees listed in this memorandum. 
 
NEXT STEPS: The hearing with the Council to adopt the CIPs is noticed for November 21, 2023 and the 
hearing to adopt the study and update fees is tentatively scheduled for December 5, 2023. 
 
 
Ms. Cleveland concluded her presentation.  
 
Commission Comments:  
  
Commissioner McCracken questioned the hotel fees with parks element they seem really high, if we did not 
have them as high as they are presented, what would the ramifications of that be?   
 
Ms. Cleveland states that it would get blended back in and the residential fees would go up.  The pie would be 
the same.  So, if we take it out of hotels, then we would make it up somewhere else.  
 
Commissioner McCracken stated it does make sense, but the fee does seem high as it is more than all of the 
other ones combined, which is not proportionate. But she does recognize it is new.  
 
Ms. Cleveland explained the people staying at the hotels are here for recreating. They are a target audience 
for a parks fee.  
 
Ms. Patterson clarified that a small percentage of parks impact fees are applied to other non-residential uses 
too, but a smaller percentage so that it doesn’t get attributed to local employees. 
 
Ms. Cleveland agreed. The fee per room is less than a house and less than a multi-family dwelling unit. If you 
compare it like this, the hotel guests are more active users of the parks because they are here to recreate. 
This is very in-line when you compare it to the multi-family dwelling unit fee.  
 
Commissioner Luttropp wanted to clarify at next Tuesday’s hearing if there will be a period of public 
testimony, such that developers and hotel owners can come down and ask questions. 
 
Ms. Cleveland answered yes, and there will be two hearings on the impact fees. 
 
Ms. Patterson clarified the December 5th hearing will be for adopting amendments to the Development 
Impact Fee Ordinance.  
 
Ms. Cleveland clarified that the Council has the option to adopt the maximum fees and apply to those fees, or 
they could adopt a lower fee if choose to.  
 
Commissioner Luttropp responded saying that his question was to make sure there was an opportunity for 
public testimony. He commended Ms. Cleveland on her study and for including all of the different departments 
and the business groups in town, etc. but noted that some of the regular groups in town have not had a 
chance to comment and that needs to take place.  
 
Commissioner Fleming’s concern having 25 years of experience in the hotel business is the difference 
between convention hotels with massive ballrooms and the high volume of cars and people. She suggested 
applying the square footage fee to the convention hotels which are 50 plus rooms, and to apply the per room 
fee to hotels smaller than 50 rooms. The small boutique hotel could be 10 wonderful rooms and off they go. 
They are not deep pocket people if they are doing a small boutique hotel. The convention hotels have deep 
pockets (e.g., Marriotts, Hilton). The question would be whether we have the land to accommodate the larger 
convention hotels.  
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Ms. Cleveland asked the commission to clarify if their feedback would be to charge the large hotel by the 
square foot impact fee?  
 
Commissioner Fleming responded yes, the larger hotels should be charged by the square because of their 
potential impact on our city. I don’t think the square footage pencils out better for them on the small one. I feel 
like the small hotels need to be by room.  
 
Ms. Cleveland would also like to point out that the fees in the table are before you apply impact fee credits. 
For example, if there is a hotel that will be going in, it is not bare land because it was something before and 
something that has existed within the last two years, they do get credit for that use before staff would apply 
the new impact fee. These are fees that are assuming bare land with no credit.  
 
Commissioner Fleming stated that we need to narrow it down before we hand it over to council, we need to 
push it down a little tighter to clarify how to apply the impact fees for hotels.  
 
Chairman Messina suggested to have it in the motion for a recommendation to City Council. We need to 
make some recommendations now and the City Council and take it from there.  
 
Commissioner Ward would like to thank Ms. Cleveland for her extensive study. This can be confusing for 
most people including himself. He believes that impact fees are necessary and they need to fair and equitable 
based upon the current conditions. He has full confidence in staff that if they say the Capital Improvement 
Plan budget is a certain about of money, then that is the correct dollar amount. My question regarding where 
you get to a certain assigning percentage of the cost goes to impact fees based upon what they generate, 
that is still pro-rated, is that correct?  
 
Ms. Cleveland answered yes, it is based one whatever that user group was.  
 
Commissioner Ward understands the fees that are showing now are the maximum defendable. He asked for 
clarification if the fees could be brought up gradually if that is the Council’s choice, is that correct?  
 
Ms. Cleveland responded that yes, we are proposing to escalate the fees annually so the city does not end up 
in the situation it is in now, where they have not been adjusted for a few years.  
 
Commissioner Ward also would like to state I am also here on behalf of the people of Coeur d’Alene not the 
developers of Coeur d’Alene. He does understand the dilemma with increasing impact fees. For example, a 
single-family home could have an $8,000.00 base impact fees.  If you build 10 homes that is $80,000.00 
dollars. If you are right now in the process of negotiating a loan and it is based upon a certain amount, if the 
developer came back and said they need another $8,000-$10,000 dollars more, that could knock the deal out 
completely. It’s the cost of doing business, but I do think it’s really important that we are fair and somehow 
have some mechanisms to guarantee that if people are in process now that are not all of a sudden cut off at 
the knees when they come in a get a building permit.  
 
Ms. Cleveland states there will be a delay on the enactment of the fees. If Council ends up adopting the fees 
in December, they would not go into effect until Spring, if Council agrees with that recommendation to delay 
implementing the fees by a few months. So, if someone’s permit is already in the queue, then they would pay 
the old fees.  
 
Ms. Patterson stated that is correct.  
 
Commissioner Ward asked if the current impact fee ordinance has a provision for affordable house and asked 
is that some type of exemption. 
 
Ms. Patterson and City Attorney Randy Adams responded that the ordinance mentions affordable housing.  
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Commissioner Ward stated that his only concern is that $8,000 dollars could knock someone out from not 
being able to purchase a home, and we need to make some provision for people that make 30% of area 
median income or whatever it takes to qualify for affordable, to consider the fee in some way.  
 
Ms. Cleveland responded and clarified that this is a big reason for scaling the residential fee by size. If they 
are building a smaller home, it would be a lower fee.  
 
Chairman Messina agrees with what he has heard, and agrees with Commissioner Fleming regarding the 
hotels.  
 
Commissioner Luttropp stated he understands that the state has recognized the increase in growth results in 
increase costs for jurisdiction. They identified the costs are in capital items for the four categories -streets, 
fire, police and parks. The thought is everything is good in the city, but as more people come in, there is going 
to be a higher demand in these four areas. Can these incoming people pay part of that demand, that is what 
the impact fees will do. Absent them paying, then the cost will be distributing to all current residents. Public 
safety, public health, public welfare, police, fire and emergency services. As the demand goes up for that the 
city will not lower the standards for safety if they need to have another fire truck, police car, etc. that is the 
benefit of the community and health. There is no question as the demand increases the city will find the 
resources necessary to keep our city safe. That will come from the impact fees. If we lower them, they will 
come from the current residents.  
 
Commissioner Fleming asked if there was an option to delay the impact fee or ramp them up for at least two 
years? Is that the thought?  
 
Ms. Cleveland stated that was a consideration. But, based on feedback from NIBCA, they said it was fair to 
begin charging the new fees 90 days after adoption.  
 
Ms. Patterson stated that the current proposal is to have the new fees be implemented starting on April 1, 
2024.  
 
Commissioner Fleming asked if a new house would be charged the current impact fee or the new fee if they 
are already in the process. 
 
Ms. Cleveland states if the applicant is in the building permit queue and their application is complete, they 
would be under the old fees.  
 
Randy Adams explained that it would need to be a complete building permit submittal in accordance with the 
ordinance. If it meets the submittal requirements, then it would be complete. If it is missing something, 
typically the building department would reject it or come back and require the applicant to bring in the other 
items.  
 
Commissioner Fleming wanted to make sure the public is informed about the dates of the new fees in a very 
broad way.  
 
Chairman Messina stated that the commission is just making a recommendation. For instance, if you want to 
recommend how hotels should be changed, you can put that in our recommendation to city council.  
 
Commissioner Fleming stated it took us twenty years to get here tonight, did we put in a cost-of-living 
increase or any kind of step format or recommendation to have the fees increase by 2% after the first 2 years. 
She did not see it in the report.  
 
Ms. Patterson responded that the consultant team has built in Ms. Cleveland an annual increase based on 
ENR (engineering new records index). Looking back the past five years, the ENR average was 3.9%.  So that 
is what we will be proposing as the annual increase. If we looked at a 5-year time frame for the fees, it would 
be a 3.9% increase each of those five years. Council could potentially adopt the fees for five years.  
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Commissioner Fleming stated we do look better than most of the cities around us that have updated fees, 
such as Post Falls and Hayden.   
 
 
 
Motion by Commissioner Fleming, seconded Commissioner Ward to recommend that the City Council 
adopt the Capital Improvement Plan (CIP) and Fees Study with the maximum fees shown on the charts 
and to charge larger hotels with more than 50 rooms with the square footage impact fee and charge 
the smaller hotels with less than 50 rooms the per room impact fee.  As part of discussion, 
Commissioner Luttropp clarified that he supports impact fees, but doesn’t think it is the Commission’s role to 
weigh in on the hotel fee methodology.   Motion carried.  
 
Commissioner   Messina        Voted     Aye 
Commissioner   Flemming      Voted     Aye 
Commissioner   Luttropp         Voted     No 
Commissioner   Ward             Voted     Aye  
Commissioner   McCracken    Voted    Aye  
 
Motion to ADOPT CARRIED BY 4 TO 1 VOTE.   
 
 
PUBLIC HEARINGS:  ***ITEMS BELOW ARE CONSIDERED TO BE ACTION ITEMS.   
 
 
1, Applicant: Azzardo, LLC 
 Location: 3912 N. Schreiber Way 
 Request: A proposed multi-use Special Use Permit  

in the LM Zoning District 
   QUASI-JUDICIAL, (SP-8-23) 
 
Mr. Behary, Associate Planner, provided the following statements:  
 
Azzardo LLC is requesting approval of a total of four (4) activity uses; two (2) service activities and two (2) 
commercial activities, via the Special Use Permit process, to allow for the following uses in the LM (Light 
Manufacturing) Zoning District. 
o Commercial Activities:  

 Business Supply Retail Sales  
 Specialty Retail Sales  

 
o Service Activities:  

 Business Support Services  
 Professional & Administrative Offices  
 

• The Light Manufacturing (LM) District is intended for a variety of manufacturing uses that are 
conducted indoors with some manufacturing uses that include outdoor activities that may create 
some noise, dust, and odor. Residential uses are not permitted. 

 
• The subject property is located off of Schreiber Way south of Kathleen Avenue. It is currently 

vacant.  
 

• There are four findings that must be met for a Special Use Permit, Findings B8A through B8C.  
 

• The City Comprehensive Plan Map designates this land use type as “General Industrial” and the 
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plan describes the Key Characteristics, transportation, typical uses, and compatible zoning.  
 

• There are several Comprehensive Plan goals and objectives included in the staff report that may 
apply to the special use permit request.  

 
• He addressed each of the three findings. For Findings B8B, he showed that while the property is 

zoned LM, it is shown as a commercial use on the Land Use Map and is surrounded by all 
commercial land uses with a brewery, winery, construction services, an engineering firm, and the 
police station.  

 
• He noted the comments from city staff under Findings B8C stating that they didn’t have any 

objection to the Special Use Permit.  
 

• He commented, if the Special Use Permit is approved, there is (1) proposed condition.  
 
Mr. Behary concluded his presentation:  
 
 
Commission Comments: 
 
Commissioner Ward asked if the Special Use is approved, will Exbabylon have to occupy the space 
within a year? 
  
Mr. Behary explained once they get a building permit and establish the use, that Special Use Permit 
would be valid for another user.  
 
Public testimony open. 
 
Drew Dittman, applicant’s representative, introduced himself and was sworn in. He explained the last time 
this was presented in front of the Planning Commission, he was not here and neither was a 
representative from Exbabylon. They could have done better explaining the owner/user and the 
requested special uses, and he apologized for that. The team is here tonight along with the owners of 
Exbabylon to give you the information and provide you with a better understanding of the business that 
will be going into the offices. Exbabylon is a local IT company. It has purchased this property to build their 
corporate headquarters. They have offices in Newport, WA, Sandpoint, ID, and are leasing in Hayden, ID. 
They have outgrown the offices in Hayden and Newport, and have chosen to move their headquarters to 
Coeur d’Alene on Schreiber Way, which fits their needs. There are a variety of different uses in that 
neighborhood even though the underlying zone is light manufacturing. Exbabylon is looking to build a 
6500 square foot building. They will be occupying about 2/3 of the building. There will be three suites. 
Exbabylon will be occupying the main suite, which is 2 stories. They will have two 1500 square foot 
suites, and will be looking to lease two 1500 ft suites as well. They will be looking to lease to businesses 
that fit with the four (4) requested special uses, that include business support services, professions, 
administrative, business supply retail sales, and specialty retails supply sales.  
The reason we are asking for these four special uses is because what Exbabylon does could be classified 
as any one of those because they provide a broad range of services and retail. They are looking for like-
minded business to come in next door in one of those suites. If they do get a tenant that does not follow 
one of the conditions, we would have to come back in front of the commission to ask for a Special Use 
Permit at that time to meet the criteria.  
The applicant concluded his presentation. 
 
Tina Peralta, owner of Exbabylon, introduced herself and was sworn in. She stated that she founded her 
business in 2001. Her primary office is in Newport, but they have outgrown the building. There are about 
thirty-eight (38) employees, they own Azzardo LLC as well Space is very hard to come by in Coeur 
d’Alene. This is why they want to build and have additional income based off of the rental space next to 
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them. They are very particular on who they will choose to lease their space. They are looking for 
businesses that are very complimentary to Exbabylon’ s services that will fall in line culturally and ethically 
for the work that they do. Her hope is to continue to have employees live within the community. She is 
very proud of her group and wants to continue to support Coeur d’Alene and the growth that they have.    
 
Public testimony closed. 
 
Commission Comments: 
 
Commission Ward stated when this came before the commission it was just too open ended. It has 
changed now. He appreciates what staff and the applicant have done with defining the special use. He 
likes the plan and the location and thinks the application is much superior to what it was two months ago.  
 
Chairman Messina agreed. 
   
 
Motion by Commissioner Fleming, seconded by Commissioner Luttropp, to approve Item SP-8-23. 
Motion carried.  
 
ROLL CALL:  
 
Commissioner Fleming  Voted Aye 
Commissioner Luttropp  Votes Aye 
Commissioner Ward  Voted Aye 
Commissioner Messina  Voted Aye 
Commissioner McCracken Voted Aye 
 
 
Motion to approve carried by a 5 to 0 vote.  
 
 
PUBLIC HEARINGS: ***ITEMS BELOW ARE CONSIDERED TO BE ACTION ITEMS.  
 
2. Applicant: 15th Street Investments, LLC 
 Location: 3549 N. 15th Street  
 Request   

A. A proposed 1.65-acre PUD known as “Birkdale Commons North” 
    QUASI-JUDICIAL, (PUD-5-23)  
 

B. A proposed 7-lot, 1-tract Preliminary Plat known as “Birkdale Commons 
North”  
QUASI-JUDICIAL, (S-6-23) 
 

 
Mr. Behary, Associate Planner, provided the following statements:  
 
The applicant is requesting approval of the following two decision points that will require separate 
findings to be made for each item. 
 

1. A residential planned unit development (PUD) that will allow for seven (7) lots and one (1) 
tract with the following modifications. 
 

• Lots fronting on a private street rather than a public street. 
• Minimum Lot Width of 30’ rather than 50’ as required. 
• Minimum Lot Area of 3,473 SF for a single-family dwelling lot rather than 5,500 SF. 
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• Side Setback (interior) of 5’ rather than 5’ on one side and 10’ on the other. 
• Sidewalk on one side of street rather than sidewalks on both sides of street. 

 
2.  A 7-lot, 1-tract preliminary plat to be known as Birkdale Commons North. 

 
• The subject property is located at 3546 N. 15th Street.   

 
There are 7 findings that must be met for the annexation, Findings #B8A-#B8G.  

 
  

1. Findings #B8A: That this proposal (is) (is not) in conformance with the Comprehensive Plan 
policies.  
 
2042 Comprehensive Plan Land use: Place Types represent the form of future development, as 
envisioned by the residents of Coeur d’Alene. 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, and allowed uses.  
 
The Place Type is compact neighborhood. Compact neighborhood places are medium density 
residential areas located primarily in older locations of Coeur d’Alene where there is an 
established street grid with bicycle and pedestrian facilities. Development is typically single-family 
homes, duplexes, triplexes, four-plexes, townhomes, green courts, and auto-courts. Supporting 
uses typically include neighborhood parks, recreation facilities, and parking areas.   
 

Compatible Zoning Districts within the “Compact Neighborhood” Place Type:   
  

 R-12, R-17, MH-8, NC and CC Zoning Districts. 
 

Mr. Behary referred to a few of the Comprehensive Plan goals and objectives.  
 

    2. Findings #B8B:  The design and planning of the site (is) (is not) compatible with the location,      
             setting, and existing uses on adjacent properties.  

• There is a single-family dwelling to the north of the subject site.  
• To the east are multi-family apartment and duplex housing units.  
• To the south ae four multi-family units as well as single family dwellings.  
• To the west are single family dwellings.  
• There are existing residential uses that surround the subject site on the all sides.  

 
3. Findings #B8C:  The proposal (is) (is not) compatible with natural features of the site and            

           adjoining properties.  
• The property is flat and multitude of residential housing types that are located within the 

vicinity of the subject site.  
• The surrounding properties that contain residential uses are also relatively flat.  
• The natural features of the site are consistent with the natural features of the surrounding 

properties, including the residential subdivision to the west and east.  
 

4. Finding #B8D:  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. 

 
• City Staff has indicated that there are public facilities and public utilities available and 
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adequate for the proposed PUD and Subdivision request. 
• This proposed address the Streets and Engineering Department’s previous concern with 

Birkdale Commons that if each of the comparable, neighboring lots are developed similar 
to Birkdale Commons, traffic would be impacted by a series of five closely spaced 
intersections serving dead-end streets.  

• Left turns into and out of the proposed development may experience delays during peak 
traffic hours, but a left turn is envisioned for 15th Street when traffic volumes warrant it.  

 
      5.   Finding #B8E: 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 applicant is proposing 10 percent public open space.  

 
       6.   Finding #B8F: Off-street parking (does) (does not) provide parking sufficient for users of the                    
                   development. 
 

• There was no request made to change the City’s off-street parking requirements through 
the PUD process.  

• Single family and duplex homes will be required to provide two (2) off-street paved 
parking spaces per unit. 

            
7.      Finding #B8G:  That the proposal (does) (does not) provide for an acceptable method for the          

  perpetual maintenance of all common property.  
• The applicant/owner and their design team will be required to work with the City’s legal 

department on all required language for CC&R, Articles of Incorporation and Bylaws, and 
any language that will be required to be placed on the final subdivision plat in regard to 
maintenance of all private infrastructure.  

• The HOA will be responsible for continued maintenance of the private infrastructure, 
roads, common areas, and al open space areas that serve the residential lots of this 
PUD.  

 
There are 4 findings that must be met for the for the Subdivision, Findings #B7A-#B7D 
 

 Findings #B7A:  That all of the General Preliminary plat requirements (have) (have not) been        
 met as Attested to by the City Engineer.  

 
• The preliminary plans submitted contains all of the general preliminary plat elements 

required by the Municipal Code. 
  

 
Findings #B7B:   That the provisions for sidewalks, streets, alleys, right-of-way, easements,         
street  lighting, fire protection, planning, drainage, pedestrian, and bicycle facilities, and utilities 
(are) (are not) adequate.  

 
• City Staff has indicated that there are adequate public services and facilities available.  

 
 

Findings #B7C:  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. 
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• Per engineering review, for the purposes of the preliminary plans, both subdivision design 

standards (Chapter 16.15) and improvement standards (Chapter 16.40) have been vetted for 
compliance.  

 
 

          Findings #B7D:  The lots proposed in the preliminary plat (do) (do not) meet the requirements of 
applicable zoning district. 

 
• The R-12 Zoning District requires that each lot have a Minium of 5,500 square feet for 

single family lots and 7,000 for duplex lots.  
• The proposed single-family lot is 3,462 SF in area and the proposed duplex lots range 

from 7,424 to 7,511 SF in area.  
• The applicant has requested modifications through the PUD process.  
• The Proposed subdivision is in conformance with the requested modifications that are 

represented in item PUD-5-23. 
 
There are fourteen recommend items to include in the PUD and Subdivision as noted in the staff report 
and Findings worksheet.  
 
Mr. Behary concluded his presentation.  
 
 
Commission Comments: 
 
Commissioner Fleming wanted to know about the current residents living in the home. Are they on septic 
and is there a leach field on the property?  
 
Mr. Behary replied he is assuming they are on septic because they are not within the City limits.  
 
Public testimony open. 
 
Drew Dittman, applicant’s representative, introduced himself and was sworn in. The applicant is 
proposing 7 lots. There will be five (5) duplex lots and two (2) single family lots. There is an existing home 
on the front lot. There will be a private lane with a fire department turn around and sewer and water 
infrastructure. The design for the road has already been done and approved with the Birkdale Commons 
project to the south.  
 
The design matches the open space from the original project so that we can make this into one bigger 
open space area with the same developer and HOA. We will be building the duplex with 2 car garages 
such that each duplex will now have 4 parking stalls. It is designated as a compact neighborhood which 
allows single family duplex, triplex, four-plexes, and town homes. We fit with the comp plan very well. We 
are trying to provide some additional housing in the city. There is a city sewer stub to the existing house. 
That is one of the conditions of approval. That house is vested and grandfathered until such time when 
they remodel and demo the house, then they will have to hook up to the city sewer.  
 
Commissioner Fleming asked if the leach field is contained within that site.  
 
Mr. Dittman answered, yes, he has verified with Panhandle Health that it will be contained.  
 
Mr. Dittman stated the PUD modifications that they are requesting are almost identical to the ones we 
requested and were approved with the original Birkdale to the South. The single-family lot sizing was a 
little small. The side yard set backs were smaller, but the same modifications that we requested originally 
and were approved with the project to the south.  



 

PLANNING COMMISSION MINUTES                              NOVEMBER 14, 2023 Page 13 
 

 
Commissioner Fleming asked if these homes would be built at the same time as Birkdale Commons to 
the south.  
 
Mr. Dittman replied, yes.  
 
Commissioner McCraken asked would there be any on-street parking. 
 
Mr. Dittman answered, no, they are providing four (4) off-street parking stalls per duplex, which is more 
than sufficient and meets the code with the project to the south. For the units to the south, they were 
approved with three (3) off-street parking spaces per unit.  We are providing four (4) off-street parking 
spaces per unit with this project. This private road will be maintained by the HOA. There will be a large 
area for snow storage in the winter months.  
 
Commissioner Luttropp mentioned the Plan Unit Development the last time Mr. Dittman was before the 
Commissioners regarding the exchange of value for the property owner. There is a certain value added to 
this for the City and the Community if it works right. I asked you do you have any plans for workforce 
housing and you very politely and professionally answered it would be very hard to develop something 
absent a definition of workforce housing and absent a measurement.  
 
Mr. Dittman replied it is very tough one to answer, what is the definition, is it workforce, is It affordable, is 
it attainable.    
 
Chairman Mesina read more names off the signup sheet for individuals that did not wish to testify.  
 
Public testimony closed. 
 
There was no additional discussion. 
 
Motion by Commissioner Ward, seconded by Commissioner Fleming, to approve Item (PUD-5-23 
& S-6-23).  Motion approved. 
 
ROLL CALL:  
 
Commissioner Ward  Voted Aye 
Commissioner Messina              Voted    Aye   
Commissioner Luttropp  Voted Aye 
Commissioner Fleming  Voted Aye 
Commissioner McCracken Voted Aye 
 
Motion to approve carried by a 5 to 0 vote. 
 
 
ADJOURNMENT/CONTINUATION: 
 
Motion by Commissioner Fleming, seconded by Commissioner Ward. Motion approved.  
 
The meeting was adjourned at 7:19 p.m.  
 
Prepared by Traci Clark, Administrative Assistant 
 
 
 



 

 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  



 

 PLANNING COMMISSION 
 STAFF REPORT 
 
 
 
 
FROM:   MIKE BEHARY, ASSOCIATE PLANNER 
 
DATE:   DECEMBER 12, 2023 
 
SUBJECT: A ONE YEAR EXTENSION OF PLANNING COMMISSION APPROVAL OF 
 

             PUD-4-22:  A RESIDENTIAL PLANNED UNIT DEVELOPMENT (PUD) TO BE 
KNOWN AS “BIRKDALE COMMONS PUD”  
 
S-3-22:  A 10 LOT, TWO TRACT PRELIMINARY PLAT REQUEST FOR “BIRKDALE 
COMMONS” 

     
APPLICANT: LAKE CITY ENGINEERING 
 
LOCATION:  1.6 ACRE PROPERTY LOCATED AT 3525 N 15th STREET 
 
DECISION POINT: 
 
To approve or deny the request of Lake City Engineering for a one-year extension of the approved Birkdale 
Commons PUD (PUD-4-22) and Subdivision (S-3-22).  
 
 
PRIOR ACTION: 
 

• On November 8, 2022, the Coeur d’Alene Planning Commission held a public hearing on the above 
requested items and approved them by a 6 to 1 vote with the following conditions:  

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

the open space, all other common areas, stormwater maintenance and snow removal. 

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

3. The Open Space must be installed and completed prior to the issuance of the first Certificate of 
Occupancy.  The open space areas shall be consistent with this approval and include the same or 
better amenities and features. 

4. Since annexation has occurred, the designated parcel is eligible for a water main extension. A 
single service currently exists for the proposed lot # 1 which will not require cap fees. All other lots 
will require individual services with cap fees due at time of building permits. As this will be a private 
street, a 20’ public utility easement centered on the water main, (30’ if combined with public 
sewer), must be granted where no permanent structures such as building footings, car ports or 
garages are allowed. All improvements will be at the developer’s expense and will be conveyed to 
the City upon final acceptance. Applicable fire hydrants must be operational prior to granting 
building permits.  

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

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

 



 

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

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

9. Public sewer shall be run to and through this project and installed to all city specifications and 
standards. 

10. A public access easement shall be granted to allow the dead-end road/fire turnaround to the south 
to be extended in the future, if the lot to the south desires to develop.  

 
DISCUSSION: 
For the PUD and Subdivision, the Planning Commission may extend its approval for one-year upon the finding 
that upon receiving written request filed prior to the expiration of the approvals and showing of unusual hardship 
not caused by the owner or applicant.  The Subdivision Code Section 16.20.040 authorizes the Planning 
Commission to grant the applicant up to five (5) extensions of twelve (12) months each for the Preliminary Plat 
as long as the plat complies with current development requirements. The Zoning Code Section 17.09.478 
authorizes the Planning Commission to grant the Applicant a one-year extension of the PUD without public notice 
and upon stating conditions requiring the extension.  This is the first request extension for the PUD and 
Subdivision/Preliminary Plat.  
 
The applicant has submitted a request for the extensions prior to the approvals expiring. The letter states that 
the reason for the extension is that the owner is intending to build Birkdale Commons and Birkdale Commons 
North simultaneously.  Birkdale Commons North PUD and Subdivision was approved by the Planning 
Commission at the November 2023 meeting and the annexation was approved by the City Council on December 
5, 2023.  While waiting for approval from the City on the Birkdale Commons Preliminary Plat and PUD, the project 
proponent began negotiations on the property to the north (Birkdale Commons North). Due to the timeline for 
annexation, the preliminary plat and PUD for Birkdale Commons North, they are now at risk of the original 
approvals expiring. The requested extension is so that both projects can be built together. (See attached 
extension request from the applicant.)  
 
It should be noted that when the PUD and Subdivision were approved in 2022, the City sent a letter informing 
the owner and applicant that the approval date was November 22, 2023, which included the appeal timeframe. 
That was the interpretation at the time.  Since then, the City Attorney has determined that approval dates should 
be based on the date of the decision.  In this case, if the extension is approved, the new expiration date would 
be November 8, 2024. 
 
17.09.478: FINAL DEVELOPMENT PLAN: 
   A.   Time Limitation: After one year from the date of the public hearing, the approval of the planned unit 
development shall terminate unless the applicant files a final development plan for the entire development or 
for the appropriate phase of development, when submission in stages has been authorized by the Planning 
Commission in its approval of the development plan, for the first unit or stage of development. The approval 
period may be extended by the Planning Commission for one year without public notice upon written request 
filed before said period has expired and upon stating conditions requiring the extension. 
 
16.20.040: LAPSE OF APPROVAL OF PRELIMINARY PLAT APPROVAL: 
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) 
 
COMMISSION ALTERNATIVES: 
 



 

 The Commission may, by motion, grant a one-year extension of the approved PUD and Subdivision to 
November 8, 2024.  

 
 The Commission may, by motion, deny the one-year extension. If denied, the items would expire and 

the applicant must reapply for the PUD and the Subdivision 
 

 
 
 
 
 
 
 
 
 
Attachment: Applicant’s letter requesting for one year extension  
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PLANNING COMMISSION  
STAFF REPORT 

FROM: SEAN E. HOLM, SENIOR PLANNER  
DATE: DECEMBER 12, 2023  
SUBJECT: ZC-1-23:  ZONE CHANGE FROM R-17(MO) TO C-17L(MO) 
LOCATION:  +/- 0.21 ACRE PARCEL LOCATED ON THE WEST SIDE 

OF 4TH STREET AND NORTH OF E. FOSTER AVENUE 
COMMONLY KNOWN AS NORTH 707 4TH STREET    

APPLICANT/OWNER:  
JPL Living Trust, Jay Lange 
PO Box 2235 
Priest River, ID 83856 

DECISION POINT: 
The applicant is requesting approval of a zone change from the R-17(MO) to the 
C-17L(MO) zoning district.

BACKGROUND INFORMATION: 
The 0.21-acre parcel is located on the west side of 4th Street and north of E. 
Foster Avenue.  There is an existing single-family dwelling located on the parcel 
which is currently being rented.  Should the zone change request be approved, 
the owner would like to use the existing structure for a Professional and 
Administrative Office Use. The main floor of the existing structure is 1400 SF +/- 
with a 1400 SF basement.  Future plans may be to construct a new office 
building to include residential living space above and/or behind. The applicant is 
aware that any future commercial use of the property would trigger improvements 
to accommodate the public including ADA. The subject property is currently 
zoned R-17 and is located in the Midtown Infill Overlay District (MO).  

 NOTE: This hearing was postponed from November to December due to
an error in mailing notices. The applicant also changed his application
requesting C-17(MO) to C-17L(MO), limiting the commercial uses-by-right
allowed. See page 16 for the list.
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LOCATION MAP:       
  
 
 
 
 
 
 
 
 
 
  
 
 
 
 
 
 
 
AERIAL PHOTO:  
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PRIOR ZONE CHANGE REQUESTS NEARBY: 

 
 

Zone Changes (See corresponding map):  

ITEM FROM - TO LOCATION DATE 
PLAN 
COMM 

CITY 
COUNCIL 

ZC-13-82 R-17 C-17L 701 N 4TH ST 1983 Approved Approved 

ZC-9-86SP R-8 R-17 
602 E 
GARDEN 1986 Approved Approved 

ZC-17-87 R-17 C-17L 715 N 4TH ST 1988 Denied Approved 
ZC-3-82SP 
ZC-8-88 
ZC-3-91 
ZC-7-92SP 
ZC-14-92 
(prt) 

R-8 
C-17L/R-8 
C-17L/R-8 
C-17L/(R-8) 
C-17L 

C-17L 
C-17/R-17 
C-17 
(R-17/R-34) 
C-17 

518 N 4TH 
410 E 
GARDEN 
418 E 
GARDEN 

1982 
1989 
1991 
1992 
1992 

Denied 
Approved 
Approved 
Approved 
Denied 

N/A 
Aprvd/Appeal 
Denied 
(Aprvd/Denied) 
N/A 

ZC-2-95 R-17 C-17 749 N 4TH ST 1995 Approved Approved 

ZC-3-06 R-17 C-17L 
117 E 
GARDEN 2006 Withdrawn Withdrawn 

ZC-2-94 
ZC-2-94m* 

R-17 
Modify 

C-17L 
Conditions 

702 N 4TH ST  1994 
/2007 

Approved 
/Mod. 
Denied 

Approved 
/Mod. Denied 

ZC-3-08 R-17 NC 729 N 4TH ST 2008 Withdrawn Withdrawn 
 
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).  
 

ZC-2-95  

ZC-2.94m  

ZC-17-87  

ZC-3-08 

ZC-9-86SP  

ZC-2-03  

ZC-13-82  

ZC-3-06  

Midtown 
Overlay 

(MO) 

Subject 
Property 

Downtown 
North 

Overlay 
(DO-N) 

ZC-3-82SP 
ZC-8-88 
ZC-3-91 
ZC-7-92SP 
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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: 

 The subject property is within the existing city limits.   
 The Future Land Use Map designates this area as Urban Neighborhood: 

 
Future Land Use Map (City Context):  
 

 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 

Subject Properties Subject Properties 
(Urban Neighborhood) 



ZC-1-23  DECEMBER 12, 2023 PAGE 5                                         

Future Land Use Map (Neighborhood Context): 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Place Types 

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

 
Urban Neighborhood 

Urban Neighborhood places are highly walkable neighborhoods with larger 
multifamily building types, shared greenspaces and parking areas. They are 
typically served with gridded street patterns, and for larger developments, may 
have an internal circulation system. Development typically consists of 
townhomes, condominiums, and apartments, with convenient access to goods, 
services, and dining for nearby residents. Supporting uses include neighborhood 
parks and recreation facilities, parking, office and commercial development. 
Compatible Zoning: R-17 and R-34SUP; NC, CC, C17, and C17L 

 
 
 
 

Single Family 
Neighborhood 

Downtown 

Compact 
Neighborhood 

Mixed 
Use 
Low 

Subject Property 
(Urban Neighborhood) 
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Urban & Compact Neighborhood Map: 

 
 

Comprehensive Plan Policy Framework: 
Community & Identity 
Goal CI 1: Coeur d’Alene citizens are well informed, responsive, and involved in 
community discussions. 

Objective CI 1.1: Foster broad-based and inclusive community involvement for 
actions affecting businesses and residents to promote community unity and 
involvement. 

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

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

Growth & Development 
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 1.5: Recognize neighborhood and district identities. 

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. 

Subject Property 
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Transportation: 
Existing and Planned Bicycle Network:  

  
 
 
 
 

Subject Property 
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Existing and Planned Walking Network:  

  
 
 
 
 
 

Subject Property 



ZC-1-23  DECEMBER 12, 2023 PAGE 9                                         

Existing Transit Network: 

 
 
 
 
 

Subject Property 
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Evaluation: The Planning Commission must determine, based on the 
information before them, whether the Comprehensive Plan policies 
do or do not support the request. Specific ways in which the policy 
is or is not supported by this request should be stated in the finding.  

 
Finding #B9: That public facilities and utilities (are) (are not) available and 

adequate for the proposed use.   
 

STORMWATER:    
City Code requires that all stormwater remain on the property and for a 
stormwater management plan to be submitted and approved prior to any 
construction activity on the site.  

- Submitted by Chris Bosley, City Engineering 
 

STREETS:   
The subject property is bordered by 4th Street to the east. No street 
improvements are necessary for this proposed development. Any sidewalk 
deficiencies must be brought into ADA compliance with any construction 
on the site. 

   - Submitted by Chris Bosley, City Engineering 
                                                                                                                       

WATER:   
There is adequate capacity in the public water system for 707 N 4th St., 
which is currently served by a ¾” water meter. 

 -Submitted by Kyle Marine, Water Department Director 
 

WASTEWATER:    
City sewer is already on this property from the west in a sewer easement 
along the property line. Wastewater Policy #716 allows only one 
appropriately sized sewer lateral to serve each legally recognized parcel. 
‘One parcel, One service. (One Lot, One Lateral)  

 
The Subject Property is within the City of Coeur d’Alene and in 
accordance with the 2023 Sewer Master Plan; the City’s Wastewater 
Utility presently has the wastewater system capacity, willingness and 
intent to serve this Zone Change request as proposed.  

-Submitted by Larry Parsons, Wastewater 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 and turning radiuses), in addition to, fire protection (Size of water 
main, fire hydrant amount and placement, and any fire line(s) for buildings 
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requiring a fire sprinkler system) will be reviewed prior to Site 
Development and Building Permit, 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 / MIAAI – CFI 
 
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. 

 
 

Finding #B10: That the physical characteristics of the site (do) (do not) make 
it suitable for the request at this time.  

 
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 improvements (parking). To the south of 
the nearest intersection (N. 4th Street & E Foster Ave.) is a Fire Station. To 
the east, across 4th Street, is an Attorney’s office, a CityLink bus stop, and 
single-family homes. The area retains various mature trees and other 
vegetation. There are no topographical constraints that would make the 
subject property unsuitable to the request, however, the configuration of 
the existing structure could present future parking challenges. 
 
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 project. 
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PHOTOS OF AREA: 
Looking west across 4th Street at the subject property showing street 
improvements (sidewalks, street trees in grates, and driveways):  

 
 
Unobstructed view of existing home on subject property: 

 
 
Looking SW at the intersection of N. 4th Street and E. Foster Avenue showing 
grandfathered single-family converted professional office and Fire Station #1: 
background (): 
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Streetscape as viewed from E. Foster Avenue looking north along N. 4th Street 
(arrow pointing to subject property): 

 
 
 

View looking east across N. 4th Street toward single-family homes and Attorney’s 
office (Citylink stop circled): 

 
 
 
Evaluation: The Planning Commission must determine, based on the 

information before them, whether or not the physical characteristics 
of the site make it suitable for the request at this time. 
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Finding #B11: That the proposal (would) (would not) adversely affect the 
surrounding neighborhood with regard to traffic, 
neighborhood character, (and) (or) existing land uses.  

 
GENERALIZED LAND USE PATTERN:  

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

ZONING MAP: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Subject 
Property 

DC 

C-17 

R-17 

R-8 

R-12 

Downtown 
North (DO-N) 

Midtown 
(MO) 

C-17L 
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TRAFFIC:  
The proposed zone change itself would not adversely affect the surrounding area 
with regard to traffic, as no traffic is generated from a zone change alone. It is 
unclear what the ultimate use will be, therefore no forecasts in traffic can be 
made for this property. 

-Submitted by Chris Bosley, City Engineering  
 
NEIGHBORHOOD CHARACTER:   

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 the surrounding 
neighborhoods. It is the intent of these development standards to 
encourage a sensitive form of development and to allow for a 
reasonable use that complements the visual character and the 
nature of the city. 

 
District Boundaries: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

  

Downtown     
East (DO-E) 

Downtown 
North (DO-N)  

Midtown 
(MO) 
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A. Districts Described: 
The following Infill Overlay Districts are subject to the provisions of this Article: 
 
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 
would be encouraged both above and behind commercial uses. Traffic calming 
measures would be applied and there would be an emphasis on creating a 
streetscape that would offer safety, convenience and visual appeal to 
pedestrians. 

 
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. 

 
17.05.580: PERMITTED USES; PRINCIPAL (Proposed Zone): 
Principal permitted uses in a C-17L district shall be as follows: 

 Administrative offices. 
 Automobile parking when 

serving an adjacent business 
or apartments. 

 Banks and financial 
establishments. 

 Boarding house. 
 Childcare facility. 
 Commercial film production. 
 Community assembly. 
 Community education. 
 Duplex housing 
 Essential service. 
 Group dwelling - detached 

housing. 
 Handicapped or minimal care 

facility. 

 Home occupation. 
 Hospitals/healthcare. 
 Juvenile offenders facility. 
 Multiple-family housing 
 Neighborhood recreation. 
 Nursing/convalescent/rest 

homes for the aged. 
 Personal service 

establishment. 
 Professional offices. 
 Public recreation. 
 Rehabilitative facility. 
 Religious assembly. 
 Single-family detached 

housing
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PROPOSED CONDITIONS: 
None 

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

PLANNING COMMISSION ACTION ALTERNATIVES: 
The Planning Commission, pursuant to the aforementioned, finds that 
the request of Jay Lange for a zone change to C-17L(MO) should be 
adopted or rejected and hereby recommends to City Council that it adopt 
or reject the request. 

Attachment: Applicant’s Narrative 
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Application Fee: $ 1,200.00
Publication Fee: $300.00
Mailing Fee: $6.00

IDAHO

REQUIRED SUBMITTALS

$ lreu
A)

A COMPLETE APPLICATION is required at time of application submittal, as determined and accepted S'$rp..
Planning Department located at http://cdaid.orq/1 105/departments/plannino/aoolication-forms

Completed application form

Application, Publication, and Mailing Fees

ffA repon$l by an ldaho licensed Title Company: Owner's list and three (3) sets of mailing labels with
the owner's addresses prepared by a title company, using the last known name/address from the latest tax
roll ofthe County records. This shall include the following:

1 . All propefty owners within 300ft ot the ertemal boundaries. ' Non-owners list no longer required*

2. A properA owners with the propefty boundaies.

Z A report(s) by an ldaho licensed Title Company: Title report(s) with conect ownership easements,
and encumbrances prepared by a title insurance company and a copy of the tax map showing the 300ft
mailing boundary around the subject property. The report(s) shall be a full Title Report and include the Listing
Packet.

d A writlen narrative: lncluding zoning, how proposal relates to the 2007 Comprehensive Plan Category,
Neighborhood Area, applicable SpecialAreas and appropriate Goals and Policies, and Policies and how they
support your request.

E/ercga description: in MS Word compatible format.

d e, riainity map: To scale, showing property lines, thoroughfares, existing and proposed zoning, etc.

DEADLINE FOR SUBMTTTALS
The Planning Commission meets on the second Tuesday of each month. The completed form and other
documents must be submitted to the Planning Department not later than the first working day of the month that

precedes the next Planning Commission meeting at which this item may be heard.

\, lSoto* eroi".t$-&-7#Fee paid

12-2022 Page I of 4

ZONE CHANGE APPLICATION

Sr*r tlse ol[v^ / /
daes;fi ffiedJfr leeceivedby:

*Public Heaing with the Planning Commission and City Council required

Q.?orn^'rrr4
7
D

PUBLIC HEARING NOTICE SIGN TO BE POSTED ON SUBJECT PROPERTY:
The applicant is required to post a public hearing notice, provided by the Planning Department, on the property at

a locaiion specified by the Planning Department. This posting must be done one (1) week prior to the date of the

Planning Commission meeting at which lhis item will be heard. An affidavit testifying where and when the notice

was posled, by whom, and a picture of the notice posed on the property is also required and must be retumed to

the Planning Department.



ZONE CHANGE APPLICATION

CERTIFICATION OF PROPERTY OWNER(S) OF RECORD:

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

Nane: Jft/ Lan-u z Telephone No.

Address: 3J.- Rt/</Z-

Signed by Owner

Notary to complete this section for all owners of record:

Subscribed and sworn to me before this 3-l dayof ^\St Pttna\.,t t' .20a3

UICB\^^\"610n
Notary Pubticforldaho F,esidins ,t, 3ZD t J \AUS";tr.qton frr,t Skrug'>v{ kJtof Q1\Sf r

Signed: {rn {rntutt^n"z bna*^
@dtbry)

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

DATED THIS DAY OF 20

I.t.rY PllUIC
3lr!r d *rdrhroton

rolLY tuttE !f, 6Eil
ootr. ,230t59959

rvcmt.:rr.6/rry2027

Page 4 of 4

My commission expires: B' \$' ?-l

I (We) the undersigned do hereby make petition for a zone change 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 oxhibits presented will need to be identified at the meeting, entered into the record, and retained in the file.



ZONE CHANGE APPLICATION

REQUIRED CERTIFICATIONS:

OWNERSHIP LIST:

Attached is a listing of the addresses of all property owners within 300 feet of this request as described under
"Submittals".

The list was compiled by
(title company) (date)

RESIDENTS LIST:

Attached is a listing of the addresses of all residences that are not owner-occupied within 300 feet of this request
as described under "Submittals'.

The list was compiled by
(name)

I
(date)

O/L ortct f1t-/4 on 9'/S-') \

A//tqn k on /S

CERTIFICATION OF APPLICANT:

(tn name of applicant)

request and knows the contents thereof to be true to

Signed:

Notary to complete this section for applicant:

Subscribed and sworn to me before this 21

, being duly swom, attests that he/she is the applicant of this

Nos^ineb^
Notary Public for ldaho" Residing at:

his/her knowledge

applicant)

day of SrfttrnUt ', ,20 aB

My commission exp ires: 5'\t 2-]

Signed: \,\.
(notary)

Iolrr ?ucllcItbel*rhlnoton
rolLY xAruE Bf,AdEr{
oora. , 230159959

lvooi.@,G,ru2o:17

Page 3 of 4
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City of Coeur d’alene  
710 E Mullan Ave, 
Coeur d'Alene, ID 83814 
 

 

Attn: CDA Planning Dept. 
 

This location is currently zoned R17 in the MO special area requiring unique planning. I am 
requesting the zoning to be changed to C17L. 

The property is currently being used as a rental.  

Expanding on my interest to change the zoning of 707 N 4th street. My 
interest in changing the zoning to C17L is to create professional office 
space utilizing the current building that consist of approx. 1400sqft 
as professional office space at ground level an additional approx. 
1400sqft of space in the basement that would be utilized as storage. I 
would bring the existing building up to current code and ADA 
requirements as required.  Additionally, I would ensure adequate parking 
for its intended use with a hammer head drive to providing safe 
ingress and egress to the property. My daughter has received her Masters Degree as a licensed 
therapist for drug and mental health and would like to run her 
practice here in Couer d’ alene. This building and location would make 
an ideal place for that to occur with a minimal amount of daily 
traffic impact. 

With the properties on each side zoned commercial (C17L)  changing the zoning on this parcel 
to C17L will allow this property to follow suit with the special area designation “MO” and the 
surrounding area. Allowing commercial/professional storefront on the street frontage with the 
potential to allow residential above and/or behind the frontage. 

 

Thank you for your consideration. 

 
Jay Lange 
208-582-1121 



Legal Description of

707 N. 4d' St Coeur D'Alene, ID 83856

A part of Lots four, five and six (4, 5 and 6) in Block three (3) of the Town ofCoeur d'Alene, according to
the corrected plat of said Town of Coeur d'Alene and Kings Addition, according to the corrected Plat
recorded in Book C of Plats at Page(s) 144, Records of Kootenai County, Idaho, and particularly described
as follows:

Commencing at a point on the East line of said Block 3, 60 feet North of the Southeast corner of said
Block, running thence North along the East line of said Block 60 feet; thence

At right angles West a distance of 150 feet to the West line of Lot 4 in said Block 3, running thence at
right angles South along the West line ofLot 4 ofsaid Block 3 a distance of60 feet, running thence at
right angles East a distance of 150 feet to the Point of Beginning, beingalot60 feet by l50feetinsize
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	BACKGROUND INFORMATION:
	GENERAL INFORMATION:
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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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	LOCATION MAP:
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	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...
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	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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