
  PLANNING COMMISSION AGENDA 
 COEUR D’ALENE PUBLIC LIBRARY    
       LOWER LEVEL, COMMUNITY ROOM 
     702 E. FRONT AVENUE 
        
 DECEMBER 11, 2018 
 

5:30 P.M. CALL TO ORDER: 
 
ROLL CALL: Messina, Fleming, Ingalls, Luttropp, Mandel, Rumpler, Ward 
 
APPROVAL OF MINUTES: 
November 13, 2018 
 
STAFF COMMENTS: 
 
 
PRESENTATION: 
 
Atlas/Riverstone Traffic Study – Welch-Comer Engineering 
 
PUBLIC COMMENTS: 
 
 
PUBLIC HEARINGS: ***ITEMS BELOW ARE CONSIDERED TO BE ACTION ITEMS.   
 
1. Applicant: Bellerive HOA 
 Location: Bellerive Lane 
 Request: A modification to the Bellerive PUD  
   QUASI-JUDICIAL, (PUD-1-04m.6) 
 
 
2. Applicant: Rivers Edge Apartments, LLC   
 Location: 3528 W. Seltice Way   

Request: A proposed zone change from R-12 to C-17 
  QUASI-JUDICAL, (ZC-4-18) 
 
  A. A proposed 25.92 acre Limited Design PUD “Rivers Edge” 
   QUASI-JUDICIAL, (LDPUD-1-18) 
 
  B. A proposed R-34 Density Increase special use permit 
   QUASI-JUDICIAL, (SP-11-18) 
  

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 Shana Stuhlmiller at (208)769-2240 at least 72 hours 
in advance of the meeting date and time. 
 

 
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.  
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 PLANNING COMMISSION 

MINUTES 
NOVEMBER 13, 2018 

 LOWER LEVEL – COMMUNITY ROOM 
 702 E. FRONT AVENUE 

 
 
 
COMMISSIONERS PRESENT:   STAFF MEMBERS PRESENT: 
 
Tom Messina, Chairman   Hilary Anderson, Community Planning Director 
Jon Ingalls, Vice-Chair    Tami Stroud, Associate Planner 
Lynn Fleming     Shana Stuhlmiller, Public Hearing Assistant  
Michael Ward     Randy Adams, Deputy City Attorney    
Peter Luttropp       
Lewis Rumpler      
Brinnon Mandel       
         
              
COMMISSIONERS ABSENT: 
 
 
CALL TO ORDER:  
 
The meeting was called to order by Chairman Messina at 5:30 p.m.  
 
APPROVAL OF MINUTES: 
 
Motion by Ward, seconded by Mandel, to approve the minutes of the Planning Commission meeting on 
October 9, 2018.  Motion approved. 

 
 
COMMISSION COMMENTS: 
 
 
STAFF COMMENTS: 
 
Hilary Anderson, Community Planning Director provided the following statements: 

• She stated in the commissioners’ packets are the three Urban Renewal items and apologized for 
the delay in getting the packets out as they had to work through some issues with attorneys to 
make sure their information was included for the Urban Renewal items. 

• The December 11th Planning Commission meeting has two items scheduled: Rivers Edge, which 
is a 3 part request, including the Traffic Study findings, and a request from Bellerive to amend 
their Planned Unit Development (PUD). 

• Ms. Anderson introduced Jake Garringer, who is working as their Intern and in 2010-2012 was a 
Planning Commission Student Representative.  She explained that Jake will help them put 
together the scope of work for the Comprehensive Plan update and research public engagement 
techniques.  
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PUBLIC COMMENTS: 
 
There were none. 
 
ADMINISTRATIVE: ***ITEMS BELOW ARE CONSIDERED TO BE ACTION ITEMS.   
 
1. Applicant:   Larry Fluet 
 Request: A one-year extension request for SP-4-14, S-6-14 and PUD-3-14 
   “Lilac Glen” 
 
Ms. Anderson stated that Scott McArthur, PE for H2 Surveying & Engineering, is requesting 12 month time 
extensions of the Planning Commission’s Preliminary Plat Subdivision, Planned Unit Development, and 
Special Use Permit approvals for “Lilac Glen” on behalf of the Larry Fluet Revocable Trust. 
 
Ms. Anderson provided the following statements: 

 
• On June 10, 2014, the Coeur d’Alene Planning Commission held a public hearing on an 

Annexation, Zone Change, Preliminary Plat Subdivision, Planned Unit Development, and Special 
Use Permit for “Lilac Glen.” The requests were approved by a 4-0 vote.  

• On July 1, 2015, the Coeur d’Alene Planning Commission approved an extension request for the 
following items: 

o S-6-14: A 19 lot Preliminary Plat known as “Lilac Glen” 
o PUD-3-14: Planned Unit Development  
o SP-4-14: Special Use Permit for two Minimal Care facilities 

• The applicant’s representative submitted a letter in October 2018, requesting a 12 month extension 
for the Preliminary Plat Subdivision, Planned Unit Development, and Special Use Permit approvals 
made in 2014 and extended in 2015. Since that time, the developer has rough-graded the site, 
installed the culvert for the floodway and installed the wastewater line in the future ROW.   

• The city’s legal department determined that the extension request is valid based on the 
aforementioned improvements and the identified hardship described in the request letter. 

• If the Planning Commission approves this request the Preliminary Plat Subdivision, PUD, and Special 
Use Permit approvals would all be extended to November 13, 2019.   

• If the Commission does not grant the extensions, the Preliminary Plat Subdivision, PUD, and Special 
Use Permit would be terminated, which would require the applicant to reapply. 

 
Ms. Anderson concluded her presentation and stood for questions: 
 
Commission Comments: 
 
Commissioner Ingalls stated that after the economic downturn in 2008, the city recognized the need to be 
more flexible for developers to get their projects finished, so the code was changed from granting one 
year extensions to allowing up to (five) one-year extensions.   
 
Commissioner Ward noted that in the staff report conditions number 3 and 10 have been addressed and 
taken care of and questioned if that is correct.  
 
Ms. Anderson stated that is correct. 
 
Commissioner Ingalls stated by approving this request, it will carry on the wishes of the previous Council 
to help give more flexibility to developers.   
 
Motion by Ingalls, seconded by Ward, to approve a one-year extension for SP-4-14, S-6-14 and 
PUD-3-14. Motion approved. 



 

PLANNING COMMISSION MINUTES                              NOVEMBER 13, 2018 Page 3 
 

 
 
2. Applicant:        City and ignite cda  

Request:          
A. Review of the Second Amendment to the River District Redevelopment Plan 

Urban Renewal Project of the Coeur d’Alene Urban Renewal Agency, doing 
business as ignite cda for conformity with the City of Coeur d’Alene’s 
Comprehensive Plan and forward to the City Council any recommendations on 
conformity with the Comprehensive Plan. 

 
     B. Review of the Second Amendment to the Second Amended and Restated     

Midtown-Northwest Boulevard Downtown Urban Renewal Plan, now referred to 
as the Lake District Urban Renewal Project Plan of the Coeur d’Alene Urban 
Renewal Agency, doing business as ignite cda for conformity with the City of 
Coeur d’Alene’s Comprehensive Plan and forward to the City Council any 
recommendations on conformity with the Comprehensive Plan 

 
 C. Review of the Urban Renewal Plan for the Atlas District Urban Renewal Project of 

the Coeur d’Alene Urban Renewal Agency, doing business as ignite cda for 
conformity with the City of Coeur d’Alene’s Comprehensive Plan and forward to 
the City Council any recommendations on conformity with the Comprehensive 
Plan.  

 
Ms. Anderson stated that she would begin the presentation and then Phil Boyd of Welch Comer will 
explain what has been going on with ignite cda and the City in relation to creating a new Atlas Urban 
Renewal District and expansion of the River and Lake Districts. 
 
Ms. Anderson provided the following statements. 

• She would like to focus on what is the Commission’s role for this project. 
• She stated that they have been working on the Atlas Mill project for a year and a half. 
• The City purchased the property earlier this year that is +/- 47 acres to help with the 

preservation of the shoreline for the public and would include a greenbelt and open 
space. 

• She explained that this is a critical part for the process to create a new district, so the City 
can pay for having public access to the waterfront.  The City purchased the property for 
eight-million dollars and will have to pay itself back, and that ignite will be a partner to help 
with the process. 

• She stated through the process they will create Design Guidelines included in a PUD and 
an annexation agreement that will lock in those requirements. 

• The discussion should be focused on whether the three Urban Renewal Plans presented 
conform to the policies in the Comprehensive Plan.  

• She explained that the next critical steps for this process are:  tonight’s meeting, and then 
the City Council Meeting on November 20th with the first reading of the three ordinances.  
Then they will go back to the City Council on December 4th for another reading of the 
ordinances and, hopefully, at that time will have created three new districts including 
expanding the River and Lake Districts. 

 
Phil Boyd, applicant representative (Welch-Comer Engineers on behalf of ignite cda), provided the 
following statements: 

 
• The Stimson Mill Site, located adjacent to the Spokane River, was used for lumber mill operations 

for more than 100 years. In 2005, Stimson Lumber closed.   
• The Stimson Mill Site was acquired by Blackrock Development in 2006, placed in receivership by 

Washington Trust Bank in 2008, and later sold in three large parcels.   
• The 21-acre parcel (“Rivers Edge”) and 3.8-acre parcel (“Triangle Piece”) were acquired by 



 

PLANNING COMMISSION MINUTES                              NOVEMBER 13, 2018 Page 4 
 

Douglass Properties and are still owned by Douglass entities.   
• The third 45-acre parcel (“Atlas Site”) changed ownership several times and numerous private 

developers evaluated the Atlas Site for development but passed because of the site’s unique and 
complicated characteristics, including the City-owned 5-acre former railroad right-of-way that 
crosses the site. 

• In 2017, the City of Coeur d’Alene recognized the opportunity to, in collaboration with the City’s 
urban renewal agency, ignite cda, achieve two major community objectives through purchase of 
the Atlas site, which is part of the larger Stimson Mill site:  

 
 Preserve waterfront property for the community; and 
 Stimulate private development in a blighted portion of the City’s area of impact. 

 
• In 2017, an existing eligibility study for the area was updated and it was determined that the 

Stimson Mill Site was a deteriorating and/or, deteriorated area as defined by Idaho Code Sections 
50-2018(8) and (9), and 50-2903(8).   

• In 2018, the City purchased the Atlas Site and the City and ignite cda completed a master 
planning and financial feasibility analysis to establish “what it would take” to create a market- 
driven development that would adequately fund, through land sales and ignite cda tax increment 
financing (“TIF”), the site purchase, remediation, infrastructure improvements and preservation of 
the waterfront as public space. 

• The result of this effort is a development master plan primarily focused on a variety of residential 
product types, to capture multiple market segments, along with a smaller amount of destination 
commercial areas.   

• The market analysis indicates that this type of development will fund, through land sales and TIF, 
the necessary infrastructure improvements and preservation of nearly 4,000 lineal feet (lf) of 
waterfront and 22 acres as public space, 12.5 acres on the waterfront and 9.5 acres in an upland 
area. 

• The master plan contemplates expansion of the existing River and Lake Districts and creation of 
the new Atlas District, which includes the Atlas site, Rivers Edge and Triangle Piece sites.  

• ignite cda will lead the land development process, constructing the infrastructure “backbone” and 
disposing of the large neighborhood blocks to developers/builders through the Request for 
Proposal (“RFP”) process.   

• Development standards will be created, following applicable City standards, for use in the RFPs to 
ensure consistent and market valuable/stable products are constructed, while also allowing 
flexibility to adjust to market changes over the six to eight-year absorption period.  ignite cda TIF 
funds will be used to complete the waterfront public space improvements early in the schedule to 
allow the public to enjoy the public space and to stimulate investment on the adjacent 
development land. 

• The master plan and financial feasibility model demonstrate that, based on estimated costs and 
revenue, the Atlas District can be redeveloped and achieve the City and ignite cda objectives.   

• On September 27, 2018, at a Special Call board meeting, ignite cda adopted the Urban Renewal 
Plan for the Atlas Urban Renewal Project (the “Atlas District Plan”) via Resolution 18-08.  The 
submission of the Atlas District Plan to the Planning Commission is the next step in the process of 
eventual consideration of the Atlas District Plan for adoption by the City Council. 
 

Mr. Boyd concluded his presentation and stood for questions. 
 
 
Commission Comments: 

 
Commissioner Rumpler questioned the approximate size of the proposed six commercial footprints noted 
on the site plan. 
 
Mr. Boyd stated that he would estimate that the total square footage of the six commercial lots would be 
160,000 square feet.   He explained that Tony Berns, ignite cda Executive Director, always states “that this 
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plan will change” as they move through the next phase of Development Standards and master platting.   
 

Chairman Messina inquired if staff has a timeline to develop the Design Standards for this property.  
 

Mr. Boyd explained the scope of work and that the process will probably take a couple meetings with the 
commission and that the platting phase should occur in the next three and half months. 

 
Chairman Messina inquired what will be included in the Design Standards. 

 
Mr. Boyd stated that the Design Standards may include product type, setback, how the house sits on the 
lot, height of the buildings, street scape, and all the things that they want to have available for the buyer to 
look at.  He explained the Design Standards will be a great tool to use to explain their ideas to future 
developers and builders. 

 
Chairman Messina questioned how the process would work once the Design Standards are approved and 
a developer wants to change something.  

 
Mr. Boyd explained the intent is to have built into the standards a way to modify and that staff will have to 
figure out a threshold to determine if the project will have to come back for approval. 

 
Chairman Messina stated with the development of Riverstone, the Planning Commission has seen a 
number of modifications submitted through the years, and stated that he likes the idea of using Design 
Standards, but it is his personal opinion that all changes, large or small, should come back to the Planning 
Commission.  
 
Mr. Boyd stated that this is unique case where ignite and the City are the landowners since money needs 
to come back to the City.  He stated that both parties are anxious to get this project to move forward and 
to have the Design Standards designed to be “light weight” to enable adjustments without having to come 
back to the Planning Commission.  He concurred that it is important to know when to cross the line to 
determine when things need to come back to the commission.  
 
Chairman Messina questioned if the first phase is to start with the waterfront. 
 
Mr. Boyd explained, as noted on the waterfront, the area to be initiated in 2019.  He added that they need 
to do some shoreline stabilization during this time of year when the water level is low and then in early 
2020, closer to spring, this area will be developed as a nice public space.  
 
Commissioner Ingalls stated that the question tonight is if the redevelopment plan is in conformance with 
the Comprehensive Plan.  He understands that the development plans will come later but, for tonight, their 
decision is whether these districts are in conformance with the Comprehensive Plan. He stated that the 
applicant, during his presentation, made a supporting case that they are.  He noted on Page 69 in the 
Comprehensive Plan that it states, “Generally the Spokane River District is in vision to be mixed 
neighborhoods consisting of housing and commercial retail and service activities that embrace the 
asthetics and proximity to the river and the characteristics will be various commercial, residential and 
mixed uses. Public access should be provided to the river, open space, parks, bicycle connections and 
public spaces provided adjacent to the river. He stated that he would support this project.   
 
On a map showing the Urban Renewal Districts, Ms. Anderson pointed out a couple areas where the City 
will do deannexations to include portions of the other districts, which is a critical part of the process.  She 
explained that when the Commission is ready to do the findings, they need to be done in a certain order 
because the River District is the one where they will be doing the deannexation of property to be included 
in the new Atlas District and the Lake District. 
 
Motion and Findings by Ingalls, seconded by Fleming, to approve the Second Amendment to the 
River District Redevelopment Plan.  Motion approved. 
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Motion and Findings by Ward, seconded by Mandel, to approve the Lake District Urban Renewal 
Project Plan.  Motion approved. 

 
Motion and Findings by Fleming, seconded by Luttropp, to approve the Urban Renewal Plan for 
the Atlas District Urban Renewal Project of the Coeur d’Alene Urban Renewal Agency.  Motion 
approved. 

 
 
3. Applicant: Levi Snyder 

Request: Interpretation request for a Front Setback requirement for Miller River PUD  
  ADMINISTRATIVE (I-2-18) 
 
Ms. Anderson stated that the Planning Commission is asked to determine whether or not to allow 
continuation of construction using a front yard setback of 20 feet based from the property line, as 
measured prior to the recent passage of code amendment 17.06.410(A), for Block 1, Lots 17, 19, 
and 23, of Mill River 1st Addition. The properties for this request are zoned R-8PUD (not 
waterfront). 
 
Ms. Anderson provided the following statements: 

• The area known as Mill River was a multi-part hearing request that was approved in 2004 
as a 289 lot Subdivision, a Planned Unit Development (PUD), along with a Zone Change.  

• The site consisted of a 100.29 acre parcel, former Crown Pacific Mill, east of Huetter 
Road between Seltice Way to the Spokane River. Approved zoning consists of              C-
17PUD, R-17PUD, R-8PUD, and R-3PUD.  

• She explained various aerial views showing the old versus the new front setbacks, and an 
aerial view of R-8PUD lots showing remaining vacancies. 

• She stated that staff recommends that if this interpretation is approved, the decision 
should apply to all residentially zoned, non-waterfront R-8PUD lots in Mill River and 
provided a map showing those lots. 

 
Ms. Anderson concluded her presentation and stood for questions. 

 
Commission Comments: 
 
Commissioner Fleming asked if the request affects the six lots shown on the map. 
 
Ms. Anderson stated that is correct and if the commission accepts the interpretation, it will include any of 
the undeveloped lots, including any new development in the future on the R-8 non-waterfront lots.  
 
Commissioner Ward noted the aerial photo in the packet showing old versus new setbacks and 
questioned if the lots that are the cluster of “blue” are vacant lots. 
 
Ms. Anderson stated that is correct, and noted that the house on the property is located in the setback, but 
the front porches are allowed to encroach into the 10 foot setback.  
 
Commissioner Ingalls stated that earlier staff brought forward a list of changes to the code and in those 
revisions the setback issue was fixed.  The developments that have been platted questioned if this 
interpretation will affect them. 
 
Ms. Anderson explained that Mill River didn’t come up with their own front yard setback. In this case, they 
didn’t expect that the City was going to change the code and are trying to figure out how to deal with the 
new code change.  She stated this interpretation is just for Mill River.  
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Commissioner Messina referenced that in the letter from the applicant it mentions lots 17, 19 and 23 and 
the remaining lots that haven’t been developed.  He asked if staff knew the number of lots that would need 
to be developed. 
 
Ms. Anderson stated there are six lots that aren’t developed and pointed to the other lots on the property 
that have approved plans.  She stated that when discussing this request with staff, they wanted to make 
sure the interpretation was for all of Mill River, including the R8 non-waterfront, in case in the future 
someone wants to rebuild their house and won’t have a different setback. 
 
Commissioner Luttropp questioned if the intent of this project is to keep the remaining lots consistent. 
 
Ms. Anderson stated that that is their intent by the commission granting this interpretation and noted that 
staff looked at some of the completed homes in this area and there is some variation but she thinks this 
will fix it so that the lots won’t be as staggered.  
 
Motion by Fleming, seconded by Rumpler, to approve a request for a Front Setback requirement 
for Mill River PUD.  Motion approved. 
 
PUBLIC HEARINGS:   
 
1. Applicant: Lake City Baptist Church   
 Location: 7610 N. Ramsey Road   

Request: A proposed 4.992 acre annexation from Agricultural Suburban to 
  City R-1 zoning district 
  LEGISLATIVE (A-4-18) 
 
  A. A proposed Religious Assembly/Community Education special use permit 
   in the R-1 zoning district 
   QUASI-JUDICIAL (SP-12-18)   

 
Tami Stroud, Associate Planner, stated that Dobler Engineering, on behalf of Lake City Baptist Church, is 
requesting approval of a proposed +/- 4.99 acre annexation from  AG Suburban to city R-1 zoning district 
(Residential at 1 units/acre). 
 
Ms. Stroud provided the following statements for A-4-18: 

• She provided an aerial view and annexation map of the subject property. 
• She explained the purpose of the R-1 zoning district and stated that this district is intended for those 

areas of the City that are developed at this density or are preferably developed at this density 
because of factors such as vehicular access, topography, flood hazard and landslide hazard. 

• She noted the various findings required for the annexation. 
• She stated that the Comprehensive Plan designates this area as: Ramsey Woodland – Transition. 
• She provided a list of Comprehensive Goals and Objectives for the commission to review. 
• She noted the various city departments that approve this annexation. 
• She presented various photos of the subject property. 
• She stated that Chris Bosley, City Engineer, stated that the proposed annexation would not likely 

adversely affect the surrounding area with regard to traffic. Ramsey Road has the available 
capacity to accommodate additional traffic generated from the subject site.  

• She stated that the subject property is currently being used for religious assembly, with a church and 
parking lot located onsite. 

• She stated that there are two items proposed for an annexation agreement: 
 BUILDING: Prior to the competition of the annexation, the applicant must address any 

outstanding code violations for the existing structures onsite.  
 ENGINEERING: 50 feet of right-of-way must be provided east of the centerline of Ramsey 
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Road to accommodate the existing street and future improvements.   
 
Ms. Stroud concluded her presentation and stood for questions. 
 
Commission Comments 
 
There were no questions for staff. 
 
Public testimony open. 
 
Gordon Dobler, applicant representative, provided the following statements: 

• He noted on the map where the property was located. 
• The use has been existing for 25 years. 
• The property is within the City’s area of impact and is an island surrounded by the city on three of 

the four sides. 
• This annexation request would provide for more efficient services. 
• He stated that the annexation is consistent with the Comprehensive Plan goals and because this 

is an existing use with the neighborhood surrounding this property. 
• He stated that an R-1 zoning was selected because this property will be a church for 25 years and 

intend to go on being a church. 
• He stated that the applicant understands that in the future if it wants to change the use, it will have 

to come back to the Planning Commission for approval. 
• He stated that access on the Atlas Road has adequate capacity per staff’s comments.  The use is 

existing so there won’t be any impact. 
 
Mr. Dobler concluded his presentation and stood for questions. 
 
Commission Comments: 
 
No questions for the applicant. 
 
Public testimony closed. 
 
Discussion: 
 
Motion by Rumpler, seconded by Fleming, to approve Item A-4-18. Motion approved. 
 
ROLL CALL:  
 
Commissioner Fleming  Voted Aye 
Commissioner Ingalls  Voted Aye 
Commissioner Messina  Voted Aye 
Commissioner Luttropp  Voted Aye 
Commissioner Rumpler  Votes Aye 
Commissioner Ward  Voted Aye 
 
Motion to approve carried by a 6 to 0 vote.  
 
SP-11-18 
 
Ms. Stroud stated that Gordon Dobler, on behalf of Lake City Baptist Church, is requesting approval of a 
Religious Assembly and Community Education special use permit on +/- 4.99.acre parcel. This request has 
been filed in conjunction with an Annexation application proposing an R-1 zone (A-4-18). 
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Ms. Stroud provided the following statements: 
• She provided an aerial view of the subject property. 
• Lake City Baptist Church is requesting approval of a Religious Assembly Special Use Permit in 

the proposed R-1 zoning District.  The request, if granted, would allow the applicant to continue its 
current use as a church.   

• In addition, a Community Education Special Use Permit is also being requested for K-12 classes 
and the possibility of expanding classes in the future.  Three classrooms are proposed within the 
existing sanctuary and, in the future, additional classrooms would be built within a separate 
structure.    

• The existing parking lot has 22 stalls including 2 accessible stalls.   
• She explained a list of items that would be allowed if the Special Use Permit was granted. 
• She reviewed a conceptual site plan and parking analysis for the project. 
• She noted the various findings for the project. 
• She stated that the Comprehensive Plan designates this area as: Ramsey Woodland – Transition. 
• She presented various photos of the subject property. 
• She explained a map showing the generalized land use pattern. 
• She noted the various city departments and their comments. 
• She stated that there is one proposed condition that states: 

 WATER:  A minimum of a double check valve assembly will be required on the main 
domestic supply before any downstream connection. 

 
Ms. Stroud concluded her presentation and stood for questions. 
 
Commission Comments: 
 
Commissioner Ingalls stated that he noticed after looking at the signup sheet that there were no objections 
from neighbors, so the houses to the south of the property are happy.  He stated that he approves of the 
annexation and closing these “islands” of land is great.  He commented that this property is already 
developed and understands why there is no community comment.  He asked if the Special Use Permit is 
approved, will it open the door to put up a “Mega Church.”  He also asked what happens if the use is 
changed. 
 
Ms. Stroud explained that once you approve the Special Use Permit, it is a “blanket” use to allow for 
Religious Assembly.  She stated that years ago the Planning Commission used to tie the site plan to the 
approval and if the site plan changed, the applicant would have to come back for modifications.   
 
Commissioner Ingalls stated that what he sees there is great and wondered what could happen in the future. 
 
Mr. Dobler stated that this use has existed on the site for 25 years and he is confident that the use will stay 
the same.  He explained the reason for the request was to avoid having to come back and amend the 
Special Use Permit if they wanted to add another classroom. He commented that he can’t guarantee that 
something wouldn’t happen in the future, but the probability is small. 
 
Commissioner Ingalls stated that he is comfortable with the request but wanted some reassurance. He 
explained that if this was another applicant with another use, he might have some worries. 
 
Public testimony open. 
 
 
Gordon Dobler, applicant representative, provided the following statements: 
 

• The owners would like to offer small private school classes.  The existing building is not big 
enough and that why this request is being brought forward. 
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• Both uses are compatible. 
• Parking is adequate and Mr. Dobler noted that he did provide a parking analysis for the 

Commission to review.  
• If there is a future expansion, parking will be added. 

 
Public testimony closed. 
 
Motion by Mandel, seconded by Rumpler, to approve Item SP-8-18. Motion approved. 
 
ROLL CALL:  
 
Commissioner Fleming  Voted Aye 
Commissioner Ingalls  Voted Aye 
Commissioner Mandel  Voted Aye 
Commissioner Luttropp  Voted Aye 
Commissioner Rumpler  Votes Aye 
Commissioner Ward  Voted Aye 
 
Motion to approve carried by a 6 to 0 vote.  
 
ADJOURNMENT/CONTINUATION: 
 
Motion by Mandel, seconded by Rumpler, to adjourn the meeting.  Motion approved. 
 
The meeting was adjourned at 7:00 p.m. 
 
Prepared by Shana Stuhlmiller, Public Hearing Assistant 
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 PLANNING COMMISSION    
 STAFF REPORT 
 
 
FROM:                           TAMI STROUD, PLANNER  
 
DATE:   DECEMBER 11, 2018 
 
SUBJECT:                     PUD-1-04.m6 – MODIFICATION OF THE BELLERIVE PLANNED UNIT 

DEVELOPMENT TO ALLOW FOR GATES  
 

LOCATION:  +/- 24 ACRES TO INCLUDE ALL ADDITIONS OF BELLERIVE, 
COURTYARD HOMES, RIVERFRONT HOUSE CONDOS, 
WHITEHAWK ADDITION AND BELLSTAR ADDITION 

 
APPLICANT: BELLERIVE HOMEOWNER’S ASSOCIATION (HOA)  
              1110 W. PARK PLACE, SUITE 101   
  COEUR D’ALENE, ID 83814 
 
DECISION POINT: 

The Bellerive Homeowner’s Association (HOA) is requesting a modification to the existing Planned 
Unit Development known as “Bellerive” in the C-17 PUD (Commercial at 17 units/acre Planned Unit 
Development) zoning district to allow for the installation of gates at areas located east and west of 
Beebe Boulevard along Bellerive Lane.  

 GENERAL INFORMATON:  
 

The Bellerive PUD development is largely built out. However there are approximately 30 lots that 
have not been developed or are currently under construction within Bellerive and the 11 lots that are 
not part of Bellerive but are accessed from Bellerive Lane. Land uses in the area include single-
family and multi-family residential, commercial, private and public open space and vacant land. The 
purpose of the request is for the installation of gates to restrict vehicular and bicycle access by the 
public along Bellerive Lane, which is a private street. The applicant indicates that pedestrians would 
still have access to the open space including the public boardwalk from sidewalks and the 
commercial area.   
 
  



PUD-1-04.m6 DECEMBER 11, 2018 PAGE 2                                                                               

AERIAL PHOTO: BELLERIVE DEVELOPMENT (OUTLINED IN RED)  
 

 
 
PROPOSED GATE LOCATIONS: 
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History:  
 

The original PUD was approved in 2005 and known as the “Riverwalk/Bellerive” development. As 
the project evolved and as changes in the economy and property ownership occurred, amendments 
to the PUD were made to modify phasing, change housing types, and replat a number of lots along 
the river primarily for Boardwalk Homes. The most recent modification came before the commission 
in December 2015, when the open space requirement was modified to meet the mandated 10%. 
The modification to the open space was approved in May of 2016, and all of the required 
improvements were subsequently completed, including the extension of the boardwalk. The 
Bellerive Homeowner’s Association is now asking to install gates which will be located east and 
west of Beebe Boulevard on Bellerive Lane.  
 
The Bellerive HOA has stated that in recent years, homeowners residing on Bellerive Lane have 
seen an increase in traffic and parking along Bellerive Lane, which is a private street.  Motorists are 
parking in front of fire hydrants, in no parking zones, and blocking mail boxes and driveways, as 
well as parking in areas posted as “Fire Lane-do not block”.  The Bellerive HOA contacted City staff 
due to the ongoing issues with the public parking along both sides of Bellerive Lane and submitted 
an application to modify the PUD to allow gates on both sides of Bellerive Lane east and west of 
Beebe Boulevard that would limit vehicular and bicycle access to residents only.     
 
Looking northeast along Bellerive Lane, near the area for the proposed gates 
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Looking northwest toward the existing parking lot for Le Peep patrons and the Riverfront 
House 
 

 
 
Looking east along Bellerive Lane where there are a  number of new homes currently 
under construction 
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Looking west along Bellerive Lane toward the Riverfront House and Le Peep restaurant  
 

 
 
Looking west along Bellerive Lane at the Riverfront House and restaurant on the left  
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Looking north along Bellerive Lane at the existing parking area for Le Peep and the 
Riverfront House near the area proposed for one of the gates 
 

 

Looking west along Bellerive Lane near the area for the proposed gates just west of the 
Riverfront House condo building 
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Looking west along Bellerive Lane at the intersection of Beebe Boulevard. The Riverfront 
House is on the left and an existing surface parking lot for Bellerive residents and the 
businesses in the Riverfront House on the right. 
 

 
 
REQUIRED FINDINGS (Planned Unit Development): 
 
Finding #B8A:  The proposal (is) (is not) in conformance with the Comprehensive Plan.   

 
1. The subject property is within the existing city limits.   
2. The City Comprehensive Plan Map designates this area as Stable Established-Spokane 

River District.   
 
Stable Established: 
 
These areas are where the character of neighborhoods has largely been established and, in 
general, should be maintained.  The street network, the number of building lots, and the general 
land use are not expected to change greatly within the planning period. 
 
Spokane River District Tomorrow 
 
This area is going through a multitude of changes and this trend will continue for many years. 
Generally, the Spokane River District is envisioned to be mixed-use neighborhoods consisting of 
housing, and commercial retail and service activities that embrace the aesthetics of the proximity 
to the Spokane River.  As the mills are removed to make way for new development, the Spokane 
River shoreline is sure to change dramatically. 
 
The characteristics of the Spokane River District will be: 
 

• Various commercial, residential, and mixed uses. 
• Public access should be provided to the river. 
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• That overall density may approach ten to sixteen dwelling units per acre (10-16:1), but 
pockets of denser housing are appropriate and encouraged. 

• That open space, parks, pedestrian and bicycle connections, and other public spaces will 
be provided throughout, especially adjacent to the Spokane River. 

• That the scale of development will be urban in nature, promoting multi-modal connectivity 
to downtown. 

• The scale and intensity of development will be less than the Downtown Core. 
• Neighborhood service nodes are encouraged where appropriate. 
• That street networks will be interconnected, defining and creating smaller residential 

blocks, and avoiding cul-de-sacs. 
• That neighborhoods will retain and include planting of future, large-scale, native variety 

trees. 
 
 
2007 COMPREHENSIVE PLAN MAP: SPOKANE RIVER DISTRICT – Stable Established 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

EXISTING CITY 
LIMITS (RED)  

SPOKANE RIVER 
DISTRICT BOUNDARY 

TRANSITION 
AREA-GREEN 

STABLE 
ESTABLISHED 
AREA - PURPLE  

AREA OF 
REQUEST 



PUD-1-04.m6 DECEMBER 11, 2018 PAGE 9                                                                               

Significant Policies: 
 

 Objective 1.01 - Environmental Quality:   
Minimize potential pollution problems such as air, land, water, or hazardous materials. 

 
 Objective 1.02 – Water Quality:   

Protect the cleanliness and safety of the lakes, rivers, watersheds, and the aquifer.  
 

 Objective 1.03 – Waterfront Development:   
Encourage public and private development to incorporate and provide ample public 
access, both physical and visual, to the lakes and rivers.   

 
 Objective 1.04 – Waterfront Development:   

Provide strict protective requirements for all public and private waterfront developments.  
 

 Objective 1.05 – Vistas:   
Protect the key vistas and view corridors of the hillsides and waterfronts that make Coeur 
d’Alene unique. 

 
 Objective 1.09 – Parks:   

Provide an ample supply of urbanized open space in the form of beaches, squares, 
greens and parks whose frequent use is encouraged by placement, design, and access.   
 

 Objective 1.11 – Community Design:   
Employ current design standards for development that pay close attention to context, 
sustainability, urban design, and pedestrian access and usability throughout the City.  

 
 Objective 1.13 – Open Space:   

Encourage all participants to make open space a priority with every development and 
annexation.   

 
 Objective 3.05 – Neighborhoods:    

Protect and preserve existing neighborhoods from incompatible land uses and 
developments.  

 
 Objective 3.14 – Recreation:   

Encourage city sponsored and/or private recreation facilities for citizens of all ages.  This 
includes sports fields and facilities, hiking and biking pathways, open space passive parks, 
and water access for people and boats.  
 

Special Areas: Areas of Coeur d’Alene Requiring Unique Planning: 
 
 Shorelines:  
  

 Policy: Make public access to river and lake shorelines a priority. 
 

 Methods:  
o Ensure scale, use, and intensity are suitable with location. 
o Promote protection and connectivity along shorelines. 

 
Resolution 14-049 – Maximizing Public Riverfront Property, Protection of Riverfront and 
Comprehensive Planning of the Spokane River Corridor: 
 
The City Council adopted Resolution 14-049 on November 18, 2014 directing staff members to 
consider maximizing public riverfront property, protection of the riverfront and providing 
comprehensive planning of the Spokane River Corridor from Riverstone to Huetter Road.  
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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 #B8B: The design and site planning (is) (is not) compatible with                               

existing uses on adjacent properties.  
 

The project was approved as a mixed use development offering a mix of residential housing 
types.  The project was also approved with public open space that includes the boardwalk and 
nine public connections to the boardwalk from Bellerive Lane. Previously approved deviations to 
the performance standards within the Bellerive PUD were to allow for additional height, reduced 
setbacks, density increase for condominium lots within Riverfront House, modification of the 
Shoreline Regulations, and reduction in multi-family parking requirements, as well as deviations 
to the Subdivision requirements, and reduction in the open space.  
 
The requested modification will not change the previously approved deviations. However, gates 
on Bellerive Lane may be incompatible with future uses on some of the undeveloped lots in 
Bellerive that have development rights for commercial or multi-family residential uses. In addition, 
there may be incompatibilities with associated parking requirements for new development and 
replacement of existing surface parking lots. The proposed gates may also be in conflict with the 
required connection to Lacrosse Boulevard from Northwest Boulevard that is an unfulfilled 
condition of approval for the Bellerive PUD project. If two gates are approved and constructed, 
and the Bellerive/Lacrosse connection is completed as required and designed, the new Lacrosse 
connection would result in an unencumbered public road that feeds into a gated private road. The 
City is willing to work with the Bellerive HOA, BLM, ignite and other property owners in the 
immediate vicinity to find a common and equitable solution to the Bellerive/Lacrosse connection 
that may involve redesigning the roadway with a connection to Beebe and an emergency-only 
access to Bellerive Lane. However, at this time the condition has not been met and could be in 
conflict with the requested gates.    
 
The BLM/Four Corners Master Plan shows improved parkland adjacent to the Centennial Trail 
and Bellerive.  It is anticipated to include a public parking lot next to the Lacrosse Boulevard 
connection to Bellerive Lane.  The future public parking lots as part of the BLM/Four Corners 
Master Plan will also remove parking impacts from the public on the Bellerive neighborhood.  The 
City’s preference would be for Bellerive to enforce parking rather than install gates. 
 
There are also 11 undeveloped lots that are accessed from the northern terminus of Bellerive 
Lane that are not part of Bellerive and could be impacted by the gates. 
 
Because the public open space was an original condition of the PUD approval (and includes the 
existing boardwalk) gates would largely limit public access to the Spokane River which 
contradicts Resolution 14-049. Staff has serious concerns about reducing access in any form, 
does not support the request for the proposed gates, and feels parking management is a better 
solution for all.  
 
Evaluation:  The Planning Commission must determine, based on the information before 

them, that the request is compatible with uses on adjacent properties in terms of 
density, design, parking, and open space and landscaping.  (See Finding B8E 
with regards to open space.) 

 
 
  



PUD-1-04.m6 DECEMBER 11, 2018 PAGE 11                                                                               

Finding #B8C: The proposal (is) (is not) compatible with natural features of the site and 
adjoining properties.   
 

 
While the proposed gates would not technically restrict pedestrian access to the open space in 
Bellerive, they would definitely be a deterrent by giving the appearance that the open space and 
boardwalk are private and restricted from public access. Additionally, citizens and visitors with a 
disability would be challenged to access the public portions of Bellerive if gates are installed. 
 
If approved, the proposed gates will be installed on Bellerive Lane, which is a private street. A 
large portion of the Bellerive development has been built out. However; there are approximately 
30 lots remaining within the Bellerive development that will eventually be under construction and 
utilizing Bellerive Lane for access. This means that contractors will be going in and out of the 
project for the next several years, necessitating having the gates left open or giving every 
contractor a passcode for the gates. 
   
As noted, gates on Bellerive Lane may be incompatible with future uses of some of the 
undeveloped lots in Bellerive that have development rights for commercial or multi-family 
residential uses, associated parking requirements for new development, and the replacement of 
existing surface parking lots. The proposed gates are also in conflict with the required connection 
to Lacrosse Boulevard and Northwest Boulevard that is an unfulfilled condition of approval for the 
Bellerive PUD project. 
 
APPROXIMATE AREA OF PROPOSED GATES: (NOTED IN RED)  
 

 
 
  

PROPOSED  
GATE  

PROPOSED  
GATE  
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PROPOSED GATE DESIGN: 
 

 
 
EXAMPLE OF GATE DESIGN:  
 

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

them, that the request is compatible with natural features of the site and adjoining 
properties. 
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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.  

 
Necessary findings were made with the original PUD approval and subsequent PUD 
amendments with regard to the location, design and size of the proposal and the City’s ability to 
provide service with a private ungated road. There are public utility easements within Bellerive for 
the following City utilities: sanitary sewer, water, stormwater, and fire standpoints. Comments 
have been provided by the Water, Wastewater and Fire Departments with regard to the 
installation of a gated access over public underground utilities and if it would impact public 
services. Idaho Department of Lands also provided comments with regard to the gate request.  
 
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 requiring a fire sprinkler system) will be reviewed prior to final plat 
recordation or during the Site Development and Building Permit, utilizing the currently adopted 
International Fire Code (IFC) for compliance. 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 
 
WASTEWATER:  
 
Per Sewer Policy 719 (RES. 15-007) “Manholes within the easement will require access by 
maintenance vehicles and equipment via an all-weather surface approved by the Wastewater 
Department”.  Sanitary Sewer Manhole BEL-2B1 must be unobstructed within the gate 
improvement area.  The City’s Wastewater Utility must have approved access through the gate 
for maintenance, construction, or reconstruction activities related to the sewer system. 
 
Per Sewer Policy 719 (RES. 15-007) “Construction of structures within the easement is 
prohibited.  Landscaping within the easement shall be limited to shallow rooted vegetation, 
concrete curbing, and asphalt surfaces.”  Controls mounted on fence posts, or similar structures 
that do not required a foundation, footing or equivalent will be permitted. 
 
In the event sewer maintenance work reasonably requires the removal or displacement of gate or 
gate related improvements within the easement, the City should not be obligated to restore or 
replace said improvements as the gates are optional. 
 
   -Mike Becker, Utility Project Manager  
 
 
IDAHO DEPARTMENT OF LANDS:  
 
I have discussed this project with our CDA Area Manager as well as our Bureau Chief down in 
Boise. 
 
Idaho Department of Lands (IDL) has issued 7 encroachment permits for the community dock 
system and boardwalk at Bellerive, along with permits for bank stabilization, installation of boat 
lifts, and additional boardwalk to be installed. The first permit was issued August 31, 2006, and 
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the most recent permit was issued on October 25, 2018. There have been numerous challenges 
with this project dating back to July 2006 when IDL received the 1st original application. 
 
One of the big issues with this project was that the boardwalk be available and open to the public. 
In fact, one of the terms and conditions of the permit was that the boardwalk was to be made 
available to the public in perpetuity.  IDL feels that installing a gate that would restrict vehicular 
access could also restrict public access to the boardwalk. IDL needs to ensure that terms, 
conditions, and conditions of approval of previous permits are still being adhered to. IDL is 
opposed to any projects or actions that would reduce the public’s ability to recreate and utilize this 
area as was originally agreed upon. 
 
Thank you again for the opportunity to comment on this proposed project. Please let me know if 
you have any further questions and please keep me posted on any meetings regarding this 
project. 
  -Mike Ahmer- Resource Supervisor- Lands and Waterways 
 
 
Evaluation:  The Planning Commission must determine, based on the information before them; 

whether or not the location, design, and size of the proposal are such that the 
development will be adequately served by existing public facilities and services. 

 
 
Finding #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.  

 
All open space areas will remain unchanged if the proposed gates are approved. However; 
installation of gates to the east and west of Beebe Boulevard on Bellerive Lane, will only allow for 
the public to access the development on foot from sidewalks and the commercial area, and would 
restrict bicycle and vehicular access. The gates would give the appearance that open space 
(including the boardwalk) is for private use and not open to the public. The Bellerive PUD is a 
total of 24.3 acres in size. The approved open space for the project was 4.42 acres, which 
equates to 18%, and later reduced to 2.4 acres or the required 10% open space requirement.  All 
required open space areas have been improved.  
 
The approved Riverwalk/Bellerive Final PUD Application included the project Narrative, as part of 
the PUD requirement. The Narrative included the overall description of the location and intensity 
of uses, including public and private open space areas throughout the P.U.D.   A primary 
component of the Riverwalk/Bellerive PUD included specific language detailing the areas and 
uses of the Open Space areas for public and private use.  In addition the narrative states in the 
project description, “The intent is to avoid creating a wall of homes along the water’s edge.”  
 
There are a few examples of PUD projects in the City that have gated access to restrict vehicular 
access into the project.  However, those projects do not include public open space areas.  
Bellerive is unique in how it was approved and developed which includes the public boardwalk 
feature that runs the full length of the project along the bank of the Spokane River. There are 
public access easements providing pedestrian connections to the boardwalk at nine locations 
noted in the below graphic, showing the Public Access points on the Interpretative Signage for 
the development.  Pedestrian access to the boardwalk was designed with an elevator at the River 
House to provide accessibility to the boardwalk, but the elevator is not currently operational. 
There is also a public moorage dock for day use. 
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BELLERIVE PUBLIC ACCESS INTREPRETIVE SIGN:  

 
 
APPROVED OPEN SPACE:  
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The PUD section of the Zoning Code requires open space to be usable with amenities. Open 
space must be free of buildings, streets, driveways and parking areas, accessible to all users of 
the development, and usable for open space and recreational purposes.  The PUD section of the 
Code allows for projects to have private or public open space. While there are several PUD 
projects in the City that have all private or a mix of public and private open space, the Bellerive 
PUD was proposed and approved with public open space, including the boardwalk. 
 
 
Evaluation:  The Planning Commission must determine based upon the information before 

them; whether or not the proposal provides adequate access to the public open 
space areas within the Bellerive Development.  The code states that, no less 
than 10% of gross land area, free of buildings, streets, driveways, or parking 
areas. In addition, the Planning Commission must determine whether the 
requested modification to install gates, prohibiting vehicle traffic within the gated 
areas, and, limiting vehicle access to the required open space would satisfy the 
public access to the open space requirement of the Bellerive PUD.  

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

the development.  
 

Standard parking requirements for the proposed use in Bellerive/Riverwalk PUD were approved 
as follows:  

 
• Single-family dwellings: 2 spaces per unit. 
• Courtyard Homes:  1.5 spaces per unit. 

 
The request for gates would not impact previously approved parking requirements for the project. 
As staff has reviewed the previous project approvals and modifications, it became clear that the 
two surface parking lots are providing parking for the commercial areas because the needed 
parking was not fully met with the underground parking for the Riverfront House. The two 
properties that are functioning as surface parking lots have development rights, but parking for 
any new uses along with replacement parking will be required at the time of development. Staff 
acknowledges that there is currently a parking challenge in Bellerive, but it appears this is due to 
the lack of sufficient parking for the commercial, residential, and public open space uses, and is 
likely a result of the reduced parking that was requested by the original developer, and the 
number of contractor vehicles along Bellerive Lane while homes are being constructed.    
.  
Evaluation:  The Planning Commission must determine, based on the information before them, 

whether or not the off-street parking provides parking sufficient for users of the 
development. 

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

the perpetual maintenance of all common property.   
 

The Bellerive Homeowner’s Association was a part of the original approval and Final 
Development Plan.  The open space areas will continue to be maintained by the HOA in 
accordance with the existing governance documents. The gates would also be owned and 
maintained by the HOA, if the request is approved. 
 
Evaluation: The Planning Commission must determine, based on the information before 

them, whether or not the proposal provides for an acceptable method for the 
perpetual maintenance of all common property. 
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PLANNED UNIT DEVELOPMENT CONDITIONS:  
 
Staff recommends that the following conditions be required if the gate request is approved. The 
following conditions would apply to this PUD amendment and would not negate or replace any of 
the previously approved conditions for Bellerive unless specifically noted.  There are still some 
outstanding conditions that have been delayed to future phases and remain unfulfilled at this 
time, some of which are noted below. 
 
1. Welcoming Wayfinding Signage shall be posted at the gated entries at the time the gates 

are installed to inform the public of the usable open space within the development and 
that the public is welcome in the neighborhood on sidewalks, paths, on the boardwalk, 
and in the commercial area. 

 
2. The installation of a bicycle rack accommodating a minimum of 10 bicycles shall be 

provided near the “Riverfront House” for bicycle parking prior to installation of the gates. 
  
3. The Boardwalk Lift shall be in working order to provide accessibility to the boardwalk prior 

to installation of the gates.   
 

4. The HOA shall work with the City and other property owners to determine an equitable 
solution for the Lacrosse connection from Bellerive Lane to Northwest Boulevard (which 
is an unfulfilled condition of the Bellerive PUD project approval) prior to installation of 
gates and/or by a date certain. 
 

5. Prior to installation of the gates, ADA parking stalls and accessible route(s) to the 
commercial areas and public open space shall be provided in one or both of the surface 
parking lots, or access to the below grade parking in the Riverfront House shall be open 
for ADA parking from 6AM to 10PM. 
 

6. A third gate may be required for emergency access only if an alternate connection to 
Lacrosse can be made to fulfill the condition requirement noted in condition 4 above.  
 

7. All City departments with easements for public utilities and emergency service providers 
shall be provided with keys/keypad access to open the gates. 
 

8. All gate related improvements shall be approved by the City’s Wastewater Utility such 
that said improvements do not impede access to Sanitary Sewer System within the utility 
easement.  
 

9. Construction of permanent structures and deep rooted flora within the utility easement 
will not be permitted. 
 

10. The HOA shall not impair, or allow others to impair, the sewer easement.  If the gate 
improvements impair the ability of the Wastewater Utility to maintain, construct, or 
reconstruct the sewer system, the Wastewater Utility give reasonable notice to the HOA 
so that the HOA can move the gate improvements prior to maintenance, construction or 
reconstruction.  If the HOA fails or refuses to move the gate improvements, or in the 
event of an emergency, the HOA agrees that the Wastewater Utility may move the gate 
improvements without liability or the obligation to restore the gate improvements.  

 
11. The HOA will have full responsibility to repair the gates if they are damaged as a result of 

emergency or routine repair of the City’s sewer and water facilities.  
 
12. The applicant must follow the International Fire Code 2015 Edition Section 503.5 to 503.6 

and D103.5 regarding fire department access through gates. For a divided street, the 
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minimum lane width shall be 12 feet. Fire Department access thru the gate shall be 
manual or electric using Knox products such as Knox keyway switch or Knox padlock that 
are keyed for Coeur d’Alene Fire Department. The applicant can contact Inspector Bobby 
Gonder for further on the Knox products that are used in Coeur d’Alene. 
 

 
ORDINANCES AND STANDARDS USED IN EVALUATION: 

 
Comprehensive Plan - Amended 1995 
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 
Coeur d’Alene Bikeways Plan 
Resolution 14-049  
 

 
ACTION ALTERNATIVES: 
 
The Planning Commission must consider this request and make appropriate findings to approve, 
approve with additional conditions, deny or deny without prejudice.  
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Bellerive HOA PUD Amendment Request

r Per the approved PUD, Bellerive Lane was estabtished as
a private road. lt is owned by the Bellerive Homeowners
Association ("Association"). The Association maintains
the road at its own expense.

r ln recent years, homeowners residing on Beilerive Lane
have seen a great increase in traffic and parking. lt is
common to see vehicles park in front of fire hydrants, in
no parking zones, block mailboxes, ignore driveways, and
even in areas posted as ,'fire lane - do not block."



Bellerive HOA PUD Amendment Request

r On weekends, especially in summer, Bellerive Lane is
extremely congested with vehicles parked bumper-to-
bumper on both sides of Bellerive Lane; this obstructs
emergency vehicles access to homes when time is
critical.

n This congestion is also dangerous to pedestrians,
particular children.

Note: This danger is increased due to the low profile curbs,
many vehicles park on the sidewalk, leaving pedestrians to
navigate the street.



Bellerive HOA PUD Amendment Request

I Bellerive Lane has become an ideal parking spot for
pedestrians and cyclist to access the centennial rrail.

r lt is commonplace for vehicles, RVs and boat trailers to
spend the day parked on Bellerive Lane.

r Daily during peak season, literally hundreds of peopte
visit Le Peep and partake in its outdoor dining.

Note: Le Peep's parking Iot's capacity in inadequate for the
volume of its dinners.
suggestion: lnstall a sign at Tilford Lane directing drivers to
the parking lot in Riverstone Park.



Bellerive HOA PUD Amendment Request

m On a personal level, residents would like to have space
for visiting friends and family to conveniently park
nearby.

One homeowner, who is handicapped, has difficulty in summer
parking in front of his home.

r This excessive vehicular traff ic creates additional wear
and tear on Bellerive Lane, which requires the
Association to repair at the cost of our homeowners.



Bellerive HOA PUD Amendment Request

r The proposed gate will not affect the public's ability to
enjoy the public boardwalk because the current pedestrian
access will not be obstructed in any way by the gate.
* We Iove the Bellerive community and welcome people to stroll

and enjoy our amenities, particularly the boardwalk.

w Most IMPORTANTLY, the gate will open immediately for
emergency vehicles via a Siren Operated Sensor - SOS
(see slide # 1"4).

Its entry touch screen is state-of-the-art and easily
programmable to many user needs and situations.



Bellerive HOA PUD Amendment Request

t The gate's footprint is minimal and will not interfere with
utilities.

Like other gates in the community, it will need an electrical
con nection.

r The Association will use an underground utility location
service prior to install to avoid interfering with utilities.

r ln the future, the Association plans to install a similar
gate on the west side of Bellerive Lane.
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This part of Bellerive Lane is a no parking zone

Le Peep parking lot east exit

Looking north towards the CentennialTrait

Looking south towards the river

Gate Location Street View
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x State-of-the-art entry system used
to open residential, commercial,
airport, government and military
gates during an emergency

x So reliable that it is mandatory in
many communities

x Emergency responders gain access
without stopping or leaving their
vehicle to enter a code or use a key

w Customizable to individual
frequencies
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Emergency Entry
Siren Operated Sensor - SOS
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Sta te-of-t h e-a rt E n t ry Syste m
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rWatchman by Cellgate
'iOS/Android App for smart devices
Phone entry system with live
streaming video
Extremely custom iza ble
Brill ia nt 7 " Touchscreen
Up to 1,000 directory -z_
codes, 64K access
codes, and streaming
video or telephone
entry options
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Exa m ple of Gate Desi$n

1 GATE CONCEPT ELEVATION VIEW

: lnstallation: Perimeter Security Group (Subject to Change)
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Bellerirze
LAKE COEUR d'ALENE

Bellerive Homeowners
Associatioh, lnc.



PUBLIC COMMENTS 

FOR 

PUD-1-04m.6 
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STUHLMILLER, SHANA

From: STROUD, TAMI
Sent: Tuesday, November 27, 2018 2:58 PM
To: STUHLMILLER, SHANA
Subject: Bellerive Gate Comments

Follow Up Flag: Follow up
Flag Status: Flagged

Shana:  

Please provide the below comments to the Planning Commission with regard to the proposed gates. 
This “Bellerive” resident wishes to remain anonymous.  
---------------------------------------------------------------------------------------------------------------------------------------
----------------------------------------------------------------------------------------------- 

To Whom it May Concern: 

This concern is the proposed gates on Bellerive Lane. I live there during the summer and walk the area. Bellerive has 
Public Access at numerous areas. Gating off any of Bellerive down by the Restaurant would cause more congestion to 
an area that is “Public Use”. The only area that would make any sense to gate off is at the west end having a closed 
gate so traffic will not be coming thru from the future Atlas Project and another emergency exit. As there is much 
construction still going on, gating at this time would cause a back up because of the gates. Since we only have one 
road out if you gate off Bellerive it would cause BeeBe to be jammed up and parking on either side of that street. If 
speed is a problem on West Bellerive, then possibly a speed bump.  
As long as this is an area of Public Access and construction, there should not be gates.  
Sent from my iPad 

Tami Stroud  
Associate Planner  

710 E. Mullan Avenue 
Coeur d’Alene, ID 83814‐3958 

Telephone: (208) 666‐5740 
Fax: (208) 769‐2284 
Email: tstroud@cdaid.org 



From: weimer5
To: STUHLMILLER, SHANA
Subject: December 11, 2018 Public Hearing
Date: Monday, November 26, 2018 11:38:21 AM

I live in the Bellerive condos in the summer. I wanted to voice my support for the gates on Bellerive
Lane. I am all for preventing some of the sketchy people from hanging out at the ends of the street. I
have two issues. First, what are the mitigation plans for someone driving into the parking lot
entrance that will be before the gate and just driving over the sidewalk between the trees bypassing
the gate and gaining access to Bellerive Lane. My suggestion is to post some signage on the gate that
says something like this. “It is illegal to drive a motorized vehicle on or across the sidewalk to bypass
the gate. Violation will result in a fine of $200. The number to call to report a violation is xxx-xxx-
xxxx.” I think after a few fines are levied, the word will get out. My second issue is a concern I have
about the noise level of the gate apparatus. Are steps being taken to make these gates as quiet as
possible? Thank you.
Janet and Scott Weimer

mailto:SHANA@cdaid.org
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STUHLMILLER, SHANA

From: L A <laprim613@yahoo.com>
Sent: Thursday, December 06, 2018 11:38 AM
To: STUHLMILLER, SHANA
Subject: re:  Bellerive gates

Hello, 
Our home is located in the Bellerive Addition, our address is :  2140 W. Bellerive Lane 
We are joining our neighbors in requesting approval of a modification to the Bellerive Planned Unit 
Development. 
The request is to place gates on Bellerive Ln. at areas located east and west of Beebe Boulevard. 
If there is any other information you need, please feel free to contact me: 
Ben Primrose 
214-794-3506 
 
Thank you. 
 
Ben Primrose 
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 PLANNING COMMISSION  
 STAFF REPORT 
 
 
FROM:                           MIKE BEHARY, ASSOCIATE PLANNER  
 
DATE:   DECEMBER 11, 2018 
  
SUBJECT:                     ZC-4-18   ZONE CHANGE FROM R-12 TO C-17  
 
LOCATION:  +/- 7.8 ACRE PARCEL LOCATED AT 3528 W. SELTICE WAY 
 
 
APPLICANT/OWNER:  
River’s Edge Apartments LLC 
1402 Magnesium Road  
Spokane, WA 99217 

 

  
 
 
DECISION POINT: 
 
The applicant is requesting approval of a zone change from R-12 to C-17 zoning district.  
 
 
BACKGROUND INFORMATION: 
 
The subject site is located south of Seltice Way, north of the Spokane River, and is west of and 
adjacent to the Atlas Mill site.  The subject property is currently vacant.  Prior to 2004, the subject 
site was once part of a large saw mill facility that was active on this site for many years.  The saw 
mill has since closed and all the buildings have been removed from this site.  The applicant’s 
overall property was annexed into the city in early 2014 with C-17 and R-12 zoning.   
 
The applicant owns a triangle parcel (“RE Exchange Property”) that is surrounded by the City 
owned Atlas Mill site.  The City also owns the old abandoned BNSF Railroad right-of-way (“City 
Exchange Property” ) that bisects the applicant’s overall proposed project area.  The applicant 
and the City have executed a Memorandum of Understanding (MOU) that expresses the 
applicant’s and City’s desire to complete a land exchange of the two mentioned properties.  See 
the map on page 5 that illustrates the proposed land swap between the City and the applicant.   
The MOU between the applicant and the City is located at the end of this report in (Attachment 1). 
 
The applicant’s overall proposed project has split zoning with R-12 Zoning District on the 
southern portion of the property along the river and C-17 zoning district on the northern portion of 
his overall site.  The majority of the applicant’s proposed project is zoned C-17 and the smaller 
portion is zoned R-12.  The applicant has indicated they would like to correct the split zoning 
issue with his proposed project and to have one uniform zoning district over the whole project.  
See the attached Narrative/Justification at the end of this report for a complete overview of the 
request and compliance with the required findings.  (Attachment 2)    
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The applicant has stated that he intends to develop the property with a residential use only.  If the 
zone change request is approved the applicant intends to build a multi- family apartment complex 
on the overall 25 acre site. The applicant has submitted a site plan showing how the proposed 
project will be developed.   See Site Plan on Page 5 
 
The applicant has made application for a density increase in item SP-7-18.  The density increase 
request is from 17 units to 34 units per acre.  The applicant has also made application for a 
Limited Design PUD in item LDPUD-1-18.   The three requests are tied together and will be 
conducted as one public hearing with three separate findings.  
 
The applicant has stated that a commercial use on this site would generate more traffic than a 
residential use.  As part of this application, the applicant has submitted a Trip Generation and 
Distribution Letter (TGDL).  The TGDL was prepared by the applicant’s Engineer and it discusses 
in depth the potential traffic that could be generated by commercial and residential uses. The 
TGDL dated December 6, 2018 is located at the end of this report in (Attachment 3). 
 
It should be noted that the applicant’s proposed multi-family development of the property is not 
tied to the requested zone change.  If the subject site is approved to be changed to the C-17, 
then all permitted uses in the C-17 Commercial District would be allowed on this site, subject to 
the terms of the Annexation Agreement regarding the property 
 
See full list of uses allowed in the C-17 on pages 20 and 21. 
 
 
 
LOCATION MAP:        

 
  
 
 

Site 
Location 
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AERIAL PHOTO:  OVERALL PROPERTY 

 
 
 
 
AERIAL PHOTO:  PROPOSED ZONE CHANGE 

 
 
 
 

Subject property 
of proposed 
Zone Change 

Applicant’s Overall 
Property 
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BIRDS EYE AERIAL PHOTO:   

 
 
 
 
 
 
APPLICANT’S EXHIBIT OF PROPOSED ZONE CHANGE: 

 
 
 
  

Subject property 
of proposed 
Zone Change 
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APPLICANT’S EXHIBIT OF PROPOSED SITE PLAN: 

 
 
 
LAND SWAP MAP: 
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PRIOR ZONE CHANGE ACTIONS: 
Planning Commission and City Council approved multiple zone change requests in item ZC-4-04 
west of the subject property from R-3, R-8, R-17, and C-17 to R-3, R-8, R-17, C-17L, and C-17 in 
2004.  To the north of the subject site a zone change was approved by the Planning Commission 
and City Council in 1987 to change the zoning classification from C-17 to LM in item ZC-11-87. 
To the east is the Atlas Mill site that is zoned C-17 and was approved as part of the Annexation 
process in 2018.   As seen in the map provided below, the area is relatively established with 
approved zone changes to C-17 in the vicinity of the subject property.  
 
See Prior Zone Change Actions Map below. 
 
 
PRIOR ZONE CHANGE ACTIONS MAP: 

 
 
 
Past Zone Changes: 

ZC-4-04 Existing zoning             Proposed zoning               Approved 
  R-3 26.1 acres  25.9 acres 

  R-8 37.3 acres  31.6 acres 

  R-17 22.4 acres  13.1 acres 

  C-17 14.1 acres  19.7 acres 

  C-17L None   10.1 

 
ZC-11-87 C-17 to LM      Approved 
 

 
  

Subject 
Property 
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REQUIRED FINDINGS: 
 
A.         Finding #B8: That this proposal (is) (is not) in conformance with the 

Comprehensive Plan policies.  
 

2007 COMPREHENSIVE PLAN- LAND USE CATEGORY: 
 

• The subject property is within the existing city limits.   
• The City Comprehensive Plan designates the subject site to be in the Spokane River 

District.   
• The subject property is located in the City’s Area of Impact   

 
 
Comprehensive Plan Map:  Spokane River District 

  
 
Spokane River District Tomorrow: 
This area is going through a multitude of changes and this trend will continue for many years.  
Generally, the Spokane River District is envisioned to be mixed use neighborhoods consisting of 
housing and commercial retail and service activities that embrace the aesthetics of the proximity 
to the Spokane River.  As the mills are removed to make way for new development, the river 
shoreline is sure to change dramatically.  
 
  

Subject 
Property 

 
 

Stable Established: 
These areas are where 
the character of 
neighborhoods has 
largely been 
established and, in 
general should be 
maintained.  The street 
network, the number of 
building lots, and 
general land uses are 
not expected to change 
greatly within the 
planning period. 
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The characteristics of the Spokane River District neighborhoods will be: 
 

 Various commercial, residential, and mixed uses. 
 

 Public access should be provided to the river. 
 

 That overall density may approach ten to sixteen dwelling units per acre, but pockets of 
denser housing are appropriate and encouraged.   
 

 That open space, parks, pedestrian and bicycle connections, and other public spaces will 
be provided throughout, especially adjacent to the Spokane River. 
 

 That the scale of development will be urban in nature, promoting multi-modal connectivity 
to downtown.  
 

 The scale and intensity of development will be less than the Downtown Core.   
 

 Neighborhood service nodes are encouraged where appropriate.   
 

 That street networks will be interconnected, defining and creating smaller residential 
blocks and avoiding cul-de-sacs. 
 

 That neighborhoods will retain and include planting of future, large-scale, native variety 
trees. 

 
 
Transition Areas: 
These areas are where the character of neighborhoods is in transition and should be developed 
with care.  The street network, the number of building lots and general land use are expected to 
change greatly within the planning period.       
 
 
COMPREHENSIVE PLAN GOALS & OBJECTIVES THAT APPLY:   
 
 
Goal #1: Natural Environment 
Our Comprehensive Plan supports policies that preserve the beauty of our natural environment 
and enhance the beauty of Coeur d'Alene. 

 
Objective 1.01 Environmental Quality: 
Minimize potential pollution problems such as air, land, water, or hazardous materials. 
 
Objective 1.02 Water Quality: 
Protect the cleanliness and safety of the lakes, rivers, watersheds, and the aquifer. 
 
Objective 1.03 Waterfront Development: 
Encourage public and private development to incorporate and provide ample public access, 
both physical and visual, to the lakes and rivers.  
 
Objective 1.04 Waterfront Development: 
Provide strict protective requirements for all public and private waterfront developments.  
 
Objective 1.05 Vistas: 
Protect the key vistas and view corridors of the hillside and water fronts that make Coeur 
d’Alene unique.  
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Objective 1.09 Parks: 
Provide an ample supply of urbanized open space in the form of squares, beaches, greens, 
and parks whose frequent use is encouraged by placement, design, and access. 
 
Objective 1.11 Community Design: 
Employ current design standards for development that pay close attention to context, 
sustainability, urban design, and pedestrian access and usability throughout the city.   
 
Objective 1.12 Community Design: 
Support the enhancement of existing urbanized areas and discourage sprawl 
 
Objective 1.13 Open Space: 
Encourage all participants to make open space a priority with every development and 
annexation. 
 
Objective 1.14 Efficiency: 
Promote the efficient use of existing infrastructure, thereby reducing impacts to undeveloped 
areas. 
 
Objective 1.15 Natural Terrain: 
Wherever possible, the natural terrain, drainage, vegetation should be preserved with 
superior examples featured within parks and open space. 
 
Objective 1.16 Connectivity: 
Promote bicycle and pedestrian connectivity and access between neighborhoods, open 
spaces, parks, and trails systems. 
 
Objective 1.17 Hazardous Areas: 
Areas susceptible to hazardous conditions (e.g. flooding, landslides, earthquakes, etc.) 
should be left in a natural state unless impacts are mitigated.  
        

 
Goal #2: Economic Environment 
Our Comprehensive Plan preserves the city’s quality workplaces and policies, and promotes 
opportunities for economic growth. 
 

Objective 2.01 Business Image & Diversity: 
Welcome and support a diverse mix of quality professional, trade, business, and service 
industries, while protecting existing uses of these types from encroachment by incompatible 
land uses. 
 
Objective 2.02 Economic & Workforce Development: 
Plan suitable zones and mixed use areas, and support local workforce development and 
housing to meet the needs of business and industry. 
 
Objective 2.05 Pedestrian & Bicycle Environment: 
Plan for multiple choices to live, work, and recreate within comfortable walking/biking 
distances. 
 
Objective 2.06 Cooperative Partnerships: 
Encourage public/private partnerships to procure open space for the community while 
enhancing business opportunities. 
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Goal #3: Home Environment 
Our Comprehensive Plan preserves the qualities that make Coeur d’Alene a great place to live. 

 
Objective 3.01 Managed Growth: 
Provide for a diversity of suitable housing forms within existing neighborhoods to match the 
needs of a changing population. 
 
Objective 3.02 Managed Growth: 
Coordinate planning efforts with our neighboring cities and Kootenai County, emphasizing 
connectivity and open spaces. 
 
Objective 3.05 Neighborhoods: 
Protect and preserve existing neighborhoods from incompatible land uses and developments. 
 
Objective 3.06 Neighborhoods: 
Protect the residential character of neighborhoods by allowing residential/commercial 
/industrial transition boundaries at alleyways or along back lot lines if possible. 
 
Objective 3.08 Housing: 
Design new housing areas to meet the city’s need for all income and family status categories. 
 
Objective 3.13 Parks: 
Support the development acquisition and maintenance of property and facilities for current 
and future use, as described in the Parks Master Plan. 
 
Objective 3.14 Recreation: 
Encourage city-sponsored and/or private recreation facilities for citizens of all ages. This 
includes sports fields and facilities, hiking and biking pathways, open space, passive parks, 
and water access for people and boats. 
 
Objective 3.16 Capital Improvements: 
Ensure infrastructure and essential services are available for properties in development. 
 
Objective 3.18 Transportation: 
Provide accessible, safe and efficient traffic circulation for motorized, bicycle and pedestrian 
modes of transportation, requesting input form authoritative districts and neighboring 
communities when applicable.   

 
Goal #4: Administrative Environment 
Our Comprehensive Plan advocates efficiency and quality management. 

 
Objective 4.01 City Services: 
Make decisions based on the needs and desires of the citizenry. 
 
Objective 4.06 - Public Participation: 
Strive for community involvement that is broad-based and inclusive, encouraging public 
participation in the decision making process. 
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2007 COMPREHENSIVE PLAN – SPECIAL AREAS - SHORELINES: 
The City of Coeur d’Alene is known for its shorelines. They are an asset and provide a multitude 
of benefits; community pride, economic advantages, transportation, recreation, and tourism are 
just a few examples of the shorelines affect the use and perception of our city.  
 
Public access to and enhancement of our shorelines is a priority. Shorelines are a positive feature 
for a community and they must be protected.  To ensure preservation, the city has an ordinance 
that protects, preserves, and enhances our visual resources and public access by establishing 
limitations and restrictions on specifically defined shoreline property located within the city limits. 
 
To increase desired uses and access to this finite resource, the city will provide incentives for 
enhancement.  Efficient uses of adjacent land, including mixed use and shared parking where 
appropriate, are just a few tools we employ to reach this goal. 
 
Comprehensive Plan Shoreline Policy:  
Make public access to river and lake shorelines a priority. 
 
 
 
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.  

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

adequate for the proposed use.   
 
 

STORMWATER:   
Stormwater issues are not a component of the proposed zone change. Any stormwater 
issues will be addressed at the time of development on the subject property. City Code 
requires 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 Seltice Way (formerly Highway 10) to the north, 
which is a principal arterial connecting the cities of Coeur d’Alene and Post Falls. This 
existing roadway is a newly constructed street section and will not require street 
improvements. When Seltice Way was designed and constructed, development on the 
subject property was anticipated. The applicant’s engineer provided trip generation data 
to the design team to ensure that the roadway was designed to handle the development 
potential of the site and surrounding properties. Additionally the Seltice Way roadway 
design included three access points to the subject property and a right-turn lane. The 
Streets and Engineering Department has no objection to the zone change as proposed.  

  
- Submitted by Chris Bosley, City Engineer 
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WATER:   
The newly reconstructed Seltice Way includes a 12” water main at the property frontage, 
which was a requested upgrade that was paid for by the applicant in anticipation of future 
development of the property. The applicant will be required to provide a looped system 
within the property. There is adequate capacity in the public water system as a whole to 
support domestic, irrigation and fire flow for the proposed zone change.  However due to 
the proposed increased density, we will need a hydraulic study by a third party to 
determine if the local existing infrastructure can handle the increase in use.    The Water 
Department has no objections to the zone change as proposed.    
  

 -Submitted by Kyle Marine, Assistant Water Superintendent 
 
PARKS:    
The 2018 Trails and Bikeways Master Plan requires a twelve foot wide shared use path 
located along the north side of the Spokane River.  The Parks Department has no 
objection to the zone change as proposed. 
 

-Submitted by Monte McCully, Trails Coordinator 
 
 
 

WASTEWATER:    
Based on the 2013 Sewer Master Plan (SMP) Appendix J, this subject property falls 
under the Mill River Sewer Lift Station Basin which was modeled for 17 units per acre.  
Public sewer is available to this project at the east end of Shoreview Lane as a 10” line 
within the adjacent Mill River 1st Addition Development to the west. The Wastewater 
Department has no objection to the zone change as proposed. 

 
-Submitted by Mike Becker, Utility Project Manager 

 
 
FIRE:   
The Fire Department works with the Engineering and Water 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 requiring a fire sprinkler system) will be 
reviewed prior to building permit or during site development, and building permit, utilizing 
the currently adopted International Fire Code (IFC) for compliance.  The City of Coeur 
d’Alene Fire Department can address all concerns at site and building permit submittals.  
The Fire Department has no objection to the zone change as proposed.   

 
-Submitted by Bobby Gonder, Fire     
 

 
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. 

 
 
  



ZC-4-18  December 11, 2018 PAGE 13                                                                               

 
C.         Finding #B10: That the physical characteristics of the site (do) (do not) make it 

suitable for the request at this time.  
 
 
PHYSICAL CHARACTERISTICS: 
 
The subject property is higher along Seltice Way and slopes downward toward the 
Spokane River to the south.  There is an approximately thirty foot elevation drop on the 
applicants overall property and a fifteen foot elevation drop on the subject property.  
There are no topographical or other physical constraints that would make the subject 
property unsuitable for the annexation request.   
 
See topographic map below and site photos that are provided on the next few pages.  

 
 
TOPOGRAPHIC MAP: 

 
 
 
 
 
 
  

Subject 
Property 
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SITE PHOTO - 1:  North central part of property looking west. 

 
 

  
 

 
SITE PHOTO - 2:  North central part of property looking south. 
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SITE PHOTO - 3:  Northeast part of property looking west. 

 
 
 
 
 
SITE PHOTO - 4:  Northeast part of property looking south. 
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SITE PHOTO - 5:  Southwest part of property looking east.     

 
 
 
 
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. 

 
 
 
D.         Finding #B11: That the proposal (would) (would not) adversely affect the 

surrounding neighborhood with regard to traffic, neighborhood 
character, (and) (or) existing land uses.  

 
TRAFFIC:    
As noted above, the subject property is bordered by Seltice Way to the north, which is a 
principal arterial connecting the cities of Coeur d’Alene and Post Falls.  When Seltice 
Way was designed, the applicant’s engineer provided trip generation data to the design 
team to ensure that the roadway was designed to handle the development potential of 
the site and surrounding properties. The proposed zone change will allow the developer 
to construct commercial, multi-family or residential uses on the property, or a mix of uses 
permitted under C-17. The anticipated traffic under the proposed rezoning is not easily 
definable because no proposed developments have been identified for this property 
under C-17 zoning. However, if multifamily units are developed on the 7.8 acres to 
maximum allowable density, approximately 399 trips per day could be expected. If a 
department store comparable to Kohl’s (which has a similar property size) was 
developed, approximately 1933 trips per day could be expected. Traffic volumes are 
estimated from the ITD Trip Generation Manual, 9th Addition. This, as with any 
development, is expected to have some traffic impact on Seltice Way and Northwest 
Boulevard. However, under the proposal, zoning would be changed to R-34 through an 
SUP/LPUD and a commercial property would not be developed. Traffic studies performed 
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by the applicant’s engineer, Whipple Consulting Engineers, and by Welch Comer 
Engineers demonstrate expected impacts from the proposed development. The zone 
change by itself would not increase traffic. How the site is developed and the mix of uses 
will potentially affect traffic. The Streets & Engineering Department has no objection to 
the zone change as proposed. Any development will have to comply with City policies 
and ordinances under the conditions existing at the time of construction and, therefore, 
the Streets & Engineering Department will review the final plans at that time.  
  

-Submitted by Chris Bosley, City Engineering  
 

 
NEIGHBORHOOD CHARACTER:   
2007 Comprehensive Plan:     Spokane River District Today 
This Spokane River District is in a state of flux from its historic past use as a site of four 
major waterfront sawmills and other industrial uses.  In place of sawmills, recently 
subdivided property in this area along portions of the shoreline is developing into 
commercial, luxury residential units, and mixes use structures.  Recent subdivisions 
aside, large ownership patterns ranging from approximately 23 acres to 160+ acres 
provide opportunities for large scale master planning.       
 
The Spokane River is now under study by federal and state agencies to determine how 
the quality of the water may be improved.  Through coordination with neighboring 
communities and working with other agencies our planning process must include 
protecting the quality of the water from any degradation that might result from 
development along the river’s shores. 
 
Public infrastructure is not available in some locations and would require extensions from 
existing main lines. 
 
 
SURROUNDING LAND USES AND ZONING:  
The property to the north of the subject site is vacant and is zoned C-17.  The properties 
along the north side of Seltice Way have residential and commercial uses on them with 
commercial zoning that is in the County.  The properties to the west have single family 
dwellings on them and are zoned R-8PUD.  The approximately 45-acre property to the 
east is currently vacant and undeveloped and is the Atlas Mill site that has recently been 
annexed into the city with a C-17 zoning designation.   
 
Seltice Way runs along the applicant overall property along the northern boundary.  
Seltice Way is close to being finished with its overall upgrade.  The revitalized Seltice 
Way includes a new roundabout at the Atlas intersection and the applicant has three 
access points at which will provide access to the northwestern portion of the property. 
 
The Spokane River runs along the southern edge of the property.  The river is primarily 
used for recreational activities and has the Navigable Water Zoning District designation.   
See Generalized Land Use map and Zoning Map on the next page.  
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GENERALIZED LAND USE PATTERN: 

 
 
ZONING MAP: 

 
 
 
  

Subject 
Property 

 

Subject 
Property 

C-17 



ZC-4-18  December 11, 2018 PAGE 19                                                                               

Approval of the zone change request would allow the uses by right to change from R-12 uses to 
C-17 uses (as listed below). 
 
EXISTING ZONING:   R-12 RESIDENTIAL ZONING DISTRICT 
The R-12 district is intended as a residential area that permits a mix of housing types at a density 
not greater of twelve (12) units per gross acre.   
 
17.05.180: PERMITTED USES; PRINCIPAL:  
Principal permitted uses in an R-12 district shall be as follows: 

• Administrative Office 
• Duplex housing 
• Essential service  
• Home occupation 

• Neighborhood recreation 
• Public recreation 
• Single-family detached housing 

 
17.05.190: PERMITTED USES; ACCESSORY: 
Accessory permitted uses in an R-12 district shall be as follows: 

• Accessory dwelling unit. 
• Garage or carport (attached or detached). 
• Private recreation facility (enclosed or unenclosed). 

 
17.05.200: PERMITTED USES; SPECIAL USE PERMIT:  
Permitted uses by special use permit in an R-12 district shall be as follows: 

• Boarding house 
• Childcare facility 
• Commercial film production 
• Commercial recreation 
• Community assembly 
• Community education 
• Community organization 
• Convenience sales 
• Essential service  
• Group dwelling - detached housing 
• Handicapped or minimal care facility 
• Juvenile offenders facility 
• Noncommercial kennel 
• Religious assembly 
• Restriction to single-family only 
• Two (2) unit per gross acre density increase 

 
 
17.05.240: SITE PERFORMANCE STANDARDS; MINIMUM YARD: 
Minimum yard requirements for residential activities in an R-12 District shall be as follows: 
 
1. Front: The front yard requirement shall be twenty feet (20'). 
 
2. Side, Interior: The interior side yard requirement shall be five feet (5'). If there is no alley or 

other legal access behind a lot, each lot shall have at least one side yard of ten foot 
(10') minimum. 

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

will be reduced by one-half (1/2) when adjacent to public open space  
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17.05.245: NONRESIDENTIAL SITE PERFORMANCE STANDARDS; MINIMUM YARD: 
Minimum yard requirements for nonresidential activities in an R-12 district shall be as follows: 
 
A. Front: The front yard requirement shall be twenty feet (20'). 
 
B. Side, Interior: The interior side yard requirement shall be twenty five feet (25'). 
 
C. Side, Street: The street side yard requirement shall be twenty five feet (25'). 
 
D. Rear: The rear yard requirement shall be twenty five feet (25'). However, the required rear 

yard will be reduced by one-half (1/2) when adjacent to public open space. 
 
 
PROPOSED C-17 ZONING DISTRICT: 
The C-17 district is intended as a broad spectrum commercial district that permits limited service, 
wholesale/retail and heavy commercial in addition to allowing residential development at a 
density of seventeen (17) units per gross acre. This district should be located adjacent to 
arterials; however, joint access developments are encouraged. 
 
17.05.500: PERMITTED USES; PRINCIPAL: 
Principal permitted uses in a C-17 district shall be as follows: 

• Administrative offices. 
• Agricultural supplies and commodity 

sales. 
• Automobile and accessory sales. 
• Automobile parking when serving an 

adjacent business or apartment. 
• Automobile renting. 
• Automobile repair and cleaning. 
• Automotive fleet storage. 
• Automotive parking. 
• Banks and financial institutions. 
• Boarding house. 
• Building maintenance service. 
• Business supply retail sales. 
• Business support service. 
• Childcare facility. 
• Commercial film production. 
• Commercial kennel. 
• Commercial recreation. 
• Communication service. 
• Community assembly. 
• Community education. 
• Community organization. 
• Construction retail sales. 
• Consumer repair service. 
• Convenience sales. 
• Convenience service. 
• Department stores. 
• Duplex housing (as specified by  

the R-12 district). 
• Essential service. 
• Farm equipment sales. 
• Finished goods wholesale. 

• Food and beverage stores 
• Funeral service. 
• General construction service. 
• Group assembly. 
• Group dwelling - detached  

housing. 
• Handicapped or minimal care 

facility. 
• Home furnishing retail sales. 
• Home occupations. 
• Hospitals/healthcare. 
• Hotel/motel. 
• Juvenile offenders facility. 
• Laundry service. 
• Ministorage facilities. 
• Multiple-family housing (as specified 

by the R-17 district). 
• Neighborhood recreation. 
• Noncommercial kennel. 
• Nursing/convalescent/rest homes 

for the aged. 
• Personal service establishments. 
• Pocket residential development (as 

specified by the R-17 district). 
• Professional offices. 
• Public recreation. 
• Rehabilitative facility. 
• Religious assembly. 
• Retail gasoline sales. 
• Single-family detached housing (as 

specified by the R-8 district). 
• Specialty retail sales. 
• Veterinary office 
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17.05.510: PERMITTED USES; ACCESSORY: 
Accessory permitted uses in a C-17 district shall be as follows: 

• Accessory dwelling units. 
• Apartment for resident caretaker watchman. 
• Outdoor storage or building when incidental to the principal use 
• Private recreation (enclosed or unenclosed). 
• Residential accessory uses as permitted by the R-17 district 

 
 
17.05.520: PERMITTED USES; SPECIAL USE PERMIT: 
Permitted uses by special use permit in a C-17 district shall be as follows: 

• Adult entertainment sales and 
service. 

• Auto camp. 
• Criminal transitional facility. 
• Custom manufacturing. 
• Extensive impact. 

• Residential density of the R-34 
district 

• Underground bulk liquid fuel storage  
• Veterinary hospital. 
• Warehouse/storage. 
• Wireless communication facility

 
 
17.05.320: SITE PERFORMANCE STANDARDS; MINUMUM YARD: 
Minimum yard requirements for multi-family housing in the C-17 zoning district defers the  
R-17 district standards, which are as follows: 
 
1. Front: The front yard requirement shall be twenty feet (20').  
 
2. Side, Interior: The interior side yard requirement shall be ten feet (10'). 
 
3. Side, Street: The street side yard requirement shall be twenty feet (20'). 
 
4. Rear: The rear yard requirement shall be twenty feet (20'). However, the rear yard will be 
reduced by one-half (1/2) when adjacent to public open space 
 
 
Evaluation: The Planning Commission must determine, based on the information before 

them, whether or not the proposal would adversely affect the surrounding 
neighborhood with regard to traffic, neighborhood character, (and)/(or) existing 
land uses. 

 
 
APPLICABLE CODES AND POLICIES:  
 

UTILITIES: 
• All proposed utilities within the project shall be installed underground. 
• 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. 

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

STREETS: 
• Street improvement plans conforming to City guidelines shall be submitted and approved 

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

conjunction with, building permits. 
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• An encroachment permit is required to be obtained prior to any work being performed in 
the existing right-of-way. 

 
STORMWATER: 
• 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. 
 

PLANNING: 
• All improvements and construction must adhere to the Shoreline Ordnance.   

 
 
PROPOSED CONDITIONS: 

 

1. The annexation agreement for the subject property will need to be amended if the 
applicant’s request is approved. The annexation fees would need to be adjusted for the 
increased density and all other fees and applicable conditions would be addressed in the 
amended annexation agreement, as well as any conditions that have already been 
satisfied. 

2. The applicant will be required to pay all impact and capitalization fees at the time of 
building permits.  If the City’s impact fees haven’t been updated at the time of permits, 
the applicant would also be subject to paying an additional proportionate traffic mitigation 
fee to cover traffic mitigation measures recommended in the Atlas/Riverstone Traffic 
Impact Study. 

3. An extension of a City approved public sanitary sewer “to and through” the subject 
property and conforming to City Standards and Policies shall be required prior to building 
permits.  

4. Wastewater will require the property to pay for their equitable upsizing of the sewer main 
in Shoreview Lane or equivalent. 

5. The applicant will be required to provide a looped water system with the property at the 
time of development. 

6. A hydraulic study must be completed by the applicant prior to development. 

 
 
ORDINANCES & STANDARDS USED FOR EVALUATION: 

 
2007 Comprehensive Plan 
Transportation Plan 
Municipal Code 
Idaho Code 
Wastewater Treatment Facility Plan 
Water and Sewer Service Policies 
Urban Forestry Standards 
Transportation and Traffic Engineering Handbook, I.T.E. 
Manual on Uniform Traffic Control Devices 
2017 Coeur d'Alene Trails and Bikeways Master Plan 
 

 
ACTION ALTERNATIVES: 
The Planning Commission will need to consider this request and make findings to approve, deny, 
or deny without prejudice. The findings worksheet is attached.  
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Attachments:  
 
Attachment 1 – Memorandum of Understanding - MOU 
Attachment 2 – Applicant’s Narrative 
Attachment 3 – Trip Generation and Distribution Letter - TGDL 
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           PLANNING COMMISSION  
 STAFF REPORT 
 
 
FROM:                           MIKE BEHARY, ASSOCIATE PLANNER  
 
DATE:   DECEMBER 11, 2018 
  
SUBJECT:                     SP-11-18:  A SPECIAL USE PERMIT FOR A DENSITY INCREASE 

FROM R-17 TO AN R-34 DENSITY.   
   

LDPUD-1-18:  A LIMITED DESIGN PLANNED UNIT DEVELOPMENT 
THAT WILL ALLOW THE CONSTRUCTION OF AN 850 UNIT 
RESIDENTIAL MULT-FAMILY APARTMENT FACILITY.   

 
LOCATION:  +/- 25.92 ACRE PARCEL LOCATED AT 3528 W. SELTICE WAY 
 
 
 
APPLICANT/OWNER:  
River’s Edge Apartments LLC 
1402 Magnesium Road  
Spokane, WA 99217 

APPLICANT/OWNER: 
City of Coeur d’Alene 
710 E Mullan Avenue 
Coeur d’Alene, ID 83814 

  
 
TWO DECISION POINTS: 
 
The applicant River’s Edge Apartments, LLC (REA LLC) is requesting approval of a Special Use 
Permit for a density increase to an R-34 density that will allow the construction of an 850 unit 
residential apartment complex on approximately 25 acres.   
 
AND; 
 
The applicant REA LLC is requesting approval for a Limited Design Planned Unit Development 
that will allow the construction of an 850 unit residential apartment complex on approximately 25 
acres, with the following modifications from the required code.  
 

1. Maximum Building Height of 85 feet rather than 63 feet as required for muti-
family residential.  

2. Maximum Building Height of 75 feet within the 150 foot shoreline setback rather 
than 32 feet as required for structurers within the150 foot shoreline setback. 

3. Side Yard Setback of 20 feet within the 150 foot shoreline setback rather than 
20% of the average width of the lot as required for structurers within the150 foot 
shoreline setback.  (1,600 x .20 =  320 feet)   

4. To allow construction of the public open space adjacent to the shoreline within 
the 40’ shoreline prohibited construction zone. 

5. To allow construction of boat docks and the ramp connection from the water area 
to the 40’ shoreline prohibited construction zone. 
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6. To allow this project to be exempt from the City’s Hillside Ordinance 
requirements. 

7. To allow a minimum of two parking spaces per unit, which is more than the 
Zoning Code requires. 

8. To allow the construction of a multi-story parking garage to help accommodate 
for the parking requirement that will allow the parking spaces to be located 
outside of the 200’ feet from a living unit requirement.   

This staff report includes an analysis and findings for both requests.  The Special Use Permit 
discussion starts on page 18 and the Limited Design Planned Unit Development discussion starts 
on page 31. 
 
BACKGROUND INFORMATION: 
 
The subject site is located south of Seltice Way, north of the Spokane River, and is west of and 
adjacent to the Atlas Mill site.  The approximately 25-acre subject site is currently vacant and 
undeveloped.   Prior to 2004, the subject site was once part of a large saw mill facility that was 
active on this site for many years.  The saw mill has since closed and all the buildings have been 
removed from this site.  The applicant’s overall property was annexed into the city in early 2014 
with C-17 and R-12 zoning. 
 
The applicant owns a triangle parcel (“RE Exchange Property”) that is surrounded by the City 
owned Atlas Mill site.  The City also owns the old abandoned BNSF Railroad right-of-way (“City 
Exchange Property” ) that bisects the applicant’s overall proposed project area.  The applicant 
and the City have executed a Memorandum of Understanding (MOU) that expresses the 
applicant’s and City’s desire to complete a land exchange of the two mentioned properties.  See 
the map on page 5 that illustrates the proposed land swap between the City and the applicant.   
The MOU between the applicant and the City is located at the end of this report in (Attachment 1). 
 
The applicant’s overall proposed project has split zoning with R-12 Zoning District on the 
southern portion of the property along the river and C-17 zoning district is on the northern portion 
of his overall site.  The majority of the applicant’s proposed project is zoned C-17 and the smaller 
portion is zoned R-12. There is approximately 7.8 acres that is zoned R-12 and the remainder is 
zoned C-17.  The applicant has indicated that he would like to correct the split zoning issue with 
his proposed project and to have one uniform zoning district over the whole project.  The 
applicant has applied for a zone change in item ZC-4-18 for C-17 zoning over the southern 
portion of his property. This proposed special use in item SP-11-18 and the Limited Design PUD 
in item LDPUD-1-18 are contingent on the zone change in item ZC-4-18 being approved by the 
Commission and/or City Council.   
 
The applicant has stated that he intends to develop the property with a residential use only and 
not a mixed use development.  The applicant intends to build a multi-family apartment complex 
on the overall 25 acre site.  See the attached Narrative/Justification by the Applicant at the end of 
this report for a complete overview of the request and compliance with the required findings.  
(Attachment 2)    
 
The applicant‘s proposed development will have 19 apartment buildings that will contain up to a 
total of 850 dwelling units.  The applicant is proposing a maximum building height of 85 feet 
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outside of the 150 foot shoreline area and a maximum building height of 75 within the 150 foot 
shoreline area.  The applicant is proposing to position the apartment buildings on his property 
such that there will be four view corridors that allow views of the river looking south from Seltice 
Way.  The applicant has submitted a View Corridor Map as part of this application. See View 
Corridor Map on Page 7 
 
There will be an overall total of 1,747 parking spaces on the proposed development.  Fourteen of 
the apartment buildings will have lower level parking.  A separate multi-story parking garage is 
also shown that is centrally located on the proposed project site and will have a total of 711 
parking spaces.  There will also be a clubhouse with a swimming pool.  Other amenities included 
within this development are a sports court, community gardens, a tot lot, picnic areas, a fire pit 
area, three access areas to the river, and 36 boat docks.  The applicant has stated that the 
development is proposed to be phased over many years.  The applicant has submitted a site plan 
that depicts how the proposed project will be developed.  See Site Plan on Page 6 
 
The applicant is proposing both public and private open space areas as part of this project.  The 
open space requirement for a Limited Design PUD is no less than 10% of the gross land area and 
the applicant’s proposed project will have a total of 27% of open space.  The applicant is 
proposing a total of 7.01 acres of open space that will consist of 1.52 acres of public open space 
and 5.49 acres of private open space.  There will be a two foot sitting wall that will separate the 
public open space are from the private open space areas.   
 
The public open space is located adjacent to the river and is 40 foot wide by approximately 1,600 
feet long.  A twelve foot wide multipurpose trail is shown in the public open space area that will 
traverse the property and will have trail connections to the adjacent properties to the east and the 
west of the subject site.  There are three public access areas to the river that are located in the 40 
foot public open space area.  See Public Open Space Plan on Pages 10 & 11 
 
The applicant is also proposing a 40 foot wide private open space that is located adjacent to the 
public open space area. This public open space area will have connections to the public trail in 
addition to other amenities for the residents of the proposed project.  The combination of the 
public and private open space will consist of an open space area that will be 80 feet in width and 
will stretch from the river’s edge to the closest structure.    
 
The applicant has stated that a large commercial use on this site would generate more traffic than 
the proposed residential use.  As part of this application the applicant has submitted a Trip 
Generation and Distribution Letter (TGDL).  The TGDL was prepared by the applicant’s Engineer 
and discusses in depth the potential traffic that could be generated by commercial and residential 
uses.  The TGDL dated December 6, 2018 is attached at the end of this report.  (Attachment 3). 
 
The applicant’s property is currently encumbered by the terms of an existing Annexation 
Agreement. The MOU between the applicant and the City states that if the Special Use Permit 
and Limited Design PUD are approved the parties will amend the current Annexation Agreement 
to incorporate changes and additions necessary or advisable to complete the proposed land 
exchange between the parties and to allow for the development of the property.  
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LOCATION MAP:        

 
  
 
 
 
AERIAL PHOTO:   

 
 
 

Site Location 

Subject Property 
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BIRDS EYE AERIAL PHOTO:   

 
 
 
 
PROPOSED LAND EXCHANGE MAP: 

 
 
 
 
 
  

Subject property  
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APPLICANT’S SURVEY OF SITE: 

 
 
 
 
APPLICANT’S EXHIBIT OF PROPOSED SITE PLAN: 
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APPLICANT’S VIEW CORRIDOR MAP:

 
 
 
 
APPLICANT’S BIRDS EYE VIEW – 1: 
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APPLICANT’S BIRDS EYE VIEW – 2: 

 
 
 
 
APPLICANT’S BIRDS EYE VIEW – 3: 

 
 
 
 
 
 
APPLICANT’S BIRDS EYE VIEW – 4: 
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APPLICANT’S BUILDING ELEVATION – 1: 

 
 
 
 
 
 
 
APPLICANT’S BUILDING ELEVATION – 2: 
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APPLICANT’S BUILDING ELEVATION – 3: 

 
 
 
PUBLIC OPEN SPACE – 1: 
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PUBLIC OPEN SPACE – 2: 

 
 
 
PUBLIC OPEN SPACE – 3: 
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ZONING MAP: 

 
 
 
C-17 ZONING DISTRICT: 
The C-17 district is intended as a broad spectrum commercial district that permits limited service, 
wholesale/retail and heavy commercial in addition to allowing residential development at a 
density of seventeen (17) units per gross acre. This district should be located adjacent to 
arterials; however, joint access developments are encouraged. 
 
17.05.500: PERMITTED USES; PRINCIPAL: 
Principal permitted uses in a C-17 district shall be as follows: 

• Administrative offices. 
• Agricultural supplies and commodity 

sales. 
• Automobile and accessory sales. 
• Automobile parking when serving an 

adjacent business or apartment. 
• Automobile renting. 
• Automobile repair and cleaning. 
• Automotive fleet storage. 
• Automotive parking. 
• Banks and financial institutions. 
• Boarding house. 
• Building maintenance service. 
• Business supply retail sales. 
• Business support service. 
• Childcare facility. 
• Commercial film production. 
• Commercial kennel. 
• Commercial recreation. 

• Communication service. 
• Community assembly. 
• Community education. 
• Community organization. 
• Construction retail sales. 
• Consumer repair service. 
• Convenience sales. 
• Convenience service. 
• Department stores. 
• Duplex housing (as specified by  

the R-12 district). 
• Essential service. 
• Farm equipment sales. 
• Finished goods wholesale. 
• Food and beverage stores 
• Funeral service. 
• General construction service. 
• Group assembly. 
• Group dwelling - detached  

Subject 
Property 
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housing. 
• Handicapped or minimal care 

facility. 
• Home furnishing retail sales. 
• Home occupations. 
• Hospitals/healthcare. 
• Hotel/motel. 
• Juvenile offenders facility. 
• Laundry service. 
• Ministorage facilities. 
• Multiple-family housing (as specified 

by the R-17 district). 
• Neighborhood recreation. 
• Noncommercial kennel. 

• Nursing/convalescent/rest homes 
for the aged. 

• Personal service establishments. 
• Pocket residential development (as 

specified by the R-17 district). 
• Professional offices. 
• Public recreation. 
• Rehabilitative facility. 
• Religious assembly. 
• Retail gasoline sales. 
• Single-family detached housing (as 

specified by the R-8 district). 
• Specialty retail sales. 
• Veterinary office 

17.05.510: PERMITTED USES; ACCESSORY: 
Accessory permitted uses in a C-17 district shall be as follows: 

• Accessory dwelling units. 
• Apartment for resident caretaker watchman. 
• Outdoor storage or building when incidental to the principal use 
• Private recreation (enclosed or unenclosed). 
• Residential accessory uses as permitted by the R-17 district 

 
 
17.05.520: PERMITTED USES; SPECIAL USE PERMIT: 
Permitted uses by special use permit in a C-17 district shall be as follows: 

• Adult entertainment sales and service. 
• Auto camp. 
• Criminal transitional facility. 
• Custom manufacturing. 
• Extensive impact. 
• Residential density of the R-34 district 
• Underground bulk liquid fuel storage  
• Veterinary hospital. 
• Warehouse/storage. 
• Wireless communication facility 

 
 
R-34 RESIDENTIAL ZONING DISTRICT: 
The R-34 district is intended as a high density residential district, permitting thirty four (34) units 
per gross acre that the city has the option of granting, through the special use permit procedure, 
to any property zoned R-17, C-17, C-17L or LM. To warrant consideration, the property must in 
addition to having the R-17, C-17, C-17L or LM designation meet the following requirements: 
 

1. Be in close proximity to an arterial, as defined in the Coeur d'Alene transportation plan, 
sufficient to handle the amount of traffic generated by the request in addition to that of the 
surrounding neighborhood; and the project and accessing street must be designed in 
such a way so as to minimize vehicular traffic through adjacent residential 
neighborhoods. 
 

2. Be in close proximity to shopping, schools and park areas (if it is an adult only apartment 
complex, proximity to schools and parks is not required). 
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This district is appropriate as a transition between R-17 and commercial/industrial.  Single-family 
detached and duplex housing are not permitted in this district.  Project review (chapter 17.07, 
article IV of this title) is required for all subdivisions and for all residential, civic, commercial, 
service and industry uses except residential uses for four (4) or fewer dwellings 

17.05.340: PERMITTED USES; PRINCIPAL: 
Principal permitted uses in an R-34 district shall be as follows: 

• Essential service. 
• Multiple-family housing. 
• Neighborhood recreation. 
• Public recreation. 

 
 
17.05.350: PERMITTED USES; ACCESSORY: 
Accessory permitted uses in an R-34 district shall be as follows: 

• Accessory dwelling units. 
• Garage or carport (attached or detached). 
• Mailroom or common use room for pocket residential or multiple-family development. 
• Outside area or building for storage when incidental to the principal use. 
• Private recreation facility 

 
 
17.05.360: PERMITTED USES; SPECIAL USE PERMIT: 
Permitted uses by special use permit in an R-34 district shall be as follows: 

• Automobile parking when the lot is adjoining at least one point of, intervening streets and 
alleys excluded, the establishment which it is to serve; this is not to be used for the 
parking of commercial vehicles. 

• Commercial recreation. 
• Community assembly. 
• Community education. 
• Convenience sales. 
• Four (4) unit per gross acre density increase. 
• Group dwelling - detached housing. 
• Hotel/motel. 
• Noncommercial kennel. 
• Religious assembly. 

 
17.05.370: SITE PERFORMANCE STANDARDS; MAXIMUM HEIGHT: 
Maximum height requirements in an R-34 district shall be as follows:  

• 63 feet for multiple-family and nonresidential structures. 
 
 
17.05.320: SITE PERFORMANCE STANDARDS; MINUMUM YARD: 
Minimum yard requirements for multi-family housing in the C-17 zoning district defers the  
R-17 district standards, which are as follows: 
 
1. Front: The front yard requirement shall be twenty feet (20').  
 
2. Side, Interior: The interior side yard requirement shall be ten feet (10'). 
 
3. Side, Street: The street side yard requirement shall be twenty feet (20'). 
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4. Rear: The rear yard requirement shall be twenty feet (20'). However, the rear yard will be 
reduced by one-half (1/2) when adjacent to public open space. 

 
 
17.44.030: OFF STREET PARKING - RESIDENTIAL USES: 
 

D.   Multiple-family housing:       

1. Studio units    1 space per unit    

2. 1 bedroom units    1.5 spaces per unit    

3. 2 bedroom units    2 spaces per unit    

4. 3 bedroom units    2 spaces per unit    

5. More than 3 bedrooms    2 spaces per unit    

 

SHORELINE REGULATIONS: 

17.08.205: TITLE, PURPOSE AND APPLICABILITY:  

A.  The provisions of this article shall be known as SHORELINE REGULATIONS. 

B.  It is the purpose of these provisions to protect, preserve and enhance visual resources and 
public access of the Coeur d'Alene shoreline, as defined herein, by establishing certain 
limitations and restrictions on specifically defined shoreline property located within the city 
limits. 

C.  The provisions of this article do not apply to: 

1. The Coeur d'Alene municipal wastewater treatment plant; and 

2. Other facilities or structures on city owned property intended to provide or secure 
physical or visual access to the shoreline. (Ord. 3452, 2012) 

17.08.210: DISTRICT BOUNDARY DEFINED:  

A.  These shoreline regulations shall apply to all property located within one hundred fifty feet 
(150') of the shoreline of Lake Coeur d'Alene and the Spokane River. 

B.  In the case of properties crossed by the shoreline district boundary, only those portions which 
are within the district itself shall be subject to the shoreline regulations. 

C.  For the purposes of the shoreline regulations, the shoreline is determined by the average 
summer storage level of Lake Coeur d'Alene at elevation two thousand one hundred twenty 
eight (2,128) WWP datum (2,125 USGS datum).  
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17.08.215: OVERLAY DISTRICT ESTABLISHED:  
The shoreline district shall overlay the underlying zoning district. The shoreline regulations shall 
apply in addition to the underlying zoning district regulations. In case of conflict between 
regulations, the more restrictive shall apply.  
 
 
17.08.220: BUILDING HEIGHT DETERMINATION:  

A.  Building height shall be determined in accordance with the provisions of subsection 
17.02.065C of this title except that in cases where site work, such as a retaining wall or an 
earth berm is utilized to create finished grades higher in elevation than preexisting grade, 
then preexisting grade shall be used in the determination of building or structure height. 

B.  For the purposes of the shoreline regulations, "preexisting grade" is defined as the ground 
level elevation which existed prior to any site preparation related to, or to be incorporated 
into, the proposed new development or alteration. 

17.08.225: SIDE YARD DEFINITION:  
A yard measured into a lot perpendicularly from one or more of its side lot lines is known as a 
"side yard". For the purpose of the shoreline regulations, a required side yard shall extend 
between the front property line and the rear property and shall remain open, unobstructed and 
devoid of structures.  
 
17.08.230: HEIGHT LIMITS AND YARD REQUIREMENTS:  

A.  For shoreline properties located east of Seventh Street and more than one hundred fifty feet 
(150') west of First Street and then northeasterly to River Avenue, the following shall apply: 

1. New structures may be erected provided that the height is not greater than twenty feet 
(20'). 

2. Minimum yards shall be provided as prescribed in the applicable zoning district. 

3. Notwithstanding the foregoing for shoreline properties located north of West 
Lakeshore Drive between Park Drive and Hubbard Avenue, new structures may be 
erected provided the height is not greater than that provided in the underlying zoning 
district. 

B.  For shoreline properties located between one hundred fifty feet (150') west of First Street 
easterly to Seventh Street and shoreline properties located northerly from River Avenue, the 
following shall apply: 

1. New structures may be erected provided that the height is not greater than thirty feet 
(30'). 

2. There shall be a minimum side yard equal to twenty percent (20%) of the average 
width of the lot.  
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17.08.235: PROJECTIONS ABOVE MAXIMUM HEIGHT:  
Limitations on projections above maximum height are as follows: 

A.  Projections above maximum height shall not be allowed, except that solar collector panels 
and dish antennas are allowed. 

B.  Signs within the Shoreline District shall not be allowed to extend beyond the height of any 
building that is located on the same property as the sign. In no case shall signs exceed the 
height maximum as prescribed by the shoreline regulations. This provision shall apply to any 
sign, whether freestanding or attached to a building.  

17.08.240: NONCONFORMING FACILITIES:  
Structures, which are in existence on the effective date of the shoreline regulations and are not in 
conformance with said regulations, shall be subject to the provisions of chapter 17.06, article X, 
"Nonconforming Use Regulations", of this title.  
 
 
17.08.245: PROHIBITED CONSTRUCTION:  
Construction within forty feet (40') of the shoreline shall be prohibited except as provided for in 
section 17.08.250 of this chapter.  
 
 
17.08.250: ALLOWABLE CONSTRUCTION:  
The provision of section 17.08.245 of this chapter shall not apply as follows: 

A.  In the underlying DC Zoning District. 

B.  For construction which is necessary to replace or maintain existing essential public services 
such as streets, sidewalks, parking lots, streetlights, fire hydrants and underground utilities. 

C.  For other public or private construction which is necessary to replace or maintain existing 
shoreline protective structures, fences, hedges and walls in their present location without 
extension toward the shoreline. 

D.  Fences may be erected on Sanders Beach (south of East Lakeshore Drive between a line 
117.5 feet east of the east line of Eleventh Street extended and the east line of Fifteenth 
Street extended) perpendicular and extending to the shoreline (2,128 WWP datum) wherever 
public and private property abut provided that the fences are no more than fifty percent (50%) 
sight obscuring and are otherwise in conformity with City Code requirements. Chainlink, 
cyclone or other similar industrial fencing is prohibited. 

E.  Existing foundations built prior to 1982 may be enclosed and occupied in conformity with City 
Code requirements provided that the size of the foundation is not enlarged and the completed 
structure, at its highest point, is no more than four feet (4') above the preexisting grade 
measured at the wall closest to the public right-of-way. 

 
17.08.255: VARIANCES:  
A variance may be granted from any provision of the shoreline regulations, pursuant to chapter 
17.09, article VII of this title, and provided that the variance conforms to the stated purpose of the 
shoreline regulations, except for projections above maximum height.  
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SPECIAL USE FINDINGS: 
 
REQUIRED FINDINGS FOR SPECIAL USE PERMITS: 
Pursuant to Section 17.09.220, Special Use Permit Criteria, a special use permit may be 
approved only if the proposal conforms to all of the following criteria to the satisfaction of the 
Planning Commission: 
 
 
A. Finding #B8A: The proposal (is) (is not) in conformance with the Comprehensive 

Plan 
 

• The subject property is within the existing city limits.   
• The City Comprehensive Plan designates the subject site to be in the Spokane River 

District.   
• The subject property is located in the City’s Area of Impact   

 
 
COMPREHENSIVE PLAN MAP:  Spokane River District 

 
 
 
 

Subject 
Property 
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Transition Areas: 
These areas are where the character of neighborhoods is in transition and should be developed 
with care.  The street network, the number of building lots and general land use are expected to 
change greatly within the planning period.       
 
Spokane River District Tomorrow: 
This area is going through a multitude of changes and this trend will continue for many years.  
Generally, the Spokane River District is envisioned to be mixed use neighborhoods consisting of 
housing and commercial retail and service activities that embrace the aesthetics of the proximity 
to the Spokane River.  As the mills are removed to make way for new development, the river 
shoreline is sure to change dramatically.  
 
The characteristics of the Spokane River District neighborhoods will be: 
 

 Various commercial, residential, and mixed uses. 
 

 Public access should be provided to the river. 
 

 That overall density may approach ten to sixteen dwelling units per acre, but pockets of 
denser housing are appropriate and encouraged.   
 

 That open space, parks, pedestrian and bicycle connections, and other public spaces will 
be provided throughout, especially adjacent to the Spokane River. 
 

 That the scale of development will be urban in nature, promoting multi-modal connectivity 
to downtown.  
 

 The scale and intensity of development will be less than the Downtown Core.   
 

 Neighborhood service nodes are encouraged where appropriate.   
 

 That street networks will be interconnected, defining and creating smaller residential 
blocks and avoiding cul-de-sacs. 
 

 That neighborhoods will retain and include planting of future, large-scale, native variety 
trees. 

 
 
NEIGHBORHOOD CHARACTER:   
2007 Comprehensive Plan:     Spokane River District Today 
This Spokane River District is in a state of flux from its historic past use as a site of four major 
waterfront sawmills and other industrial uses.  In place of sawmills, recently subdivided property 
in this area along portions of the shoreline is developing into commercial, luxury residential units, 
and mixes use structures.  Recent subdivisions aside, large ownership patterns ranging from 
approximately 23 acres to 160+ acres provide opportunities for large scale master planning.       
 
The Spokane River is now under study by federal and state agencies to determine how the 
quality of the water may be improved.  Through coordination with neighboring communities and 
working with other agencies our planning process must include protecting the quality of the water 
from any degradation that might result from development along the river’s shores. 
 
Public infrastructure is not available in some locations and would require extensions from existing 
main lines. 
 
 



SP-11-18  &  LDPUD-1-18 December 11, 2018 PAGE 20                                                                               
 
 
 

 
2007 COMPREHENSIVE PLAN GOALS & OBJECTIVES THAT APPLY:   
 
 
Goal #1: Natural Environment 
Our Comprehensive Plan supports policies that preserve the beauty of our natural environment 
and enhance the beauty of Coeur d'Alene. 

 
Objective 1.01 Environmental Quality: 
Minimize potential pollution problems such as air, land, water, or hazardous materials. 
 
Objective 1.02 Water Quality: 
Protect the cleanliness and safety of the lakes, rivers, watersheds, and the aquifer. 
 
Objective 1.03 Waterfront Development: 
Encourage public and private development to incorporate and provide ample public access, 
both physical and visual, to the lakes and rivers.  
 
Objective 1.04 Waterfront Development: 
Provide strict protective requirements for all public and private waterfront developments.  
 
Objective 1.05 Vistas: 
Protect the key vistas and view corridors of the hillside and water fronts that make Coeur 
d’Alene unique.  
 
Objective 1.09 Parks: 
Provide an ample supply of urbanized open space in the form of squares, beaches, greens, 
and parks whose frequent use is encouraged by placement, design, and access. 
 
Objective 1.11 Community Design: 
Employ current design standards for development that pay close attention to context, 
sustainability, urban design, and pedestrian access and usability throughout the city.   
 
Objective 1.12 Community Design: 
Support the enhancement of existing urbanized areas and discourage sprawl 
 
Objective 1.13 Open Space: 
Encourage all participants to make open space a priority with every development and 
annexation. 
 
Objective 1.14 Efficiency: 
Promote the efficient use of existing infrastructure, thereby reducing impacts to undeveloped 
areas. 
 
Objective 1.15 Natural Terrain: 
Wherever possible, the natural terrain, drainage, vegetation should be preserved with 
superior examples featured within parks and open space. 
 
Objective 1.16 Connectivity: 
Promote bicycle and pedestrian connectivity and access between neighborhoods, open 
spaces, parks, and trails systems. 
 
Objective 1.17 Hazardous Areas: 
Areas susceptible to hazardous conditions (e.g. flooding, landslides, earthquakes, etc.) 
should be left in a natural state unless impacts are mitigated.  
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Goal #2: Economic Environment 
Our Comprehensive Plan preserves the city’s quality workplaces and policies, and promotes 
opportunities for economic growth. 
 

Objective 2.01 Business Image & Diversity: 
Welcome and support a diverse mix of quality professional, trade, business, and service 
industries, while protecting existing uses of these types from encroachment by incompatible 
land uses. 
 
Objective 2.02 Economic & Workforce Development: 
Plan suitable zones and mixed use areas, and support local workforce development and 
housing to meet the needs of business and industry. 
 
Objective 2.05 Pedestrian & Bicycle Environment: 
Plan for multiple choices to live, work, and recreate within comfortable walking/biking 
distances. 
 
Objective 2.06 Cooperative Partnerships: 
Encourage public/private partnerships to procure open space for the community while 
enhancing business opportunities. 

 
 
Goal #3: Home Environment 
Our Comprehensive Plan preserves the qualities that make Coeur d’Alene a great place to live. 

 
Objective 3.01 Managed Growth: 
Provide for a diversity of suitable housing forms within existing neighborhoods to match the 
needs of a changing population. 
 
Objective 3.02 Managed Growth: 
Coordinate planning efforts with our neighboring cities and Kootenai County, emphasizing 
connectivity and open spaces. 
 
Objective 3.05 Neighborhoods: 
Protect and preserve existing neighborhoods from incompatible land uses and developments. 
 
Objective 3.06 Neighborhoods: 
Protect the residential character of neighborhoods by allowing residential/commercial 
/industrial transition boundaries at alleyways or along back lot lines if possible. 
 
Objective 3.08 Housing: 
Design new housing areas to meet the city’s need for all income and family status categories. 
 
Objective 3.13 Parks: 
Support the development acquisition and maintenance of property and facilities for current 
and future use, as described in the Parks Master Plan. 
 
Objective 3.14 Recreation: 
Encourage city-sponsored and/or private recreation facilities for citizens of all ages. This 
includes sports fields and facilities, hiking and biking pathways, open space, passive parks, 
and water access for people and boats. 
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Objective 3.16 Capital Improvements: 
Ensure infrastructure and essential services are available for properties in development. 
 
 
Objective 3.18 Transportation: 
Provide accessible, safe and efficient traffic circulation for motorized, bicycle and pedestrian 
modes of transportation, requesting input form authoritative districts and neighboring 
communities when applicable.   

 
Goal #4: Administrative Environment 
Our Comprehensive Plan advocates efficiency and quality management. 

 
Objective 4.01 City Services: 
Make decisions based on the needs and desires of the citizenry. 
 
Objective 4.06 - Public Participation: 
Strive for community involvement that is broad-based and inclusive, encouraging public 
participation in the decision making process. 

 
 
2007 COMPREHENSIVE PLAN – SPECIAL AREAS - SHORELINES: 
The City of Coeur d’Alene is known for its shorelines. They are an asset and provide a multitude 
of benefits; community pride, economic advantages, transportation, recreation, and tourism are 
just a few examples of the shorelines affect the use and perception of our city.  
 
Public access to and enhancement of our shorelines is a priority. Shorelines are a positive feature 
for a community and they must be protected.  To ensure preservation, the city has an ordinance 
that protects, preserves, and enhances our visual resources and public access by establishing 
limitations and restrictions on specifically defined shoreline property located within the city limits. 
 
To increase desired uses and access to this finite resource, the city will provide incentives for 
enhancement.  Efficient uses of adjacent land, including mixed use and shared parking where 
appropriate, are just a few tools we employ to reach this goal. 
 
Comprehensive Plan Shoreline Policy:  
Make public access to river and lake shorelines a priority. 
 
Additional Background Information and Analysis Related to the Comprehensive Plan 
 
In 2013, the City Council formed the Spokane River Corridor Advisory Committee, an ad hoc 
committee, tasked with studying potential development on the north shore of the Spokane River 
West of Riverstone in consideration of other developments along the river, the 2007 
Comprehensive Plan and Zoning Code related to the shoreline, the 2008 Parks Master Plan, and 
public input from the CDA 2030 visioning process.  The committee presented their findings to the 
City Council after their 6-month effort was completed.  In 2014, the City Council adopted 
Resolution 14-049 further supporting public acquisition of the waterfront for public use, 
protection of the riverfront and directing staff to conduct comprehensive planning for the Spokane 
River corridor from Riverstone to Huetter Road.  See Attachment 4. 
 
Additionally, there are at least six related action items in the CDA 2030 Implementation Plan that 
are in support of providing more public access to the waterfront, recreation opportunities, and 
preservation of view corridors.  There are additional action items supporting job creation as 
well.  See Attachment 5. 
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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.  

 
 
B.         Finding #B8B: The design and planning of the site (is) (is not) compatible with the 

location, setting, and existing uses on adjacent properties.   
 
 
To the South: 
The subject site is adjacent to the Spokane River on its southern boundary.  The Spokane River 
is primarily used for recreational activities and has the Navigable Water Zoning District 
designation.   
 
To the North: 
The subject site is adjacent to Seltice Way on its northern boundary.  Seltice Way is an arterial 
road and the site plan indicates that there will be three access points onto Seltice Way.  The 
properties along the north side of Seltice Way have residential and commercial uses on them with 
commercial zoning that is in the County.  
  
To the East: 
To the east of the subject site is the approximately 45-acre property that is currently vacant and 
undeveloped that the city owns.  The Atlas Mill Site has been vacant for the past 12 years since 
the Atlas Mill closed in 2005.  Eastward beyond the Atlas Mill Site are the Riverstone and the 
Bellerive subdivisions, as well as the Centennial Trail and a dog park.  Uses within Riverstone 
include multi-family apartments, a retirement community, single family dwellings, restaurants, a 
mixed use village with retail uses, and other commercial uses.  The Atlas Mill site has recently 
been annexed into the city with a C-17 zoning designation.    
 
To the West: 
To the west of the subject site are single family dwellings and a commercial office space that is 
used as a call center.  There is also a vacant undeveloped property that is owned by the City that 
will be developed with a 12 foot wide multi-use trail.  The trail will connect to the proposed site on 
the west part of the applicant s property.  The properties to the west that have single family 
dwellings on them and are zoned R-8PUD.   The commercial call center property is zoned C-
17LPUD   
 
See Generalized Land Use Map on Page 24  
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GENERALIZED LAND USE PATTERN: 

 
 
PRIOR SPECIAL USE PLAN ACTIONS: 
 
Planning Commission approved multiple special uses in the vicinity of the subject site.  Two 
special use permits for a mini-storage facility were approved in items SP-12-84 in 1984 and SP-
26-84 in 1985.  The Planning Commission also approved a special use permit for a warehouse 
storage facility in item SP-2-11 in 2011.                     
 
There have been two density increases special use request that have been approved in the 
vicinity of the subject property.  The Planning Commission approved those special use requests 
for a density increase in items SP-1-14 SP-21-17 as shown in the map provided below.  
 
See Prior Special Use Actions Map on Page 25. 
 
 

 
 
 

 

Subject 
Property 
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PRIOR SPECIAL USE ACTIONS MAP: 

 
 

Past Special Use Permits: 
SP-12-84  Mini Storage Facility  6-12-1984  Approved 
SP-26-84  Mini Storage Facility  1-29-1985 Approved 
SP-2-11  Warehouse Storage Facility   4-12-2011    Approved 
SP-1-14  Density increase in the R-34  4-08-2014 Approved 
SP-1-17  Density increase in the R-34  1-10-2017 Approved 

 
SITE PHOTO - 1:  Central part of property looking south 
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SITE PHOTO - 2:  Central part of property looking west. 

 
 
 
 
 
SITE PHOTO - 3:  Central part of property looking east. 
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SITE PHOTO - 4:  Southeast part of property looking west. 

 
 
 
 
 
SITE PHOTO - 5:  North part of property looking south.     
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SITE PHOTO - 6:  North part of property looking southeast.     

 
 
 
Evaluation: Based on the information presented, the Planning Commission must determine if 

the request is or is not compatible with surrounding uses and is designed 
appropriately to blend in with the area. 

 
 
 
C.         Finding #B8C: The location, design, and size of the proposal are such that the 

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

 
 

STORMWATER:   
Stormwater issues are not a component of the proposed special use and limited design 
planned unit development. Any stormwater issues will be addressed at the time of 
development on the subject property. City Code requires 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 Seltice Way (formerly Highway 10) to the north, 
which is a principal arterial connecting the cities of Coeur d’Alene and Post Falls. This 
existing roadway is a newly constructed street section and will not require street 
improvements. When Seltice Way was designed and constructed, development on the 
subject property was anticipated. The applicant’s engineer provided trip generation data 
to the design team to ensure that the roadway was designed to handle the development 
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potential of the site and surrounding properties. Additionally the Seltice Way roadway 
design included three access points to the subject property and a right-turn lane. The 
Streets and Engineering Department has no objection to the special use and limited 
design planned unit development as proposed.  

  
- Submitted by Chris Bosley, City Engineer 

 
TRAFFIC:    
As noted above, the subject property is bordered by Seltice Way to the north, which is a 
principal arterial connecting the cities of Coeur d’Alene and Post Falls.  When Seltice 
Way was designed, the applicant’s engineer provided trip generation data to the design 
team to ensure that the roadway was designed to handle the development potential of 
the site and surrounding properties. The proposed special use and limited design 
planned unit development will allow the developer to construct high density residential 
apartments, whereas the current zoning would allow commercial facilities, residential 
uses (single-family and multi-family), and/or a mix of uses permitted under C-17 on the 
majority of the property. The anticipated traffic under the proposed rezoning is expected 
to be approximately half of the traffic volumes that could be expected from a commercial 
development on the property. According to the December 6, 2018 traffic generation letter 
by Whipple Consulting Engineers, approximately 6,386 trips per day could be generated 
by the development at full build-out, compared to 11,421 trips per day generated from a 
mix of commercial and residential as allowed under current zoning. This is expected to 
have some traffic impacts on Seltice Way and Northwest Boulevard, but less than what 
could be generated from a development allowed under the current zoning. A Traffic 
Impact Study has also been conducted by Welch-Comer Engineers to quantify the 
impacts of all proposed developments in the area.  The findings and recommendations of 
the report have been considered in this analysis for the applicant’s requests. The Streets 
& Engineering Department has no objection to the special use and limited design planned 
unit development as proposed. Any development will have to comply with City policies 
and ordinances under the conditions existing at the time of construction and, therefore, 
the Streets & Engineering Department will review the final plans at that time. 

 
-Submitted by Chris Bosley, City Engineer  

 
WATER:   
The newly reconstructed Seltice Way includes a 12” water main at the property frontage, 
which was a requested upgrade that was paid for by the applicant in anticipation of future 
development of the property. The applicant will be required to provide a looped system 
within the property. There is adequate capacity in the public water system as a whole to 
support domestic, irrigation and fire flow for the proposed zone change.  However due to 
the proposed increased density, we will need a hydraulic study by a third party to 
determine if the local existing infrastructure can handle the increase in use.  The Water 
Department has no objections to the special use and limited design planned unit 
development as proposed.  

  
 -Submitted by Kyle Marine, Assistant Water Superintendent 

 
PARKS:    
The 2018 Trails and Bikeways Master Plan requires a twelve foot wide shared use path 
located along the north side of the Spokane River and the Site Plan indicated a twelve 
foot trail along the north side of the river.  The Parks Department has no objection to the 
LDPUD and the special use as proposed. 
 

-Submitted by Monte McCully, Trails Coordinator 
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WASTEWATER:    
Based on the 2013 Sewer Master Plan (SMP) Appendix J, this subject property falls 
under the Mill River Sewer Lift Station Basin which was modeled for 17 units per acre.  
There is currently a ten inch (10”) sewer line in Shoreview Lane.  The SMP requires this 
property to connect to the public sewer at the east end of Shoreview Lane and extend 
said public sewer “to and through” the subject property to their easterly property line.  
Since sewer capacity falls under a “1st come 1st served basis”, and while the City 
presently has the capacity to serve this Special Use’s proposed density increase to R-34, 
depending on this Special Use’s development and the adjacent Atlas Mill Project’s 
Development schedule and sewer flows, the City will monitor sewer flows to evaluate 
available capacity in the public sewer and each development will be subject to paying for 
their respective equitable share of increasing the capacity of the Sewer Collection 
System within Shoreview Lane to the Mill River Sewer Lift Station or equivalent. 

-Submitted by Mike Becker, 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 requiring a fire sprinkler system) will be 
reviewed prior to final plat recordation OR during the Site Development and Building 
Permit, utilizing the currently adopted International Fire Code (IFC-2015) for compliance.  
The City of Coeur d’Alene Fire Department can address all concerns at site and building 
permit submittals.  The Fire Department has no objection to the zone change as 
proposed.   

 
-Submitted by Bobby Gonder, Fire     
 

Evaluation: Planning Commission must determine if the location, design, and size of the 
proposal are such that the development will or will not be adequately served by 
existing streets, public facilities and services. 
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LIMITED DESIGN PLANNED UNIT DEVELOPMENT FINDINGS: 
 
 
REQUIRED FINDINGS FOR LIMITED DESIGN PLANNED UNIT DEVELOPMENT: 
 
Pursuant to Section 17.07.275, Limited Design Planned Unit Development Review Criteria, a 
limited design planned unit development may be approved only if the proposal conforms to all of 
the following criteria to the satisfaction of the Planning Commission: 
 
 
A.  Finding A: The proposal produces a functional, enduring, and desirable environment. 
 
 

The applicant has submitted a site plan, site renderings, and building elevations that 
indicates how the project is to be developed.   See the applicant’s site plan on page 6 
and the building elevations and renderings on pages 7 through 10 of this report.   
 
The applicant has indicated to how they propose to meet this finding in the below 
response.  
 
Applicant’s Response: 
The purpose of this proposal is to provide for a unique apartment living 
community. Approval of this limited design PUD will allow for construction of 
Coeur d'Alene's only true waterfront apartment community, complete with 
approximately 1,600 feet of riverfront and those associated amenities. This 
project proposes to work on harmony with the City and extend public water 
front access along the entire waterfront. The pedestal style interior corridor 
apartments, complete with below grade parking garages, will provide a type 
of living opportunity in Coeur d'Alene currently only found in condominiums 
or the Lake Tower Apartments. As such, this PUD will become a functional, 
enduring, and desirable community for Coeur d'Alene's residents.  
Additionally, this development fills a visible hole in the City's and Ignites 
River District Plan and compliments the city's own development proposal 
adjacent to and directly to the east, known as the City's Atlas Waterfront 
Project. This project would then provide the larger apartment community to 
supplement the proposed 'Neighborhood Retail' area on the Atlas sites 
westerly side. 

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

them, whether or not the proposal would produce a functional, enduring and 
desirable environment. 
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B.  Finding B: The proposal is consistent with the city comprehensive plan. 
 

Please see staffs comments on pages 18 thru 22 of this report in regards to the City’s 
Comprehensive Plan.  A map of the 2018 Trails and Bikeways Master Plan showing 
the location of a 12 foot shared-use path transecting the subject site is located below, 
on page 35 of this report.   
 
The applicant has indicated to how they propose to meet this finding in the below 
response.  
 

 
Applicant’s Response: 
The City's 2007 Comprehensive Plan places the subject property within the 
Spokane River District with a land use designation of Transition. This District is 
envisioned to consist of mixed use neighborhoods consisting of housing and 
commercial retail and service activities that embrace the aesthetics of the 
proximity to the Spokane River. Within this district, the  comprehensive  plan states 
that  pockets  of  denser housing  are appropriate and  encouraged,  and  that the 
scale  of  the  development  will be  urban in nature, promoting  multi-modal  
connectivity  to  downtown  and  the  adjoining  Atlas site.   In order to  achieve  
the  desired  development  patterns  within  each  district, the  Comprehensive Plan 
utilizes a collection  of  goals,  policies, and  objectives.   Please see attached 
documents   for reference. 
 
The development of the site will re- develop and enhance a blighted part of our 
community; provide high quality infill residential housing; and provide opportunity 
for many Coeur d'Alene residents to enjoy the unique qualities of living in a 
waterfront apartment community. Infrastructure to support this development is 
already in place, and will be enhanced as development progresses. 
 
This unique proposal for waterfront apartment development will provide housing 
within comfortable walking/biking distances to commercial and recreational nodes 
such as Riverstone, the Kroc Center, the Centennial Trail and the proposed Atlas 
site. Any commercial development of C-17 zoned property adjacent to Seltice Way 
will provide live/work employment opportunities for the adjoining properties. 
 
The proposed PUD will provide for continuity and support existing riverfront 
development, thus meeting the goals for maintaining compatible land uses 
adjacent to existing neighborhoods.  The riverfront housing will add a quality 
riverfront neighborhood to the city's rental landscape.  The extension  of  water 
and sewer through  the property will also make service available to properties not 
currently serviced and facilitate  development  of  the  Atlas  Mill site., an 
adjacent  undeveloped  waterfront site. 
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The comprehensive plan makes public access to the river and lake shorelines a 
priority.  In order to accomplish that goal, we have provided for creation of an 80-
foot-wide open space along the entire 1,600+/- feet of river frontage.  The first 40-' 
of open space  from   the river is public which include a 12-' wide multi-use paved 
trail connectivity and will be graded, landscaped with access to the  river. The 
remaining 40' is private open space within the 80-' wide open space which provides 
for a maximized view corridor as required in the annexation agreement.   There 
are a number of boat docks provided to the public. 
 
The property south of the rail corridor lies within the Shoreline Overlay and within 
a flood hazard area. Historical heavy industrial activities along the shoreline 
associated with the mill operations have left much of the property within the 
shoreline overlay in poor condition. Shoreline erosion due to boat caused wave 
action and dilapidated bulkheads is problematic, and needs to be remedied.  To 
that end, the owner is   proposing to engage in grading operations along the 
shoreline so as to reshape and stabilize the area adjacent to the river.  The result 
will be building envelopes located above base flood elevations and gentle slopes 
from the building envelopes to the river's edge. The slopes and shoreline will be 
stabilized and landscaped in such a way as to ensure future stabilized shoreline. 
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2018 TRAILS AND BIKEWAYS MASTER PLAN: 

 
 
 
 
Evaluation: The Planning Commission must determine, based on the information before them, 

whether or not the proposal is or is not consistent with the city comprehensive plan.  
Specific ways in which the policy is or is not supported by this request should be 
stated in the finding.  

 
 
 

Subject Site 
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C. Finding C: The building envelope(s) is compatible with or sufficiently buffered from 
uses on adjacent properties. Design elements that may be considered 
include: building heights and bulk, off street parking, open space, privacy 
and landscaping. 

 
The applicant has submitted a site plan, off street parking plan, and a plan showing the 
building envelops.  See applicant’s site plan and off street parking plan is on page 38 
and the building envelop plan is on page 37 of this report.   
 
The applicant has indicated to how they propose to meet this finding in the below 
response.  
 

 
Applicant’s Response: 
The commercial properties located to the north of this PUD are buffered from 
any impact by the 140-180' wide Seltice Way right of way.  The property to the 
west consists of the US bank call center and riverfront single family housing in 
the Mill River subdivision. The building envelopes are set back approximately 
80 feet from the call center property, and the adjacent riverfront single family 
houses are located adjacent to the 80' wide riverside greenbelt.  There is no 
anticipated impact to the vacant property to the east which is now the subject 
of the City's Atlas Mill Redevelopment project and for which we are or will be 
compatible use.  Additionally, the design and planning of the site mimics that of 
the Mill River project located adjacent to the western boundary of the subject 
property in-so-much that residential uses span from the waterfront to Seltice 
Way. Properties across Seltice Way are commercial in nature, which is 
compatible and fitting with the proposed PUD. The influx of residents to this 
area will bring within it the financial surety to promote redevelopment of these 
properties. 
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SITE PLAN: 

 
 
 
OFF STREET PARKING PLAN: 
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BUILDING ENVELOPE PLAN: 

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

them, whether or not the building envelope(s) is compatible with or sufficiently 
buffered from uses on adjacent properties.  Design elements that may be 
considered include: building heights and bulk, off street parking, open space, 
privacy and landscaping. 

 
 
D. Finding D: The proposal is compatible with natural features of the site and adjoining 

properties. Natural features to be considered include: topography, native 
vegetation, wildlife habitats and watercourses. 

 
 
 

The subject property is higher along Seltice Way and slopes downward toward the 
Spokane River to the south.  There is an approximately thirty foot elevation drop on the 
applicants overall property and a fifteen foot elevation drop on the subject property.  
There are no topographical or other physical constraints that would make the subject 
property unsuitable for the annexation request.   
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TOPOGRAPHIC MAP: 

 
 

The applicant has indicated to how they propose to meet this finding in the below 
response.  

 
 

Applicant’s Response: 
The proposed PUD will utilize the natural features of the site, providing for an 
80' building setback from the water.  Generally speaking, the site slopes gently 
from the Seltice Way towards the river and the only grading proposed will be that 
associated with creating building pads, associated parking and access.   
 
Additionally, the riverside greenbelt will be graded in such a manner so as to 
make it better accessible and useable for open space and recreation.   As that 
area exists today, it still bears the scars left from nearly 100 years as an active 
mill site, thus the need for grading and other improvement. As mentioned 
above, the character of the development mimics the adjoining properties, and 
the development of the proposed PUD will result in the rejuvenation of an 
industrial site into a vibrant and unique waterfront neighborhood. 

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

them, whether or not the proposal is compatible with natural features of the site 
and adjoining properties. Natural features to be considered include: topography, 
native vegetation, wildlife habitats and watercourses.  
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E. Finding E: The proposal provides adequate private common open space area, as 
determined by the planning commission, no less than ten percent (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 both public and private open space areas as part of this 
project.  The open space requirement for a Limited Design PUD is no less than 10% of 
the gross land area and the applicant’s proposed project will have a total of 27% of open 
space.  The applicant is proposing a total of 7.01 acres of open space that will consist of 
1.52 acres of public open space and 5.49 acres of private open space.  There will be a 
two foot sitting wall that will separate the public open space are from the private open 
space areas.   

 
The public open space is located adjacent to the river and is 40 foot wide by 
approximately 1,600 feet long.  A twelve foot wide multipurpose trail is a shown in the 
public open space area that will traverse the property and will have trail connections to 
the adjacent properties to the east and the west of the subject site.  There are three 
public access areas to the river that is located in the 40 foot public open space area.   
See Public Open Space Plan on Pages 11 & 12 
 
The applicant has also submitted a plan that shows where the public and residents of the 
development will be able to access the open space.  Please see map of open space 
access points on the map below on page 43 of this report. 

 
MAP OF PUBLIC AND PRIVATE ACCESS POINTS TO OPEN SPACE: 
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The applicant has indicated to how they propose to meet this finding in the below 
response.  

 
 

Applicant’s Response: 
As proposed, we've provided nearly seven acres (approximately 27%} of 
recreational open space available and accessible to all users of the 
development. That open space consists of an 80' wide riverside greenbelt 
reminiscent of the one adjacent to the Dike Road at the NIC campus. 
Connecting greenspace corridors and landscape areas connect each one of the 
buildings to the riverside greenbelt, thus providing pedestrian accessibility to 
approximately 1600 feet of waterfront. 
 
There are two types of open space provided with this development private and 
public open space. The common/private open space consists of approximately 
5.49 acres of beautifully landscaped slopes with a number of amenities for 
the apartment dwellers. A 5,500-sf recreation building which houses a lounge 
and workout room opens to a fenced in pool with pergola covered BBQ pads 
and a large lounge area centralized for all residence in the complex. This 
main common/private open space corridor will vary in width from 115-feet to 
150 feet   with community gardens, a sport court, a 5' wide paved meandering 
path, picnic, BBQ and gathering areas with tables, the BBQ areas will be 
identified with pergolas for sense of space. There is a large fire pit proposed 
which extends into a large patio with tables at the same elevation as the River 
front buildings.  Additional private open space has more gathering spaces, a 
tot lot, and community gardens throughout the property connected by the 
paved paths. Theses paths run throughout the site connecting residence to all 
amenities on site as well as the river and the east/west multi-use path for 
additional offsite connectivity. The open space corridors have dry stream 
beds incorporated within their landscape environments which run down each 
corridor leading the eye downstream toward the river. To add some 
additional northwest beauty and screening between buildings will be 
implemented with the use of evergreen and deciduous trees, shrubs and 
grasses for a unique outdoor experience. 
 

The public open space is located in the first 40-feet north from the Spokane 
River, this public open space will cover nearly 1.5 acres across the full length 
of property. The public has access using the east and west entrances to the 
proposed 12' wide paved multi use trail from the  City's proposed mixed-use 
property and the Mill River trail connections. The 12' wide paved multi-use 
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trail meanders across this swath of land joining in four places to paved patios 
with tables and chairs providing access to the vista viewpoints. These public 
patios will have access the Spokane River by stairs off of each patio. The 
bottom of the stairs is proposed to be constructed at summer pool level of the 
Spokane River so as to put visitors right at the summer river level 

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

them, whether or not the proposal provides adequate private common open 
space area, as determined by the planning commission, no less than ten percent 
(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. 

 
 
F. Finding F: The location, design and size of the proposed building envelope is such 

that the traffic generated by the development can be accommodated safely 
on minor arterials and collector streets, and without requiring unnecessary 
utilization of other residential streets. 

 
The applicant is proposing the following modification in regards to building height: 
 

1. Maximum Building Height of 85 feet rather than 63 feet as required for muti-
family residential.  

2. Maximum Building Height of 75 feet within the 150’ foot shoreline setback rather 
than 32 feet as required for structurers within the150 shoreline setback. 

 
As part of this application the applicant has submitted a Trip Generation and Distribution 
Letter (TGDL).  The TGDL was prepared by the applicant’s Engineer and discusses in 
depth about the potential traffic that could be generated by commercial and residential 
uses.  The TGDL dated December 6, 2018 is attached at the end of this report.  
(Attachment 3). 
 
The applicant has indicated to how they propose to meet this finding in the below 
response.  

 
Applicant’s Response: 
The design of the proposed PUD is such that it can be adequately served by 
Seltice Way, which is considered an Arterial under the City's transportation 
master plan. There will be three access  points  to  Seltice Way, the  primary of  
which consist of  a  proposed roundabout  similar to  the  one at the intersection  
of Grand  Mill  Blvd and Seltice Way.   
 
The other two accesses will be right in/right out and are secondary in 
nature. They will be stop controlled like any other "commercial" approach to 
a public street.  Alternatively, this project can be served by three stop 
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controlled right in/right out accesses. The 12' multi-use trail system will be 
designed with for east west travel between the Atlas Mill redevelopment and 
Mill River. Lastly vehicular access between this site and the Atlas Mill site 
can be accommodated along this project's easterly boundary to 
accommodate this connection which ultimately will provide access to the 
Seltice and Atlas roundabout. 

 
STREETS:  
The subject property is bordered by Seltice Way (formerly Highway 10) to the north, 
which is a principal arterial connecting the cities of Coeur d’Alene and Post Falls. This 
existing roadway is a newly constructed street section and will not require street 
improvements. When Seltice Way was designed and constructed, development on the 
subject property was anticipated. The applicant’s engineer provided trip generation data 
to the design team to ensure that the roadway was designed to handle the development 
potential of the site and surrounding properties. Additionally the Seltice Way roadway 
design included three access points to the subject property and a right-turn lane. The 
Streets and Engineering Department has no objection to the special use and limited 
design planned unit development as proposed.  

  
- Submitted by Chris Bosley, City Engineer 

 
TRAFFIC:    
As noted above, the subject property is bordered by Seltice Way to the north, which is a 
principal arterial connecting the cities of Coeur d’Alene and Post Falls.  When Seltice 
Way was designed, the applicant’s engineer provided trip generation data to the design 
team to ensure that the roadway was designed to handle the development potential of 
the site and surrounding properties. The proposed special use and limited design 
planned unit development will allow the developer to construct high density residential 
apartments, whereas the current zoning would allow commercial facilities, residential 
uses (single-family and multi-family), and/or a mix of uses permitted under C-17 on the 
majority of the property. The anticipated traffic under the proposed rezoning is expected 
to be approximately half of the traffic volumes that could be expected from a commercial 
development on the property. According to the December 6, 2018 traffic generation letter 
by Whipple Consulting Engineers, approximately 6,386 trips per day could be generated 
by the development at full build-out, compared to 11,421 trips per day generated from a 
mix of commercial and residential as allowed under current zoning. This is expected to 
have some traffic impacts on Seltice Way and Northwest Boulevard, but less than what 
could be generated from a development allowed under the current zoning. A Traffic 
Impact Study has also been conducted by Welch-Comer Engineers to quantify the 
impacts of all proposed developments in the area.  The findings and recommendations of 
the report have been considered in this analysis for the applicant’s requests. The Streets 
& Engineering Department has no objection to the special use and limited design planned 
unit development as proposed. Any development will have to comply with City policies 
and ordinances under the conditions existing at the time of construction and, therefore, 
the Streets & Engineering Department will review the final plans at that time.  
  

-Submitted by Chris Bosley, City Engineer  
 

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

them, whether or not the location, design and size of the proposed building 
envelope is such that the traffic generated by the development can be 
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accommodated safely on minor arterials and collector streets, and without 
requiring unnecessary utilization of other residential streets. 

 
 
G. Finding G: The proposed setbacks provide: 

1) Sufficient emergency vehicle access. 

2) That neighborhood character will be protected by adequate buffering. 

3) For maintenance of any wall exterior from the development's property. 

 
The applicant is proposing the following modification in regards to setbacks: 
 

1. Side Yard Setback of 20 feet within the 150 foot shoreline setback rather than 
20% of the average width of the lot as required for structurers within the150 
shoreline setback.  (1,600 x .20 =  320 feet)   

2. To allow construction of the public open space adjacent to the shoreline within 
the 40’ shoreline prohibited construction zone. 

 
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 requiring a fire sprinkler system) will be 
reviewed prior to final plat recordation OR during the Site Development and Building 
Permit, utilizing the currently adopted International Fire Code (IFC-2015) for compliance.  
The City of Coeur d’Alene Fire Department can address all concerns at site and building 
permit submittals.  The Fire Department has no objection to the zone change as 
proposed.   

 
-Submitted by Bobby Gonder, Fire     
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BOUNDARY EASEMENTS AND SETBACKS MAP: 

 
 

 
BUILDING ENVELOPMENT MAP: 
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The applicant has indicated to how they propose to meet this finding in the below 
response.  

 
Applicant’s Response: 
The site building envelopes are situated such that there is adequate access per 
fire code having drive aisles within 40 feet of all buildings.  As described 
above, the setbacks are such that all adjacent uses are sufficiently buffered 
with setbacks well above those required by code.  As such, all exterior wall 
maintenance can be adequately   accomplished from within the boundaries of 
the site. 

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

them, whether or not the proposals setbacks provide, for sufficient emergency 
vehicle access, that neighborhood character will be protected by adequate 
buffering, and for the maintenance of any wall exterior from the development's 
property. 

 
 
H.   Finding H: The proposed building envelope(s) will provide for adequate sunlight, fresh 

air and usable open space.  
 
 

In addition to the building envelop plan on page 44 of this report the applicant has also 
submitted a landscaping plan and open space plan as part of this application. See 
applicant’s landscaping plan and open space plan below on pages 46 through 47 of 
this report.   
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LANDSCAPING PLAN: 

 
 
PUBLIC OPEN SPACE – 1: 
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PUBLIC OPEN SPACE – 2: 

 
 
 
PUBLIC OPEN SPACE – 3: 
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The applicant has indicated to how they propose to meet this finding in the below 
response.  
 
Applicant’s Response: 
The site building envelopes have one full side which provides for unique private 
open space experience with beautifully landscaped corridors running north and 
south through the site down accessing the public open space adjacent to the 
River. These corridors are each unique with a variety of amenities of BBQ  
pads, community  gardens, a sport court,  tot  lot and  dry steam bed landscaped  
to  enhance  view to  and  from buildings.  Meandering paths take one to any of 
the apartments, recreation building, lounge area and pool.  Open space 
abounds this site allowing for needed sunlight in the open spaces.  In addition to 
the nearly 5 acres of recreational open space described above, there is an 
additional 3+ acres of landscape area associated with this development.   The 
result is  over 27% of the site consists of open space and landscape corridors, 
providing more than adequate sunlight,  fresh air, and  usable recreational  
open space. 

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

them, whether or not the proposed building envelope(s) will provide for adequate 
sunlight, fresh air and usable open space.        

 
 
APPLICABLE CODES AND POLICIES:  
 

UTILITIES: 
• All proposed utilities within the project shall be installed underground. 
• 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. 

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

STREETS: 
• Street improvement plans conforming to City guidelines shall be submitted and approved 

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

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

the existing right-of-way. 
 

STORMWATER: 
• 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. 
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PROPOSED CONDITIONS: 
 
1) The Special Use Permit and Limited Design Planned Unit Development approvals would only 

go into effect if the Zone change is approved by City Council in item ZC-4-18 
 

2) The Annexation Agreement must be revised if the requests are approved. The Annexation 
Fee will need to be adjusted to reflect the 34 units per acre calculation. All other fees and 
applicable conditions would be addressed in the amended annexation agreement, as well as 
any conditions that have already been satisfied. The Annexation Agreement should also 
include a Phasing Plan of the development. 
 

3) Any additional water main extensions, fire hydrants, services, and related appurtenances will 
be the responsibility of the developer at their expense. 
 

4) Any additional water service will have cap fees due at building permitting. 
 

5) There will need to be a hydraulic study done by a third party to determine if the local existing 
infrastructure can handle the proposed increase in use. 
 

6) The applicant will be required to provide a looped water system with the property at the time 
of development. 

7) Wastewater will require this Special Use Development to pay for its equitable share upsizing 
of the sewer main in Shoreview Lane or equivalent. 
 

8) An extension of a City approved public sanitary sewer “to and through” the subject property 
and conforming to City Standards and Policies shall be required prior to building permits.  
 

9) A utility easement or R/W for the public sewer shall be dedicated to the City prior to building 
permits. 
 

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

11) Payment of the Mill River Lift Station Surcharge Fee shall be required on all building permits. 
 

12) This LDPUD shall be required to comply with the City’s One Lot-One Lateral Rule. 
 

13) All sewerage lines beyond and upstream of the public sewer connection shall be privately 
owned and maintained by the LDPUD’s Owner at no cost to the City.  
 

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

15) The first phase of the project must include the installation of Public Open Space and a twelve 
foot wide trail along the river.  
 

16) An Open Space and Public Access easement with the City of Coeur d’Alene must be 
recorded prior to construction. 
 

17) The applicant will be required to pay all impact and capitalization fees at the time of building 
permits.  If the City’s impact fees haven’t been updated at the time of permits, the applicant 
would also be subject to paying an additional proportionate traffic mitigation fee to cover 
traffic mitigation measures recommended in the Atlas/Riverstone Traffic Impact Study. 
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ORDINANCES & STANDARDS USED FOR EVALUATION: 
 
2007 Comprehensive Plan 
Transportation Plan 
Municipal Code 
Idaho Code 
Wastewater Treatment Facility Plan 
Water and Sewer Service Policies 
Urban Forestry Standards 
Transportation and Traffic Engineering Handbook, I.T.E. 
Manual on Uniform Traffic Control Devices 
2017 Coeur d'Alene Trails and Bikeways Master Plan 
 

 
 
 
ACTION ALTERNATIVES: 
The Planning Commission will need to consider the two requests and make findings to approve, 
deny, or deny without prejudice. The findings worksheets are attached.  
 
 
 
 
 
 
 
 
Attachments:  
 
Attachment 1  – Memorandum of Understanding between the Applicant and the City - MOU 
Attachment 2  – Applicant’s Narrative 
Attachment 3  – Trip Generation and Distribution Letter  TGDL 
Attachment 4  – Resolution 14-049  supporting public waterfront for public use 
Attachment 5  – CDA 2030  Implementation Plan- Public access to waterfront 
 
 



Attachments





RESOLUTIONNO. 18-O3O

A RESOLUTION OF THE CITY OF COEURD'AIENE, KOOTENAI COTINTY, IDAHO,
AUTHORZING A MEMORANDI.]M OF UNDERSTANDING WTTH RMER'S EDGE
APARTMENTS, LLC, SETTING OUT OVERARCHING AND GENERAL PRINCIPLES IN
CONTEMPLATION OF A FUTLB,E TRANSACTION AND AGREEMENT INVOLVING TI{E
EXCHANGEAND DEVELOPMENT OF CERTAIN PARCELS OF REAIPROPERTYIN TIIE
CTIY OF COEUR D'AIENE.

WHEREAS, it is recommended that the City of Coeur d'Alene enter into a Memorandum of
Understanding with River's Edge Apartnents, LLC, setting out overarching and general principles in
contemplation ofa future tra:rsaction and agreement involving the glghange and development of
certain parcels of real property in the City of Coeur d'Alene, pusuant to terms and conditions set

forth in the Memorandum of Understanding, a copy of which is attached hereto as Exhibit " 1 " and by
reference made a part hereof; and

WHERXAS, it is deemed to be in the best interests of the City of Coeur d'Alene and the
citizens thereof to enter such agreement;

NOw' THEREFORE,

BE IT RES OLVED by the Mayor aad City Council of the City of Coeur d'Alene that the City
enter into a Memorandum of Understanding with River's Edge Apafinents, LLC in substatrtially ttre
form attached hereto as Exhibit " 1 " and incorporated herein by reference, with the provision that the
Mayor, City Administrator, and City Attomey are hereby authorized to modi& said Memorandum of
Understanding to the extent the zubstantive provisions ofthe Memorandum ofUnderstanding rernain
intact.

BE IT FIIRTI{ER RESOLVED that ttre Mayor be and is hereby authorized to execute such
Memorandum of go6qstanding on behalf of the City.

DATED this l5d day of May, 2018.

Widmyer, Mayor

ATTEST:

r'l
Rcnata Mcl.eod, City Clerk

Resolution No. 18-O3O
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MEMORANDUM OF UNDERSTANDING
BETWEEN THE CITY OF COEUR D'ALENE AND RIVER'S EDGE

APARTMENTS, LLC

I. Introduction.

This memorandum sets forth proposed general and overarching principles,

assumptions, statements of intention. and possible fitture terms: is solely for discussion; is

intended to foster development and coordination of sirnilar expectations between and

amongst the parties in the hopes ofdeveloping a binding contractl is subject to the

execution of specific, dehnitive, binding documents relating to an arrangement; and,

imposes no obligation or liability on any Party, unless expressly stated elsewhere herein.

In addition, no Party is under any obligation to enter any arrangement with any other

Party. Where this Memorandum contemplates a luture agreement on any term or terms,

any such agreement shall be in writing.

II. GeneraI Princioles

A. The Parties confirm that the following overarching and general principles,

assumptions, statements ofintention, and possible future terms (collectively referred to as

"Terms") reflect the Parties' mutual understanding of a possible transaction or

transactions by which they plan to exchange and develop parcels of real property' and

cooperate to create a strategy or plan to advance their indir. idual private interests and the

public welfare.

B. Whether or not the Parties enter any other' or further, agreement,

partnership, joint venture or arrangement of any type. scope or purpose, they currently

anticipate the following terms will become part of such future Arrangements.

The parties to this Memorandum olUnderstanding ("Parties") are the city of
Coeur d'Alene C'City') and River's Edge Apartments. LLC, a/k/a Atlas N{ill
Development Corp ("RE").

Whereas the City desires to develop a pedestrian and bicycle path and public
green space and water access along the Spokane River as well as beneficially develop the

lormer Atlas Mill site; and.

Whereas the City Comprehensive plan calls out as a goai the protection and
development of public access to the Spokane River: and.

Whereas the City has acquired the BNSF railroad right of way that bisects the
approximately 23acre property owned by River's Edge ("RE 23 Acre Parcel"),
approximately 3 acres of which railroad right-of-way is bounded by the RE 23 Acre
Parcel ("City Exchange Property"); and,

III. Recitals.



Whereas the City has contracted to acquire the 47 acre former Atlas Mill site

property owned by Bad Axe. LLC that includes waterfront propelly on the Spokane

River; and,

Whereas the RE 23 Acre Parcel is waterfront property along the Spokane River
adjacent to the former BNSF railroad right of way and west of the Bad Axe LLC
propert): and.

Whereas RE owns a3+l- acre triangle piece of property along Seltice Road that is

adjacent to the Bad Axe, LLC property ("RE Exchange Property"); and.

Whereas RE desires to combine the RE 23 Acre Parcel with the City Exchange

Propefiy and develop and construct residential housing on the combined property ifa
mutually agreeable land exchange with the City can be accomplished:

Whereas the Parties have had preliminary discussions about exchanging property

to achieve each party's goals and for their mutual benefit:

Whereas the Parties acknowledge that for a land exchange to occur
("Transaction") it must go through a public hearing process and be approved by City

Cor-rncil:

\\'hereas the Parties acknowledge that fbr RE to develop its project as it desires it
r,vill need to participate in public hearings and obtain appro'"al from the Coeur d'Alene
Pl;uning Commission and/or Coeur d'Alene City Council.

I \'. Tcrms and Conditions

Now theretbre tl.re Parties mutually agree as follows

1. The City will accept and diligently and ir.r good faith process RE's updated

Subdivision/PUD applications for RE's 23 Acre Parcel:

2. The City will accept and support, and diligently and in good faith process a one-
year extension of the Special Use Permit for the RE Exchange Propertl to allor.r,

for further negotiations between the Parties regarding the fransaction;

3. The City will start and diligently and in good faith pursue the Transaction ior an
exchange ofthe City Exchange Property for the RE Exchange Propertl and a

permanent trail/greenbelt/public open space easement approximately 40' wide
from the summer pool along the Spokane River on the RE 23 Acre Parcel the
exact location of which shall be detemrined during the entitlement process:

4. RE will file, and the City will accept and diligentll and in good faith process. an
application for a special use permit/PUD to request increased density on the RE
2i Acre Parcel and the City Exchange property going from C I 7 to Rj4:



5. The City will cooperate rvith and support RE's application fbr a special use
pennit"rPUD to allow for increased density and a 75' height limit on building
structures which are stepped back froni the public space;

6. The City will join with RE in amending the Annexation Agreement encumbering
the RE 23 Acre Parcel to incorporate changes and additions necessary or
advisable in connection with the Transaction. The Parties aglee to and hereby do
toll the application of all statutes of limitation to all clairns. if an_v.,. based upon the
said Annexation Agreement

7. The Parties agree that the consummation ofany exchange of property and
granting oleasement is contingent upon RE obtaining the increased density it
seeks:

8. The City will purchase the Bad Axe LLC property by or before May 16, 201 8;

9. The City and RE will negotiate in good faith to design and build a waterfront
trail/greenbelt within the 40' from the summer pool along the Spokane River. RE
will set back its buildings 80' from said summer pool; RE shall pav the cost of the
actual trail and the City shall bear the cost ofall other improvements to the
traili greenbelt. RE intends to landscape the north edge ofthe 40' behind the trail
at its expense.

10. City and RE llill negotiate in good faith to consummate the Transacrion and

achieve a mutually beneficial land exchange using all resor"rces and available
third-parties to create benefits for both Parties:

ll. City and RE will cooperate in working with igrrite CDA. the Idaho Department of
Lands. the Idaho Department of Environmental Quality and any other affecied
public or private entities to help the Parties achieve their mutual goals:

12. After all necessary steps have been successfully taken, including all approvals
following public input and hearings. the City will transfer and convey to RE the
City Exchange Parcel in erchange fbr the RE Exchange Parcel and a permanent
trail/greenbelt easement alor.rg the Spokane River on the RE 23 Acre Parcel. City
and RE acknowledge and agree that RE ir.rter.rds to rnaintain ownersl.rip of the
waterfront along the Spokane River and to build and maintain prir,'ate docks. The
City and RE further acknowledge and agree that any developrnent by RE along
the Spokane River will allow for a public swim area and public access to the river

This memorandum is intended as an expression ofthe Parties' goals and mutual
understanding regarding the development of land the Citi is acquiring adjacent to land
owned by RE.



This memorandum can be teminated by either Par.ty fbl any reason by giving thifty (30)
day written notice to the other Party.

Signed the l5rr' day of May, 2018.

City of eur d',Alene fuver's Edge Apattments, LLC

lne: ftz1y1 €- /qs-s
Tille: ,n.e_/nbq-

ATTEST:

Name:
Title:

By
SteveW r', Mayor'

ATTEST:

By
Na

C

)
ta Leod, City C)erk

Resolution No. 18-030 Page 4 of 4
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Attachment 4: 
Resolution 14-049





THE CDA 2030 VISION AND IMPLEMENTATION PLAN ACTION ITEMS AS 
THEY PERTAIN TO ITEM LDPUD-1-18:

Environment & Recreation - 2.1 
Open Space Preservation Program - Continue to implement the Coeur d’Alene Parks Master Plan 
for the purpose of acquiring and preserving public open space for beneficial use of the citizens 
that includes parkland, trails, passive and active recreation, scenic views and vistas, wildlife 
habitat, and conservation easements. 

Environment & Recreation - 2.2 
Recreational Lands Acquisition Program - Identify, develop, coordinate, prioritize, and identify a 
funding mechanism to purchase diverse city land acquisitions to expand recreation offerings and 
achieve   conservation. 

Environment & Recreation – 6.1 
Park Land Expansion and Maintenance - Encourage acquisition and development of park land. 
Support the annual evaluation of the preventative maintenance program for all parks, facilities, 
equipment, and vehicles. 

Environment & Recreation – 6.2 
Public Beaches - Evaluate and recommend ways to increase access to public beaches, including 
ADA disabled access. Consider an off-leash water access area for dogs. 

Growth & Development – 3.7 
Preserve View Corridors - Support zoning which would limit building heights in order to preserve 
major view corridors and signature vistas in and around the lakefront and river. 

Growth & Development – 6.4 
Lakefront and Riverfront Public Access - Require public access to the lake and river fronts for all 
new developments. 

Attachment 5: CDA 2030 Vision 
and Implementation Plan Action 
Items
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RIVERS EDGE 
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:

From: Don Breidenbach [mailto:outlook_F1FC6F31E580947D@outlook.com]  
Sent: Friday, November 23, 2018 11:05 AM 
To: MCLEOD, RENATA 
Subject: River's Edge Apartments 

Dear City Planning, 

I am a resident of Riverstone Condominiums and real estate Broker here in Idaho. I wanted to write to sepress my concern and 
disapproval in the proposed River’s Edge Apartments. 

“River’s Edge Apartments, is being proposed for the old 27‐acre millsite just east of Mill River. This very high‐density project 
would require the City to approve a zoning change from R‐17 to the unusually dense R‐34, which would permit 870 
apartment dwellings in a about 20 HIGH‐RISE BUILDINGS ‐some very near the riverfront.  

Property values in the Cd’A community should be protected and I applaud the Planning Commission for the work and 
investment that has gone into the family and lifestyle amenities that we all share and enjoy today. This is what has put Cd’A on 
the map and makes it one of the most desirable living locations in the Northwest.  

High density development such as the River’s Edge project is contrary to protecting property values and the lifestyle 
experience of today. 

Please do not support such development close to downtown and the riverfront.  
Thank you, 
Don Breidenbach  

Sent from Mail for Windows 10 
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From: Joyce Crettol [mailto:joycecrettol@yahoo.com]  
Sent: Sunday, November 25, 2018 2:31 AM 
To: PlanningDiv 
Subject: RIVERSTONE PROPOSED HIGH DENSITY DWELLINGS PROJECT 

This is to register my strong concern and "no" vote regarding this project. 

The amount of traffic and related problems this would cause for that area of the city are primary reasons I urge 
you to vote "No" on this project. 

Thank you. 

Joyce Crettol 
4918 W. Cougar Circle 
Coeur d'Alene, ID 83815 



To:  Renata McLeod, City Clerk 

Re:  Planning Commission meeting December 11 

From:  Ruth Pratt 

Date:  November 27, 2018 

SUBJECT:  Rivers Edge Apartments Development Proposal 

On December 11 you will hear a proposal from Rivers Edge Apartments, Inc.  for 

the permitting of up to 870 new apartments on their 23‐acre parcel fronting the 

Spokane River. This would require your approval of a drastic zoning change ‐ from 

C‐17 to R‐34 ‐ effectively doubling the number of dwelling units permitted in this 

environmentally sensitive area.   

I strongly OPPOSE this zoning change and hope you will NOT approve the 

developer’s request. 

Respectfully submitted, 

Ruth Pratt, Riviera Walk HOA 
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From: Tye Scott [mailto:tyelffr@hotmail.com] 
Sent: Monday, November 26, 2018 10:16 AM 
To: MCLEOD, RENATA 
Subject: ATTN: Planning Commission 

To whom it may concern: 

I strongly oppose the proposed rezoning changes between Riverstone and Mill River from R-17 to R-34. Not 
only would this be a gross mismanagement of city's roll to better its community but almost negligent in traffic 
preparedness. Seltice Way will inadequately accommodate the increase of nearly 6000 expected vehicles per 
day, NW Blvd is already approaching standstill traffic, and with the new hotel addition in Riverstone next to 
McDonald's, you're almost certainly looking at a massive traffic headache which only deters people from 
entering those situations and ultimately hurting local businesses. Furthermore, approval of this rezoning 
change will only hurt Coeur d'Alene's landscape, both in the immediate and long-term future. More 
apartments in this area will lead to less pride-in-ownership; it's simply a bad fit for Coeur d'Alene. 

Please make the right decision for our beautiful city by not approving this unusual R-34 change. 

All the best, 
Tye Scott 
509-999-9590
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From: Dan Pinkerton [mailto:dan@pinkertonretirement.com] 
Sent: Wednesday, November 21, 2018 3:49 PM 
To: MCLEOD, RENATA 
Subject: Planning Commission 

Dear Planning Commission: 

I would like to state that I oppose the request to change from R‐17 to R‐34 zoning for the Atlas Mill Site. It could 
potentially create far greater congestion and a headache for all businesses already in Riverstone as well as our clientele, 
not to mention the fact we’ve already got far more apartments than was ever expected when Riverstone was first 
developing. Please help us preserve the beauty and space of Riverstone. 

Dan Pinkerton, CFP®, RFC® 
President, CEO 
Pinkerton Retirement Specialists, LLC 
Registered Investment Advisor 
2000 John Loop 
Coeur d'Alene, ID 83814 
(208) 667-8998 (800) 634-2008
Fax: (208) 667-5868

E-mail: prs@pinkertonretirement.com
Securities offered through Triad Advisors, Member FINRA/SIPC; Advisory Services offered through Pinkerton Retirement
Specialists, LLC; Pinkerton Retirement Specialists, LLC is not affiliated with Triad Advisors.
Website: www.pinkertonretirement.com

This message is intended only for the use of the person(s) (intended recipient) to whom it is addressed. It may contain 
information that is privileged and confidential. If you are not the intended recipient, please reply to the sender as soon 
as possible and delete the message from your computer. Any dissemination, distribution, copying, or other use of this 
message or any of its content by a person other than intended recipient is strictly prohibited. 



1

‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Renee Humphrey [mailto:reneenhumphrey@gmail.com] 
Sent: Tuesday, November 27, 2018 4:40 PM 
To: MCLEOD, RENATA 
Subject: River Edge Apartments Developmental Proposal  

Hello,  

On December 11 you will hear a proposal from Rivers Edge Apartments, Inc.  for the permitting of up to 870 new 
apartments on their 23‐acre parcel fronting the Spokane River. This would require your approval of a drastic zoning 
change ‐ from C‐17 to R‐34 ‐ effectively doubling the number of dwelling units permitted in this environmentally 
sensitive area.   
I strongly OPPOSE this zoning change and hope you will NOT approve the developer’s request. 

Respectfully submitted, 

Renée Humphrey  
Sent from my iPhone 
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STUHLMILLER, SHANA

From: MCLEOD, RENATA
Sent: Wednesday, November 28, 2018 10:41 AM
To: STUHLMILLER, SHANA; ANDERSON, HILARY
Subject: FW: 

From: Suzanne Marshall [mailto:suzannemarshall13@gmail.com] 
Sent: Wednesday, November 28, 2018 10:38 AM 
To: MCLEOD, RENATA 
Subject:  

I wish to write to OPPOSE the  Rivers Edge Apartments Development Proposal. 

On December 11 your will hear a proposal from Rivers Edge Apartments, Inc.  for the permitting of up to 870 apartments 
on their 23‐acre parcel on the Spokane River. This would require your approval of an extreme  zoning change ‐ from C‐17 
to R‐34 ‐ effectively doubling the number of dwelling units permitted. 

I strongly OPPOSE this zoning change and hope you will  not approve it.   

The proposed 870 apartments, in 21 high‐rise buildings (sixteen 6‐story buildings and five 5‐story buildings) are an 
amazingly poor idea project for this beautiful riverfront site, and would not be compatible with plans for the 
adjacent  City‐owned Atlas property.  In addition, the increase  traffic would have major impacts on already congested 
streets, such as Northwest Blvd.  

You would be completely justified in denying this request for R‐34 zoning, in part because it is not in keeping with the 
conditions set forth in the Annexation Agreement (2014) for this parcel. That agreement requires that this riverfront 
property be creatively designed as a Planned Unit Development (PUD), subject to City approval. The intent was to put 
the City in charge for any development of this special site.  

This is an ideal site for use of the PUD concept, which could address things like: 

‐ residential /commercial mix 
‐ no big box stores 
‐ building setbacks from the rivers edge  
‐ building height limits  
‐ open space creation 
‐ public access to riverfront with parking 
‐ boat dock limitations 

Special design considerations for this waterfront property are also supported by language in the following City planning 
documents: 
 ‐ The Comprehensive Plan 
 ‐ City Shoreline Ordinance 
 ‐ City Resolution 14‐049 

thank you, 

Suzanne Marshall, PHD 
620 N 16th St   
CDA 83814 
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From: Cheryl Klein <Cheryl.Klein@kiemlehagood.com>  
Sent: Wednesday, November 21, 2018 2:32 PM 
To: Cheryl Klein <Cheryl.Klein@kiemlehagood.com> 
Subject: Notice of Public Hearing ‐ December 11, 2018 

Dear Riverstone Master Association Members, 

As you may or may not know there are a lot of proposed changes and new developments in and around the Riverstone development 
that will significantly impact the traffic situation in Riverstone.  To keep you informed, I have been asked to pass on the attached 
information sheets regarding the developments being proposed.  If you have questions regarding the proposed Rivers Edge 
Apartments, please call Nikole Cummings at Riverstone Holdings (208)664-9955.   

In addition to the proposed new development, the Planning Commission will be reviewing a request from the Bellerive Homeowner’s 
Association who are asking to amend the PUD to allow them to gate off public access on Bellerive Lane.  The original PUD required 
this public access to the waterfront.   Their requested changes will restrict public access and no longer allow non-residents to drive on 
Bellerive Lane for access to the Spokane River.  (Note:  I do understand that pedestrian traffic will still be permitted.) If you have 
questions regarding the Bellerive Homeowners Association PUD Amendment request, please feel free to call me. 

The Public Hearing is scheduled for December 11th, and they would like to receive public opinion before or at that meeting on both 
requests.  The attached includes information about the hearing which you might be interested in attending. 

Wishing you all a wonderful Thanksgiving holiday! 

Cheryl Klein  Senior Property Manager 

Kiemle Hagood 
2065 W. Riverstone Dr., Suite 101 | Coeur d'Alene, ID  83814 
Office:  208‐770‐2590 | Direct:  208‐770‐2594 | Fax:  208‐770‐2587 
After Hours Maintenance Emergencies: 800‐767‐4798 
Cheryl.Klein@kiemlehagood.com  
Please note my email extension name has changed from khco.com to kiemlehagood.com 



Rivers Edge Apartments 

Proposed Development 

FAQ’s & Info Sheet 

Q. I’m confused… I thought the City owned this millsite.

There are actually two old millsites on the Spokane River. The City acquired the easterly  ‘Atlas’ millsite 
(47 acres) adjacent to Riverstone.  The ‘Rivers Edge’ development proposal is for the other,  smaller (23 
acres) millsite immediately to the west, bordering Mill River. 

Q. I’ve heard there’s a ‘land swap’ that’s being proposed.  What’s that all about?

The City and the developer have entered into an unbinding  Memorandum  Of Understanding (MOU) 
whereby the City would grant the developer a rezone to very high R-34 density (from the current    C-
17). This would allow up to 870 apartment units.  The City would also give up its ownership of the old 
railroad right-of-way through the property. Under this agreement the the development could also have 
building heights of 75’ and also private boat docks.        

In exchange for this, the City would get:           - no
development directly on the riverfront ; there would be a narrow (40’) easement on the 
   riverfront  for a public trail,             - - a
site for public access to the river, and             
- a ‘triangle’ of land along Seltice Way, to add to their Atlas property.

Q. Is this  ‘land swap’  a good deal for the City and public?

Many feel it’s unbalanced in favor of the developer, who gets a very lucrative R-34 zoning that would 
permit  870 apartments in multiple high-rise (6-story) buildings. The developer of Rivers Edge is 
proposing sixteen, 6-story and five, 5-story buildings, which many feel  is a bad fit aesthetically for the river 
area.  Rivers Edge Apartments will add about 2200 residents to the Community on a 26 acre parcel. This is 
about the same population as St. Maries, ID which covers 742 acres. This also means that the development 
will be adding the equivalent of all the daily traffic in St. Maries to the Seltice-Riverstone-I90-Northwest Blvd. 
corridor traffic.  



In addition to traffic and aesthetic impacts , this massive development plan would provide limited public 
/ community value – only the very narrow trail easement along the riverfront.   

Q. I’ve heard that if the rezone from C-17 to the very high residential density  (R-34) is NOT
approved by the City,  the developer could possibly build ‘big box’ stores, which would generate
even more traffic that the 870 apartments.  Is this true?

A very important point is that the City is in the driver’s seat on this development. 

As part of the formal Annexation Agreement when this property was annexed into the City (2014), any 
future development was required to be a Planned Unit Development (PUD),  which must be approved by 
the City.  

PUD’s give City’s more discretion and control over special developments, such as this unique riverfront 
property.  PUD’s often involve:  

• a mixture of both land uses and dwelling types with at least one of the land uses being
regional in nature

• the clustering of residential land uses providing public and common open space
• increased administrative discretion to a local professional planning staff while setting

aside present land use regulations and rigid plat approval processes
• the enhancement of the bargaining process between the developer and government

municipalities, which in turn strengthens the municipality's site plan review and control
over development.

• frequently, PUDs take on a variety of forms ranging from small clusters of houses combined with
open spaces, to new and developing towns with thousands of residents and various land uses.

The PUD process puts the City in control, so they could reject the proposal of  ‘big box ‘ stores on this 
unique site. 

The City could simply stay with the C-17 zoning and exercise their controls via the PUD process 
(required by the Annexation Agreement) to get a more community-friendly development on 
this unique riverfront property.  However, this might result in no public trail along the 
riverfront.  

Action!   What You Can Do… Let your City officials – including the Planning Commission – know

your thoughts on this project…

1. SEND your comments by December 11 to the City:   City Clerk,  Attn: Planning Commission
cityclerk@cdaid.org

2. VOICE YOUR OPINION during Public Comment  at the Planning Commission Hearing on December 11
at 5:30pm at the City  Library

mailto:%20%20%20%20%20%20%20%20cityclerk@cdaid.org
mailto:%20%20%20%20%20%20%20%20cityclerk@cdaid.org


870 Apartments!  20 high-rise Buildings! 

        6000 more cars! 

  Coming Soon Near Riverstone? 
The Problem… 870 NEW APARTMENTS - in multiple 5- and 6-story high-rise buildings - are

being proposed for the old millsite on the Spokane River directly east of Mill River.  If you think traffic 
is bad now on Northwest Blvd. and in the Riverstone area, just wait until this development’s traffic 
would arrive. 

Some Background… A massive apartment complex , called River’s Edge Apartments, is

being proposed for the old 27-acre millsite  just east of Mill River. This very high-density project would 
require the City to approve a zoning change from R-17 to the unusually dense R-34, which  would 
permit 870 apartment dwellings in a about 20 HIGH-RISE  BUILDINGS -some very near the riverfront.  
The project would house about 2200 PEOPLE, roughly the population of St. Maries!  It would also lead 
to an additional 6000 VEHICLES per day on our streets  - primarily Northwest Blvd. 

 In exchange for allowing this lucrative ‘rezone’ for the developer, the City would only get a narrow 
40’ easement along the riverfront for a public trail, and a triangle of land along Seltice Way  to add to 
the adjacent, City-owned Atlas millsite.  Is this a fair trade for our fair city?? NO! 

This is a BAD DEAL for the community – giving the developer a lucrative, very high density (R34) 
zoning with little in return.  Luckily, the original Annexation Agreement gives the City the power to 
demand a more creative, better fit project on this unique site.  So the City has a ‘once in forever’ 
opportunity to create a legacy riverfront development - instead of a high-density apartment 
compound with LITTLE COMMUNITY VALUE and huge TRAFFIC IMPACTS.   

This proposal will come before the Planning Commission for approval on DECEMBER 11. 

Action!   What You Can Do… If you don’t like the sound of this, let your City officials

– including the Planning Commission – know that you oppose this rezoning, and you feel this very high
density project would be a BAD FIT – certainly from the increased traffic standpoint, but also from its
general aesthetics and lack of community value.

1. SEND your comments ASAP to the City:   City Clerk,  Attn: Planning Commission  cityclerk@cdaid.org

2. SHOW UP at the Planning Commission Hearing on December 11 at 5:30pm at the City  Library
Community Room to VOICE YOUR OPINION during Public Comment.

mailto:cityclerk@cdaid.org
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STUHLMILLER, SHANA

From: MCLEOD, RENATA
Sent: Thursday, November 29, 2018 3:22 PM
To: ANDERSON, HILARY; STUHLMILLER, SHANA
Subject: FW: Attn: Planning Commission

Follow Up Flag: Follow up
Flag Status: Flagged

From: S k [mailto:sknolla27@gmail.com]  
Sent: Thursday, November 29, 2018 9:34 AM 
To: MCLEOD, RENATA 
Subject: Attn: Planning Commission 

City Clerk  
Planning Commission 

This email is in regards to the Rivers Edge Apartment proposal at the 27 acre mill site. I am writing to oppose 
this proposal. I believe this would be a bad fit for our community. It in no way attributes anything positive to 
our local community, and would cause even more congestion in an already overly congested area. We need 
more affordable places for our locals not more high rises out of the basic communities budget. That site could 
be put to much better use.  
For example, a convention center would be very beneficial to our community. 

Thank You. 

Sarah Knolla 



From: Janis R
To: STUHLMILLER, SHANA
Subject: coeurdalene planning dept
Date: Friday, November 30, 2018 10:32:22 AM

I will not be able to attend meeting.
My concern on this project is all the traffic and parking.  We have already had to give up our parking outside with
lepeeps and businesses.  The congestion in this area is getting worse.
So i vote against this project and building!
Thank you

mailto:SHANA@cdaid.org


Friends of the Spokane River Corridor

December 2, 2018 

TO:  City of Coeur d’Alene 

        Planning Commission 

SUBJECT:  River's Edge Apartments Hearing - December 11 

     As a follow-up to our FSRC letter of October 1, 2018, (attached) regarding the 

proposed River's Edge Apartments development, we do not feel that the items of our 

concern have been properly addressed, and therefore we request that the Planning 

Commission Hearing for the River's Edge project, scheduled for December 11, 

be postponed or continued to allow proper vetting and review of all information by City 

officials (including the PC) and by the Public. 

     Information needing proper ‘daylighting’ and public review includes: 

- the negotiated terms of the MOU /land swap

- the revised annexation Agreement

- the unfinished Traffic Study

     Transparency and public involvement in a very large, impactful project like this are 

extremely important, and the hearing and review should not be rushed. 

Thank you. 

Roger Smith, 

for FSRC 

cc: Troy Tymesen, City Administrator 

      Mike Gridley, City Attorney 

attachment: FSRC letter of 10-1-18 



 Attachment 

Friends of the Spokane River Corridor 
October 1, 2018 

TO:   Mayor,  City Council, City Planning Commission, City Administrator,  

         City Attorney, City Planner 

SUBJECT:   River's Edge Apartments Hearing By Planning Commission 

Our Position 
Friends of the Spokane River Corridor (FSRC) is opposed to the Planning 

Commission hearing the request by River-s Edge (RE) Apartments for approval a PUD 

and rezone at its meeting on October 9 because: 

1. the terms of the MOU have not been negotiated and agreed to,

2. a revised Annexation Agreement has not been negotiated and agreed to,

3. the Traffic Study has not been completed, reviewed and vetted by the

City.

 All of these actions must be completed before a proposed PUD is review by the Planning 

Commission. 

Even though we’ve heard from the City Attorney that the Planning Commission Hearing 

will likely be postponed until sometime after October 9, we still want our position to be 

on record. 

Our Rationale 
FSRC objects to the Planning Commission hearing the application for rezoning and the 

PUD for Rivers Edge at this time because it is premature in relation to the MOU 

negotiations, which must consider a revised Annexation Agreement and the Traffic Study 

findings.  This is not a new concern.  We expressed it in an email to the City on 5-31-18 

and a letter to the City on 6-28-18, which included FSRC’s comments on the MOU.  

The MOU says the City will be negotiating a new Annexation Agreement for this 

property.  The present Annexation Agreement includes conditions regarding "Zoning and 

Density", “Planning and Design of the Property”, “Permanent Trail Routes”, “Public 

Access to the Spokane River”, "Connectivity to Seltice Way", “Connection to the River” 

and “Compatibility with Surrounding Uses”.  If the Planning Commission considers the 

application prematurely, then the Planning Commission, and not City Council, will be 

making the decisions regarding the changes to all these critical issues. But it is not a 



function of the Planning Commission to create Annexation Agreements.  Please 

remember that unless the Commission’s decisions are appealed, these critical issues will 

never come before Council for any negotiation and approval. The Council would not 

have a say. 

For example, the MOU says the City acknowledges that RE plans to build private docks. 

Discussion with City officials has always indicated the docks were to be part of the 

negotiation regarding the proposed City permanent trail/greenbelt/public open space 

easement.  But approval of the proposed PUD would approve 12 separate docks capable 

of docking more than 96 boats.  Is this what the City has negotiated for?  Please 

remember how unpopular the idea of a marina was on the Atlas property.   

The RE Application also asks for a rezone to an increased density to R-34 (from C-

17).  This would permit 870 new apartments. The Planning Commission must make its 

decision based on the project’s impact on current infrastructure, including traffic.  How 

can the Commission possibly consider the impact on traffic without the results of the 

Traffic Study?  Also - FSRC does not oppose the idea of a 'land swap' as part of the 

negotiations with the developer, but the details of such a swap (e.g. rezoning) will depend 

on the other items still to be worked out - including the findings of the Traffic Study. 

The FSRC believes that City staff, subject to Council’s formal approval, should first 

negotiate and finalize all the different aspects of the MOU, and and the Traffic 

Study.  Only then should the plans for the project be submitted to the Planning 

Commission.  This will ensure that Council, and not the RE developer and the Planning 

Commission, is deciding what happens prior to the development going forward. 

These issues should be resolved prior to the PUD application coming before the Planning 

Commission so the Commission can then make a more 'educated' determination as to the 

project's compliance with current City land-use parameters.  

Thank you for your consideration of this ‘citizen input’. 

Sincerely, 

Roger  Smith, 

for  FSRC  



From: MCLEOD, RENATA
To: ANDERSON, HILARY; STUHLMILLER, SHANA
Subject: FW: Atlas Mill Site - AGAINST higher density change for additional rental units
Date: Tuesday, December 04, 2018 8:43:35 AM

From: J Fedewitz [mailto:jimfed@yahoo.com] 
Sent: Tuesday, December 4, 2018 7:59 AM
To: MCLEOD, RENATA
Cc: SETTERS, KELLEY
Subject: Atlas Mill Site - AGAINST higher density change for additional rental units
Dear Ms McLeod:
I am writing to express my concern regarding a developer's plans to seek additional density for
rental units over and above what is currently allowed on the Atlas Mill Site. I became aware of
this in a CDA Press letter to the editor. 870 rental units is ALREADY a very large number of
dwelling units with the associated cars and traffic it will result in. It makes no sense, in my
opinion, to grant an even greater number of units for the site. The city bought the land to
provide access to the river supposedly, but if the trade off is MUCH MORE rental housing and
car traffic it seems to me that it is a BAD DEAL for the general citizenry. Why not MUCH
lower density than is already allowed and add PARK LAND instead?! The traffic around CDA
has grown radically in the last 5 years and this will make things much worse. Why does the
city want that?! Additionally, the growing number of high rise structures is destroying views
and further diminishing the small town charm that CDA used to have. Please direct this to the
appropriate persons/dept for consideration if you are not the right person.
I appreciate your attention to this.
Sincerely,
Jim Fedewitz

mailto:RENATA@cdaid.org
mailto:HANDERSON@cdaid.org
mailto:SHANA@cdaid.org


From: MCLEOD, RENATA
To: ANDERSON, HILARY; STUHLMILLER, SHANA
Subject: FW: Atlas Mill Site Development remarks
Date: Monday, December 03, 2018 8:19:06 AM

From: PRESTON KINNNE KINNE [mailto:prestonkinnne62@gmail.com] 
Sent: Sunday, December 2, 2018 7:16 PM
To: MCLEOD, RENATA
Subject: Atlas Mill Site Development remarks
This is so wrong on so many issues I cant even begin to reply to all of them..
however I'll be brief.
# 1. Social / Environmental Impact: Air mission will be a consideration by impacting
ongoing health issues on individuals, from existing marginal air quality due to traffic
conjestions.
#2 Environmental strain on water, waste water services. Fact: City WWTP has x
amount of excess capacity with more addition's that equates to less WWTP capacity
by expanding capacity, it equates into more dollars( rate increases ) upon rate
payers.
# 3. Some type of Environmental Impact Analysis should be required to show long
lasting impacts socially, financially, environmentally. upon Coeur d Alene citizens..
In addition action steps that mediate those said impacts. The project should be
shown to be a win/ win for all parties involved . This seems like a win for the
developer. Couer D Alene cant be allowed to be turned into a California disaster.

mailto:RENATA@cdaid.org
mailto:HANDERSON@cdaid.org
mailto:SHANA@cdaid.org


From: MCLEOD, RENATA
To: ANDERSON, HILARY; STUHLMILLER, SHANA
Subject: FW: Atlas Project
Date: Monday, December 03, 2018 10:09:20 AM

FYI
From: Linda Tiger [mailto:bandltiger@gmail.com] 
Sent: Monday, December 3, 2018 9:25 AM
To: MCLEOD, RENATA
Subject: Atlas Project
PLEASE, PLEASE, PLEASE
Let us be good stewards of this gift of incredible natural beauty.
When does "Because we can" override common sense?" ...
...When people value the dollar more than their environment.
City of Coeur d'Alene, I implore you to respect this beautiful city. PLEASE do not continue to
mar the streets, view and landscape that has made Coeur d'Alene the city that it is.
Our environment has been a gift of creation and what are we (the people) doing? Destroying
it!!
SO SAD.
Linda Tiger
208-771-0431

--

mailto:RENATA@cdaid.org
mailto:HANDERSON@cdaid.org
mailto:SHANA@cdaid.org


From: ANDERSON, HILARY
To: ADAMS, RANDY; MCLEOD, RENATA; STUHLMILLER, SHANA; BEHARY, MIKE
Subject: FW: Notice of Public Hearing - December 11, 2018
Date: Monday, November 26, 2018 9:27:45 AM
Attachments: image001.jpg

image002.png
image003.png
image004.png
Rivers Edge Flyer - 2.docx
Rivers Edge FAQ 3 - for Facebook.docx
Notice of Public Hearing 12-11-2018.pdf

From: Jody Bieze [mailto:jbieze@kcgov.us] 
Sent: Friday, November 23, 2018 11:04 AM
To: Amber Conklin; Kimberli Riley; Kelly Soske; Chad Ingle; Shawn Riley; BOSLEY, CHRIS; ANDERSON,
HILARY
Subject: FW: Notice of Public Hearing - December 11, 2018
FYI

From: Cheryl Klein 
Sent: Wednesday, November 21, 2018 2:32 PM
To: Cheryl Klein 
Subject: Notice of Public Hearing - December 11, 2018
Dear Riverstone Master Association Members,
As you may or may not know there are a lot of proposed changes and new developments in and around the
Riverstone development that will significantly impact the traffic situation in Riverstone. To keep you informed, I
have been asked to pass on the attached information sheets regarding the developments being proposed. If you
have questions regarding the proposed Rivers Edge Apartments, please call Nikole Cummings at Riverstone
Holdings (208)664-9955.
In addition to the proposed new development, the Planning Commission will be reviewing a request from the
Bellerive Homeowner’s Association who are asking to amend the PUD to allow them to gate off public access on
Bellerive Lane. The original PUD required this public access to the waterfront. Their requested changes will restrict
public access and no longer allow non-residents to drive on Bellerive Lane for access to the Spokane River. (Note:
I do understand that pedestrian traffic will still be permitted.) If you have questions regarding the Bellerive
Homeowners Association PUD Amendment request, please feel free to call me.
The Public Hearing is scheduled for December 11th, and they would like to receive public opinion before or at that
meeting on both requests. The attached includes information about the hearing which you might be interested in
attending.
Wishing you all a wonderful Thanksgiving holiday!
Cheryl Klein Senior Property Manager

Kiemle Hagood
2065 W. Riverstone Dr., Suite 101 | Coeur d'Alene, ID 83814
Office: 208-770-2590 | Direct: 208-770-2594 | Fax: 208-770-2587
After Hours Maintenance Emergencies: 800-767-4798
Cheryl.Klein@kiemlehagood.com
Please note my email extension name has changed from khco.com to kiemlehagood.com

mailto:HANDERSON@cdaid.org
mailto:RADAMS@cdaid.org
mailto:RENATA@cdaid.org
mailto:SHANA@cdaid.org
mailto:MBEHARY@cdaid.org
mailto:Cheryl.Klein@kiemlehagood.com
https://linkprotect.cudasvc.com/url?a=https://www.kiemlehagood.com&c=E%2C10%2C/FxlP/zy1CDQhCgTwXFaBESga/cjYU%2BO2rOZdfIBmXLDLDZ8Al48L9p/ggdcBU00SWikYd8qu7Xjo%2BbY&typo=1&know=0
https://linkprotect.cudasvc.com/url?a=https://www.facebook.com/kiemlehagood/&c=E%2C10%2CUPm%2BbCT1uXGi8MmphfwbEHkIoDvFs8Im3C73sguStABXj8T41xbIezpYrpaEPEQV6HivVBtqwvWJ0fGj&typo=1&know=0
https://linkprotect.cudasvc.com/url?a=https://www.linkedin.com/company/326555/&c=E%2C10%2C%2B0GqfvdYXV4VNmrG1sBe7AeMt2EE1QR3Dpp3xjq4ylT7aHX%2BQEJAZDLNHCE9CgMDbdwOdnuNPUYickXx&typo=1&know=0
https://linkprotect.cudasvc.com/url?a=https://twitter.com/KiemleHagoodCo&c=E%2C10%2CFxEIxh4kW/IsriIsHcYkVhFF7jydVMI0ZI7pOFbgDMhDeOgfUAyA3kfE5bhitT2mUG52wrh5m1Fyl7/B&typo=1&know=0

















870 Apartments!  20 high-rise Buildings!          

                  6000 more cars!

[bookmark: _GoBack]        Coming Soon Near Riverstone?

The Problem… 870 NEW APARTMENTS - in multiple 5- and 6-story high-rise buildings - are being proposed for the old millsite on the Spokane River directly east of Mill River.  If you think traffic is bad now on Northwest Blvd. and in the Riverstone area, just wait until this development’s traffic would arrive.

Some Background… A massive apartment complex , called River’s Edge Apartments, is being proposed for the old 27-acre millsite  just east of Mill River. This very high-density project would require the City to approve a zoning change from R-17 to the unusually dense R-34, which  would permit 870 apartment dwellings in a about 20 HIGH-RISE  BUILDINGS -some very near the riverfront.  The project would house about 2200 PEOPLE, roughly the population of St. Maries!  It would also lead to an additional 6000 VEHICLES per day on our streets  - primarily Northwest Blvd.

 In exchange for allowing this lucrative ‘rezone’ for the developer, the City would only get a narrow 40’ easement along the riverfront for a public trail, and a triangle of land along Seltice Way  to add to the adjacent, City-owned Atlas millsite.  Is this a fair trade for our fair city?? NO!

This is a BAD DEAL for the community – giving the developer a lucrative, very high density (R34) zoning with little in return.  Luckily, the original Annexation Agreement gives the City the power to demand a more creative, better fit project on this unique site.  So the City has a ‘once in forever’ opportunity to create a legacy riverfront development - instead of a high-density apartment compound with LITTLE COMMUNITY VALUE and huge TRAFFIC IMPACTS.  

This proposal will come before the Planning Commission for approval on DECEMBER 11.

Action!   What You Can Do… If you don’t like the sound of this, let your City officials – including the Planning Commission – know that you oppose this rezoning, and you feel this very high density project would be a BAD FIT – certainly from the increased traffic standpoint, but also from its general aesthetics and lack of community value.

1. SEND your comments ASAP to the City:   City Clerk,  Attn: Planning Commission  cityclerk@cdaid.org  

2. SHOW UP at the Planning Commission Hearing on December 11 at 5:30pm at the City  Library                                                   

    Community Room to VOICE YOUR OPINION during Public Comment.








Rivers Edge Apartments

Proposed Development

FAQ’s & Info Sheet



Q.  I’m confused… I thought the City owned this millsite.

There are actually two old millsites on the Spokane River. The City acquired the easterly  ‘Atlas’ millsite (47 acres) adjacent to Riverstone.  The ‘Rivers Edge’ development proposal is for the other,  smaller (23 acres) millsite immediately to the west, bordering Mill River.



Q. I’ve heard there’s a ‘land swap’ that’s being proposed.  What’s that all about?

The City and the developer have entered into an unbinding  Memorandum  Of Understanding (MOU) whereby the City would grant the developer a rezone to very high R-34 density (from the current    C-17). This would allow up to 870 apartment units.  The City would also give up its ownership of the old railroad right-of-way through the property. Under this agreement the the development could also have building heights of 75’ and also private boat docks.                                                                                                           

In exchange for this, the City would get:                                                                                                                    - no development directly on the riverfront ; there would be a narrow (40’) easement on the                                                                                                                                                                                                                                                     

   riverfront  for a public trail,                                                                                                                                      -  - a site for public access to the river, and                                                                                                                                   - a ‘triangle’ of land along Seltice Way, to add to their Atlas property.



Q.  Is this  ‘land swap’  a good deal for the City and public?

Many feel it’s unbalanced in favor of the developer, who gets a very lucrative R-34 zoning that would permit  870 apartments in multiple high-rise (6-story) buildings. The developer of Rivers Edge is proposing sixteen, 6-story and five, 5-story buildings, which many feel  is a bad fit aesthetically for the river area.  Rivers Edge Apartments will add about 2200 residents to the Community on a 26 acre parcel. This is about the same population as St. Maries, ID which covers 742 acres. This also means that the development will be adding the equivalent of all the daily traffic in St. Maries to the Seltice-Riverstone-I90-Northwest Blvd. corridor traffic. 

In addition to traffic and aesthetic impacts , this massive development plan would provide limited public / community value – only the very narrow trail easement along the riverfront.  



Q. I’ve heard that if the rezone from C-17 to the very high residential density  (R-34) is NOT approved by the City,  the developer could possibly build ‘big box’ stores, which would generate even more traffic that the 870 apartments.  Is this true?

A very important point is that the City is in the driver’s seat on this development.  

As part of the formal Annexation Agreement when this property was annexed into the City (2014), any future development was required to be a Planned Unit Development (PUD),  which must be approved by the City. 

PUD’s give City’s more discretion and control over special developments, such as this unique riverfront property.  PUD’s often involve: 

· a mixture of both land uses and dwelling types with at least one of the land uses being regional in nature

· the clustering of residential land uses providing public and common open space

· increased administrative discretion to a local professional planning staff while setting aside present land use regulations and rigid plat approval processes

· the enhancement of the bargaining process between the developer and government municipalities, which in turn strengthens the municipality's site plan review and control over development.

· frequently, PUDs take on a variety of forms ranging from small clusters of houses combined with open spaces, to new and developing towns with thousands of residents and various land uses.

The PUD process puts the City in control, so they could reject the proposal of  ‘big box ‘ stores on this unique site.

The City could simply stay with the C-17 zoning and exercise their controls via the PUD process (required by the Annexation Agreement) to get a more community-friendly development on this unique riverfront property.  However, this might result in no public trail along the riverfront. 

Action!   What You Can Do… Let your City officials – including the Planning Commission – know your thoughts on this project…

1. SEND your comments by December 11 to the City:   City Clerk,  Attn: Planning Commission            cityclerk@cdaid.org    

2. VOICE YOUR OPINION during Public Comment  at the Planning Commission Hearing on December 11 

[bookmark: _GoBack]    at 5:30pm at the City  Library


















From: MCLEOD, RENATA
To: ANDERSON, HILARY; STUHLMILLER, SHANA
Subject: FW: Planning Commission
Date: Wednesday, November 28, 2018 4:27:09 PM

From: Glenn Bredeson [mailto:bredesonmt@gmail.com] 
Sent: Wednesday, November 28, 2018 1:57 PM
To: MCLEOD, RENATA
Subject: Planning Commission
I am writing regarding the proposed River's Edge Apartment proposal seeking to change the
zoning to high density. We are opposed to this change. We moved back to Coeur d'Alene 5
years ago after being gone for 20 years, to return to an area we loved and help care for my
mother. We purchased a home in the Mill River area because of it's easy access to all things
CDA. Sadly, that is no longer the case. Since that time, we have become surrounded by
apartments - Mill River apartments, apartment building all along Seltice Way between Huetter
and into Riverstone. More high density apartments in the same area are going to impact not
only the scenery along the redesigned Seltice Way, but more importantly the traffic dumping
into the Seltice Way corridor which already has it's issues with the round-about traffic flow.
Another big concern is the integrity of the "new neighborhood" of River's Edge and how it
affects us as private, tax paying homeowners in the area. The City has an opportunity to shape
the direction this area takes and make it a place we can all be proud of.
I am not opposed to development as such, but as this is a beautiful stretch of waterfront, please
make sure that this area is developed appropriately. I would love to see owner occupied
homes, walking paths, playgrounds as well as mixed use and hope the property owners can see
value in a different sort of development. Thank you for your consideration.
Diana & Glenn Bredeson
3254 Rough Sawn Lane
Coeur d'Alene, ID
--
Glenn and Diana (Hughes) Bredeson

mailto:RENATA@cdaid.org
mailto:HANDERSON@cdaid.org
mailto:SHANA@cdaid.org


From: MCLEOD, RENATA
To: ANDERSON, HILARY; STUHLMILLER, SHANA
Subject: FW: River’s Edge Apartments Proposition
Date: Monday, December 03, 2018 8:22:51 AM

From: Jordyn Armour [mailto:kielirae@gmail.com] 
Sent: Sunday, December 2, 2018 1:00 PM
To: MCLEOD, RENATA
Subject: River’s Edge Apartments Proposition
Good afternoon,
I’m just hearing about this proposition and although I realize my email will get most likely be
ignored, I simply can’t not write it.
The benefits to the city absolutely do not outweigh the potential cost to the community. Traffic
is already congested south of Kathleen and especially south of Appleway.
There is such a love for our city among people who live here and ESPECIALLY love and
pride for downtown CDA. Why stab your community in the back for money? Every action has
a reaction and the negative reactions to this will be felt even if not immediately.
The lake, resort, college, library, etc are all in the immediate vicinity. The 4th of July and Day
after Thanksgiving Lighting Ceremony Firework Shows will be impossible for locals to get to.
The traffic already during these events and getting to these locations is insane. A lot of loyal,
local customers to these things and the businesses downtown WILL be turning elsewhere as an
effect.
Sure, maybe you will have transplants to replace them but you will be losing the loyalty that
stems from people who grew up here or have been here for a long time. You will be replacing
quality with quantity. Transplants who may do some shopping or attending but who will also
be loyal only to prices and not to the small business owners, etc.
Traffic and the roads. Are you planning on building more roads in advance? Where would you
put them?
Is there a new jail or an extension to the current one being addressed?
We need more schools as well, and last I heard an elementary school we need near Prairie was
held up due to road issues.
Will there be enough jobs to sustain this many new people? How will a lack of jobs for locals
that would happen help our economy? What would that do for spending ?
These are apartments, so what kind of people are apartments going to attract?
Probably not the kind of people who will be opening businesses to add more employment
opportunities.
Probably also not the type of people to replace the spending that is being done by middle to
high class citizens who will decide going downtown isn’t worth the hassle anymore. Please do
not allow this to happen.
I have no issues with CDA growing, but WHERE apartments and large buildings are placed is
so key. Anywhere near downtown is NOT the answer.
North of Kathleen is a great option because it helps traffic and roads, there’s room to make
more roads and potentially make them more lanes, and commute to Post Falls, Rathdrum,
Spokane are all easy from there without causing an even bigger cluster at the freeway entrance
on Northwest BLVD.
Please don’t let money allow you to destroy our great city.
Thank you,
Jordyn Armour

mailto:RENATA@cdaid.org
mailto:HANDERSON@cdaid.org
mailto:SHANA@cdaid.org


From: davidmm107@gmail.com [mailto:davidmm107@gmail.com] 
Sent: Wednesday, November 21, 2018 5:18 PM
To: MCLEOD, RENATA
Subject: River's Edge Apartments
I will be unable to make the Planning Commission meeting on December 11th, however, I
would like to voice my concern and my objection to this proposed apartment community. The
traffic alone would be detrimental to the cohesiveness of this area let alone the noise, parking,
beach/river access, foot traffic, etc.… This is a terrible idea and I strongly disagree with any
zoning or building permits to allow this to happen. There are few areas left near the river that
locals can enjoy and raise our children, and for us to be ignored after the years we have lived
here contributing to our community not only monetarily but with strong and honest values is a
complete slap in the face if you allow this to go through.
Respectfully
David Merritt

mailto:RENATA@cdaid.org
mailto:HANDERSON@cdaid.org
mailto:SHANA@cdaid.org


From: MCLEOD, RENATA
To: STUHLMILLER, SHANA; ANDERSON, HILARY
Subject: FW: Riverstone Apt and High rise Project
Date: Thursday, November 29, 2018 3:10:09 PM

-----Original Message-----
From: Laura Stahlecker [mailto:laurastahlecker@icloud.com]
Sent: Thursday, November 29, 2018 12:58 PM
To: MCLEOD, RENATA
Subject: Riverstone Apt and High rise Project

As home owners in CDA, my husband and I are highly opposed to this proposed project. It will change The while
dynamic of CDA, and ruin the beauty of the river. Please, don’t do this!
Larry and Laura Stahlecker
7526 N Wheatfield Dr
Coeur d’ Alene, ID 83815

mailto:RENATA@cdaid.org
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From: MCLEOD, RENATA
To: STUHLMILLER, SHANA; ANDERSON, HILARY
Subject: Fwd: River"s Edge Apartments Development Proposal
Date: Sunday, December 02, 2018 10:14:22 AM

Sent from my iPhone

Begin forwarded message:

From: Carol Klemm <JOYSONG4JESUS@hotmail.com>
Date: December 1, 2018 at 11:17:09 PM PST
To: "cityclerk@cdaid.org" <cityclerk@cdaid.org>
Subject: River's Edge Apartments Development Proposal

To Renata McLeod, City Clerk,
Regarding: Planning Commission Meeting On December 11
From: Carol Klemm
Date: December 1, 2018

On December 11th the planning commission will hear a proposal from Rivers Edge
Apartments, Inc. for the permitting of up to 870 new apartments on their 23-acre parcel
fronting the Spokane River. This would require the approval of a drastic zoning change -
from C-17 to R-34 - effectively doubling the number of dwelling units permitted in this
environmentally sensitive area. 
My husband and I strongly OPPOSE this zoning change and hope you will NOT approve
the developer’s request. We are concerned about how the increase in the number of people
housed in that area would have a negative impact on traffic on Northwest Boulevard, and
other main thoroughfares. Our already overcrowded schools would also be negatively
impacted, and the beauty of that particular area would be compromised. We do not feel that
this project would be of value to our wonderful community, and we hope the committee
members will consider the concerns voiced in this letter. 

Respectfully submitted,
Mr. and Mrs. Valentine Klemm

mailto:RENATA@cdaid.org
mailto:SHANA@cdaid.org
mailto:HANDERSON@cdaid.org
mailto:JOYSONG4JESUS@hotmail.com
mailto:cityclerk@cdaid.org
mailto:cityclerk@cdaid.org
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STUHLMILLER, SHANA

From: MCLEOD, RENATA
Sent: Monday, December 03, 2018 8:21 AM
To: STUHLMILLER, SHANA; ANDERSON, HILARY
Subject: FW: Riverfront Development Proposal

Follow Up Flag: Follow up
Flag Status: Flagged

From: Mark Faulkner [mailto:markfaulkner3@gmail.com] 
Sent: Sunday, December 2, 2018 1:26 PM 
To: MCLEOD, RENATA 
Subject: Riverfront Development Proposal 

This massive development, if approved, would add to the already congested traffic in and around Riverstone. I 
have beeb concerned about the gridlock, and wonder why the city has not addressed it. Adding more cars to the 
mix simply compounds an already untenable situation. 

Surely the city can, and has the power to, ameliorate the problem. Let’s forget the bigger tax base and take care 
of the people who will be impacted by it. 

I vote no. 

Mark Faulkner 
208-755-5630
markfaulkner3@gmail.com
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STUHLMILLER, SHANA

From: MCLEOD, RENATA
Sent: Friday, November 30, 2018 11:34 AM
To: ANDERSON, HILARY; STUHLMILLER, SHANA
Subject: FW: 870 New Apartments - old millsite on Spokane River

Follow Up Flag: Follow up
Flag Status: Flagged

‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Lynetta Rajkovich [mailto:lynrajk@gmail.com] 
Sent: Friday, November 30, 2018 11:31 AM 
To: MCLEOD, RENATA 
Subject: 870 New Apartments ‐ old millsite on Spokane River 

To the City of CDA: 

I would like to express my grave concern about the proposed project for high density housing on the old millsite 
property east of Mill River along the northern bank of the Spokane River. 

The estimated 6000 motor vehicles feeding into the I‐90 / Northwest Blvd. / Seltice Way interchange will provide traffic 
issues beyond that experienced anywhere else in Kootenai county. Will the city levee fees on the developer to redesign 
and construct new interchange and roadways that can handle the increased volume in traffic to this already conjested 
traffic area.  The interchange already gets backed up beyond capacity during high volume times.  The interchange as is 
can not handle the traffic of adding another 6000 cars to the mix in addition to the other growth that will continue in the 
area. 

Further, I have significant concern regarding all other infrastructure that needs to be in place; utilities, fire and safety 
protection, among others.  Has the city a plan for all of the infrastructure requirements to be in place before the 
residents of this said high density housing start pouring in? 

Please consider options that will not require rezoning this land to high density! 

Respectfully and Sincerely, 

Lynetta Rajkovich 
(208)773‐5161



From: Gina Bodtker
To: MCLEOD, RENATA; STUHLMILLER, SHANA
Subject: Planning and Zoning meeting Dec 11th
Date: Sunday, December 02, 2018 12:46:13 PM

We strongly oppose the drastic rezoning of the proposed rivers edge project from R12 to C17
or R34 as the case may be, to allow the massive development of 870 apartments in 21 high-
rise buildings of 6-and 5-stories high. This is an especially bad fit project for this unique
riverfront site, and would not be compatible with plans for the adjacent City-owned Atlas
property.

In addition to being visually unpleasing and monotonous, the resulting traffic would have
major impacts on already congested streets, such as Northwest Blvd.
Please don’t do it. We, this great city of Coeur d Alene can do better than this.

Thank You
Bruce and Gina Bodtker

mailto:RENATA@cdaid.org
mailto:SHANA@cdaid.org
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:

From: Don Breidenbach [mailto:outlook_F1FC6F31E580947D@outlook.com]  
Sent: Friday, November 23, 2018 11:05 AM 
To: MCLEOD, RENATA 
Subject: River's Edge Apartments 

Dear City Planning, 

I am a resident of Riverstone Condominiums and real estate Broker here in Idaho. I wanted to write to sepress my concern and 
disapproval in the proposed River’s Edge Apartments. 

“River’s Edge Apartments, is being proposed for the old 27‐acre millsite just east of Mill River. This very high‐density project 
would require the City to approve a zoning change from R‐17 to the unusually dense R‐34, which would permit 870 
apartment dwellings in a about 20 HIGH‐RISE BUILDINGS ‐some very near the riverfront.  

Property values in the Cd’A community should be protected and I applaud the Planning Commission for the work and 
investment that has gone into the family and lifestyle amenities that we all share and enjoy today. This is what has put Cd’A on 
the map and makes it one of the most desirable living locations in the Northwest.  

High density development such as the River’s Edge project is contrary to protecting property values and the lifestyle 
experience of today. 

Please do not support such development close to downtown and the riverfront.  
Thank you, 
Don Breidenbach  

Sent from Mail for Windows 10 
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From: Joyce Crettol [mailto:joycecrettol@yahoo.com]  
Sent: Sunday, November 25, 2018 2:31 AM 
To: PlanningDiv 
Subject: RIVERSTONE PROPOSED HIGH DENSITY DWELLINGS PROJECT 

This is to register my strong concern and "no" vote regarding this project. 

The amount of traffic and related problems this would cause for that area of the city are primary reasons I urge 
you to vote "No" on this project. 

Thank you. 

Joyce Crettol 
4918 W. Cougar Circle 
Coeur d'Alene, ID 83815 



To:  Renata McLeod, City Clerk 

Re:  Planning Commission meeting December 11 

From:  Ruth Pratt 

Date:  November 27, 2018 

SUBJECT:  Rivers Edge Apartments Development Proposal 

On December 11 you will hear a proposal from Rivers Edge Apartments, Inc.  for 

the permitting of up to 870 new apartments on their 23‐acre parcel fronting the 

Spokane River. This would require your approval of a drastic zoning change ‐ from 

C‐17 to R‐34 ‐ effectively doubling the number of dwelling units permitted in this 

environmentally sensitive area.   

I strongly OPPOSE this zoning change and hope you will NOT approve the 

developer’s request. 

Respectfully submitted, 

Ruth Pratt, Riviera Walk HOA 
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From: Tye Scott [mailto:tyelffr@hotmail.com] 
Sent: Monday, November 26, 2018 10:16 AM 
To: MCLEOD, RENATA 
Subject: ATTN: Planning Commission 

To whom it may concern: 

I strongly oppose the proposed rezoning changes between Riverstone and Mill River from R-17 to R-34. Not 
only would this be a gross mismanagement of city's roll to better its community but almost negligent in traffic 
preparedness. Seltice Way will inadequately accommodate the increase of nearly 6000 expected vehicles per 
day, NW Blvd is already approaching standstill traffic, and with the new hotel addition in Riverstone next to 
McDonald's, you're almost certainly looking at a massive traffic headache which only deters people from 
entering those situations and ultimately hurting local businesses. Furthermore, approval of this rezoning 
change will only hurt Coeur d'Alene's landscape, both in the immediate and long-term future. More 
apartments in this area will lead to less pride-in-ownership; it's simply a bad fit for Coeur d'Alene. 

Please make the right decision for our beautiful city by not approving this unusual R-34 change. 

All the best, 
Tye Scott 
509-999-9590
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From: Dan Pinkerton [mailto:dan@pinkertonretirement.com] 
Sent: Wednesday, November 21, 2018 3:49 PM 
To: MCLEOD, RENATA 
Subject: Planning Commission 

Dear Planning Commission: 

I would like to state that I oppose the request to change from R‐17 to R‐34 zoning for the Atlas Mill Site. It could 
potentially create far greater congestion and a headache for all businesses already in Riverstone as well as our clientele, 
not to mention the fact we’ve already got far more apartments than was ever expected when Riverstone was first 
developing. Please help us preserve the beauty and space of Riverstone. 

Dan Pinkerton, CFP®, RFC® 
President, CEO 
Pinkerton Retirement Specialists, LLC 
Registered Investment Advisor 
2000 John Loop 
Coeur d'Alene, ID 83814 
(208) 667-8998 (800) 634-2008
Fax: (208) 667-5868

E-mail: prs@pinkertonretirement.com
Securities offered through Triad Advisors, Member FINRA/SIPC; Advisory Services offered through Pinkerton Retirement
Specialists, LLC; Pinkerton Retirement Specialists, LLC is not affiliated with Triad Advisors.
Website: www.pinkertonretirement.com

This message is intended only for the use of the person(s) (intended recipient) to whom it is addressed. It may contain 
information that is privileged and confidential. If you are not the intended recipient, please reply to the sender as soon 
as possible and delete the message from your computer. Any dissemination, distribution, copying, or other use of this 
message or any of its content by a person other than intended recipient is strictly prohibited. 
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‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Renee Humphrey [mailto:reneenhumphrey@gmail.com] 
Sent: Tuesday, November 27, 2018 4:40 PM 
To: MCLEOD, RENATA 
Subject: River Edge Apartments Developmental Proposal  

Hello,  

On December 11 you will hear a proposal from Rivers Edge Apartments, Inc.  for the permitting of up to 870 new 
apartments on their 23‐acre parcel fronting the Spokane River. This would require your approval of a drastic zoning 
change ‐ from C‐17 to R‐34 ‐ effectively doubling the number of dwelling units permitted in this environmentally 
sensitive area.   
I strongly OPPOSE this zoning change and hope you will NOT approve the developer’s request. 

Respectfully submitted, 

Renée Humphrey  
Sent from my iPhone 
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STUHLMILLER, SHANA

From: MCLEOD, RENATA
Sent: Wednesday, November 28, 2018 10:41 AM
To: STUHLMILLER, SHANA; ANDERSON, HILARY
Subject: FW: 

From: Suzanne Marshall [mailto:suzannemarshall13@gmail.com] 
Sent: Wednesday, November 28, 2018 10:38 AM 
To: MCLEOD, RENATA 
Subject:  

I wish to write to OPPOSE the  Rivers Edge Apartments Development Proposal. 

On December 11 your will hear a proposal from Rivers Edge Apartments, Inc.  for the permitting of up to 870 apartments 
on their 23‐acre parcel on the Spokane River. This would require your approval of an extreme  zoning change ‐ from C‐17 
to R‐34 ‐ effectively doubling the number of dwelling units permitted. 

I strongly OPPOSE this zoning change and hope you will  not approve it.   

The proposed 870 apartments, in 21 high‐rise buildings (sixteen 6‐story buildings and five 5‐story buildings) are an 
amazingly poor idea project for this beautiful riverfront site, and would not be compatible with plans for the 
adjacent  City‐owned Atlas property.  In addition, the increase  traffic would have major impacts on already congested 
streets, such as Northwest Blvd.  

You would be completely justified in denying this request for R‐34 zoning, in part because it is not in keeping with the 
conditions set forth in the Annexation Agreement (2014) for this parcel. That agreement requires that this riverfront 
property be creatively designed as a Planned Unit Development (PUD), subject to City approval. The intent was to put 
the City in charge for any development of this special site.  

This is an ideal site for use of the PUD concept, which could address things like: 

‐ residential /commercial mix 
‐ no big box stores 
‐ building setbacks from the rivers edge  
‐ building height limits  
‐ open space creation 
‐ public access to riverfront with parking 
‐ boat dock limitations 

Special design considerations for this waterfront property are also supported by language in the following City planning 
documents: 
 ‐ The Comprehensive Plan 
 ‐ City Shoreline Ordinance 
 ‐ City Resolution 14‐049 

thank you, 

Suzanne Marshall, PHD 
620 N 16th St   
CDA 83814 
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From: tgrothman@aol.com [mailto:tgrothman@aol.com] 
Sent: Sunday, December 2, 2018 3:54 PM 
To: MCLEOD, RENATA 
Subject: Attention Planning Commission 

December	1,	2018	

Planning	and	Zoning	Commission	
City	of	Coeur	d	Alene,	ID	

RE:	River’s	Edge	Apartments	Development	Proposal	

To	whom	it	may	concern,	

I	live	in	Riverstone	and	commute	daily	along	Seltice	Way.	I	appreciate	the	reconstruction	and	
beautification	of	Seltice	Way	from	Rivertone	to	Heutter	Rd.	In	watching	the	development	
along	this	road	Istrongly	opposethe	rezoning	of	the	River’s	Edge	property	from	C‐17	to	the	
very	high	residential	density	R‐34.	

I	feel	that	this	zoning	change	does	very	little	to	enhance	the	unique	river	front	property	or	the	
continuation	of	the	beautiful	green	space	/	bike	and	walking	paths	extending	from	NIC	and	the	
Fort	Grounds.	From	the	river,	high‐rise	apartment	buildings	would	not	be	attractive.	I	believe	
the	Mill	River	property	has	the	done	an	excellent	job	in	balancing	the	beauty	of	river	front	
with	a	mix	of	single	family	and	multi	family	housing	along	with	a	wonderful	beach	and	park	
for	residents	and	the	public.	

I	believe	that	communities	connected	by	bike	and	walking	paths	continuing	from	the	Atlas	
Mill	site	and	Riverstone	would	be	something	that	the	citizens	of	Coeur	d	Alene	could	be	very	
proud	of.	

These	comments	don’t	even	consider	the	negatives	of	increased	traffic	congestion	on	already	
over‐crowded	streets	on	Northwest	Blvd.	and	in	Riverstone.		

I	have	attached	a	copy	of	a	letter	from	Roger	Smith	directed	to	the	planning	commission	dated 
November	20,	2018.	(See below.). I	fully	support	his	views. 

I am confident the city can work with the developer to have a win – win development without 
the extreme density of the R-34 zoning. 
Respectfully, 
Timothy W. Grothman 
tgrothman@aol.com 
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November 20 , 2018 

TO: Planning Commission  
City of Coeur d’Alene 

FROM: Roger Smith  
810 Bancroft St. 
Coeur d’Alene, ID 83814  

SUBJECT: Rivers Edge Apartments Development Proposal 

On December 11 your will hear a proposal from Rivers Edge Apartments, Inc. for the permitting of up to 870 new 
apartments on their 23 acre parcel fronting the Spokane River. This would require your approval of a drastic zoning 
change‐ from C‐17 to R‐34‐ effectively doubling the number of dwelling units permitted. 

I strongly OPPOSEthis zoning change and hope you will NOT approve the developer’s request. On first hearing of this 
proposal my reaction was, ‘The City can do much better on this very special riverfront property.’ 

The proposed 870 apartments, in 21 high‐rises bildings(sixteen, 6‐story buildings and five, 5‐story buildings) are an 
especially ‘bad fit’project for this unique riverfront site, and would not be compatible with plans for the adjacent City‐
owned Atlas property. In addition to being visually unpleasingand monotonous, the resulting traffic would have major 
impacts on already congested streets, such as Northwest Blvd.  

You would be justified in denying this request for R‐34 zoning in part because it is not in keeping with the conditions set 
forth in the Annexation Agreement(2014) for this parcel. That agreement requires that this riverfront property be 
creatively designed as a Planned Unit Development (PUD), subject to City approval. The intent was to put the City in the 
driver’s seat for any development of this special site.  

This is an ideal site for use of the PUDconcept, which could address things like: 

‐ residential /commercial mix 
‐ no big box stores 
‐ building setbacks from the rivers edge  
‐ building height limits  
‐ open space creation 
‐ public access to riverfront with parking 
‐ boat dock limitations 

Special design considerations for this waterfront property are also supported by language in the following City planning 
documents: 
‐ The Comprehensive Plan 
‐ City Shoreline Ordinance 
‐ City Resolution 14‐049 
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It should be noted that denyingthis request for a drastic rezoning of the property would possibly kill a proposed ‘land 
swap’ between the City and the developer. That’s OK. Many feel that the unbinding land swap proposal (via an MOU) is 
not a good deal for the City – only for the developer… that It’s not in keeping with the City’s goals for development in 
the riverfront areas, and is basically not in the best interest of the citizens of CDA. Rather, the development of this site 
should be required to follow the original Annexation Agreementrequirements for C‐17zoning and a creative PUD, subject 
to City approval. Keep the City in the driver’s seat! 

Development of this very special former millsite property on the river is a ‘once‐in‐forever’ opportunity for our City. I 
hope you’ll do the right thing and deny the zoning changeand the prospect of 870 apartments. You would be completely 
justified in doing so. 

Thank you . 

Roger Smith 
rdsmith2009@gmail.com 
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STUHLMILLER, SHANA

From: MCLEOD, RENATA
Sent: Monday, December 03, 2018 8:19 AM
To: ANDERSON, HILARY; STUHLMILLER, SHANA
Subject: FW: River's Edge Apartments Development Proposal

Follow Up Flag: Follow up
Flag Status: Flagged

From: Carol Klemm [mailto:JOYSONG4JESUS@hotmail.com] 
Sent: Saturday, December 1, 2018 11:17 PM 
To: MCLEOD, RENATA 
Subject: River's Edge Apartments Development Proposal 

To Renata McLeod, City Clerk,  
Regarding: Planning Commission Meeting On December 11 
From: Carol Klemm 
Date: December 1, 2018 

On December 11th the planning commission will hear a proposal from Rivers Edge Apartments, Inc. for the permitting of 
up to 870 new apartments on their 23-acre parcel fronting the Spokane River. This would require the approval of a drastic 
zoning change - from C-17 to R-34 - effectively doubling the number of dwelling units permitted in this environmentally 
sensitive area.  
My husband and I strongly OPPOSE this zoning change and hope you will NOT approve the developer’s request. We are 
concerned about how the increase in the number of people housed in that area would have a negative impact on traffic on 
Northwest Boulevard, and other main thoroughfares. Our already overcrowded schools would also be negatively 
impacted, and the beauty of that particular area would be compromised. We do not feel that this project would be of value 
to our wonderful community, and we hope the committee members will consider the concerns voiced in this letter.  

Respectfully submitted, 

Mr. and Mrs. Valentine Klemm 
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STUHLMILLER, SHANA

From: Vanessa Perino-Gallo <vanessaperinogallo@gmail.com>
Sent: Wednesday, December 05, 2018 3:29 PM
To: STUHLMILLER, SHANA
Subject: Rivers Edge zoning

Follow Up Flag: Follow up
Flag Status: Flagged

I oppose approval of the Rivers Edge PUD at R34 zoning. While I believe growth in our community is a positive thing, it 
would be a shame to see such a beautiful area be overrun with even more apartments.  
Thank you. 
Vanessa Gallo 
723 Whispering Pines #18 
Coeur d’Alene ID 83814 
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STUHLMILLER, SHANA

From: Tony Dunnington <tdawg1st@gmail.com>
Sent: Wednesday, December 05, 2018 5:16 PM
To: STUHLMILLER, SHANA
Subject: Rivers edge or any more buildings or people.

Follow Up Flag: Follow up
Flag Status: Flagged

I oppose .. So ruining North Idaho because you want more money. That's not what this beautiful state needs, go 
back to your big city B.S.  
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STUHLMILLER, SHANA

From: MCLEOD, RENATA
Sent: Thursday, December 06, 2018 7:54 AM
To: ANDERSON, HILARY; STUHLMILLER, SHANA
Subject: FW: proposed River's Edge Apartments

Follow Up Flag: Follow up
Flag Status: Flagged

From: Clyde Carroll [mailto:ccarch@bellsouth.net] 
Sent: Thursday, December 6, 2018 4:57 AM 
To: MCLEOD, RENATA 
Subject: proposed River's Edge Apartments 

City Clerk, Attn: Planning Commission 

As new residents in the Village at Riverstone, my wife and I recently learned about this proposed extremely 
high‐density apartment complex project and understand the developer is requesting a zoning change from R‐
17 to R‐34. We greatly OPPOSE this rezoning and feel this very high density project would destroy the 
aesthetic and community value of this prime riverfront area, as well as having a tremendous traffic impact to 
this area. 

When we decided to move from Louisiana to Coeur d'Alene, we immediately were drawn to the Riverstone 
area and especially the riverfront Centennial Trail from Riverstone to downtown CDA. When we heard about 
this proposed development, we immediately thought about how these types of projects have destroyed the 
once beautiful Florida gulf coast along the panhandle, with row‐upon‐row of apartments and condominiums. 
PLEASE do not make the same mistake here along the river! 

After learning of the land swap involved with the proposed zoning change, it appears to us that this is a 
terrible deal for the community and a lucrative gift to the developer. We also understand that the original 
Annexation Agreement affords the City the power to demand a more creative development on this unique 
site, so please do not waste this opportunity to create a legacy riverfront development! 

Thank you for your consideration of our strong OPPOSITION to this project. 

Germaine Carroll 
Clyde Carroll 

--  
2151 N. Main St., Ste. 219 
Coeur d'Alene, ID 83815 
504-231-6177
ccarch@bellsouth.net
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STUHLMILLER, SHANA

From: ANDERSON, HILARY
Sent: Thursday, December 06, 2018 1:06 PM
To: STUHLMILLER, SHANA; BEHARY, MIKE
Subject: FW: Oppose Rivers Edge proposed PUD

From: Evalyn Adams [mailto:evalynera@hotmail.com] 
Sent: Thursday, December 06, 2018 12:56 PM 
To: ANDERSON, HILARY 
Subject: Oppose Rivers Edge proposed PUD 

Dear Planning Director Hillary and members of the City of CDA Planning Commission: 

I strongly oppose the proposed PUD request for River's Edge development by Lanzce Douglass.  The traffic in 
that area is already very heavy due to all of the other multi‐family housing units already built off Seltice 
Way.   Allowing the density in this proposal would be very detrimental to the neighborhood and others who 
have to travel on Seltice.   
This is not a good place to add that many more buildings and increased traffic. 

Evalyn Adams 
1873 Silver Beach Road 
CDA, ID 83814 

cc:  Mayor and City Council 
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	The subject site is located south of Seltice Way, north of the Spokane River, and is west of and adjacent to the Atlas Mill site.  The subject property is currently vacant.  Prior to 2004, the subject site was once part of a large saw mill facility th...
	The applicant owns a triangle parcel (“RE Exchange Property”) that is surrounded by the City owned Atlas Mill site.  The City also owns the old abandoned BNSF Railroad right-of-way (“City Exchange Property” ) that bisects the applicant’s overall propo...
	The applicant’s overall proposed project has split zoning with R-12 Zoning District on the southern portion of the property along the river and C-17 zoning district on the northern portion of his overall site.  The majority of the applicant’s proposed...
	The applicant has stated that he intends to develop the property with a residential use only.  If the zone change request is approved the applicant intends to build a multi- family apartment complex on the overall 25 acre site. The applicant has submi...
	The applicant has made application for a density increase in item SP-7-18.  The density increase request is from 17 units to 34 units per acre.  The applicant has also made application for a Limited Design PUD in item LDPUD-1-18.   The three requests ...
	The applicant has stated that a commercial use on this site would generate more traffic than a residential use.  As part of this application, the applicant has submitted a Trip Generation and Distribution Letter (TGDL).  The TGDL was prepared by the a...
	It should be noted that the applicant’s proposed multi-family development of the property is not tied to the requested zone change.  If the subject site is approved to be changed to the C-17, then all permitted uses in the C-17 Commercial District wou...
	See full list of uses allowed in the C-17 on pages 20 and 21.
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	Transition Areas: These areas are where the character of neighborhoods is in transition and should be developed with care.  The street network, the number of building lots and general land use are expected to change greatly within the planning period....
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	PHYSICAL CHARACTERISTICS:
	The subject property is higher along Seltice Way and slopes downward toward the Spokane River to the south.  There is an approximately thirty foot elevation drop on the applicants overall property and a fifteen foot elevation drop on the subject prope...
	See topographic map below and site photos that are provided on the next few pages.
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	SITE PHOTO - 5:  Southwest part of property looking east.
	EXISTING ZONING:   R-12 RESIDENTIAL ZONING DISTRICT
	The R-12 district is intended as a residential area that permits a mix of housing types at a density not greater of twelve (12) units per gross acre.
	17.05.180: PERMITTED USES; PRINCIPAL:
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	17.05.200: PERMITTED USES; SPECIAL USE PERMIT:
	PROPOSED C-17 ZONING DISTRICT:
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	The subject site is located south of Seltice Way, north of the Spokane River, and is west of and adjacent to the Atlas Mill site.  The approximately 25-acre subject site is currently vacant and undeveloped.   Prior to 2004, the subject site was once p...
	The applicant owns a triangle parcel (“RE Exchange Property”) that is surrounded by the City owned Atlas Mill site.  The City also owns the old abandoned BNSF Railroad right-of-way (“City Exchange Property” ) that bisects the applicant’s overall propo...
	The applicant’s overall proposed project has split zoning with R-12 Zoning District on the southern portion of the property along the river and C-17 zoning district is on the northern portion of his overall site.  The majority of the applicant’s propo...
	The applicant has stated that he intends to develop the property with a residential use only and not a mixed use development.  The applicant intends to build a multi-family apartment complex on the overall 25 acre site.  See the attached Narrative/Jus...
	The applicant‘s proposed development will have 19 apartment buildings that will contain up to a total of 850 dwelling units.  The applicant is proposing a maximum building height of 85 feet outside of the 150 foot shoreline area and a maximum building...
	There will be an overall total of 1,747 parking spaces on the proposed development.  Fourteen of the apartment buildings will have lower level parking.  A separate multi-story parking garage is also shown that is centrally located on the proposed proj...
	The applicant is proposing both public and private open space areas as part of this project.  The open space requirement for a Limited Design PUD is no less than 10% of the gross land area and the applicant’s proposed project will have a total of 27% ...
	The public open space is located adjacent to the river and is 40 foot wide by approximately 1,600 feet long.  A twelve foot wide multipurpose trail is shown in the public open space area that will traverse the property and will have trail connections ...
	The applicant is also proposing a 40 foot wide private open space that is located adjacent to the public open space area. This public open space area will have connections to the public trail in addition to other amenities for the residents of the pro...
	The applicant has stated that a large commercial use on this site would generate more traffic than the proposed residential use.  As part of this application the applicant has submitted a Trip Generation and Distribution Letter (TGDL).  The TGDL was p...
	The applicant’s property is currently encumbered by the terms of an existing Annexation Agreement. The MOU between the applicant and the City states that if the Special Use Permit and Limited Design PUD are approved the parties will amend the current ...
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	C-17 ZONING DISTRICT:
	The C-17 district is intended as a broad spectrum commercial district that permits limited service, wholesale/retail and heavy commercial in addition to allowing residential development at a density of seventeen (17) units per gross acre. This distric...
	17.05.500: PERMITTED USES; PRINCIPAL:
	R-34 RESIDENTIAL ZONING DISTRICT:
	The R-34 district is intended as a high density residential district, permitting thirty four (34) units per gross acre that the city has the option of granting, through the special use permit procedure, to any property zoned R-17, C-17, C-17L or LM. T...
	17.05.340: PERMITTED USES; PRINCIPAL:
	Principal permitted uses in an R-34 district shall be as follows:
	SPECIAL USE FINDINGS:
	COMPREHENSIVE PLAN MAP:  Spokane River District
	Transition Areas: These areas are where the character of neighborhoods is in transition and should be developed with care.  The street network, the number of building lots and general land use are expected to change greatly within the planning period....
	2007 COMPREHENSIVE PLAN – SPECIAL AREAS - SHORELINES:
	See Generalized Land Use Map on Page 24
	PRIOR SPECIAL USE PLAN ACTIONS:
	Planning Commission approved multiple special uses in the vicinity of the subject site.  Two special use permits for a mini-storage facility were approved in items SP-12-84 in 1984 and SP-26-84 in 1985.  The Planning Commission also approved a special...
	See Prior Special Use Actions Map on Page 25.
	SITE PHOTO - 1:  Central part of property looking south
	SITE PHOTO - 2:  Central part of property looking west.
	SITE PHOTO - 3:  Central part of property looking east.
	SITE PHOTO - 4:  Southeast part of property looking west.
	SITE PHOTO - 5:  North part of property looking south.
	SITE PHOTO - 6:  North part of property looking southeast.
	LIMITED DESIGN PLANNED UNIT DEVELOPMENT FINDINGS:
	A.  UFinding A:U The proposal produces a functional, enduring, and desirable environment.
	B.  UFinding B:U The proposal is consistent with the city comprehensive plan.
	The development of the site will re develop and enhance a blighted part of our community; provide high quality infill residential housing; and provide opportunity for many Coeur d'Alene residents to enjoy the unique qualities of living in a waterfron...
	This unique proposal for waterfront apartment development will provide housing within comfortable walking/biking distances to commercial and recreational nodes such as Riverstone, the Kroc Center, the Centennial Trail and the proposed Atlas site. Any ...
	The proposed PUD will provide for continuity and support existing riverfront development, thus meeting the goals for maintaining compatible land uses adjacent to existing neighborhoods.  The riverfront housing will add a quality riverfront neighborhoo...
	The comprehensive plan makes public access to the river and lake shorelines a priority.  In order to accomplish that goal, we have provided for creation of an 80-foot-wide open space along the entire 1,600+/- feet of river frontage.  The first 40-' of...
	The property south of the rail corridor lies within the Shoreline Overlay and within a flood hazard area. Historical heavy industrial activities along the shoreline associated with the mill operations have left much of the property within the shorelin...

	C. UFinding C:U The building envelope(s) is compatible with or sufficiently buffered from uses on adjacent properties. Design elements that may be considered include: building heights and bulk, off street parking, open space, privacy and landscaping.
	D. UFinding D:U The proposal is compatible with natural features of the site and adjoining properties. Natural features to be considered include: topography, native vegetation, wildlife habitats and watercourses.
	The subject property is higher along Seltice Way and slopes downward toward the Spokane River to the south.  There is an approximately thirty foot elevation drop on the applicants overall property and a fifteen foot elevation drop on the subject prope...
	TOPOGRAPHIC MAP:
	E. UFinding E:U The proposal provides adequate private common open space area, as determined by the planning commission, no less than ten percent (10%) of gross land area, free of buildings, streets, driveways or parking areas. The common open space s...
	The applicant is proposing both public and private open space areas as part of this project.  The open space requirement for a Limited Design PUD is no less than 10% of the gross land area and the applicant’s proposed project will have a total of 27% ...
	The public open space is located adjacent to the river and is 40 foot wide by approximately 1,600 feet long.  A twelve foot wide multipurpose trail is a shown in the public open space area that will traverse the property and will have trail connection...
	See Public Open Space Plan on Pages 11 & 12
	The applicant has also submitted a plan that shows where the public and residents of the development will be able to access the open space.  Please see map of open space access points on the map below on page 43 of this report.
	MAP OF PUBLIC AND PRIVATE ACCESS POINTS TO OPEN SPACE:
	F. UFinding F:U The location, design and size of the proposed building envelope is such that the traffic generated by the development can be accommodated safely on minor arterials and collector streets, and without requiring unnecessary utilization of...
	G. UFinding G:U The proposed setbacks provide:
	3) For maintenance of any wall exterior from the development's property.
	BOUNDARY EASEMENTS AND SETBACKS MAP:
	BUILDING ENVELOPMENT MAP:
	H.   UFinding H:U The proposed building envelope(s) will provide for adequate sunlight, fresh air and usable open space.
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