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

702 E. FRONT AVENUE 

 JULY 14, 2026 

5:30 P.M. CALL TO ORDER: 

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

PLEDGE: 

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

February 10, 2026 – Planning & Zoning Commission Meeting  

PUBLIC COMMENTS: 

STAFF COMMENTS: 

COMMISSION COMMENTS: 

PUBLIC HEARING: ***ITEM BELOW IS CONSIDERED TO BE AN ACTION ITEM.  

1. Applicant: Connie Krueger, AICP 

Location: Property located in the southern portion of the Coeur Terre master planned 
community, north of W. Woodside Ave., south of the future W. Nez Perce Rd. 
extension, east of N. Huetter Rd., and West of N. Buckskin Rd. 

Request:  A Preliminary Plat request to subdivide 202 acres into 284 single-family 
and 36 multi-family lots, a public park, and a public school site zoned R-
3, R-8, & R-17, known as Coeur Terre 2 Subdivision  
QUASI-JUDICIAL (S-2-26) 

Presented by: Sean Holm, Senior Planner 

ADJOURNMENT/CONTINUATION: 

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

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

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

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

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

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

702 E. FRONT AVENUE 
FEBRUARY 10, 2026 

COMMISSIONERS PRESENT: STAFF MEMBERS PRESENT: 

Tom Messina, Chairman Hilary Patterson, Community Planning Director 
Phil Ward Sean Holm, Senior Planner 
Kris Jamtaas  Randy Adams, City Attorney 
Sarah McCracken  Traci Clark, Administrative Assistant 
Lynn Fleming  

COMMISSIONERS ABSENT: 

Jon Ingalls, Vice Chair 
Mark Coppess  

CALL TO ORDER: 

The meeting was called to order by Chairman Messina at 5:30 p.m. 

APPROVAL OF MINUTES: 

Motion by Commissioner Fleming, seconded by Commissioner Jamtaas, to approve the minutes of the 
Planning & Zoning Commission meeting on January 13, 2026. Motion carried.  

PUBLIC COMMENTS: 

None.  

STAFF COMMENTS: 

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

• We didn't receive any public hearing items; we will not have a meeting in March. We are working
on doing the joint educational workshop with City Council. We will get you more details as that
progresses.

• I wanted to mention, and this is of interest particularly to any of the developers or the applicants
involved with public hearing items. There is a scam happening statewide. It's been happening in
other jurisdictions where scammers scrub the websites and look for applicants' information and
send them fake invoices for public hearing items. We have posted a scam alert on our website
and we've redacted sensitive information for our newest agenda packet to try and hopefully help
avoid that.

• The city has been watching closely this legislative session. There is a short-term rental bill that is
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moving rapidly through the House. We expect there will be a hearing this Thursday. House Bill 
583. It would strip all local control and remove even the best practice of the registration and the 
good neighbor policy, which is very unfortunate. The city has taken a position that we oppose this 
bill. Commissioner Fleming wrote to legislators and the press in response. We've had some 
community members also send letters. If you are interested, I can get you more details. There is 
a competing bill that actually is supportive of local control, the registration process and having a 
responsible party named. That bill has not been introduced yet, but that's Senate Bill 1263, and 
we hope that it will be introduced in the Senate soon. 

  
COMMISSION COMMENTS: 
 
None.  
 
PUBLIC HEARINGS: ***ITEM BELOW IS CONSIDERED TO BE AN ACTION ITEM. 
 
1. Applicant: Michael & Norma Reasor  
 Location: 3620 N. Fruitland Lane   
 Request: A proposed zone change from MH-8 to R-17  
   QUASI-JUDICIAL, (ZC-1-26) 
 
Mr. Holm, Senior Planner, provided the following statements:  
 
The applicant is requesting approval of a zone change from MH-8 to R-17. 
 
The subject property is located on the east side of Fruitland Lane, west of US-95, south of W. Lauf Ln. 
prior to W. Bosanko where the Fred Meyer complex exists. Currently, the property is vacant with a pull 
behind trailer/camper that appears to be sitting on the parcel, unoccupied. Prior to this, a single-family 
home with accessory structures existed on the lot, hence the associated address. A demolition permit 
was issued over the counter September 28, 2023, and closed October 6, 2023. 
 
The subject property is adjacent to a multitude of housing types; single-family mobile, manufactured, and 
real property homes to the north, east, and west, with R-12 pocket housing and R-17 multifamily to the 
west on the opposite side of Fruitland Ln. A number of the local streets and access ways in the area are 
private, including W. Clady Lane, Link Lane, W. Myriah Loop, W. Lake City Lane and associated N. PJ 
Lane and N. Addy Lane, and W. Max Loop and its offshoots N. Gunnar Court and N. Baron Court. To the 
northwest there is a mini-storage facility. 
 
Note that the applicant’s proposed project idea for nine (9) workforce housing units is not tied to this 
requested zone change. If the subject site is approved to be changed to an R-17 residential district, then all 
permitted uses in the R-17 residential district would be allowed on this site as listed below (including the 
applicant’s proposed project). 
 
There are Four (4) findings that must be met for the re-zoning, Findings B1-B4.  

 
The first finding is Finding B1.That this proposal (is) (is not) in conformance with the Comprehensive 
Plan policies. Mr. Holm explained that the property is within city limits and the City’s 2022-2042 
Comprehensive Plan categorizes this area as a “Compact Neighborhood” Place Type. 
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Place Types represent the form of future development, as envisioned by the residents of Coeur d’Alene. 
These Place Types provide the policy-level guidance that will inform the City’s Development Ordinance. 
Each Place Type corresponds to multiple zoning districts that will provide a high-level of detail and 
regulatory guidance on items such as height, lot size, setbacks, adjacencies, and allowed uses.  
 
Compact Neighborhood places are medium density residential areas located primarily in older locations 
of Coeur d’Alene where there is an established street grid with bicycle and pedestrian facilities. 
Development is typically single-family homes, duplexes, triplexes, four-plexes, townhomes, green courts, 
and auto-courts. Supporting uses typically include neighborhood parks, recreation facilities, and parking 
areas. Compatible Zoning: R-12 and R-17; MH-8; NC and CC 
 
Mr. Holm presented the curated list of goals and objectives from the Comprehensive Plan for Planning 
and Zoning Commission consideration and noted the commission could review the full list to determine 
which are appropriate for this zone change request. He shared goals and objectives from Community & 
Identity (CI), Growth & Development (GD), and Health & Safety (HS). 

 
Finding B2 That the public facilities and utilities (are) (are not) available and adequate for the proposed 
use.  Mr. Holm noted the department comments related to the zone change request related to 
stormwater, streets, water, sewer, and fire. 

 
 
Finding B3 That the physical characteristics of the site (make) (do not make) it suitable for the request at 
this time. Mr. Holm outlined the physical characteristics of the site being generally flat with residential 
uses adjacent. There are no topographical or other physical constraints that would make the subject 
property unsuitable for the request. Currently, no sidewalk or street side swale exist on the east side of 
Fruitland Ln.  

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

 
Mr. Holm stated City Engineer Chris Bosley has weighed in on the traffic aspect of this request. He has 
stated that zone changes in and of themselves do not create traffic, but it is the buildings and the people 
that live in them that do. This land use code 221, which he reviewed, estimates that if nine units are built 
of family low-rise apartments, that it would generate 59 trips per day. I wanted to point this out because 
this is something that I've learned recently that is not 59 trips from the subject property. That's 59 trips 
total for those units. It's just so everybody is aware moving forward, this is an important factor to take into 
account. Let's say one of the people that live in these units, they decide to go to Fred Meyer. That's one 
trip. They need gas. That's a second trip. It's not 59 trips to and from this property. That is 59 trips total 
that these people would make throughout a typical day on average. During the a.m. peak hour would be 5 
and 6 occurring during the peak p.m. hour. And he says that Fruitland Lane has the available capacity to 
accommodate additional traffic. Moving on to neighborhood character. The area along North Fruitland 
Lane displays a transitioning suburban residential character common to the vicinity positioned west of US 
95. This portion of Fruitland Lane is a transitional zone between more compact urban amenities featuring 
a varied mix of housing types that reflect incremental development over many decades. Overall, the 
neighborhood character is defined by its compatibility with a range of uses, both owned and leased, 
modest lot sizes, formal and informal street layouts, and a blend of housing forms that combine 
affordability and practicality over uniform architectural style. The area supports a sense of an established 
working class neighborhood in proximity to commercial amenities. As part of that is also the general land 
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use pattern. This is our land use map. 
 

Regarding neighborhood character, the area along North Fruitland Lane displays a transitioning suburban 
residential character common to the vicinity positioned west of US-95. This portion of Fruitland Lane is a 
transitional zone between more compact urban amenities featuring a varied mix of housing types that 
reflect incremental development over decades. Overall, the neighborhood character is defined by its 
compatibility with a range of residential uses both owned and leased, modest lot sizes, formal and 
informal street layouts, and a blend of housing forms that combine affordability and practicality over 
uniform architectural style. The area supports a sense of an established working-class neighborhood in 
proximity to commercial amenities (such as the nearby Fred Meyer complex). 
 
Conditions:  
 
There are no conditions proposed for this zone change request.  

 
Decision Point:  
 
Mr. Holm noted the action alternatives this evening. The Planning and Zoning Commission must consider the 
request and make a recommendation to the City Council on whether the proposed zone change from MH-8 to 
R-17 should be adopted or rejected.  
 
Mr. Holm concluded his presentation.  

Commissioner Ward commented on one of the exhibits on page 18 of the staff report, it shows all color-
coded, and it shows C-17, I think it was court-ordered at, I believe it's the northeast corner of the property. 
But where the actual subject property is and everything around it within that quadrant, it's all colored 
turquoise. Does that mean it's all MH-8? 

Mr. Holm replied everything north of the red, which is also part of that kind of a super block, if you will, 
because there aren't a lot of cross streets that go out to U.S. 95 due to limitations of access, is MH-8. 
That's the way it was across the street as well prior to the zone change.  

Commissioner Ward stated this property is really small. I know that's a problem with it, but I'm really 
reluctant to give up any MH-8. It's one of the few affordable zone districts we have in Kootenai County or 
any place for that matter because so many of the mobile homes are being purchased by financial 
interests and so on, making them less than affordable houses. Looking at what we have here, I know 
they're asking for R-17, But directly to the west is R-12, and below that is R-17. I almost feel like we're 
creating a spot zone on this side by putting R-17 there, rather than an R-12 or, you know, even possibly 
an R-8, but I have no problem with R-12. I'm just a little concerned about R-17. 

Commissioner Fleming asked does R-12 allows six units? 

Mr. Holm replied no, R-12 as a single lot would only allow a maximum of two units. It would allow a 
maximum of two lots and two units on each lot. We used to have what was called pocket housing, which 
would allow some landlocked lots with tracks to get to them, which could increase some of that density. 
That was repealed a number of years ago. Now our code reads that you can only have a maximum of two 
units on any R-12 lot. If this was three acres, you could only have two, a duplex or two single families or a 
single family and an ADU. 

Commissioner Fleming stated the R-12 across the street; I drove by it because I shop at Fred Meyer's 
and the car wash. That's two buildings, four units, so it's because of the length of that lot that they could 
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pack that in. 

Mr. Holm replied that was pocket housing from what I remember. It's been a long time ago, the road 
through there, which is a private street, Clayton Lane, does meander from one side, the units are on one 
side, and then it swaps over because that access road drops across to the other side and then it swaps 
over because that access road drops across.  

Commissioner Fleming commented that Mr. Bosley is not here, and we know that coming down the 
pipeline is the reconfiguration of Appleway and Highway 95. Fruitland is going to be a turn-off so that you 
can get on to Appleway off 95. You're not going to be able to go up over and down so you're going to go 
into Fruitland. Do we see and it's a reverse thinking but it almost makes Fruitland a through way for if I'm 
going for Fred Myers I'm not going to get on the freeway and have to go back on to Fruitland or I'm going 
down Howard did you and Mr. Bosley talk about that and any thoughts with that being the road that and 
no consideration because I'm worried about what's going to happen down at Fruitland. 

Mr. Holm stated Mr. Bosley did not mention anything about this being this far north and that traffic 
patterns will change.  

Commissioner McCracken had a question while you have that map up. The upper left teel square, are 
those storage units, but it's still zoned MH-8? 

Mr. Holm replied yes, that is what our zoning map represents, they've been there a long time.  

Commissioner McCracken I was kind of curious, this one, since it can't really be subdivided, I guess it's 
going to be a rental product is what they're considering for affordable housing. 

Mr. Holm stated I'm not sure if there was no mention if they would attempt to condominiumize the units. 

Commissioner McCracken stated otherwise they wouldn’t really be individually owned. 

Mr. Holm replied unless they were condo platted. 

Commissioner McCracken commented if this was zoned R-17 and they conformed with the current uses 
allowed in R-17, would there be a reason they would have to come back to us or they would just go about 
whatever they're planning on building? 

Mr. Holm stated if City Council decides to allow the zone change moving forward without conditions they 
would not have to come back to Planning and Zoning.  

City Attorney Randy Adams stated spot zoning was brought up, and I would like to address that. There is 
an Idaho Supreme Court case that says permitting a use of a parcel inconsistent with the use permitted in 
the rest of the district is invalid if it is not in accordance with the comp plan. Since the comp plan does 
indicate that R-17 is a permissible zone in this area, then it would not be in conflict with the comp plan or 
constitute a spot zone. 

Ms. Patterson commented that she wanted to clarify the Habitat for Humanity project is zoned R-17 and is 
flanked by MH-8. As you go further south, there's a bunch of parcels where the zoning is MH-8, R-17, and 
MH-8. It’s been kind of a consistent pattern of transition along there. 

Commissioner McCracken stated Okay, I was thinking it is similar to that product, but it's just a little bit 
below on the map. 

Commissioner Fleming said she just wanted to mention, I think the owners are indicating that they'd like 
to do workforce housing. I don't know if we can hold their feet to the fire on that. It'll be whatever they can 
build and whatever they can put out to the market. I don't know if we can insist that they do workforce 
housing. 
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Ms. Patterson stated that is correct. The only way you could do that would be to recommend conditional 
zoning, and council would have to make that determination.  

Commissioner Fleming stated it would be the neighborhood that would drive it.  

Commissioner Jamtaas stated just as I looked at the history of the transition of this area over the last 20 
years, it seems like it's going towards higher density, towards an R-17 designation, either commercial or 
residential. While I appreciate that, the thought of a little less density. And as I drove there a few times in 
the last week, I just think that's where it's going, and I think it's an appropriate zone. 
 
Public Testimony Open:  
 
Mr. Fred Harris introduced himself and was sworn in. He stated he is representing the applicant but had 
nothing to comment on regarding the hearing.   
 
Public testimony closed 
 
Commission discussion:  
 
Motion by Commissioner McCracken, seconded by Commissioner Fleming, to recommend that City 
Council adopt the R-17 zone change (ZC-1-26).  Motion carried.  

Commissioner Ward commented that I really don't have a problem with the zoning. I know the area and 
what's going on. I have a problem with the fact that the application says this will be affordable housing, 
and we have no way of guaranteeing that you know, I don't know how you do that. If they were here and 
committed to voluntarily giving a covenant to something, that would be helpful. The applicant is not here 
and I don't expect this gentleman to do that. But that's the only reservation I have, is that It's probably a 
proper use, but if it's not affordable. We're just putting more units in a place where they don't really help a 
whole lot because people can't afford a half-million-dollar house.  

Chairman Messina stated thank you for that I think even if we were to add a condition, we don't have a 
solid definition of what an affordable unit is because it's driven by the market. Ms. Patterson could maybe 
help me with that.  

Ms. Patterson stated the way to ensure affordable housing would be to deed restrict it. The options we've 
discussed in the past would be conditional zoning, and you could do in conjunction with a development 
agreement. That would be a recommendation to council, but then they would have to determine what is 
based on 80% or is it 80 to 100% area median income and deed restricted over how many years. 

   
ROLL CALL:  
 
Commissioner Fleming  Voted Aye 
Commissioner Jamtaas  Voted Aye 
Commissioner Ward  Voted  Aye  
Chairman Messina                      Voted  Aye  
Commissioner McCracken Voted  Aye 
 
Motion to approve carried by a 5 to 0 vote.  
 
Commissioners Coppess and Ingalls were absent. 
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2.   Applicant: Bear Waterfront LLC  
Location: 3.6 acres located along Bellerive Lane, Beebe Boulevard and Tilford Lane, 

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

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

 
B. A proposed replat of the Mahogany Lane Subdivision  

QUASI-JUDICIAL (S-5-21m.1)  
 

Ms. Patterson, Community Planning Director, provided the following statements about the Mahogany 
Lane PUD amendment and replat request:  
 
Background Information:  

• April 2022: Interpretation request: clarify height and 2nd story stepback of ADUs to be 29” and up 
to 32’ on Lots 4 &7.  

• March 2023: 2-Year extension for Subdivision Approval (granted) 
• November 2024: Interpretation request to clarify 5’ extensions of 2nd story roofs and decks would 

be allowed in the front setbacks of Lots 2, 3, & 4.  
• November 2025: City agreement to establish updated timelines  

 
Mahagany Lane PUD Amendment & Replat Overview  

• Delores Depot (Lot 1): changes to final building design, community patio space, and 
parking/vehicle circulation 

• Tract A: Reduced to 13,487 SF from 15, 827 SF and community seating has been moved  
• Tract B: The pedestrian seating node location has been modified slightly from its previous 

location  
• Tract C: 2, 340 SF to open space shifted from Tract A to Tract C 
• Tract D: Removed and is converted into new Lots 12 and 13  

               Note: Replat is only related to Tracts A and D  
 

Requests: 
 

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

2. Bear Waterfront LLC is requesting approval of a replat of the Mahogany Lane Subdivision to convert 
Tract D into two residential lots (Lots 12 and 13), reduce Tract A, increase Tract C, and change the 
access into the Delores Depot. 

 
PUD Findings (PUD-1-3-21m.1) 
 
Ms. Patterson noted there are seven findings that must be made for the PUD amendment request, 
Findings B1-B7.  
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The first finding is Finding B1, that this proposal (is) (is not) in conformance with the Comprehensive 
Plan policies. Ms. Patterson noted that the project was approved under the 2007 Comprehensive Plan. 
The 2022-2042 Comprehensive Plan now applies to the project. The property is within existing city limits 
and is zoned R-17PUD. 
 
The Comprehensive Plan includes Place Types that represent the form of future development, as 
envisioned by the residents of Coeur d’Alene. The Place Type for this project is Planned Development.  
 
Ms. Patterson presented the curated list of goals and objectives from the Comprehensive Plan for 
Planning and Zoning Commission consideration and noted the commission could review the full list to 
determine which are appropriate for this PUD amendment request. She shared goals and objectives from 
Community & Identity (CI), Environment & Recreation (ER), Growth & Development (GD), and Jobs & 
Economy (JE). 
 
Finding B2, the design and planning of the site is compatible with the location, setting, and existing uses on 
adjacent properties. The changes requested to the Mahogany Lane PUD would add two additional single-
family lots on the north side of Bellerive Lane where a common parking area was anticipated. It also moves 
open space between tracts, shifts the driveway access into the Delores Depot further to the east and Tilford 
Lane, and changes the design of the Delores Depot structure, community patio space, and parking/vehicle 
circulation. Ms. Patterson described the surrounding uses and zoning districts. She noted that the Planning 
and Zoning Commission found that the project met this finding with the original approval. The commission will 
need to determine if the requested change would meet this finding.  
 
Finding B3, the proposal (is) (is not) compatible with natural features of the site and adjoining properties: 
Ms. Patterson noted that there is no change to the analysis of the project under this finding. The subject 
property is relatively flat. There is some grade change for Lot 1 from Tilford Lane to the subject property. 
There is a slope behind the single-family residential lots and the Centennial Trail. Ms. Patterson said the 
amendments to the PUD and the replat will not affect the grade change from what was approved 
previously. The project will enhance the vegetation and natural features along the Centennial Trail. 

Finding B4, the location, design, and size of the proposal are such that the development (will) (will not) 
be adequately served by existing public facilities and services.  Infrastructure already exists for the 
Mahogany Lane Subdivision and surrounding neighborhoods such as Bellerive and Tilford Place. The 
requested modifications would not impact city services or utilities. Ms. Patterson referred the commission 
to the staff comments under the Subdivision findings. 

Finding B5: the proposal (does) (does not) provide adequate common open space area, as determined 
by the Commission, no less than 10% of gross land area, free of buildings, streets, driveways or parking 
areas.  The common open space shall be accessible to all users of the development and useable for open 
space and recreational purposes. As noted in the background section, the original project was approved 
with 13.92% open space designed as a large natural area, pedestrian sitting and viewing area, and 
landscaping areas for the public and the residences to enjoy. Ms. Patterson clarified that this PUD 
amendment would reduce the open space from 13.92% to 12.95%. A PUD project requires a minimum of 
10% open space. The following images show the changes to the open space. It should also be noted that 
Bear Waterfront, LLC is working with the City and the North Idaho Centennial Trail Foundation to make 
significant improvements along the Centennial Trail that do not count toward the open space percentage 
because they are not within the project boundaries. 
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Finding B6, off-street parking (does) (does not) provide parking sufficient for users of the development. 
Ms. Patterson noted that there is no change to the analysis of the project under Finding B6 from the 
original PUD request. There was no request made to change the City’s off-street parking requirements 
through the prior PUD approval process. Single family homes would be required to provide two (2) off-
street paved parking spaces per unit, which is consistent with code requirements for single-family 
residential. The mixed-use development on the Lot 1 will have to meet both the commercial and multi-
family parking requirements per the City’s parking code requirements. 

Finding B7, that the proposal (does) (does not) provide for an acceptable method for the perpetual 
maintenance of all common property. Ms. Patterson noted that there is no change to the analysis of the 
project under Finding B7. An HOA was formed for the project to maintain all common areas and the 
private driveway that serves the residential lots. The HOA will also maintain the stormwater, streets, 
paths/sidewalks, structures within common areas, auxiliary parking areas, snow storage, and irrigation. 

Subdivision Findings (S-5-21m.1) 

Ms. Patterson provided the analysis and findings for the subdivision request for the Mahogany Lane replat. 
She noted that there are four findings for a subdivision, Findings B1-B4 .  
 
Finding B1, that all of the general preliminary plat requirements (have) (have not) been met as attested to 
by the City Engineer. Chris Bosley, City Engineer, the replat of the Mahogany Lane Subdivision contains 
all of the general plat elements required by the Municipal Code. 

Findings B2, that the provisions for sidewalks, streets, alleys, rights-of- way, easements, street lighting, 
fire protection, planting, drainage, pedestrian and bicycle facilities, and utilities (are) (are not) adequate.  
The site, which is zoned R-17PUD, consists of 3.6 acres and is in various stages of development. The 
project design related to sidewalks, streets, easements, street lighting, fire protection, planting, drainage, 
pedestrian and bicycle facilities and utilities have not changed with the requested amendment to the PUD 
and replat of the Mahogany Lane Subdivision. Ms. Patterson provided a summary of staff comments 
related to stormwater, streets, traffic, water, wastewater, fire, police, parks and urban forestry and noted 
where there were not changes from the original request and new comments related to the PUD 
amendment and replat. 

Finding B3, that the proposed preliminary plat (does) (does not) comply with all of the subdivision design 
standards (contained in chapter 16.15). Ms. Patterson noted that the City Engineer has attested to the 
preliminary plat and replat complying will all applicable subdivision design standards.  
 
Finding B4, the lots proposed in the preliminary plat (do) (do not) meet the requirements of the applicable 
zoning district. Ms. Patterson noted that the R-17 zoning district requires that each single-family lot have 
a minimum of 5,500 square feet. The proposed lots area ranges from 2,982SF to 26,317SF. The 
applicant has requested the street frontage, lot width, and lot area deviations through the PUD process, 
which were approved with the original project. The gross area of the subject property is 3.6 acres. The 
overall density of the project with the two additional lots, would be less than 4 units per acre. The existing 
zoning allows for a density of 17 units per acre, which allows for a total of 61 units. The proposed density 
is less than what is allowed by the existing zoning. The replat exhibit meets these requirements. 
 
Conditions: 

Ms. Patterson provided an overview of the original conditions of approval and the conditions the applicant 
agreed to in the November 2025 agreement with the City Council. There are 12 new conditions and 31 
original conditions.  
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Decision Point: 
Ms. Patterson noted the action alternatives this evening. The Planning and Zoning Commission must 
consider these two requests and make separate findings to approve, deny, or deny without prejudice. The 
findings worksheets are attached. 
 
Ms. Patterson concluded her presentation.  

Commissioner McCracken asked Ms. Patterson to clarify the height on the two additional lots. 

Ms. Patterson stated the height of the two new lots would be the same as Lots 2 through 4. The applicant 
can clarify if that's wrong.  

Commissioner McCracken asked for clarification on the height allowed on Lots 2 through 4 since the 
commission doesn’t have that information.  

Ms. Patterson stated 32 feet is what is allowed. The reason they requested different heights for some of 
the homes with the original PUD request was because those lots are subject to the Shoreline Ordinance. 
Lots 2 through 4 and the two new lots would be allowed to have 32 feet. 

Commissioner McCracken asked if there is a second story stepback. 

Ms. Patterson replied these are not ADUs. These are just single-family homes. They would be allowed to 
do the same deck and the roof encroachment as the other ones, but they wouldn't have to meet that 
second-story step back like an accessory dwelling unit. 

Commissioner Fleming stated on Tilford Lane, we have the now public parking that's pulling off. Is that 
then dedicated to the city and maintained by the city going forward?  

Ms. Patterson replied there's an easement along Tilford Lane, so it's a little tricky. Tilford Lane is private, 
so the city does not own that, and that's part of the Riverstone Master Association. The parking they will 
be providing along the street is required to be public.  

Commissioner Fleming asked if the Riverstone Master Association is responsible for maintenance of 
Tilford Lane.  

Ms. Patterson stated, that is correct.  

Commissioner McCracken asked about Lots, 4, 3, 2, 13, and 12 and if their parking is only in the garage 
and in front of the garage.  

Ms. Patterson stated, correct.  

Commissioner McCracken stated there's no street parking or anything near them. 

Ms. Patterson stated Bellerive Lane does allow for on-street parking for those owners within there, but not 
for the greater public. 

Commissioner Ward asked a question about the text on page 19 of the staff report where it says Tract D 
is to be removed and Lots 12 and 13 are being created. What was the intended purpose of Tract D? 

Ms. Patterson stated that Tract D was the common area parking just for the Mahogany Lane PUD project. 

Commissioner Ward said, basically now it's just becoming two 13,500 square foot lots. Is that correct? 

Ms. Patterson stated, that is correct. The tract will be changed into two single family lots. I guess it is 
confusing because on the replat those numbers are different than the PUD exhibit. But yes, for purposes 
of the PUD amendment, they showed Lots 12 and 13 on the exhibit. 
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Commissioner Ward asked for clarification about the changes to the Delores Depot. That's really just a 
modification of the building design and little parking change. Everything else is all there and was 
approved with the original project, correct?  

Ms. Patterson stated, that is correct. I believe they are enlarging the parking lot for the Delores Depot, 
shifting the open space and moving the plaza a little bit. I'll let the applicant speak about that.  

Commissioner Ward asked for assurance that the Centennial Trail was not interrupted by this 
modification.  

Ms. Patterson stated, that is correct.  

Commissioner Ward asked if any of the changes would obstruct access to the river walk (in Bellerive)? 

Ms. Patterson replied, this would not and in fact with the open space that was approved for the project 
previously, there are connections that go between the trail and onto Bellerive Lane. Those will remain. 
The public can continue to go that way from the trail to access the river walk. The people that live along 
Bellerive Lane can go up to the trail using those access points. 

Chairman Messina asked if the prior project approval specified a certain number of parking spaces along 
Tilford Lane, and if there was anything that requires how many spaces there should be now. 

Ms. Patterson asked the chairman if he was referring to the Delores Depot. 

Chairman Messina replied, yes, I just want to make sure we're not losing parking spaces. We're giving up 
a parking lot for two more residential lots, which is a sellable project. We're taking a little open space 
away, but not a lot. We still have open space and access to the boardwalk. I'm just trying to get clear on 
with the shift of all this parking.  

Ms. Patterson stated, they're not reducing it. I think they're increasing the parking for the Delores Depot. I 
don't see the numbers, but we can ask the applicant.  

Commissioner Jamtaas stated he is still a little confused about what changed with the project design. The 
approved project had 12 parking spaces (in the Tract along Bellerive Boulevard). They must have needed 
12 parking spaces for something. What's changed between then and now to put two more residential lots 
and remove the 12 parking spaces. Where are the people going to park? It's very narrow in that area, as 
we all know. 

Ms. Patterson stated, they did not need those parking spaces before. From a code perspective, they meet 
the parking requirements for each of the homes within the project by providing the two or more off-street 
parking spaces. A lot of the homes within the gated portion of this project have provided way more than is 
required by code. They probably realized that for all the occupants and visitors, they will exceed the code 
requirements for parking. I will have the applicant speak to why they initially wanted parking and now they 
feel that they don't need that. 

Commissioner Jamtaas asked are these all public parking spaces that are going to be developed up on 
Tilford? 

Ms. Patterson stated on Tilford, those would be for public parking. 

Commissioner Jamtaas stated, I think someone asked the question, “how is the public going to get over 
that berm to get through this project to get down to the river?” 

Ms. Patterson replied, there are two stairways connecting the Centennial Trail to Bellerive Boulevard 
providing access to the river.  
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Commissioner McCracken stated, I think Commissioner Jamtass’s point is important, too, that they are 
reducing access to the public boardwalk by making it harder to get to and or if the commercial spaces are 
designated with signage that the parking is only for commercial use, are people not going to feel welcome 
to walk down to the boardwalk.  
 
Public Testimony Open:  

Scott Hislop introduced himself and was sworn in. He stated he works for Bear Waterfront and is 
speaking on behalf of the applicant. Regarding the Delores Depot, the design did have a different 
footprint. Things are expensive. We have changed the design to make it more affordable so that we can 
pay to have somebody go in and have a commercial business go into the main floor of the building. In 
doing that, we also changed parking. All of that is new parking and was not on the previous PUD. There 
was some parking that came off Tilford Lane. It cut into and carved into some city property. We decided 
that it would make more sense for Tilford to go to the next intersection to take parking away from the 
intersection. Instead, we'll build it and have additional public parking. The parking modifications we made 
for the Delores Depot are adding net parking spaces for the public, not taking away. (Mr. Hislop pointed to 
the exhibit to show Tract D and Tract C). Right next to Tract C is Tract D. In the initial PUD, Tract D was a 
parking lot. That parking lot was private. Chairman Messina asked the question, what's changed? Why 
are parking spaces no longer needed in Tract D? Well, in working with the HOA at Bellerive, they don't 
see a need for them. The better use for that property is two residential homes that we can put there. 
During the day, parking on the street is allowed. Bellerive Lane is a private lane that people in Bellerive 
live on, and you can park on the street during the day, not at night. Visitors come to visit the homes on the 
waterfront side. They can park on the street and visit the property and then when they leave, they take 
their car and they leave. Parking overnight is now resolved and there's no parking overnight. The homes 
on lots 12 and 13 will have sufficient parking in the garage and in front of the homes. The net effect is 
positive. There will be public parking at the Depot building. There was a question on the height of the 
buildings. I'm not going to jump back to that one particular picture that was in staff report. But if one can 
think back to the building that's there, we see that shed roof with the trail behind it. The trail hits about the 
floor plate. There's about 12 feet between the trail and roof. It's like if you're standing on the trail looking 
at a single-story home. We're not exceeding height. We've also trimmed some of the trees in there. They 
were overgrown, but we trimmed some of those. Tract A is the common area space that the HOA for 
Mahogany Lane takes care of. Then there will be a single-story home feel. Then there's going to be 
Bellerive Lane and then you have the multiple story homes that front the river. Visually to the river, it's 
going to be difficult to see past the homes on the river and then you'll have a single-story home that's 
between trail and the road access points. That's another question that came up. Access points are 
staying the same. We're not modifying access points. One can see next to Lot 12 the concrete staircase. 
We're putting in a concrete staircase to get trail access down and then within the Bellerive PUD that has 
access points for public to access the boardwalk all along the way. Also, the people who live in Bellerive 
can walk to Bellerive Lane and take one of those two concrete staircases up to the trail. It does slope as 
we reoriented the trail as it winds down. You might recall the trail used to go straight across where the 
now the parking is north of the Delores Depot. We reorientated the trail, bringing it down and bringing it 
away from Tilford Lane. It slopes down and right now where the trail is south of Delores Depot, we have a 
stem wall that supports it. One walks along the trail and there's a stem wall to one's left or right, 
depending on if they're going east or west, then we'll have the Delores Depot access to the river and for 
the public, we bring them down the trail. They can get to Beebe Boulevard and go across Le Peep or the 
condos that are there, or they can hit the other access points within Bellerive. People won't be climbing 
over any sort of dirt. Instead, we have those two access points, and then otherwise it's going to go into 
the natural area. Most people are going to follow the trail and come off and go through either Beebe Lane 
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or one of the staircases. Addressing the Depot modification, looking at this site, the Depot was a two-
story building with multiple tenants on a commercial use on the main floor and three condo units above. 
Now, there will be multiple commercial uses on the main floor and a commercial use upstairs. There are 
no more residential uses going in there, just the commercial uses. The commercial uses are actively 
pursuing us. What we thought was happening in 2021 is happening on the commercial side for tenant 
use. It's going to be something that people will use in the neighborhood, go to on a regular basis, and are 
great uses. One of them we have on our map is a restaurant. The Flying Goat is coming in. They will 
have food and beverages. The others we're still working on. The feeling of the building is going back to 
the heritage and the history of the train. We believe that the proposed 2026 Delores Depot also has a 
very nice train feel that ties back to the history of our area. In summary of the findings, all of the boxes 
have been checked. There's not a lot of change, but those changes that are there fall squarely within the 
rules, the code, and the requirements. Ms. Patterson did a good job doing that. I'll just walk through these 
here quickly. It's a replat, taking the parking lot and turning it into two residential lots. There are no 
changes to the standards for the buildings or increased height. We do comply with the zoning. It is a PUD 
area. This is a PUD and all of those things are applicable. There have been a couple comments that were 
made in writing. I'd like to address some of those just to make sure that we're letting people know we hear 
and we're responding. There are nine comments that were submitted. Two comments are somewhat 
similar. I'll just address those, not each individually, but as they go. One comment is it's being overbuilt. 
Another comment is we don't need more housing here. Two additional homes are not necessary. And 
there are already enough homes in the area and the amendment should not proceed. To clarify, the 
project is below the zoning density. There are fewer homes than allowed. The idea with these particular 
homes and the way it's laid out in this neighborhood, is that there are people who come on a partial yearly 
basis. There are also people that do live there year-round. The neighborhood itself is one where Coeur 
d'Alene residents live year-round. There are people that come a few months out of the year, but at the 
same time, it's a neighborhood where our residents live. Overpopulating it, over packing it full of houses is 
not our desire. Our desire is to have a neighborhood that is enjoyable, walkable, close to the Riverstone 
area, where residents can get to the water, can get to food, can get to entertainment and enjoy. Another 
comment talked about access to river views. We've addressed that a little bit already today in both 
questions and my answers. There were quite a few trees that were overgrown that did prevent people 
from seeing towards the water, and the HOA has cleaned those up and removed some of the dead trees, 
making the trail actually a nicer place to be. But again, the height of that trail over the water is such that if 
there were no homes, one could see it. But the homes that are in Bellerive are two stories and one can't 
see the water anyway. The homes that we're asking to add, like I said, we'll have the first floor plate will 
be at or below the trail level. The second story would be at trail level or above. Looking across the street 
to the north, one's going to see Tilford Place, and they're going to see single-family homes with that 
particular height. They could see the park if they could get to it, meaning the park over there in 
Riverstone. Turning back towards the river, they're going to see a single-family home. that's on the other 
side of a set of trees that we've cleaned up. The view is difficult to say we're taking it away because it 
really wasn't there. We believe that the neighborhood and the way our HOA is taking care of the 
neighborhood is making it a better place for everybody to enjoy the park and the neighborhood. There 
was a question of, well it's sort of a question, more of a statement. Why is the amendment being 
considered? The PUD has already been approved. We're following the rules and we want to make sure 
that we get approval for the modifications. Regarding construction, there will be trucks and workers. We 
will be as respectful as we can, obviously, and responsive in making sure that there is access for the 
residents.  

Chairman Messina stated, you made a comment on the commercial side of things for Delores Depot, the 
parking given what you might build and your tenants you might have, and I'm looking on my page 33 
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here, where it says Lot 1 and then there's other parking locations, north of that, closer to Tilford Lane. Is 
that all parking for the commercial area? And maybe I misheard you, but you said the public can park in 
that space as well but given that it's commercial and we've had other areas in that area down there where 
it's a mixed kind of use of public and commercial and we hear a few complaints about parking. How can 
the public distinguish it's not all just commercial parking. Can park there if they need to without having 
some problems down the road? 

Mr. Hislop stated looking at the map, the parking on Tilford Lane is public. That's all public. There could 
be somebody who wants to go to the Depot, and they want to park on Tilford Lane. The parking that we 
have within our lot is for the Depot. The very nature of how it's pulled in and what's going to be happening 
there, my guess is that most people will pull in and go to the Depot.  

Commissioner McCracken brought up a discussion regarding the lots that were for sale on the MLS. She 
said it appeared that they might already be advertising lots for sale that haven’t been created yet. Mr. 
Hislop consulted with Mr. Bloem before responding. Mr. Hislop said the lot that is for sale is already 
platted. They are not listing property for sale that is being discussed this evening.  

Commissioner Fleming commented on the descending slope from the Centennial Trail down to where it 
loops in the new grade. Do we have an idea of what that slope to grade is? Do you have a sense for what 
that is? Only because I'm on the Centennial Trail up north and there are a lot of night-time bicyclists, not 
paying attention, headlamp on maybe, and there is a lack of visibility. Can we make sure that we 
illuminate it properly or flag it properly so they know when they're descending down that hill at a 
breakneck speed. I think we need to make sure there's lighting on it and there's warning or some sort of 
warning on the trails as you're going up and down. Because we see a lot of bike traffic, especially in the 
summer, after the lights go out. 

Mr. Hislop stated I’m not sure what the slope is. We built it to the spec of what we had in our approved 
plans. However, the depot building is going to be lit. So not at midnight, maybe, but it's going to be lit 
along that section of trail. So as the slope goes down, it goes to grade right in front of the Depot. There's 
the whole length of the Depot on the trail that is going to be offset by lighting of the Depot building. The 
restaurants and the activity that are happening there will be. The staircase does have lighting.  
 
Public testimony closed.  
 
Commission Discussion:  

Commissioner Ward stated I wasn't here when this went from a lumber yard to what it is. But it's a 
beautiful development. I mean, it's a gorgeous location. Two multi-million dollar homes probably aren't 
going to impact the community too adversely. I do agree parking's an issue. It has been for a while. My 
wife and I love to go to Le Peep, but you just can't go on weekends anymore. It's just too crowded, and 
not enough parking. But it meets the parking requirements, and that's all we can review. As long as it 
conforms to the code. Is there enough parking? Probably not in any place in this town any longer. But I 
think it meets all the current code requirements, and it's still a beautiful place that people get to live in.  

Chairman Messina stated, I would have to agree with that. I'm familiar with the area. I think the public 
parking is going to help regardless of where we put it. It's just going to add more parking in that area, 
which is getting more popular. But I think any additional parking in that area is a benefit to the public. I'm 
okay with this item. 
 
Motion by Commissioner Fleming, seconded by Commissioner Jamtaas, to approve item PUD-3-
21m.1 with conditions. Motion Carried. 
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Commissioner McCracken stated she does not love the exchange regarding the open space for the two 
residential units. She feels this makes it feel higher and tighter and dense on the trail. There had been a 
lot of discussion on parking when we added that parking now, they say they don't need it, but I feel like 
we did have a lot of discussion on why that was needed when it was there. I don't have any problem with 
the commercial. I think it's a much-needed use type. We need the commercial space. I'm kind of glad it's 
all commercial instead of mixed-use, but I don't know if there's any way to approve the commercial 
without the residential lots. I just don't feel like it's a fair exchange of open space. I feel like we keep 
squeezing in two more lots every time we approve it.  
 
ROLL CALL:  
 
Commissioner Ward  Voted Aye 
Commissioner Jamtaas  Voted Aye  
Commissioner McCracken Voted Nay  
Commissioner Fleming  Voted Aye  
Chairman Messina                      Voted Aye     
 
Commissioners Coppess and Ingalls were absent  
 
Motion approved carried by a 4 to 1 vote.  
 
Motion by Commissioner Fleming, seconded by Commissioner Ward, to approve item S5-21m.1 with 
conditions. Motion Carried.   
 
ROLL CALL:  
 
Commissioner Ward  Voted Aye 
Commissioner Jamtaas  Voted Aye  
Commissioner McCracken Voted Nay   
Commissioner Fleming  Voted Aye  
Chairman Messina                      Voted Aye     
 
Commissioners Coppess and Ingalls were absent  
 
Motion approved carried by a 4 to 1 vote.  
 
ADJOURNMENT: 
 
Motion by Commissioner Fleming, seconded by Commissioner McCracken, to adjourn.  Motion carried.  
 
The meeting was adjourned at 7:31 p.m.  
 
Prepared by Traci Clark, Administrative Assistant 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  



 

 





 





S-2-26 JULY 14, 2026 PAGE 1                                                                               

                          PLANNING AND ZONING COMMISSION  
 STAFF REPORT 
 
 
FROM:  SEAN E. HOLM, SENIOR PLANNER  

DATE:  JULY 14, 2026 

SUBJECT:  S-2-26:  PHASED PRELIMINARY PLAT REQUEST TO SUBDIVIDE 
APPROXIMATELY 202.01 GROSS ACRES OF EXISTING PROPERTIES INTO 
284 SINGLE-FAMILY AND 36 MULTI-FAMILY LOTS, A PUBLIC PARK, A 
PUBLIC-SCHOOL SITE, AND ASSOCIATED NON-BUILDABLE TRACTS, 
KNOWN AS THE COEUR TERRE 2 SUBDIVISION. 

LOCATION: PROPERTY LOCATED IN THE SOUTHERN PORTION OF THE COEUR TERRE 
MASTER PLANNED COMMUNITY, NORTH OF W. WOODSIDE AVE., SOUTH 
OF THE FUTURE W. NEZ PERCE RD. EXTENSION, EAST OF N. HUETTER RD., 
AND WEST OF N. BUCKSKIN RD. 

 

 
 
DECISION POINTS:   
Lakeside Companies, through their representative Connie Krueger, AICP, is requesting 
approval of the Coeur Terre 2 Preliminary Plat, a proposed subdivision of approximately 
202 gross acres (126.35 developable acres) within the Coeur Terre Master Planned 
Community. The preliminary plat would create 320 residential lots (with up to 213 
multi-family dwelling units in the R-17 zoning district) plus a public park lot and public-
school site with 21 tracts, across seven phased additions. The Planning and Zoning 
Commission must determine whether the proposed preliminary plat meets the required 
Subdivision Findings, including applicable subdivision design standards (Chapter 16.15) 
and improvement standards (Chapter 16.40), and make findings to approve with 
conditions, approve without conditions, deny, or deny without prejudice. 
 
 
APPLICATION SUMMARY: 

Property Size:  
• Approximately 202 gross acres; 126.35 acres proposed for development. 

OWNER: 
LREV 33, LLC through LREV 39, LLC 
c/o Lakeside Companies 
1859 N. Lakewood Dr. #200 
Coeur d’Alene, ID 83814 

APPLICANT/CONSULTANT: 
Connie Krueger, AICP  
1859 N. Lakewood Dr. #102 
Coeur d'Alene, ID 83814 
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Existing Zoning: 
• R-3 (Single-Family Residential, 3 du/acre max) 
• R-8 (Single-Family Residential, 8 du/acre max) 
• R-17 (Multi-Family Residential, 17 du/acre max) 

 
Coeur Terre 2 Phasing: 

• Addition  87 total lots 
• 1st Addition 90 total lots 
• 2nd Addition  47 total lots 
• 3rd Addition 69 total lots 
• 4th Addition Public park 
• 5th Addition  Public school 
• 6th Addition  27 lots / 213 units 

 
Proposed Lots/Units by zoning district:  

• R-3: 48 single-family lots 
• R-8: 236 single-family lots 

o 12.309-acre community park  
• R-17: 36 lots (mix of single-family & multi-family) 

o 10.065-acre school site 
 

Affordable Housing:  
A minimum of 26 affordable/workforce housing units (approximately 5% of total 
units), distributed across phased additions as follows: 

• Addition: 5 units (5.75%) 
• 1st Addition: 4 units (5.08%) 
• 2nd Addition: 4 units (5.80%) 
• 3rd Addition: 2 units (5.12%) 
• 6th Addition: 11 units (5.16%) 

 
Design Deviations:  
None requested. 
 
Grand Total:  

• 320 lots with up to 506 residential units (plus public park, school site, and 
non-buildable tracts) 
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HISTORY: 
The Coeur Terre property has been the subject of comprehensive planning initiated in 
2012, when the applicant first approached the former property owner to develop a 
master plan for the landholding. Between 2013 and 2017, the applicant engaged SWA 
Group, a landscape architecture and planning firm, to develop a conceptual master plan. 
In 2018–2019, the property was sold, and the applicant commissioned John Burns Real 
Estate Consulting for regional housing analysis and engaged BSB Design to update the 
master plan. 
 
From 2019 through 2021, the applicant conducted extensive agency coordination with 
Kootenai Metropolitan Planning Organization (KMPO), Ross Point Water District, School 
Districts #271 and #273, and the Cities of Post Falls and Coeur d'Alene. The applicant 
developed a memorandum of understanding with the Coeur d'Alene School District 
regarding two future school sites (for elementary and middle schools), commissioned a 
sewer master plan study from JUB Engineers and a transportation master plan study 
from CivTech, and conducted public outreach through the Langdon Group. 
 
On October 11, 2022, the application for annexation and zoning was heard before the 
Planning and Zoning Commission. The Commission voted 6–0 to recommend approval of 
the annexation, zoning, and development agreement as presented at the public hearing. 
 
On March 21, 2023, the City Council approved the annexation, zoning, and the Coeur 
Terre Annexation and Development Agreement (the "Development Agreement"). The 
agreement established zoning districts, maximum ERU unit counts (2,800 units across 
the Master Plan area), and infrastructure and public improvement commitments for the 
Coeur Terre Master Planned Community. 
 
The proposed Coeur Terre 2 subdivision represents the next major phase of 
development within the approved Master Plan framework. A pre-application meeting 
was held with City staff to review the preliminary plat concept. 
 
 
BACKGROUND & PRIOR APPROVALS: 
The Coeur Terre project, a master-planned mixed-use development spanning 
approximately 438 acres on the western edge of Coeur d’Alene, was annexed from 
Kootenai County into the city limits on March 21, 2023. 
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The annexation rezoned land previously zoned agriculture-suburban to a combination 
of residential districts (R-3, R-8, R-17) and commercial zones (C-17 and C-17L). 
Concurrently, the Coeur Terre Annexation and Development Agreement was recorded, 
allowing up to 2,800 ERUs, commercial spaces, parks, transversing trails, and sites for 
two public schools over a 20- to 30-year buildout period. Note: Public Hearings for land 
use considerations such as subdivision approvals cannot alter the Agreement for zoning, 
density, access or other defined requirements, limitations, or allowances found within. 
 
Following annexation, Kootenai County Land Company, LLC, applied for a four-lot short 
plat “Full Circle Tracts,” located at the north end of the project. This short plat created 
four parcels: one for the City’s water tower, another for a future school site, a 
commercially zoned parcel (10.91-acres) that has since been sold to the Church of Jesus 
Christ of Latter-day Saints, and a remainder parcel. Full Circle Tracts was recorded on 
December 6, 2023. 
 
Amendment No. 1 to the Annexation and Development Agreement, partially approved 
by City Council on April 15, 2025, adjusted the wastewater utility timeline and 
relocated/rezoned a well site from C-17L to R-3. The Council denied the applicant’s 
request to allow underlying zoning to govern all land use types and rejected a zone 
change from R-17 to C-17 for 14.095 acres in the northwestern corner. 
 
Amendment No. 2 to the Annexation and Development Agreement, approved by City 
Council on October 21, 2025, modified Exhibit “E” to change the “cluster triplex” land 
use designation to a combination of “active adult senior living” and “multifamily” for the 
Coeur Terre 1 PUD. 
 
Amendment No. 3 to the Annexation and Development Agreement, approved by City 
Council on December 2, 2025, modified Exhibit “E” to change the 10.91-acre C-17 zoned 
church property (Full Circle Tracts, Lot 2 Block 1) from “urban townhomes” to “religious 
assembly,” following the LDS Church’s renewed request. 
 
On December 9, 2025, the Planning and Zoning Commission reviewed and unanimously 
approved PUD-1-25 (Coeur Terre 1 Planned Unit Development), S-2-25 (preliminary 
plat), and LS-1-25 (landscaping plan) for the northern portion of the project. This 
approval included 595 units consisting of 170 age-restricted senior living units (Affinity 
at Coeur Terre), 288 multifamily apartment units (The Goat Apartments), and 137 
single-family detached units. 
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Property Location Map:  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Bird’s Eye View: Entirety Of Coeur Terre Looking North (white outline) 
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Location And Existing Uses on Adjacent Properties: 
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GENERALIZED LAND USE MAP: 

 
 

EXISTING CITY ZONING: 
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AREA PHOTOS: 
Intersection of W. Appaloosa Ave. and W. Woodside Ave. (future southern connection): 

 
 
Looking NW from the SE corner of the subject property showing the existing field: 
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Image showing grade change at the southern edge of subject property: 

 
 
Looking North from the SE corner of the subject property (Water tower marked): 
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Looking E from SW corner of property toward home accessed from Buckskin Rd.: 

 
 
Looking west along the southern boundary of Coeur Terre toward N. Huetter Rd.: 
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Looking north along Huetter Rd. from the SW corner of subject property: 

 
 
Looking east from N. Huetter Rd. along the southern boundary of Coeur Terre: 
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W. Nez Perce Rd. Looking east near terminus at Coeur Terre: 

 
 
W. Nez Perce Rd. Looking west into subject property: 
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S-2-26 SUBDIVISION: “Coeur Terre 2” 
 
SUBDIVISION SUMMARY OF FACTS:   
The following facts align with the facts listed in the draft Findings and Order worksheet 
for the Planning and Zoning Commission’s consideration. These facts can be modified 
and added to as part of the motion associated with the Findings and Order. 
 
A1.  Public Hearing: The Planning and Zoning Commission held a public hearing on this 
matter on July 14, 2026, and considered testimony and evidence presented on the 
record and at the hearing. 
 
A2.  Public Hearing Notice - Publication: Notice of the public hearing must be published 
in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho 
Code § 67-6509(a). The Notice was published on June 27, 2026, seventeen days prior to 
the hearing.  
 
A3.  Public Hearing Notice - Posting: Notice of the public hearing must be posted on the 
premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). 
Four notices were posted on the property on July 7, 2026, seven days prior to the 
hearing. 
 
A4.  Public Hearing Notice - Mailing: Notice of the public hearing must be provided by 
mail to property owners or purchasers of record within the land being considered, and 
within three hundred (300) feet of the external boundaries of the land being considered. 
Idaho Code § 67-6511(2)(b). One hundred and fifty-one (151) notices were mailed to all 
property owners of record within three hundred feet (300') of the subject property on 
June 24, 2026.  
 
A5.  Public Hearing Notice — Political Subdivisions & Pipeline Companies: Notice of the 
public hearing must be sent to all political subdivisions providing services within the 
planning jurisdiction, including school districts and the manager or person in charge of 
the local public airport, at least fifteen (15) days prior to the public hearing. Idaho Code 
§ 67-6509(a). The Notice was sent to all political subdivisions providing services within 
the planning jurisdiction, including school districts on June 24, 2026. Notice of the public 
hearing must be given to a pipeline company operating any existing interstate natural 
gas transmission pipeline or interstate petroleum products pipeline, as recognized by 
the pipeline and hazardous materials safety administration, with a center point within 
one thousand (1,000) feet of the external boundaries of the land being considered, 
provided that the pipeline company is in compliance with section 62-1104, Idaho Code. 
Idaho Code § 67-6511(2)(b). The Notice was sent to pipeline companies providing 
services within 1,000 feet of the subject property on June 24, 2026. 
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A6.  Property Location and Size: The Coeur Terre 2 preliminary plat boundary 
encompasses approximately 202.01 gross acres (126.351 developable acres) in the 
southern portion of the Coeur Terre Master Planned Community, north of Interstate 90 
on the west side of Coeur d'Alene. 
 
A7.  Zoning: The subject property is zoned R-3 (20.185 acres), R-8 (74.844 acres 
including park lot), and R-17 (30.428 acres including the school lot). 
 
A8.  Proposed Density by Zoning District: R-3 at 2.4 du/acre (max 3 du/acre), R-8 at 3.2 
du/acre (max 8 du/acre), and R-17 at 7.3 du/acre (max 17 du/acre). All proposed 
densities are within the maximums permitted by the underlying zoning and the 
Development Agreement. 
 
A9.  Lot Size and Frontage: R-3 lots meet the minimum 11,500 sq. ft. lot size and 75-ft. 
frontage. R-8 lots meet the minimum 5,500 sq. ft. lot size and 50-ft. frontage. R-17 lot 
sizes and frontages vary, but all meet the minimum zoning performance standards of a 
minimum of 7,500 sq. ft and 50-ft. frontage. All lots front on public streets. 
 
A10.  No Design Deviations: The applicant is not requesting any deviations from City 
Subdivision Code standards. The Coeur Terre 2 Subdivision request is not associated 
with a Planned Unit Development and is therefore only subject to the Subdivision 
Findings. 
 
A11.  Subdivision Application Checklist: The applicant has submitted a completed 
Chapter 16.15 Subdivision Design Standards checklist indicating compliance with each 
applicable standard, including street and path conformance, continuity of the street 
network, local street design, pedestrian connectivity, and all other applicable design 
standards. 
 
A12.  Traffic Impact Analysis (TIA): A TIA prepared by CivTech (April 2026) evaluated 
2030 and 2035 horizon conditions. Project improvements (100% developer 
responsibility) include the Huetter Road/Access A roundabout and the Huetter/Mullan 
northbound left-turn lane addition, both of which are in Post Falls Highway District. 
These improvements are anticipated to be completed by 2030. The TIA also identifies 
additional proportionate-share system improvements, such as turn lane extensions to 
ease congestion, to be completed by the City. 
 
A13.  Internal Street Network: The proposed street system is designed to align with the 
Master Plan and Development Agreement. The internal street network avoids creating a 
direct route through the subdivision to discourage through-traffic. Stop-controlled 
intersections will be identified on the construction plans with school safety and traffic 
flow in mind. Collector streets include Coeur Terre Boulevard and Nez Perce Road. 
Street alignments, intersection geometry, grades, rights-of-way, and easements are 
designed to City standards. 



S-2-26 JULY 14, 2026 PAGE 16                                                                               

A14.  Pedestrian and Bicycle Facilities: Sidewalks are proposed throughout the 
development. Perimeter trail systems include a 12-foot asphalt multi-use path along the 
eastern boundary and a 10-foot asphalt path along the southern boundary. Mid-block 
walkway tracts are provided where block lengths exceed 600 feet. 
 
A15. Public Utilities: Water systems include distribution mains sized for fire flow and 
spacing standards. Sewer systems connect to the municipal system. Stormwater 
management is via on-site infiltration with water quality treatment. All utilities are 
designed to City standards. 
 
A16. Appaloosa Trunk Main: Shall be extended prior to the 454th equivalent residential 
unit (ERU) connection per Development Agreement Section 3.2.1.3, as amended. 
 
A17. Community Park: A 12.309-acre centrally located community park lot is proposed 
with baseline improvements. The park lot and improvements shall be dedicated to the 
City per Development Agreement Section 4.7.2. 
 
A18. Public School Site: A 10.065-acre lot is designated for an elementary school, to be 
donated to the Coeur d'Alene School District pursuant to a Memorandum of 
Understanding (Exhibit F of the Development Agreement). 
 
A19. Phasing: The Coeur Terre 2 subdivision is proposed in seven phases: Addition (87 
units), 1st Addition (90), 2nd Addition (47), 3rd Addition (69), 4th Addition (park lot), 5th 
Addition (school lot), and 6th Addition (27 lots / 213 units), with phasing flexibility 
allowed per the Development Agreement. 
 
A20. Affordable Housing: A minimum of 26 affordable/workforce housing units 
(approximately 5% of total units) are proposed. The Development Agreement commits 
the applicant to providing affordable housing as part of the Master Planned Community. 
 
A21. Concurrency Analysis: The applicant has submitted a Concurrency Analysis Matrix 
(Appendix A to the project narrative), evaluating the proposed preliminary plat against 
each applicable term of the Development Agreement (Sections 1.3, 1.4, 1.5, 1.6, 1.7, 2.3, 
and 17.7, as described in the matrix). The matrix confirms each term is satisfied for 
Coeur Terre 2, consistent with Development Agreement. 
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S-2-26: REQUIRED COEUR TERRE 2 SUBDIVISION FINDINGS 

 
 

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

 
Use the following information as well as testimony from the hearing to make this finding. 
This corresponds with Subdivision Statement of Facts A11, A12, and A21. 
 

• The preliminary plans submitted contain all of the general preliminary plat 
elements required by the Municipal Code. 

   -Submitted by Chris Bosley, City Engineer 
 

Preliminary Plat For “Coeur Terre 2”: 
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Proposed Phasing: 

 

Note: The applicant has requested flexible phasing, noting that all Development Agreement 
requirements and staff conditions will be met prior to consideration. 

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

 
 

Finding B2: That the provisions for sidewalks, streets, alleys, rights-of-way, 
easements, street lighting, fire protection, planting, drainage, 
pedestrian and bicycle facilities, and utilities (are) (are not) adequate. 

 
Use the following information as well as testimony from the hearing to make this finding. 
This corresponds with Subdivision Statement of Facts A13, A14, A15, and A16. 
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Sidewalks 
Sidewalks are proposed on both sides of all local streets throughout the development, 
supplemented by perimeter multi-use paths and mid-block walkways where block 
lengths exceed 600 feet. The sidewalk system provides continuous pedestrian 
connectivity within Coeur Terre 2 and connections to the master-planned trail network. 
 
Streets 
The internal street network is designed to City standards for alignment, grade, 
intersection geometry, and surfacing. Collector streets include Coeur Terre Boulevard 
and Nez Perce Road. No frontage improvements are required on Huetter Road per the 
Development Agreement. Off-site transportation improvements include a roundabout 
at Huetter Road/Access A and a northbound left-turn lane at Huetter/Mullan Road, 
consistent with the Traffic Impact Analysis. Stop-controlled intersections will be 
identified on construction plans. 
 
Alleys 
No alleys are proposed within the preliminary plat. The street network provides 
adequate access to all lots via public streets without the need for alleys. 
 
Rights-of-Way 
Street rights-of-way, easements, and intersection geometry are designed to City 
standards. The plat identifies all proposed rights-of-way consistent with the 
Development Agreement. 
 
Easements 
Minimum 20-foot easements centered over water mains and 30-foot combined 
sewer/water easements are required where applicable. All utility easements for public 
sewer shall be dedicated to the City prior to building permits. 
 
Street Lighting 
Street lighting shall be installed to City standards concurrent with each phase of 
development, consistent with Development Agreement Section 3.5 and City standards. 
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Fire Protection 
Water distribution mains are sized to meet fire flow and hydrant spacing standards. Fire 
department access roads meet minimum width requirements (20 feet for buildings up to 
30 feet in height, 26 feet for buildings over 30 feet). Hydrant placement and spacing will 
be reviewed prior to final plat recordation. A secondary means of egress shall be 
constructed prior to building permits for more than 30 single-family dwellings or more 
than 200 multi-family dwelling units per the International Fire Code. 
 
Planting 
Street trees and landscaping shall be installed to City standards concurrent with each 
phase at the time of permitting. Tree setbacks of 10 feet from water infrastructure are 
required. 
 
Drainage 
Stormwater management is handled by on-site infiltration. All storm drainage shall be 
retained on individual lots. A stormwater management plan shall be submitted and 
approved prior to any construction activity. 
 
Pedestrian and Bicycle Facilities 
Perimeter trail systems include a 12-foot asphalt multi-use path along the eastern 
boundary (connecting north-south) and a 10-foot path along the southern boundary 
(connecting east-west). Trail corridors will extend the full length of the development as 
development progresses by phase. The applicant has agreed to develop and dedicate 
two traversing north-south trails and two traversing east-west trails to City standards. 
 
Utilities 
Water systems include distribution mains sized for fire flow and demand, connecting to 
the municipal system. Sewer systems connect to the municipal system via the Appaloosa 
trunk main, which shall be extended prior to the 454th equivalent residential unit (ERU) 
per Development Agreement Section 3.2.1.3. All utilities are designed to City standards. 
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Street Layout and Utilities: Water & Sewer 
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Street Design: Typical Roadway Sections 
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Evaluation: The Planning and Zoning Commission must determine, based on the 
information before it, whether or not the provisions for sidewalks, streets, 
alleys, rights-of- way, easements, street lighting, fire protection, planting, 
drainage, pedestrian and bicycle facilities, and utilities are adequate for the 
request. Specific ways in which the request is or is not supported by the facts 
should be stated in the finding. 

 
 

Finding B3: That the proposed preliminary plat (does) (does not) comply with all of 
the subdivision design standards (contained in Municipal Code Chapter 
16.15) and all of the subdivision improvement standards (contained in 
Municipal Code Chapter 16.40). 

 
Use the following information as well as testimony from the hearing to make this finding. 
This corresponds with Subdivision Statement of Facts A10, A11, A13, A14, and A15. 
 
The applicant has submitted a subdivision application checklist with responses 
addressing each applicable provision of Chapter 16.15. The checklist indicates 
compliance with all applicable standards. No design deviations have been requested. 
The street network and pedestrian connectivity are designed to the applicable design 
standards. Utilities are designed to City standards. Compliance with Chapter 16.40 
improvement standards will be confirmed through engineering plan review and 
permitting for each phase. 
 
Engineering has vetted the plans for compliance, the preliminary plans meet both 
subdivision design standards (Chapter 16.15) and improvement standards (Chapter 
16.40).  

-Submitted by Chris Bosley, City Engineer 
 

Evaluation: The Planning and Zoning Commission must determine, based on the 
information before it, whether the proposed preliminary plat does or does not 
comply with all of the subdivision design standards (contained in chapter 
16.15) and all of the subdivision improvement standards (contained in 
chapter 16.40). Specific ways in which the request is or is not supported by 
the facts should be stated in the finding. 
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Finding B4: The lots proposed in the preliminary plat (do) (do not) meet the 
requirements of the applicable zoning district. 

 
Use the following information as well as testimony from the hearing to make this finding. 
This corresponds with Subdivision Statement of Facts A8 and A9. 
 
All lots are designed to meet the minimum lot size, frontage, and density requirements 
of their respective zoning districts. Proposed densities of 2.4 du/acre (R-3), 3.2 du/acre 
(R-8), and 7.3 du/acre (R-17) are within the permitted maximums for each district. The 
community park lot and public-school site lot are consistent with the zoning assigned at 
annexation and the Development Agreement. All R-3, R-8, and R-17 lots meet minimum 
frontage and lot size requirements. 
 
 

R-3 (Residential at 3 units/acre): Single-family homes 
17.05.010: GENERALLY: 
   A.   The R-3 District is intended as a residential area that permits single-family 

detached housing at a density of three (3) units per gross acre (i.e., the 
density for an acre of unsubdivided land, regardless of where streets, etc., 
may or may not be located, will be calculated at a minimum of 3 units). 

   B.   The gross acre calculation is intended to provide the subdivider flexibility, 
so when dedicating land for public use, the density may be made up 
elsewhere in the subdivision as long as the other site performance 
standards are met. 

   C.   This district is intended for those areas of the City that are developed at this 
density because of factors such as vehicular access, topography, flood 
hazard and landslide hazard. 

   D.   A maximum of two (2) dwelling units are allowed per lot provided the lot 
meets the minimum lot square footage for two (2) units and each dwelling 
unit meets the minimum yard (setback) requirements. 
      1.   For the purposes of this section, the term "two (2) dwelling units" 

shall mean two (2) single family dwelling units or one single family 
dwelling unit and one accessory dwelling unit. 

 
17.05.020: PERMITTED USES; PRINCIPAL: 
Principal permitted uses in an R-3 District shall be as follows: 

• Administrative. 
• Essential service 

(underground). 
• "Home occupation", as 

defined in this title. 

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

housing. 
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17.05.030: PERMITTED USES; ACCESSORY: 
Accessory permitted uses in an R-3 District shall be as follows: 

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

 
17.05.070: SITE PERFORMANCE STANDARDS; MINIMUM LOT: 
Minimum lot requirements in an R-3 District shall be eleven thousand five 
hundred (11,500) square feet. All buildable lots must have seventy-five feet (75') 
of frontage on a public street, unless an alternative is approved by the City 
through normal subdivision procedure (i.e., cul-de-sac and flag lots), or unless a 
lot is nonconforming (see section 17.06.980 of this title). 

 
 
R-8 (Residential at 8 units/acre): Single-family homes and public park 

17.05.090: GENERALLY: 
   A.   The R-8 District is intended as a residential area that permits a mix of 

housing types at a density not greater than eight (8) units per gross acre. 
   B.   In this district a special use permit, as prescribed in section 17.09.205 of 

this title may be requested by neighborhood sponsor to restrict 
development for a specific area to single-family detached housing only at 
eight (8) units per gross acre. To constitute neighborhood sponsor, at least 
sixty six percent (66%) of the people who own at least sixty six percent 
(66%) of the property involved must be party to the request. The area of 
the request must be at least one and one-half (11/2) acres bounded by 
streets, alleys, rear lot lines, or other recognized boundary. Side lot lines 
may be used for the boundary only if it is also the rear lot line of the 
adjacent property. 

   C.   Project review (see sections 17.07.305 through 17.07.330 of this title) is 
required for all subdivisions and for all residential, civic, commercial, 
service and industry uses, except residential uses for four (4) or fewer 
dwellings. 

   D.   A maximum of two (2) dwelling units are allowed per lot provided the lot 
meets the minimum lot square footage for two (2) units and each dwelling 
unit meets the minimum yard (setback) requirements. 

      1.   For the purposes of this section, the term "two (2) dwelling units" shall 
mean two (2) single family dwelling units, one single family dwelling 
unit and one accessory dwelling unit (ADU), or one duplex. (Ord. 3600, 
2018: Ord. 3560, 2017) 

https://codelibrary.amlegal.com/codes/coeurdaleneid/latest/coeurdalene_id/0-0-0-11465#JD_17.06.980
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17.05.100: PERMITTED USES; PRINCIPAL: 
Principal permitted uses in an R-8 District shall be as follows: 

• Administrative. 
• Duplex housing. 
• Essential service 

(underground). 
• "Home occupation", as 

defined in this title. 

• Neighborhood 
recreation. 

• Public recreation. 
• Single-family detached 

housing. 

 
17.05.110: PERMITTED USES; ACCESSORY: 
Accessory permitted uses in an R-8 District shall be as follows: 

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

 
 

17.05.150: SITE PERFORMANCE STANDARDS; MINIMUM LOT: 
The minimum lot requirements in an R-8 District shall be five thousand five 
hundred (5,500) square feet per unit per individual lot. All buildable lots must 
have fifty feet (50') of frontage on a public street, unless an alternative is 
approved by the City through normal subdivision procedure, or unless a lot is 
nonconforming (see section 17.06.980 of this title) 

R-17 (Residential at 17 units/acre): Multi-family and school site 
17.05.250: GENERALLY: 
   A.   The R-17 District is intended as a medium/high density residential district 

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

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

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

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

   E.   Project review (see 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. (Ord. 3560, 
2017) 

 

https://codelibrary.amlegal.com/codes/coeurdaleneid/latest/coeurdalene_id/0-0-0-11465#JD_17.06.980
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17.05.260: PERMITTED USES; PRINCIPAL: 
Principal permitted uses in an R-17 District shall be as follows: 

• Administrative. 
• Childcare facility. 
• Community education. 
• Duplex housing as 

specified by the R-12 
District. 

• Essential service. 

• "Home occupation", as 
defined in this title. 

• Multiple-family. 
• Neighborhood recreation. 
• Public recreation. 
• Single-family detached 

housing.  
 
17.05.270: PERMITTED USES; ACCESSORY: 
Accessory permitted uses in an R-17 District shall be as follows: 

• Accessory dwelling units. 
• Garage or carport 

(attached or detached). 
• Mailroom and/or common 

use room for multiple-
family developments. 

• Outside area or building 
for storage when 
incidental to the principal 
use. 

• Private recreation facility 
(enclosed or unenclosed)

17.05.310: SITE PERFORMANCE STANDARDS; MINIMUM LOT: 
A.   Minimum lot requirements in an R-17 District shall be as follows: 
      1.   Two thousand five hundred (2,500) square feet per unit except for 

single-family or duplex housing. 
      2.   Five thousand five hundred (5,500) square feet per single- family 

detached lot. 
      3.   Three thousand five hundred (3,500) square feet per unit for duplex 

housing lots. 
B.   All buildable lots must have fifty feet (50') of frontage on a public street 
unless an alternative is approved by the City through the normal subdivision 
procedure or unless a lot is nonconforming (see section 17.06.980 of this title).  

 
The R-17 zoning district allows single-family homes and a variety of housing types 
supporting multiple families, such as townhomes, row homes, twin homes, duplexes, and 
apartments. It also allows the school use. This subdivision includes R-17 lots that could 
support all the above. 
 
Evaluation: The Planning and Zoning Commission must determine, based on the 

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

 
 

 

https://codelibrary.amlegal.com/codes/coeurdaleneid/latest/coeurdalene_id/0-0-0-11465#JD_17.06.980
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ADDITIONAL DETAILS 
The following information is provided for the Planning and Zoning Commission's 
consideration. Specific comments below support the preceding findings by describing 
how each utility, facility, and Development Agreement triggering requirement would be 
implemented with this request. 
 
STREETS: 
The subject property is east of Huetter Road and provides two vehicular connections to 
Appaloosa Road and Nez Perce Roads as defined in the Annexation and Development 
Agreement. No frontage improvements are required on Huetter Road per the 
Development Agreement. All proposed interior streets meet the requirements of the 
Development Agreement and City Standards. All required street improvements were 
identified in the Traffic Impact Analysis and are discussed below under Traffic. All 
proposed roadway sections meet or exceed City design standards. 

-Submitted by Chris Bosley, City Engineer 
 
Section 4.3 of the Development Agreement acknowledges that there were seven dead-
end roadways at the eastern and southern property boundaries and that the Owners 
agree that only W. Nez Perce Road and W. Appaloosa Road shall be allowed to connect 
the property with the residential subdivisions to the east and south. These two 
connections are necessary for public safety reasons. The Owners, in consultation with 
the City, shall design and construct the connections with traffic calming features to 
discourage speeding and, to the greatest extent reasonably possible, through-traffic, to 
ensure designs that encourage traffic originating in Coeur Terre to exit onto W. Hanley 
Avenue and N. Huetter Road, instead of to the east. Bollards and lock gates will not be 
acceptable methods of discouraging through traffic. The remaining streets shall 
permanently terminate at the Property’s eastern and southern boundaries, but 
pedestrian and bicycle access shall be provided at the terminuses of these streets. City 
staff has reviewed the design of the street network and connections with Nez Perce 
Road and Appaloosa Road, and agree that the design satisfies the Development 
Agreement. Additionally, the road design would not directly connect to the future 
commercial area, which further limits through-traffic into the neighborhoods. 
 
The additional vehicular connection to and through the Industrial Park in Coeur Terre 1 
will not replace and does not allow for the removal of access for either Appaloosa or Nez 
Perce Roads. The signed Agreement specifically defines these as allowed, and they 
cannot be altered by this subdivision request. This additional connection was made by 
the Owner at their own volition and is in addition to the two approved access roads. 

-Submitted by Sean Holm, Senior Planner 
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TRAFFIC:  
A Traffic Impact Analysis (TIA) was completed by CivTech for this phase of the 
development, which identified future traffic volumes, anticipated traffic congestion 
issues, and potential mitigation measures to relieve congestion. This phase of the 
development is anticipated to generate 4,896 trips/day with 560 occurring during the 
AM Peak Hour and 445 occurring during the PM Peak Hour. As described in the TIA, the 
developer will be responsible for adding a left turn lane on Huetter Road at Mullan 
Avenue and installing a roundabout at Huetter Avenue and the proposed Halite Ave. The 
Streets and Engineering department agrees with the mitigation measures identified in 
the TIA. 

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

WATER: 
Water System Requirements & Coordination for Proposed Development 
1. Relocation of Existing 24" Transmission Main (Nez Perce): 

• The existing 24” transmission main currently located in Nez Perce will need 
to be relocated. The final alignment has not yet been determined and must 
be coordinated with the City and design engineers. 

2. Timeline for Relocation: 
• The relocation must be planned and completed prior to any construction 

activity. All work related to relocation must occur during the off-season (non-
peak demand period) to avoid service impacts. 

3. Design Requirement: 
• Detailed design work is required for the transmission main relocation. No 

construction may begin until the design is complete and approved. 
4. Hydraulic Study (JUB Engineering): 
 JUB must complete a hydraulic study to confirm: 

• The new line and proposed well are adequately sized 
• Supply is sufficient for projected demand 
• Whether an additional well or water tank is necessary as stated in the water 

dept comp plan. 
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5. Service Connections: 
• No individual services will be allowed on the transmission main. 

6. Timing of Main Activation: 
• The relocated transmission main must be activated only during the off-

season to minimize risk during high-demand periods. 
7. Coordination with School District: 

This is necessary to avoid future redesigns. 
 
Secondary Irrigation System Requirements: 
If a separate irrigation system is proposed: 
 A certified operator is required to manage it 
 The irrigation provider must be registered with 811 
 Separation of potable and non-potable lines must follow DEQ standards (minimum 

10-foot horizontal separation) and any lots that have access to auxiliary water will be 
required to have an approved RPBA installed on the supply line immediately 
downstream of the water meter. 

8. All irrigation valves must be clearly marked to identify the system. 
9. Tree Setbacks: 

• A 10-foot minimum separation is required between trees and all water 
infrastructure. 

10. Tie-In at W. Arrowhead Rd.: 
• A system tie-in is needed on W. Arrowhead Rd. To facilitate this, Lot 33 must 

be shifted north to create an open space between Lots 32 and 33. 
11. W. Woodside Ave. Transmission Main & PRV on N. Hutter Rd.: 

• The transmission main exiting W. Woodside must be relocated to 
accommodate the new layout. 

• The Pressure Reducing Valve (PRV) on N. Hutter Rd. must also be relocated to 
function correctly with the updated pressure zones and development layout. 

12. Abandonment of Unused Stubs: 
• Any unused water stubs out of W. Woodside Ave. must be abandoned at the 

main. 
13. Design Submittals for Hydraulic Review: 

All water system designs must be submitted to JUB for review to determine: 
• Adequate incoming water supply 
• The need for an additional well 
• The need for a storage tank 
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14. Easements 
• Provide a minimum 20-foot easement centered over the water main or 

minimum 30-foot easement over combined sewer and water facilities where 
applicable. 

15. Development Water Study Compliance 
• Contractor is required to complete all upgrades and requirements identified 

in the Lakeside Development Water Study. 
-Submitted by Glen Poelstra, Water Department Assistant Director 

WASTEWATER: 
Appaloosa Trunk Main (3.2.1.3) 
• Critical trigger – The Appaloosa Trunk Main must be upsized prior to 454th equivalent 

residential unit (ERU) or as required by the City Wastewater Department. Coeur Terre 
2’s 506 units exceed this; narrative and Appendix A confirm owner responsibility. ERU 
tracking and construction timing/phasing must be reported to the Wastewater utility.  

• The Trunk Main in Appaloosa Rd. between manhole MH FWN1-23HA and FWN1-23H 
may require upsizing (current main is 8 inches with change to 12 inches prior to 
manhole FMNH1-23H) 

• Fairway & Riverside Surcharge Fees: Surcharges assessed on individual building permits 
(proportionate share) at time of submittal.  

• Coeur Terre must meet all Wastewater standards and policies and adhere to the 
development agreement and all amendments as approved. 

-Submitted by Torri Green, Wastewater Utility 
 
POLICE: 
Coeur Terre 2 would generate an additional 1,130 +/- residents and, based on the 
staffing ratios that have proven successful for providing appropriate Police services to 
the City of Coeur d’Alene, the department would need to add 1.89 sworn positions to 
take on the extra call volume. 

-Submitted by David Hagar, Patrol Captain 
 
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 and can provide services to the subject property.  

 
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 
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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 existing Woodside Park subdivision to the south of Coeur Terre 2 is out of 
compliance with IFC access requirements. An emergency Fire Department access point 
is provided in the subdivision design and reflected in the conditions to remedy the 
deficiency. 

-Submitted by Craig Etherton, Fire Marshal 
 
PARKS:  
Community Park: The Owners have agreed to donate to the City, via Warranty Deed, 
approximately 12.3 acres of land in the Development to the City for a public community 
park. The Owners further agree to complete baseline improvements for the park, 
according to a design and layout approved by the City, including items such as parking 
lots, perimeter sidewalks (trails), rough grading, and installation of irrigation and utility 
stub-outs to the park, and to transfer the park to the City by the commencement of the 
development of the 199th gross acre of the Property (school sites and water assets 
excluded). This park shall be counted toward the required ten percent (10%) open space 
for any approved Planned Unit Development (PUD), but shall not serve to satisfy any 
deficiencies of open space which may exist in a PUD developed prior to the construction 
of the park.  

 
Parks Analysis 
The owners have agreed to donate 12.3 acres for a public community park in this phase. 
In the Development Agreement, we required a total of 17.7 acres of parkland to be 
allocated between the two proposed parks. The neighborhood park to the north has 
been approved at 5.4 acres, so the size of this park meets the department's needs. 
Regarding the baseline requirements, we met with the developer regarding the 
neighborhood park, and they agreed to substitute the sidewalk requirement around the 
park with 10-foot paved trails. We would like a similar arrangement with the community 
park. These trails will be configured to create a perimeter pathway around the park. The 
parking lot will be built to accommodate 50 stalls. Two of those will be handicapped 
stalls with a load/unload zone between them. Configuration to match the parking lot at 
Shadduck Park. 

 
Trails: 
Public Trail/Multiuse Path System (N-S): The Owners have agreed to develop and 
dedicate two (2) traversing north-south trails to City standards that connect out of the 
Development to facilities for public use, a minimum of twelve feet (12') wide and paved 
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to City standards. The north-south trails shall be developed and dedicated adjacent to 
each phase of development and shall eventually extend the entire length of the 
Development, to be constructed as development of each phase progresses, or once the 
water transmission main is relocated, whichever is sooner. 

 

Trails Analysis 
The plan shows a 12-foot-wide north/south trail on the east side of Coeur Terre 
Boulevard, starting from Hanley Road and terminating at the southern end of the future 
community park. This trail will need to continue to the southern end of the 
development. The future north/south trail on the east side of the development turns 
west at the southern end and continues west to end at Coeur Terre Boulevard. This trail 
should continue to Huetter. The Coeur Terre Boulevard needs to connect to this trail. 
This way, all trails connect to and through the development.  

 

Public Trail/Multiuse Path System (E-W): The Owners have agreed to develop and 
dedicate two (2) traversing east-west trails to City standards that connect out of the 
Development to facilities for public use, a minimum of ten feet (10') wide and paved to 
City standards. The east-west trails shall be developed and dedicated adjacent to each 
phase of development.  

 

Trails Analysis 
The plan shows a 10-foot-wide east/west trail, starting on the east side of the property, 
running along Nez Perce Road to Coeur Terre Boulevard, and ending at the future park. 
According to the Development Agreement, this trail will need to connect all the way 
through to Huetter on the west to create connectivity through the development.  

 

Pre-Construction Work: Prior to dedicating any park parcel, the Owners agree to 
maintain the site in a manner that facilitates future park development by avoiding 
contaminants, soil compaction, improper fill, and the like. The Owners will also remove 
any construction waste or debris and decompact the soil prior to dedication to the City. 
This property will be mass graded to match adjacent street grades, and to address 
infrastructure needs such as utility cover, and the like. 

 

Parks Analysis 
The developer will need to have the dedication of the park and the building of trails to 
coincide with the building of the development so that, as the development reaches 
those areas, the parks are dedicated and the trails are built. Having these completed 
and dedicated by the end of phase 4 aligns with the goals of the department. If these 
guidelines are met, this will satisfy the pre-construction work requirement.  

-Submitted by Monte McCully, Trails Coordinator 
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Development Agreement: ARTICLE VI. MISCELLANEOUS  
6.5 Affordability Covenants with Use, Refinance, and Resale Restrictions and Purchase 
Option: The Owners agree to reserve at least five percent (5%) of owned residential 
units and five percent (5%) of the rental residential units for affordable and professional 
workforce housing that meets 80-130% of Area Median Income (AMI) for the date on 
which it is sold or rented. All residential units shall be a variety of bedroom counts. The 
affordable and workforce housing requirement shall be protected by deed restriction or 
another equally effective method, and shall be reviewed in light of the addendum study 
to the Housing Availability and Affordability Study by PAHA, CDAEDC and U of I. Habitat 
for Humanity shall be given First Right of Refusal on a minimum one (1) multi-family 
parcel for its land trust inventory. The Owners shall be entitled to build thirty (30) 
market rate units before this requirement is triggered. Thereafter, the Owners agree 
that the five percent (5%) reserved-units requirement shall be met with each phase, 
provided that a subsequent phase may have less than five percent (5%) to the extent 
that previous phases exceeded five percent (5%). The reserved units shall be a mix of 
rental and owned, as well as a mix of housing types. The Owners agree to work with 
Panhandle Area Housing Alliance (PAHA), other housing agencies, and/or shall self-
administer the program. The Owners agree to provide an annual report to the City of 
how this requirement has been addressed in the preceding twelve-month period and 
will also conceptually outline plans for the next twelve-month period as to how this will 
be addressed. If the City determines that there are concerns with the reporting and/or 
satisfaction of this condition, the Owners agree to an independent third-party audit and 
compliance measures as agreed upon by the Parties to effectuate this condition. 
 
Affordability Analysis for Coeur Terre 2 
A minimum of 26 affordable/workforce housing units totaling approximately 5% of 
Coeur Terre units, distributed across phased additions as follows: 

• Addition: 5 units (5.75%) 
• 1st Addition: 4 units (5.08%) 
• 2nd Addition: 4 units (5.80%) 
• 3rd Addition: 2 units (5.12%) 
• 6th Addition: 11 units (5.16%) 

Overall, this yields 15 affordable owned units in the R-3 and R-8 zones and 11 affordable 
rental units in R-17 zone (6th Addition). The distribution achieves a mix of housing types: 
single-family owned across the first four additions and multi-family rental in the 6th 
Addition and allows for phase-to-phase balancing. The proposal aligns with the 
Development Agreement's intent to provide workforce housing options. Note that the 
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applicant may choose to distribute the affordable/workforce units across Coeur Terre as 
long as no less than 5% are realized in any given phase per the Development Agreement. 
 

Phasing Flexibility 
The phasing order shown on the preliminary plat is conceptual. The Development 
Agreement (Section 6.1) provides for phased development over a 20- to 30-year 
buildout period and contemplates that specific phasing order may be adjusted based on 
market conditions and infrastructure readiness. Any phasing adjustments remain 
subject to the development triggers established in the Development Agreement, 
including: the Appaloosa trunk main extension, the community park dedication, the 
school site dedication, the Nez Perce Road connection, and the affordable housing 
requirement. 
 
Concurrency 
The applicant has submitted a Concurrency Analysis Matrix “A” confirming that each 
phase satisfies the requirements of the Development Agreement, consistent with 
Development Agreement. The matrix demonstrates that infrastructure, facilities, and 
services will be adequate and available concurrent with each phase of development. 
 
 
ORDINANCES & STANDARDS USED FOR EVALUATION: 

• 2042 Comprehensive Plan 
• Transportation Plan 
• Municipal Code 
• Idaho Code 
• Wastewater Treatment Facility Plan 
• Water and Sewer Service Policies 
• Urban Forestry Standards 
• Transportation and Traffic Engineering Handbook, I.T.E. 
• Manual on Uniform Traffic Control Devices (MUTCD) 
• 2017 Coeur d'Alene Trails Master Plan 
• 2021 Parks Master Plan 

 
  
PROPOSED SUBDIVISION CONDITIONS OF APPROVAL: 
Fire:  

1. Landscaping must not cover or hide fire protection systems such as fire hydrants, 
FDC’s or PIV’s. 

2. Secondary means of egress shall be constructed and accepted by the City prior to 
the issuance of building permits for more than 30 single-family dwellings or more 
than 200 multi-family dwelling units as required by the International Fire Code 
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(IFC). This includes emergency access to Woodside Park which is currently out of 
compliance with IFC. 

3. Minimum fire department access road width is 20’ for buildings up to 30’ in 
height and 26’ in buildings over 30’ in height. 

4. No parking on roadways less than 26’ in width. 
Planning: 

5. The 12-acre park site shall be designated as a tract when the final plat is 
recorded in anticipation of a future City asset. 

6.  A homeowner’s association (HOA) will be required to ensure the perpetual 
maintenance of private open space/connectivity tracts, stormwater assets, and 
all other private common areas. 

7. Open space/stormwater tracts associated with the phasing must be completed 
or bonded for (at 150%) as specified by the Development Agreement, or at the 
time of plat recordation, whichever comes first. 

8. The applicant must provide current counts for all homes and rental units in 
Coeur Terre to ensure the 5% affordable/workforce housing requirement is met. 

Wastewater: 
9. An unobstructed City approved “all-weather” access shall be required over all 

public sewers. 
10. All public sewer plans require IDEQ or QLPE Approval prior to construction.  
11. Sewer Policy #716 requires all legally recognized parcels within the City to 

individually connect and discharge into (1) public sewer connection. 
12. Any utility easement for the public sewer shall be dedicated to the City prior to 

building permits. 
13. Coeur Terre Surcharge Fees will be applied as well as all applicable Sewer Cap 

Fees at time of building permit. 
14. The Appaloosa Trunk Main must be upsized prior to 454th ERU or as required by 

the City Wastewater Department. 
15. ERU tracking and construction timing/phasing must be reported to the Wastewater 

utility.  
Water: 

16. Relocation of Existing 24" Transmission Main (Nez Perce): The existing 24” 
transmission main currently located in Nez Perce will need to be relocated. The 
final alignment has not yet been determined and must be coordinated with the 
city and design engineers. 

17. Timeline for Relocation: The relocation must be planned and completed prior to 
any construction activity. All work related to relocation must occur during the 
off-season (non-peak demand period) to avoid service impacts. 
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18. Design Requirement: Detailed design work is required for the transmission main 
relocation. No construction may begin until the design is complete and 
approved. 

19. Hydraulic Study (JUB Engineering): JUB must complete a hydraulic study to 
confirm: 

a. The new line and proposed well are adequately sized 
b. Supply is sufficient for projected demand 
c. Whether an additional well or water tank is necessary as stated in the 
water dep comp plan. 

20. Service Connections: No individual services will be allowed on the transmission 
main. 

21. Timing of Main Activation: The relocated transmission main must be activated 
only during the off-season to minimize risk during high-demand periods. 

22. Secondary Irrigation System Requirements: 
If a separate irrigation system is proposed: 

• A certified operator is required to manage it 
• The irrigation provider must be registered with 811 
• Separation of potable and non-potable lines must follow DEQ 

standards (minimum 10-foot horizontal separation) and any lots that 
have access to auxiliary water will be required to have an approved 
RPBA installed on the supply line immediately downstream of the 
water meter. 

• All irrigation valves must be clearly marked to identify the system. 
23. Tree Setbacks: A 10-foot minimum separation is required between trees and all 

water infrastructure. 
24. Tie-In at W. Arrowhead Rd.: A system tie-in is needed on W. Arrowhead Rd. To 

facilitate this, Lot 33 must be shifted north to create an open space between Lots 
32 and 33. 

25. W. Woodside Ave. Transmission Main & PRV on N. Hutter Rd.: 
• The transmission main exiting W. Woodside must be relocated to 

accommodate the new layout. 
• The Pressure Reducing Valve (PRV) on N. Hutter Rd. must also be 

relocated to function correctly with the updated pressure zones and 
development layout. 

26. Abandonment of Unused Stubs: Any unused water stubs out of W. Woodside 
Ave. must be abandoned at the main. 

27. Design Submittals for Hydraulic Review: All water system designs must be 
submitted to JUB for review to determine: 
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• Adequate incoming water supply 
• The need for an additional well 
• The need for a storage tank  

27. Easements 
• Provide a minimum 20-foot easement centered over the water main or 

30-foot combined sewer and water easement where applicable. 
28. Development Water Study Compliance 

• Contractor is required to complete all upgrades and requirements 
identified in the Lakeside Development Water Study. 

Parks:  
29. The 12.3-acre public park and the supporting parking lot shall be designed in a 

joint effort between the developer and the Parks Department at the time of 
development per the Development Agreement (199th acre) or by phasing, 
whichever comes first.  

Engineering: 
30. As described in the Traffic Impact Assessment (TIA), the developer will be 

responsible for adding a left turn lane on Huetter Road at Mullan Road and a 
roundabout at Access A (Halide Ave). 

 
ACTION ALTERNATIVES: 
Planning and Zoning Commission will need to consider this Subdivision request and 
make separate findings to approve with conditions, approve without conditions, deny, 
or deny without prejudice. The findings worksheets are attached.  
 
 
 
 
Attachment(s):  
Applicant’s Application, Narrative, & Supporting Documentation 
MOU Between Owner and SD #271 
Development Agreement 
 





 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  



SUBDIVISION APPLICATION
Coeu r d'Alene

DA.1O

STAFF USE ONLY
Received by:-ll- Fee gaid 31. 

qSD Pqed#S:Z:L.QDate Submitted

REQUIRED SUBMITTALS Application Fee: g 2,ooo.oo (up to 5 lots)
'Public heaing required with the Planning Commission + S 100.00 (per lot above 5)

Publication Fee: $ 300.00
Mailing Fee (x1): $ 1.00 per address + $ 28.00

lfhe Ctty s slandad nathng ,sl has 28 addlesses pet publc heanng)

A COMPLETE APPLICATION is requared at time of applicatron submittal. as determined and accepted by the
Plannrng Department located at

m Complete Pre-Application Meeting Date ol Meetrng

K Completed application form

E Application, Publication, and Mailing Fees

m Tide Report(s) by an ldaho licensed Tide Company: Trtle report(s) with co.rect ownership
easements, and encumbrances prepared by a title rnsurance company The report(s) shall be a full Title
Repo.t and include the Listing Packet.

m Mailing labels provided by an ldaho licensed Title Company: owner's ljst and three (3) sets of
mailing labels with the owner's addresses prepared by a title company, using the last known name/address
from the latest tax roll of the County records This shall include the following:

1 All prcpeiy owners within 300ft of the external boundaries ' iron"owreE ,ist .to longer required'

2 All Nopefty ownerc within the subject properly boundaries (lncluding the applicant's propedy)

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

E A written narrative: describing the proposal.

m A legal description: map stamped by a licensed Surveyo.

E A vicinity map: see City of Coeur d Alene subdvision ordinance for specfic informatton required.

ffi A map: One (1) tentative platting map (see attached checklist for specific information required): and
an electronic map that can be scaled to an 8 y,X 11" forma|

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

x] Complete forms for Chapter 16.15 Subdvision Oesign Standards and Chapter 16./tO

Subdivision lmprovement Standards: Answer all questions with detail on how it does or does not meet
the standards including any deviations requested through an associated Planned Unit Development (if
applicable).

K] Submittal documents: Applications will not be accepted unless all application items on the form are
submitted both with original documents and an electronic copy.

5-20-2025

Preparation of certain documenls necessary to obiain Final Plat approval, if prepared by the City Legal Depa(ment. will be
billed to lhe Applicanl al a rate of S150.00 per hour

05-2024 Page 1 of 17



SUBDIVISION APPLICATION

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

APPLICATION INFORMATION

FILING CAPACITY

E Recorded property owner as to of

E Purchasing (under contract) as of

E The Lessee/Renter as of

Xl Authorized agent of any of the foregoing, duly authorized in wtiling. (Written authorization must be atlached)

SITE INFORMATION:

PRopERry LocaroN oRAooREssoF PRoPERW:

East of Huetter Rd, south of Hanley Avenue

ExrsrNG ClIy ZoNtNG (CHEcx A!L THAT appLy):

R-r E R-3 m R-5 E R s mR-r2 E R-17N MH-saNcac-17lXc-17La)ccE Dc E LMfl Mnlvlv[]
TAx PaRcEL #:

Varied, see narrative
ExrsrNG 2oNrNG

See above

CURRENI LAND UsE:

Undeveloped

PRoposEo REsroENraL oENsrty/pER
OWEILING UNII:
\/aria.l <ac n2rr2tivp

DEscRtprlon oa PRoJEcr/REAsoN FoR REouEsr:
Major subdivision based on Coeur Terre Master Plan

GRoss AREA/AcREs

I 26.3551

pRopERry owNER: LREV 33-39

MATuNG AooREss: '1221 W Emma Suite 300

cny: Coeur d'Alene snre' lD 2P.83814

PHONE: EMA L

ApplrcaNr OR CoNsuLraNr. COnnae KfUeger, AICP srArus Planner

MATLTNG AooREss: 
'! 859 N Lakewood Dr Suite 102

crrv: Coeur d'Alene Srora, lD z/P.83814

Pxone: 208-500-9268 EMATL. ckrueger@stonehenge-us.com

Page 2 of 17
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Tora! NUMaER oF Lors:

323



in this application.

lnterest Holder #1

Namel

Company

Add ress:

LREV 33.39, LLCS

1221 W Emma Suite 300

Coeur d'Alene, lD 83814

STATE OF IDAHO
)ss

County of KOOTFNAI

On this

known to me to be the person whose name is subscrabed herein, and
who executed the foregoing instrument on behalf of said corporataon and acknowledged to me that said
corporation executed the same

lN WTNESS WHEREOF, I have hereunto set my hand and affixed my Notarial Seal e day dyear in this
certificate first above written

JJ
Notary Public for: o

]A d^y "t hf A lkl, zoZlr uetore me, a Notary Pubric, personally appeared

\\OTAf,7,
a

t
Residing at 19rq rJ, tla€t@ eA
My Commission Exptes. bb -14.7e8,a1
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CERTIFICATION OF INTEREST HOLDER: Mortgagee and all other persons having an anterest in the land under
consideration for platting must consent to the filing of this application.

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

Melissa Wells

)

)
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CHAPTER 16.15 
SUBDIVISION DESIGN STANDARDS 

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

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 

 

 

 

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

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 

 

 

 

 
16.15.040: STREET ACCESS TO BODIES OF WATER: 
Unless topography or conditions prevent, subdivisions bordering on a navigable lake or river must be provided 
with at least one right of way not less than sixty feet (60') wide to the low water mark of the water body at one-
eighth (1/8) mile intervals as measured along such body of water. (Ord. 3485, 2014) 

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 

 

 

 

 
16.15.050: LOCAL STREET DESIGN: 
Local streets which serve primarily to provide access to abutting property only must be designed to discourage 
through traffic. (Ord. 3485, 2014) 

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 

 

mleaming
Oval

mleaming
Typewritten Text
The alignments of arterials, collector streets and multiuse paths shown on this
preliminary subdivision generally conform with the executed Development Agreement 
associated with this project.

mleaming
Oval

mleaming
Oval

mleaming
Typewritten Text
The street and path layouts shown on this preliminary subdivision conform with 
the development agreement for this project. Where the development agreement 
does not apply, all other areas are shown to conform with Section 16.15.20 of 
the City of Coeur d' Alene Municipal Code.

mleaming
Typewritten Text
This project is not adjacent to a navigable water body and therefore this section
of the City Municipal Code does not apply to this project.

mleaming
Oval



 
 
 

SUBDIVISION APPLICATION 

Page 6 of 17 

 

 

 

 
16.15.060: DEAD END STREET AND CUL-DE-SAC DESIGN: 
Streets designed to have one end permanently closed or in the form of a cul-de-sac can be no longer than four 
hundred feet (400') and must be provided at the closed end with a turnaround having a minimum right of way 
radius of not less than fifty feet (50') or with "Y" or "T" permitting comparable ease of turning. Pedestrian walks as 
specified in section 16.15.150 of this chapter must also be installed at the end of cul-de-sacs with reverse 
frontage lots. (Ord. 3485, 2014) 

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 

 

 

 

 
16.15.070: ACCESS RIGHTS ON LIMITED ACCESS STREETS: 
Streets designated in the transportation plan as "limited access" must have abutter's rights of access waived on 
the final plat. (Ord. 3485, 2014) 

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 

 

 

 

 
16.15.080: STREET ALIGNMENT: 
Connecting street centerlines, deflecting from each other at any one point more than ten degrees (10°), must be 
connected by a curve of at least one hundred foot (100') radius for local streets and at least three hundred foot 
(300') radius for collector and arterial streets. A tangent at least one hundred feet (100') long shall be introduced 
between curves on arterial streets. (Ord. 3485, 2014) 

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 

 

 

 

 
16.15.090: INTERSECTION DESIGN: 
Street intersections must be as nearly at right angles as is practicable. Approach angles must not be more than 
fifteen degrees (15°) from a right angle. Street intersection centerline offsets will not be allowed. Where centerline 
offsets are unavoidable they must be offset by a minimum of one hundred twenty five feet (125'). (Ord. 3485, 
2014) 

https://codelibrary.amlegal.com/codes/coeurdaleneid/latest/coeurdalene_id/0-0-0-8763#JD_16.15.150
mleaming
Oval

mleaming
Oval

mleaming
Oval

mleaming
Typewritten Text
No dead end streets are shown on this preliminary subdivision and therefore
Section 16.15.060 of the City of Coeur d' Alene Municipal Code will not apply
to this project.

mleaming
Typewritten Text
The language on the final plats for this project will conform with Section 16.15.070 of the 
City of Coeur d' Alene Municipal Code for all roads designated as "limited access" in 
the transportation plan.

mleaming
Typewritten Text
The street alignments shown on this preliminary subdivision conform with 
Section 16.15.080 of the City of Coeur d' Alene Municipal Code

mleaming
Typewritten Text
Local streets that are shown on the preliminary plat to provide access to abutting property 
will be designed to discourage through traffic in conformance with Section 16.15.050 of the 
City of Coeur d' Alene Municipal Code
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Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 

 

 

 

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

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 

 

 

 

 
16.15.110: RIGHT OF WAY WIDTHS: 
   A.   Street right of way widths must comply with the transportation element of the city's adopted comprehensive 
plan, but will not be less than: 

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

      2.   Collectors: Seventy feet (70'). 

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

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

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 

 

 

 

 
 B.   A street right of way lying along the boundary of a subdivision may be dedicated one-half (1/2) the required 
width where there exists a dedicated half street right of way on the adjoining plat. The city may require the other 
half be dedicated on the proposed plat to make the street right of way complete. When construction of an 
adjoining street is required as a condition of plat approval, the developer will be required to obtain the necessary 
right of way from the adjoining properties, at the developer's cost. (Ord. 3485, 2014) 

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 
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The final designs for this project will conform with Section 16.15.090 of the 
City of Coeur d' Alene Municipal Code
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The street grades depicted on the Concept Grading Plan included with this preliminary
subdivision submittal conform with Section 16.15.100 of the City of Coeur d' Alene 
Municipal Code
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with Section 16.15.110 of the City of Coeur d' Alene Municipal Code
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16.15.120: PRIVATE INFRASTRUCTURE EASEMENTS: 
Easements for private infrastructure such as electricity, gas, communication, and fiber must be provided adjacent 
to the right of way and must be of sufficient width to accommodate the intended use. (Ord. 3485, 2014) 

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 
 

 

 

 

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

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 
 

 

 

 

 
16.15.140: BLOCK LENGTH: 
   A.   In general, blocks shall be as short as is reasonably possible, consistent with the topography and the need 
for convenient access, circulation, control and safety of street traffic, and type of land use proposed, but, 
ordinarily, block lengths shall not exceed the following standards as measured from centerline to centerline of 
through intersecting streets: 

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

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

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 
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The easement requirements defined in Section 16.15.120 of the City of Coeur d' Alene 
Municipal Code are understood and all required easements for private infrastructure 
will be shown on the Final Plats for this project. 
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This project is not traversed by a watercourse, drainageway, channel or stream and 
therefore Section 16.15.130 of the City of Coeur d' Alene Municipal Code will not 
apply to this project
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The block lengths shown on this preliminary subdivision are in general conformance with
Section 16.15.140 of the City of Coeur d' Alene Municipal Code, where block lengths exceed
600', mid-block pedestrian access routes, in conformance with this section of code, have
been provided.
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The requirements of Section 16.15.110 of the City of Coeur d' Alene Municipal Code
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16.15.150: MIDBLOCK WALKWAYS: 
A pedestrian access easement or tract must be provided at the end of cul-de-sacs or closed end streets and at 
the approximate midpoint of any block exceeding six hundred feet (600') in length, or in any block of lesser length 
where such a crosswalk is deemed essential by the city engineer to provide circulation or access to surrounding 
neighborhoods, schools, playgrounds, shopping centers, transportation lines and other community facilities. The 
required access easements or tracts must be a minimum of fifteen feet (15') wide and contain a paved path at 
least eight feet (8') wide. (Ord. 3485, 2014) 

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 

 

 

 

 
16.15.160: LOT FRONTAGE AND ACCESS: 
   A.   Each lot must have frontage on a public street sufficient to provide legal access or as prescribed in the 
zoning ordinance, whichever is greater. 

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

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

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

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

   D.   Prior to the issuance of building permits a maintenance agreement must be recorded on each affected lot 
detailing the expected life cycle and maintenance costs for the driveway and defining the pro rata share for each 
lot. (Ord. 3560, 2017: Ord. 3485, 2014) 

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 

 

 

 

 
16.15.170: LOT SIZE: 
Lot widths and areas must conform with the requirements of the zoning district and any zoning overlay district in 
which the lot is located, except that corner lots for which side yards are required shall have extra width to permit 
appropriate setbacks from and orientation to both streets. Lot depths must be suitable for the land use proposed. 
(Ord. 3485, 2014) 

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 

 

https://codelibrary.amlegal.com/codes/coeurdaleneid/latest/coeurdalene_id/0-0-0-13501#JD_17.44.280
mleaming
Oval

mleaming
Oval

mleaming
Oval

mleaming
Typewritten Text
Where block lengths exeed 600', midblock pedestrian walkways are shown on this preliminary subdivision in conformance with Section 16.15.150 of the City of Coeur d' Alene Municipal Code
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with Section 16.15.160 of the City of Coeur d' Alene Municipal Code
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16.15.180: DOUBLE FRONTAGE LOTS: 
   A.   Residential lots that have street frontage along two (2) opposite boundaries are not allowed except for 
reverse frontage lots which are essential to provide separation of residential development from traffic arteries, or 
to overcome specific disadvantages of topography and orientation. 

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

      1.   Perimeter Landscape Buffer: 

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

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

         c.   Buffer zones must be dedicated on the final plat as tracts. 

      2.   Buffer Design Standards: The design of the buffer must comply with the following standards: 

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

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

         c.   A permanent irrigation system must be provided for all landscaped areas. The use of hose bibs on the 
exterior of existing or proposed structures is not an acceptable method of landscape irrigation, unless the 
landscaped area is adjacent to the existing or proposed structure. All irrigation systems and landscaped areas 
must be designed, constructed, operated, and maintained so as to promote water conservation and prevent 
overflow or seepage into adjacent streets or sidewalks/trails. 

      3.   Maintenance: The developer is required to form a property owners' association prior to final plat, with said 
buffers to be owned and maintained by a perpetual property owners' association. Alternatively, if the subdivision 
has only one lot fronting on a collector or minor arterial, a homeowners' association will not be required for the 
maintenance of the greenbelt if a nonrevocable covenant, approved by the city, is recorded against the property 
fronting the greenbelt memorializing the obligation. 

      4.   Completion Time: 

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

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

mleaming
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The lot sizes shown on this preliminary subdivision conform with the requirements outlined
in Section 16.15.170 of the City of Coeur d' Alene Municipal Code
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Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 

 

 

 

 
CHAPTER 16.40 

SUBDIVISION IMPROVEMENT STANDARDS 
16.40.010: GENERALLY: 
Developers seeking final plat approval must first design and install the subdivision improvements required by this 
chapter and titles 15 and 17 of this code or secure the completion of the required improvements as allowed 
by chapter 16.45 of this title. Improvement design must be completed by an engineer licensed by the state of 
Idaho and submitted to the city engineer for approval prior to construction and final plat approval. All 
improvements must be constructed under the supervision of the design engineer in a manner that complies with 
the city's construction standards. (Ord. 3485, 2014) 

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 

 

 

 

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

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 

 

 

 

 
16.40.030: STREET WIDTHS: 
  
  A.   All streets must be improved in accordance with the following schedules of widths, measured from the inside 
edge of opposite curbs. Street widths must also conform to the requirements of the currently adopted fire code. 

Class Of Street Width Of Street 

https://codelibrary.amlegal.com/codes/coeurdaleneid/latest/coeurdalene_id/0-0-0-8965#JD_Chapter16.45
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In conformance with Section 16.15.180 of the City of Coeur d' Alene Municipal Code, 
a 20' wide tract has been shown along Nez Perce Rd on this preliminary subdivision where 
double frontage lots are shown on the south side of Nez Perce Rd 
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The requirements of Section 16.40.010 of the City of Coeur d' Alene Municipal Code are
understood and the preparation of final designs and supervision of construction improvements
will be completed in conformance with these requirements.
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Class Of Street Width Of Street 

Arterial 64 feet minimum 
Collector 40 feet minimum 
Local streets:   
  Primary frontage 32 feet minimum 
  Secondary frontage, parking 1 side 28 feet minimum 
  Secondary frontage, no parking 24 feet minimum 
Cul-de-sac 50 foot radius 
Rural minor access 24 feet minimum    

  

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

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

 

 

 

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

   C.   As an alternative to installing improvements on existing streets the developer may/shall pay to the city, in 
lieu of said improvements, money in an amount equal to one hundred ten percent (110%) of the estimated 
present cost of such improvements. The estimate must be approved by the city engineer. This alternative may be 
utilized if in the opinion of the city engineer the following conditions are met: 

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

      2.   The improvement of the street only would create a significant traffic hazard; or 

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

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 

 

 

 

 
16.40.040: CURBS: 
All streets must be improved at each edge of the roadway with portland cement concrete curbs constructed to city 
standards. (Ord. 3485, 2014) 
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The requirements of Section 16.40.030 of the City of Coeur d' Alene Municipal Code are
understood. The street widths shown in the typical sections provided as a part of this 
preliminary subdivision submittal meet these requirements. Final designs will also meet
these requirements.
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The requirements of Section 16.40.030 of the City of Coeur d' Alene Municipal Code are
understood and the final street designs for this project will conform with these requirements
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Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 
 

 

 

 

 
16.40.050: SIDEWALKS: 
Except for hillside subdivisions, all streets must be improved with sidewalks constructed to city standards. 
Installation must be completed prior to the issuance of any building permits or final subdivision plat approval 
except as may be allowed by chapter 16.45 of this title. (Ord. 3485, 2014) 

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 

 

 

 

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

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 

 

 

 

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

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 
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The requirements of Section 16.40.040 of the City of Coeur d' Alene Municipal Code are
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16.40.080: WATER MAINS AND FIRE HYDRANTS: 
All subdivision lots must be provided with a potable water distribution system. The water distribution system must 
be designed and constructed in accordance with the requirements of the Idaho department of environmental 
quality and must also conform to the following: 

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

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 

 

 

 

 
B. Water mains and hydrant laterals shall be of sufficient size and design to provide the minimum required fire 

flows specified in the currently adopted fire code. In no case will any water main or lateral supplying a fire 
hydrant be of less than six inch (6") inside diameter when part of a looped system and not less than an eight 
inch (8") diameter main if the system is not looped or the fire hydrant is installed on a dead end main 
exceeding three hundred feet (300') in length. Dead end mains shall not exceed six hundred feet (600') in 
length for main sizes eight inches (8") in diameter or less. (Ord. 3485, 2014) 

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 

 

 

 

 
16.40.090: STREET NAME SIGNS: 
Street signs designed to meet city standards must be installed at each intersection for convenient identification of 
streets. (Ord. 3485, 2014) 

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 

 

 

 

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

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 
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The requirements of Section 16.40.080 of the City of Coeur d' Alene Municipal Code are
understood and the final designs for this project will conform with these requirements
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Detailed Explanation (required) 

 

 

 

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

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 

 

 

 

 
16.40.120: MONUMENTS: 
Monuments must be installed as follows: 

A. Boundary Line and Lot Corners: Monuments for boundary line and lot line corners must conform to the 
requirements of Idaho Code section 50-1303. 

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 

 

 

 

 
B. Street Centerline: Monuments must be placed at the centerlines of all streets, at intersections, all angle 

points, all points of curvature, all points of tangent on street centerlines, and the radial points of cul-de-sacs. 
All monuments must be a minimum of five-eighths inch by thirty inch (5/8" x 30") iron rod with a durable 
metal cap. Other methods of monument construction may be used if approved by the city engineer. (Ord. 
3485, 2014) 

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 
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The requirements of Section 16.40.100 of the City of Coeur d' Alene Municipal Code are
understood and the final designs for this project will conform with these requirements
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understood and the survey monuments for this project will be installed in conformance with 
these requirements

mleaming
Typewritten Text
The requirements of Section 16.40.120 of the City of Coeur d' Alene Municipal Code are
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16.40.130: RECORD DRAWINGS: 
Record drawings, stamped and signed by the design engineer, certifying that all required improvements are in 
place and were constructed as shown on the drawings must be submitted to the city engineer prior to acceptance 
of the improvements and issuance of any certificates of occupancy. (Ord. 3485, 2014) 

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 
 

 

 

 

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

Does this Subdivision Design meet or not meet this standard? 
              YES    /     NO 

Detailed Explanation (required) 
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The requirements of Section 16.40.130 of the City of Coeur d' Alene Municipal Code are
understood and the record drawings for this project will be prepared and submitted in conformance with these requirements
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CITY PLAT SUBMITTAL CHECKLIST  

Subdivision Name: __________________________________ Date:  _____________    

No. Lots ______ Blocks ______ Tracts_______   

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

1. 18" x 24"; 3" margin at left end; 1/2" on other ends.  ____  __________________ 
2. Four paper copies of plat document.    ____  __________________  
3. North Arrow.       ____  __________________  
4. Scale.        ____  __________________ 
5. Stamped, signed & dated.     ____  __________________  
6. Subdivision name.      ____  __________________  
7. Section/Township/Range/Meridian.    ____  __________________  
8. City/County/State.      ____  __________________  
9. Legend.       ____  __________________  
10. Vicinity map.       ____  __________________  
11. Easements; location, width & purpose.   ____  __________________ 
12. Block numbers.      ____  __________________  
13. Lot numbers for all lots, tracts, open spaces, etc.  ____  __________________  
14. Road Right-of-Way; widths.     ____  __________________  
15. Road Right-of-Way; dedications.    ____  __________________ 
16. Road Names.        ____  __________________ 
17. Bearings and distances of exterior boundary.  ____  __________________  
18. Bearings and distances of interior lot lines.   ____  __________________  

19. Exterior boundary corners.     ____ __________________  
20. Interior lot corners.      ____  __________________  
21. Centerline monuments.     ____  __________________  
22. Location of any existing structures & distance to P/L. ____  __________________  
23. Special setback lines.      ____  __________________ 
24. Legal description of exterior boundary.    ____  __________________  
25. Acreage to three decimal places (S.F. -nearest foot).  ____  __________________  
26. Curve data incl. delta, radius, chord brg./dist., length.  ____  __________________  
27. General notes & details.      ____  __________________  
28. Cul-de-sac & knuckle radius.      ____  __________________  
 
SIGNATURE PAGE: 
  

29. Surveyor's certificate.       ____  _________________  
30. Owner's dedication certificate.    ____  _________________  
31. Notary Public format.       ____  _________________  
32. County Surveyor Certification.     ____  _________________  
33. County Treasurer Certification.     ____  _________________  
34. County Recorder Certification.     ____  _________________  
35. Sanitary Restriction/Health District Approval.   ____  _________________  
36. City Council Approval.      ____  _________________  
37. City Clerk Signature.       ____  _________________  
38. City Engineer Signature.      ____  _________________  

39. Water System Statement.      ____  _________________  

  
Submittal Reviewed by Applicant’s Surveyor _____________________ 
  
Date Reviewed ____________________________________________ 
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Location  
Below is the concept drawing for the Coeur Terre Master Planned Community. The Coeur Terre 2 

Preliminary Plat that is the subject of this application is located in the southern area of Coeur Terre as 

shown by the blue outline below.  

 

 Figure 1 Coeur Terre 2 Preliminary Plat Boundary 

 

Coeur Terre 2 
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Property Information  
Lakeside Real Estate is the owner of the below properties which are included in the Coeur Terre 2 

preliminary plat boundary. The tax parcel numbers and acreages are: 

Owner Parcel No Size (acres) 

LREV 33, LLC C-B149-002-001A 41.28 (very small portion in 
boundary) 

LREV 33, LLC C-0000-004-2500 1.49 

LREV 35, LLC C-0000-004-2600 39.90 

LREV 34, LLC C-0000-004-3100  39.56 (part) 

LREV 36, LLC C-0000-004-3700 20.00 (part) 

LREV 37, LLC C-0000-004-4300 20.00 

LREV 38, LLC C-0000-004-4000 19.78 

LREV 39, LLC C-0000-004-4600 20.00 

Total acreage (per Assessor’s records) 202.01 

Total acreage proposed for development 126.351 

 

 

Proposal 
The Coeur Terre 2 subdivision is designed to be developed consistent with the Coeur Terre Annexation 

and Development Agreement dated March 21, 2023, as modified per Amendment No.3, instrument 

#2932621000.  

 

  

Figure 2 Coeur Terre 2 Preliminary Plat 
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Coeur Terre 2 will be developed with a variety of residential housing types; all of which are allowed uses in 

in the underling zone districts. Following are the lot types and details by zone district.  

Zone Acres 
(Gross) 

# Lots Maximum 
Density 
Allowed 
(du/acre) 

Density 
Proposed 
(du/acre) 
Gross/Net 

Minimum 
Lot Size 
Permitted 
(sq/ft) 

Minimum 
Lot Size 
Proposed 
(sq/ft) 

Minimum 
Frontage 
Permitted 
(ft) 

Minimum 
Frontage 
Proposed 
(ft) 

R-3 20.185 48 3  2.4/2.6 11,500 11,500 75 75 

R-8 74.844 
Includes 
12.309-
acre 
park lot 

236 and 
a park 
site 

8 3.2/4.3 5,500 5,500 50 50 

R-17 30.428 
Includes 
10.065-
acre 
school 
lot 

36 (213 
units) 
and a 
school 
site 

17 7.3/8.2 Varies Varies Varies Varies 

C-17 .883 
(ROW 
only) 

N/A No development proposed with the Coeur Terre 2 preliminary plat  

  

 

Phasing Schedule  
Coeur Terre 2 will be constructed in phases. Each phase is designed to function independently with full 

infrastructure support while also contributing to the overall buildout of the master planned community. 

Phasing may be adjusted to meet market conditions, construction needs, and the like. 

Infrastructure delivery is aligned with phasing such that: 

• No phase is dependent on future phases for basic service;  

• Backbone infrastructure is extended logically and efficiently;  

• Public improvements are delivered in a manner that supports both current and future 

development.  

If phasing is adjusted slightly with different geography or timing, the owner commits to infrastructure 

delivery that meets the same commitments.  
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Figure 3 Coeur Terre 2 Plat Phasing 
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Below are planned lots by phase: 

Phase  # Lots by Phase/Zone District 

Coeur Terre 2, Addition 20 (R3) 
58 (R8) 
9 (R17) 
87 total 

Coeur Terre 2, 1st Addition 13 (R3) 
77 (R8) 
90 Total 

Coeur Terre 2, 2nd Addition 7 (R3) 
40 (R8) 
47 Total 

Coeur Terre 2, 3rd Addition 8 (R3) 
61 (R8) 
69 Total 

Coeur Terre 2, 4th Addition 1 (R8) 
Public Park Lot 

Coeur Terre 2, 5th Addition 1 (R17) 
Public School Lot 

Coeur Terre 2, 6th Addition 27 (R17) 
27 Total 

 

 

 

Below are planned affordable housing and workforce lots by phase: 

Phase  # Lots by Phase, Running 
Total 

Affordable/Workforce 
Housing Lots by 
Phase/Running Total 

Percentage (%) of 
Affordable/Workforce 
Housing  

Coeur Terre 2, 
Addition 

87 this phase, 87 total 5 this phase, 5 total 5.75% 

Coeur Terre 2, 1st 
Addition 

90 this phase, 177 total 4 this phase, 9 total 5.08% 

Coeur Terre 2, 
2nd Addition 

47 this phase, 224 total 4 this phase, 13 total 5.8% 

Coeur Terre 2, 3rd 
Addition 

69 this phase, 293 total 2 this phase, 15 total 5.12% 

Coeur Terre 2, 4th 
Addition 

1 (R8) 
Public Park 

N/A N/A 

Coeur Terre 2, 5th 
Addition 

1 (R17) 
Public School 

N/A N/A 

Coeur Terre 2, 
6thth Addition 

27 lots-213-units (R-17) 11-units this phase, 26 
total 

5.16% 
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Utilities and Roads, Location and Phasing Detail 
Below are the internal road, water, and sewer infrastructure details as presented in the preliminary plat 

drawing set. 

Road 
Type; 
Typical 
Section 

Plat 
Page 

Direction Name Paths# 
Direction   

Road 
Connection 
(External) 

Utilities Utility 
Easements 

Construction 
Phase  

Full 
Construction 

North-South Roads (west to east from west boundary of Coeur Terre 2)  
Local 
Road  
D*, E*, 
F* 

3, 5 N-S Loess 
Street 

N/A N/A 12” water 
12” sewer 

10’ (A) 
(west side) 
21’ (B) east 
side 
16’ (C) east 
side 

Addition 
4th Addition 
5th Addition 

All 

Collector 
A* 

3 SW-NE Coeur 
Terre 
Boulevard 

N/A N/A 12” water 
12” sewer 

21’ (B) 
(south side) 

4th Addition All except 
northwest 
side 5’ 
concrete 
sidewalk 

Local 
Road 
C 

3, 4 N-S Oxide 
Street 

1--east N/A 8” water 
8”, 15” sewer 
(south of 
Halide) 

10’ (A) Addition 
1st Addition 
2nd Addition 

All 

Local 
Road  
C 

3 N-S Apatite 
Street 

N/A N/A 8” water 
8” sewer 

10’ (A) 2nd Addition 
3rd Addition 

All 

Local 
Road 
C 

4 N-S Pyrite 
Street 

1--west N/A 8” water 
8” sewer 

10’ (A) 1st Addition All 

Local 
Road 
C 

3, 4 N-S Tellus 
Street 

1--west  
3--east 

N/A 8”, 12” water 
(north of 
Halide) 
8” sewer 

10’ (A) 1st Addition 
2nd Addition 
3rd Addition 

All 

Path 
12’ 
Asphalt  

3, 5 N-S Unnamed 
External 
Path 

1--east 
side of 
property 

N/A N/A N/A 
 

Addition 
1st Addition 
2nd Addition 
3rd Addition  

All  

*A (Coeur Terre Boulevard) and D, E, and F (Loess Avenue) have 12’ multi-use pathways on one side with 5’ sidewalk on other 
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Road Type, 
Typical 
Section 

Plat 
Page 

Directio
n 

Name Paths # 
Direction   

Road 
Connection 
(External) 

Utilities Utility 
Easements 

Construction 
Phase 

Full 
Construction 

West-East Roads (north to south from north boundary of Coeur Terre 2)  

Collector 
B 

3 W-E Nez 
Perce 

2 south 
 

East to 
existing Nez 
Perce 
Avenue 

12”, 24” 
water 
No Sewer 

10’ (A) 4th Addition All except 
north side 5’ 
concrete 
sidewalk; 

Local Road 
C 

3 W-E Illite 
Avenue 

2 north N/A 8” water 
8” sewer 

10’ (A) 3rd Addition All 

Local Road 
C  

3 N-SE Barite 
Avenue 

1 south N/A 8” water 
8” sewer 

10’ (A) 3rd Addition All 

Local Road 
C 

3 N-SE Gaia 
Avenue 

1 south N/A 8” water 
8” sewer 

10’ (A) 2nd Addition, 
3rd Addition 

All 

Local Road C 3 W-E Talc 
Avenue 

N/A N/A 8” water 
8” sewer 

10’ (A) 2nd Addition All 

Local Road 
C 

4 W-E  Olivine 
Avenue 

N/A N/A  12” water 
8” sewer 

10’ (A) 1st Addition, 5th 
Addition 

All  

Local Road 
C 

4, 5 W-E  Halide 
Avenue 

1 south 
 

West to 
existing 
Huetter 
Road 

12” water 
8” sewer 
15” sewer 
(Loess 
Street to 
Oxide 
Street)  

10’ (A) Addition, 1st 
Addition (east 
side only) 

All 

Local Road 
C 

4,5 NW, E-
W, and 
SE 

Feldspar 
Avenue 

1 south 
1 (path, fire 
access) south 
 

Southeast 
to existing 
Appaloosa 
Road 

8” water 
8” sewer 
15” sewer 
(east of 
Oxide 
Street) 

10’ (A) Addition All 

Path  
12’ Asphalt 

4, 5 E-W Unname
d 
external 
path 

1 south side of 
property 

N/A N/A N/A Addition All 
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Road Design Details 
The following are the road typical sections that will be utilized throughout the site: 
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Private Common Area, Location and Design 
The Coeur Terre Homeowner’s Association (HOA) will be established as the entity responsible for the 

ownership, operation, maintenance, and long-term management of the project’s common areas, shared 

improvements, and private infrastructure. Covenants, Conditions, and Restrictions (CC&Rs) will be 

recorded to the property. The HOA will be responsible for maintaining improvements in a safe, functional, 

and attractive condition in accordance with the recorded CC&Rs. 

 

 The CC&Rs are anticipated to assign maintenance and management responsibility for the following 

common elements:  

 

Infrastructure / Common 
Element 

Features Utilities and/or 
Services 

Open Space Tracts: C, E, F, G, 
J, K, L, N, O, Q 

Turf and native grasses; trees; irrigation; 
fences; stormwater facilities 

Power; water 

Open Space Tracts with 
Pedestrian Access: A, D, H, I, 
M, P, R 

Turf and native grasses; trees; irrigation; 
paths (8’ wide); fences; stormwater 
facilities 

Power; water 

Open Space Tract with 
Perimeter Pathway System: A 
and S 

Native grasses; trees; irrigation; paths 
(10’ wide on south, 12’ wide on east); 
stormwater facilities 

Power; water 

Monument and Wayfinding 
Signage—Location TBD 

Entry features; directional signage Power, as applicable 

Cluster Mailbox Facilities—
Location TBD 

Cluster mailbox units on concrete pad Mail service access 

Tract Utility Infrastructure—
Location TBD 

Service lines; meters; drywells; fire 
hydrants 

Water and utility 
service 

Site Service Features—
Location TBD 

Trash enclosure and receptacles; lights; 
street trees 

Power; solid waste 
service, as 
applicable 

 

 

Public Park 
The project includes construction of a centrally located community park consistent with the Coeur Terre 

Master Planned Development. This will include construction of baseline improvements to the park, 

followed by transfer of ownership to the city. Design and layout shall be approved by the City, including 

items such as: 

• Rough grading 

• Parking lot(s) 

• Perimeter sidewalks 

• Irrigation and utility stub-outs  
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Public School Site 
The project includes a 10.065-acre lot planned for an elementary school site. This property will be 

donated to the School District pursuant to a Memorandum of Understanding between the owner and the 

Coeur d’Alene School District.  This Memorandum of Understanding is Exhibit F in the Coeur Terre 

Annexation and Development Agreement. 

 

Traffic Related Improvements 
A Traffic Impact Analysis (TIA) prepared by CivTech (April 2026) evaluated both existing and future 

conditions, including 2030 and 2035 horizon years, for the build-out of Coeur Terre 2. The following 

information is a summary of information from the TIA. 

Improvements for this study are separated into two categories, Project Improvements and System 

Improvements.  

• Project Improvements consist of additions or changes to the roadway and intersections along the 

frontage of the Coeur Terre 2 site that are the sole responsibility of the development.  

• System Improvements are additions or changes to the roadway and intersections within the study 

vicinity that traffic from the Coeur Terre 2 site contributes to but is not solely responsible for. 

Impact fees collected from Coeur Terre 2 may be used towards these System improvements.  

Project Improvements and System Improvements are summarized in the table below. 

Project Improvements 
Horizon 

Year  

Cœur Terre 2 

PM Peak Hr. 

Site Traffic 

Coeur Terre 2 

PM Peak Hr. 

Background 

Traffic 

Coeur Terre 2 

PM Peak Hr. 

Total Traffic 

Coeur Terre 2 

% Site 

Responsibility 

Coeur Terre 1   

% Site 

Responsibility 

Huetter Road/Access A 

Roundabout 
2030 - - - 100% - 

Huetter/Mullan NB 

Left-Turn Lane 

Addition 

2030 2 77 79 100% - 

System Improvements 
Horizon 

Year  

Cœur Terre 2 

PM Peak Hr. 

Site Traffic 

Coeur Terre 2 

PM Peak Hr. 

Background 

Traffic 

Coeur Terre 2 

PM Peak Hr. 

Total Traffic 

Coeur Terre 2 

% Site 

Responsibility 

Coeur Terre 1   

% Site 

Responsibility 

Cœur Terre/Hanley 

Traffic Signal 

 

2030 14 1,263 1,277 - 100% 
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Hanley Avenue 

Corridor Coordination 

Timing Plan and 

Implementation 

 

2030/203

5 
- - - - 100% 

Atlas/Hanley EB Right-

Turn Lane Extension 
2030 7 172 179 4% 9% 

Huetter/Seltice EB 

Left-Turn Lane 

Extension 

2030 37 243 280 13% 11% 

Huetter/Seltice SB 

Left-Turn Lane 

Extension 

2030 0 181 181 0% 0% 

Atlas Signal Timing 

Adjustment Corridor 

Coordination 

2030 - - - 10% 10% 

Atlas/Hanley WB Left-

Turn Lane Extension 
2035 25 95 120 21% 11% 

Atlas/Hanley NB Right-

Turn Lane Extension 
2035 17 96 113 15% 6% 

Atlas/Seltice SB Right-

Turn Lane Addition 
2035 2 234 236 1% 1% 

Atlas/Kathleen WB 

Right-Turn Lane 

Addition 

2035 0 482 482 0% 4% 

Atlas Signal Timing 

Adjustment Corridor 

Coordination 

2035 - - - 10% 10% 
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Major Infrastructure Improvements-External and Internal 
The following is a compilation of the proposed major infrastructure improvements that will be made by 

the developer to serve the Coeur Terre 2 project: 

Project Type Study/Agreement Location Timing 

Huetter 
Roundabout 

TIA Huetter and Halide Addition 

Huetter/Mullan-
NB Left Turn 
Lane Addition 

TIA Huetter and Mullan 6th Addition 

W Nez Perce Rd 
Connection 

Annexation and 
Development 
Agreement 4.3 

 4th Addition 

Appaloosa Rd 
Connection  

Annexation and 
Development 
Agreement 4.3 

 Addition 

Right-of-Way 
and Easements 
Huetter 

Annexation and 
Development 
Agreement 1.6 

Huetter With final subphase with 
Huetter Rd adjacency or per 
RDA 

Appaloosa 
Trunk Main 

Annexation and 
Development 
Agreement 3.2.1.3, as 
amended 

  Prior to 454th ERU 
Connection 

Community 
Park (12.309 
acres) 

Annexation and 
Development 
Agreement 4.7.2 

Northcentral area of 
Coeur Terre 2 

Prior to commencement of 
development of 199th gross 
acre (school sites and water 
assets excluded). 

Public Trail 
System N-S (12’) 

Annexation and 
Development 
Agreement 4.7.3 

East perimeter of 
Coeur Terre 2, with 
three trail 
connections west to 
Tellus St. 

With adjacent phase 

Public Trail 
System E-W 
(10’) 

Annexation and 
Development 
Agreement 4.7.4 

South perimeter of 
Coeur Terre 2 with 
three trail 
connections north 
to Feldspar Ave. 

With adjacent phase 

School Site 
(10.065 acres) 

Annexation and 
Development 
Agreement 4.1.0 

South of Olivine 
Avenue 

With adjacent phase-
coordinated with School 
District 
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Design Deviations 
Pursuant to Coeur d’Alene City Code 16.25.040: Deviations, the owner is not applying for any deviations 

from City Code.  

 

Compliance with City Subdivision Design Standards 

In addition to the system-level analysis (transportation, water, sewer, parks, and schools), the project has 

been evaluated for compliance with applicable subdivision design and improvement standards contained 

in Chapters 16.15 and 16.40 of the Coeur d’Alene Municipal Code. The results of that evaluation further 

demonstrate that infrastructure will be constructed to City standards and available concurrent with 

development. 

Transportation and Street Network Design 

The proposed street system is designed to align with the Coeur Terre Master Plan. Local streets are 

designed to discourage through traffic while still maintaining connectivity in accordance with the 

approved Annexation and Development Agreement. Street alignments, intersection geometry, grades, 

structural section, right-of-way and easement widths are designed in conformance with City standards. 

Where applicable, access controls will be implemented, and all required traffic control devices and 

signage will be installed consistent with City standards and the Manual on Uniform Traffic Control Devices 

(MUTCD). 

All streets will be constructed to City standards, including required widths, curbs, gutters, sidewalks, and 

storm drainage infrastructure.  

Pedestrian Connectivity and Block Design 

The subdivision incorporates a connected pedestrian system, including sidewalks throughout the 

development, multi-use paths and mid-block walkways where block lengths exceed 600 feet, and 

perimeter paths. This ensures compliance with the Annexation and Development agreement along with 

City standards and provides connectivity to parks, open space, and adjacent neighborhoods.  

Block lengths, circulation patterns, and pedestrian access routes have been designed to balance efficient 

traffic movement with walkability and neighborhood integration. 

 

Utility and Infrastructure Capacity 

All utilities, including water, sewer, storm drainage, and franchise utilities, will be designed and 

constructed to meet City and franchise utility standards and to accommodate both the proposed 

development and future growth in the surrounding area.  

Specifically: 

• Water systems will include distribution mains and fire hydrants sized to meet required fire flows 

and spacing standards;  
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• Sewer systems will connect to the municipal system and be constructed in accordance with City 

and Idaho DEQ requirements;  

• Stormwater systems will be designed to provide water quality treatment and on-site disposal via 

infiltration;  

• Underground utilities and easements will be provided throughout the development.  

These systems will be installed concurrent with each phase of development, ensuring that infrastructure 

capacity is available at the time of need. 

Lot Design, Access, and Subdivision Layout 

All lots are designed to meet applicable zoning requirements for frontage, size, and access. Lots front on 

public streets or are otherwise configured in compliance with City standards for access and circulation.  

The compliance with subdivision design and improvement standards demonstrates that the Coeur Terre 2 

development will be served by adequate public facilities and infrastructure. All required improvements 

will be constructed to City standards and delivered concurrent with development. 

 

Annexation and Development Agreement Concurrency Analysis 

The Coeur Terre 2 Annexation and Development Agreement and Concurrency Analysis Matrix is submitted 

as Exhibit A.  

The purpose of the Annexation and Development Agreement Concurrency Analysis Matrix is to 

demonstrate that the prior approved Coeur Terre 1 and proposed Coeur Terre 2 preliminary plat have 

been evaluated for consistency with the terms of the Coeur Terre Annexation and Development 

Agreement and the concurrency requirements of section 6.4 of the agreement.  

The concurrency analysis demonstrates that adequate public facilities and services will be available 

concurrent with the impacts of phased development and that the obligations of the owner can be 

implemented in a coordinated and enforceable manner through the preliminary plat and subsequent final 

plats.  

Implementation through Construction and Final Plats 
The Annexation and Development Agreement establishes the framework for implementation, while the 

preliminary plat translates those obligations into a buildable layout. Final engineering, construction plans, 

and final plats will complete the implementation of these requirements. 

Where necessary, specific provisions such as bonding, timing triggers, cost participation, and construction 

responsibilities will be formalized or refined through: 

• Preliminary plat conditions; and 

• City-approved engineering plans.  
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Comprehensive Plan  
In the process of agreeing to annexation and zoning of this property, the City Council found the Coeur 

Terre Master Plan consistent with the City of Coeur d’Alene’s Envision Coeur d’Alene Comprehensive Plan 

(2022–2042) and that it implemented its goals related to land use, housing, transportation, and 

infrastructure. The proposed Coeur Terre 2 subdivision is consistent with the agreed to Master Plan, 

Zoning, and Annexation and Development Agreement terms, with no deviations requested.  

 

Conclusion 
The proposed Coeur Terre 2 preliminary plat is consistent with the city subdivision standards and the 

governing Annexation and Development Agreement. The project translates the approved entitlement 

framework into a phased, constructible subdivision while maintaining consistency with land use, 

infrastructure, and public improvement obligations. 
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Appendix A: Annexation and Development Agreement Concurrency Analysis 

See attached. 



Annexation and Development Agreement Term Required for Coeur Terre 2 Comments Coeur Terre 1 Concurrency Coeur Terre 2 Concurrency

1.3

Zoning Districts and Zoning Map: The agreed upon zoning districts are described and shown on the zoning map attached hereto and incorporated 
herein by reference as Exhibit “D”

Yes The project has been designed to be consistent with the adopted zone 
districts.

1.4

Maximum Number of Residential Units: Despite zoning that could theoretically allow for approximately four thousand nine hundred forty (4,940) 
residential units, the Owner agrees to a maximum residential unit count of two thousand eight hundred (2,800). This is the number that the City’s 
wastewater system is capable of handling at the time of this Agreement, as evaluated in the May 2022 Wastewater Collection Study. The distribution 
of density shall be governed by underlying zoning and shall be generally consistent with the Conceptual Master Plan (Exhibit “E”).

Yes The project will result in the construction of up to 506 units. The 
distribution of density aligns with the Conceptual Master Plan (Exhibit 
E)

595 units are anticipated to be constructed with Coeur Terre 1. 595 units are anticipated to be constructed in Coeur Terre 1 
with an additional 506 units planned to be constructed with 
Coeur Terre 2. This equals 1,101 units anticipated to be 
constructed.

1.5

Buffer Zone: The Owner shall provide a minimum of two hundred (200) feet of R-3 zoning
abutting existing residential neighborhoods to the east and south. Properties zoned R-3
shall be limited to single-family residential with a maximum height of thirty-two (32) feet. Other allowable uses within this R-3 zoning district include 
open space, trails and public
utilities.

Yes This 200' of R-3 zoning was established with the adoption of the 
Annexation and Development Agreement and resultant update to the 
City's zoning map. The project has been designed to be consistent with 
that zoning and the allowed uses.  No structures are proposed to 
exceed  32' in height. 

1.6

Dedication of Huetter Right-of-Wav: The Owners agree that, within sixty (60) days after
the recording of this Agreement, an agreed portion of property owned by the Owners
located west of the annexation boundary (Exhibit “A”) and within the City’s Area of City
Impact (“ACI”) shall be dedicated to the Post Falls Highway District in order to establish
the eastern edge of the Huetter right-of-way. This dedication is intended to provide the
required fifty-foot (50') half right-of-way on the east side of Huetter Road

Yes After recording the agreement, the owner requested that Post Falls 
Highway District accept the dedication of right-of-way. The Highway 
District did not accept it and requested to accept it later, at the time of 
subdivision. It is anticipated that the Highway District will comment on 
this application and request intersection improvements along with 
dedication of right-of-way and easements. 

The dedication of this right-of-way is not anticipated given that 
that Huetter Rd is not adjacent to the Coeur Terre 1  project 
boundary.

It is anticipated that the Huetter right-of-way dedication will 
occur with the final plat of a subphase with direct adjacency 
to Huetter Rd; or at  time as determined in the Future Road 
Development Agreement between the Highway District and 
the owner.

2.1

Construction to City Standards: The Owners agree that all improvements required by this
Agreement, or by any and all applicable codes, regulations, and policies adopted by the
City, will be built to City standards or to the standards of the public agency with jurisdiction
over a particular service to the Property. The Owners further agree to adhere to all
applicable City policies and procedures regarding such improvements, including, but not
limited to, sanitary sewer, water lines, fire hydrants, parks, flood works, storm water
management, curbs, sidewalks, street trees, streetlights, pedestrian/bicycle facilities, traffic
control devices, and roads. Such policies specifically include those concerning extension
of utility lines in a manner acceptable to the City to make service available to adjoining
lands and limiting site access from arterial and collector roadways utilizing access
management policy.

Yes The application, preliminary plat, narrative, and related documents 
demonstrate compliance with the various city and agency standards. 
Some details will be further refined with development of detailed 
engineering plans for construction prior to final plat.  There are no 
known floodworks that need to be addressed. Utility lines are extended 
to adjacent lands where appropriate for design and in consideration of 
the built environment. 

2.2

Effective Date of Applicable Standards: The Owners agree that all laws, codes, standards,
policies, and procedures regarding public improvement construction that the Owners are
required to comply with or otherwise meet pursuant to this Agreement or applicable City
codes are those in effect when construction of each such improvement is commenced. If
the Owners fail to comply with applicable laws in the course of constructing improvements
on the Property, public or otherwise, the Owners acknowledge that the City may withhold
further development approvals for the Property including, but not limited to, building
permits, certificates of occupancy, site plan approval, and subdivision approval, until such
compliance is attained. The Owners further acknowledge that the City may also pursue any
other legal remedy for its failure to comply with applicable laws.

Yes The project has been designed consistent with standards that are in 
effect as of the date of this application. 

2.3

Inspection and Testing: The Owners agree that it will retain the services of a civil engineer,
licensed by the State of Idaho, to perform construction inspection and testing during the
construction of all public improvements on the Property. The Owners agree to provide
copies of all field inspection reports and test results to the City Engineer accompanied by
a certification that the improvements have been installed in compliance with applicable
City requirements prior to requesting that the City accept the public improvements for
ownership and maintenance. The inspection, testing and certification reports must be
provided at no cost to the City and comply with City submittal standards. The Owners
agree that a representative of the City must be present at the pressure testing of water mains
and sanitary sewer mains. The Owners agree to provide the City with at least twenty-four
(24) hours-notice before such testing. The City retain sole authority to determine if the
public improvement meets City requirements for acceptance

Yes All required construction inspection, testing, and field reports will be 
provided to the City at no cost. The City engineer will be requested to be 
present at the time of pressure testing of water and sewer mains with 
24 hours notice given by the engineers prior to such presence being 
requested. 



2.4

As-Built Drawings: The Owners agree to provide the City accurate “as-built” drawings,
conforming with City submittal standards, of all public improvements within thirty (30)
days of the date of substantial completion of construction of any specific public
improvement on the Property or portion thereof if the public improvement is to be built in
phases. If as-builts are not provided as required by this Agreement, the Owners agree that
the City may withhold further development approvals for the Property and waives, on
behalf of itself and its successors in interest, any and all claims against the City relating to
the City withholding development approvals. The Owners understand and agree that the
City will not accept public improvements for maintenance or allow occupancy of structures
using said improvements until accurate “as-builts” are provided, the improvements have
passed City inspection referenced in Section 2.3, and the improvements have been accepted
for public maintenance or approved for private use.

Yes As-builts will be provided to the City staff. The owner understands that 
the improvements will need to pass city inspection and the 
improvements will be accepted
for public maintenance or approved for private use.

3.1

Water: The Owners agree to use a public water supply system for any development of the
Property and to pay all required fees and charges, including all connection and/or
capitalization charges generally applicable at the time service is requested. If water service
cannot be obtained from a public water supply system that has the legal authority to provide
service to the Property, the Owners may seek to obtain water service from any lawful
source whether public or private beginning ninety (90) days after the date that the Owners
requested water service from each public water supply system that has legal authority to
serve the Property. The Owners may continue to use existing wells on the Property, subject
to the subsection below, for irrigation of agriculture, common areas, open space; for use in
water features and ponds; and in public or private parks only. Use of such wells for any
other purpose shall constitute a violation of this Agreement.

Yes The owner agrees to use the City of Coeur d'Alene's public water supply 
system to serve this project. The owner will pay all required fees and 
charges including connection or capitalization charges. The owner is 
investigating the use of the existing well for private irrigation.

3.1.1

Water Rights: The parties agree that the City shall apply for domestic water rights,
with the Owners reimbursing the City for the application fee. If the new domestic
water rights are not granted, the Owners agree to grant to the public water supply
system agreeing to provide water service to the Property, in a form acceptable to
the City, a portion of water right # 95-7049 in the amount of 5 CFS, in order to
assure that the public water system has adequate water rights to supply domestic
water and/or irrigation to the Property. Nothing shall preclude the Owners from
developing their own irrigation system using existing and/or new irrigation water
rights

Yes The status of the City's water rights application is unknown. 

3.2

Wastewater: The Owners agree to use the City Sanitary Sewer system for all development
of the Property and to be responsible for all required fees and charges, including all
connection and/or capitalization charges generally applicable at the time service is
requested. Sanitary sewer service will be provided in accordance with the rules and
regulations of the City in effect at the time of request. The City does not warrant that
sanitary sewer capacity will be available at the time the Owners request connection to the
sanitary sewer system. Any connections and associated projects must not negatively impact
the progression and continuity of the City’s wastewater collection system.

Yes The owner agreed to this condition is signing this agreement.

3.2.1

Limitation on Development Based on Sewer Flows: In the October 2021 study
performed by JUB Engineering, entitled “Coeur Terre Development Wastewater
Collection Study,” five (5) “limiting reaches” were identified when adding planned
flow from the Coeur Terre Development (hereinafter referred to as the
“Development”) into the City’s collection system based on the 2013 Master Plan
(“2013 MP”) Flows. The following identifies those limiting reaches and establishes
the City’s requirements for the corrective projects necessitated by additional future
flows contemplated in the 2013 Master Plan, which includes the planned growth of
the Coeur Terre Development. The project timing specified supersedes any
conflicting information in the 2021 JUB Study. The City reserves the right to
reassess available capacity based on actual flow meter data. An annual report shall
be submitted by the Owners updating the ERU’s contributing to each “reach” as
well as expected ERU’s to be contributing in the coming year.

Yes An annual report will be created once an ERU is developed and in use. No ERU s are anticipated from Coeur Terre 1 from occupied 
units in 2026. 

No ERU's from Coeur Terre 1 or Coeur Terre 2 are anticipated 
from occupied units in 2026. 

3.2.1.1

Hawk’s Nest Lift Station: The lift station currently has an excess capacity
of 325 gallons per minute (“gpm”) under all 2013 MP scenarios. City Staff
has determined that if the flow into the lift station is increased, the capacity
of the lift station must be increased to maintain the current excess capacity
of 325 gpm. The Development is anticipated to increase the flow into the
lift station to 1,130 gpm. Therefore, upgrades are required to increase the
capacity of the Hawk’s Nest Lift Station in order to maintain the 325 gpm
excess capacity.
a. To increase the capacity of the Hawk’s Nest Lift Station, larger
pumps, electrical switchgear, and VFD controls are required per the
City’s lift station standards. In addition, it will be necessary to
provide onsite natural gas for future emergency power generation.
b. To ensure adequate capacity for existing customers, wastewater
requires the pump station be upgraded prior to the recordation of any
plat.
c. The Owners will be responsible for all costs, engineering, and
construction associated with these modifications.

No The owner and wastewater entered into a Construction Cost-Share 
Agreement on October 21, 2025 that modified the original lift station 
improvement scope, cost share, and timeline.

Any lift station improvements are to be consistent with the 
Construction Cost-Share Agreement based on the agency 
reviews of the lift station improvement plans for Coeur Terre 1.

N/A



3.2.1.2

Laurel/Sherwood Trunk Main: This main will be minimally impacted by
the Development considering the 2013 MP pipe design parameters. This
section will not need modification based on the information provided at the
time of this study.
a. If it is subsequently determined that modification is needed based
on the increased density, revised sewer routing, or similar factor of
the Development, the Owners will be responsible for its
proportionate share of the costs, engineering, and construction
associated with the Development’s impacts.

No Coeur Terre 2 does not contribute to Laurel/Sherwood Trunk Main. N/A N/A

3.2.1.3

Appaloosa Trunk Main: The existing Appaloosa Trunk Main does not have
sufficient remaining capacity to accommodate the Development flow. The
gravity sewer in Appaloosa Road to Atlas Road should be upsized to a
fifteen-inch (15”) pipe. In addition, the existing pipe slopes are variable and
contain several near-flat reaches as well as steep reaches. To avoid the need
to upsize the pipe diameter further, modifications to the pipe slope shall be
made to increase the capacity of the fifteen-inch (15”) pipe by straight
grading and creating a more uniform slope that is still steeper than the
minimum slope of a fifteen-inch (15”) gravity sewer pipe.
a. There is minimal flow in this line currently and it can handle
approximately 908 additional ERUs (@155 gpd per ERU) before
reaching design maximum. The City requires that this main be
modified based on a modeled 0.5 d/D or 454 new ERUs as a result
of the Development.
b. The Owners will be responsible for all costs, engineering, and
construction associated with these modifications

Yes  The wastewater from Coeur Terre 2 will discharged into the existing 
main in Appaloosa. This trunk main will be upsized prior the 454th ERU. 
The design and construction of this sewer infrastructure will be paid for 
by the owner.

N/A, CT1 is serviced entirely by the Hawks nest lift station. 506 units anticipated to be constructed with Coeur Terre 2.  
This exceeds the 454 ERU connection threshold requiring the 
Appaloosa Trunk Main to be upsized prior to completion of 
CT2.

3.2.1.4

Fairway Trunk Main: The existing eighteen-inch (18”) Fairway Trunk Main
does not have sufficient remaining capacity to accommodate the additional
projects necessitated by additional future flows contemplated in the 2013
Master Plan, which includes the planned growth of the Coeur Terre
development. The existing pipe slopes are variable and contain several near¬
flat reaches as well as steep reaches. In order to avoid upsizing the pipe
diameter, which would result in excess capacity that likely would not be
used, modifications to the pipe slope will need to be made to increase the
capacity of the existing 18-inch pipe by straight grading and creating a more
uniform slope.                                                                                                                                                                                                                                                                                                                    
a. This pipe section can handle approximately 3,354 additional ERUs
(@155 gpd per ERU) before reaching design maximum.
b. The City will adopt a surcharge for this improvement within one
year of recording this Agreement, evaluated annually based on the
regional Construction Cost Index. The surcharge to be paid with
each building permit within the Property that contributes to this
section of sewer main line. The Owners will pay the surcharge as
required by the adopting ordinance.
c. The Owners will only be responsible for its proportionate share of
the costs, engineering, and construction associated with the
Development’s impacts.

Yes Coeur Terre 2 contributes to the Fairway Trunk Main. N/A, CT1 is serviced entirely by the Hawks nest lift station. The owner will pay the City's adopted surcharge for the 
Fairway Trunk Main at the time of building permit.

3.2.1.5

Riverside Interceptor: With the addition of the Development flow, the
existing twenty-four inch (24”) Riverside Interceptor will experience a
maximum flow of 8.34 million gallons per day (“mgd”) and a d/D that is
greater than the acceptable maximum. In order to reduce the resulting d/D
of the existing twenty four-inch (24”) interceptor, flow from the Hawk’s
Nest Lift Station force main and the Fairway Trunk Main must be rerouted
into a new parallel twenty-four inch (24”) pipe along the same alignment,
a. The existing pipe section can handle approximately 5,617 additional
ERUs (@155 gpd per ERU) before reaching design maximum.
b. The City will adopt a surcharge for this improvement within one
year of recording this agreement, evaluated annually based on the
regional Construction Cost Index. The surcharge to be paid with
each building permit within the Property that contributes to this
section of sewer main line. The Owners will pay the surcharge as
required by the adopting ordinance.
c. The Owners will only be responsible for its proportionate share of
the costs, engineering, and construction associated with the
Development’s impacts

Yes All phases of Coeur Terre contribute to the Riverside Interceptor. The owner will pay the City's adopted surcharge for the 
Riverside Interceptor at the time of building permit.

The owner will pay the City's adopted surcharge for the 
Riverside Interceptor at the time of building permit.

3.2.1..6

Authorized Scheduling Modifications: Notwithstanding any other provision or requirement hereunder, with respect to the timing of sewer 
infrastructure improvements required of Owners, the City Wastewater Department in its sole discretion, may delay the timing of said required 
improvements and any such approved delay shall not affect or negate owners' right to the issuance of any approval hereunder provided all 
requirements of the Agreement are otherwise provided.

Yes The owner may complete an updated sewer study to verify and/or 
propose modifications to the required infrastructure improvements.



3.2.1.7

Authorized Sewer Improvement Modifications: Notwithstanding any other provision or requirements hereunder, should the City Wastewater 
Department and Owner mutually agree in writing then the scope or nature of sewer improvements required of owner hereunder may be modified 
without the need for an amendment to this Agreement.

Yes The owner may complete an updated sewer study to verify and/or 
propose modifications to the required infrastructure improvements.

3.3

Size of Water and Sewer Mains: The Owners agree on-site water and sewer mains will be
adequately sized to provide service to the Property as determined by the City or other public
entity providing water or sewer service to the Property. For water and sewer lines to be
dedicated to the City, the City will determine the appropriate main size based on adopted
City master plans and may require the Owners to oversize the mains or to construct the
mains with increased depth beyond the size/depth needed to serve the Property. If required
to oversize water or sewer mains (including additional depth), the Owners may request
reimbursement for oversizing costs during the subdivision or other development approval
process

Yes The owner will use the City of Coeur d'Alene's public sewer and water 
systems to serve this project. JUB Engineers  has completed  sizing 
analysis for both sewer and water that has been approved by the City's 
Water and Wastewater Departments. If the City requests oversizing, the 
owner will seek reimbursement at that time. 

The owner will comply with the approved water and sewer sizing 
studies completed by JUB Engineers.

The owner will comply with the approved water and sewer 
sizing studies completed by JUB Engineers.

3.4

Garbage Collection: The Owners agree that, upon the expiration of the term of any existing
contract which provides garbage collection services to the Property, the Owners will begin
using the garbage collection service contracted by the City. The City agrees that its garage
collection contractor will provide curb side garbage service to all approval accesses,
including arterials, collectors, local streets, private streets, and alleyways. The Owners are
responsible for contacting the City’s garbage collection vendor to determine if the vendor
has capacity to serve the Development. If the vendor does not have such capacity, the
Owners shall arrange for garbage collection services for the Development with a vendor of
its choice.

Yes The owner is proposing curb side collection services. The details of this 
will be provided with the final engineering/construction plans.

3.5

Street Lights: The Owners agree to adhere to City policies and standards for street light
design and construction

Yes The owner will provide street lights per the City's specifications. The 
details of this will be provided with the final engineering/construction 
plans.

3.6

Street Trees: The Owners agree to adhere to City policies and standards for street trees. Yes The owner will provide street trees per the City's specifications for 
landscaping. The details of this will be provided with the final 
landscape construction plans.

4.1

Installation of Public Improvements: The Owners agree that, with each phase of
development in a subdivision, PUD, or site plan, prior to occupancy, and prior to issuance
of any building permits, it shall submit plans for approval and construct and install, or
otherwise secure the required construction and installation, in a manner acceptable to the
City for all improvements required by City Code, policy, or this Agreement, including, but
not limited to, sanitary sewer improvements, storm water disposal, water lines, hydrants,
monumentation, grading, subbase, paving, curbs, dry utility conduit, street lights, street
trees, pedestrian/bicycle paths, traffic control devices, and sidewalks. The City shall have
no obligation for maintenance of any such improvement until the City formally accepts
said improvement.

Yes The owner has submitted preliminary subdivision plans that address 
sanitary sewer improvements, water system, grading, and typical 
sections for roads.  The final engineering and construction plans will 
contain the more detailed construction information. The owner 
understands the City will not take on maintenance of such 
infrastructure until after formal acceptance of the improvements by the 
City Council.

4.2

Rights-of-Way and Easements: As partial consideration for this Agreement, the Owners
agree to dedicate the following rights-of-way and grant the following easements to the City
at the time of execution of this Agreement and/or with subsequent development requests
as required by the City and to enter into a Road Development Agreement with the Post
Falls Highway District.

See sub-sections below: See sub-sections below:

4.2.1

Until the final alignment of the Huetter Bypass is determined with the alternatives
analysis planning process that is underway with the Idaho Transportation
Department, the Owners agree to hold, in a reserve area for future right-of-way
dedication to the Post Falls Highway District, the easterly fifty feet (50') of S.33,
T.51N., R.4W., B.M., and S.4, T.50N., R.4W., B.M., within the Property as legally
described on Exhibit “A.” This will ensure that if future improvements are needed
to bring Huetter Road to an arterial road standard, adequate area is available for the
necessary right-of-way. The Owners agree that signage, parking, circulation
facilities, landscaping, and buffers typically associated with roads shall be the only
items allowed to be placed within the Huetter Road reserve area.

Yes The owner has held this area in reserve, while the Idaho Transportation 
Department is working on the Rathdrum Prairie Environmental Linkages 
study. As of the date of this submittal, the study has not been finalized 
or formally adopted.  Given this, the owner is planning to maintain this 
50' reserve  area other than in those areas where frontage 
improvements to Huetter Road are required based on the impacts 
identified in the Traffic Impact Analysis prepared for this project.

N/A,  the 50' Huetter Rd setback area is not located within the 
Coeur Terre 1 project boundary.

The 50' Huetter Rd setback area has been held in reserve as 
depicted on the Coeur Terre 2 preliminary plat.

4.2.2

With the first phase of development, Hanley Avenue shall be constructed to three
lanes, along with installation of pedestrian facilities to accommodate Hanley
Avenue’s full future buildout. The full buildout of Hanley Avenue will be based on
concurrency analysis. The Owners shall pay its proportionate share of the Hanley Huetter signalized intersection at a time as determined by the 
affected agencies.

No The Hanley Avenue project has been constructed to three lanes with a 
signal at Huetter and  10' asphalt pathways on both sides. The Traffic 
Impact Analysis for Coeur Terre 2 has determined that no additional 
improvements are needed. 

These improvements were constructed prior to Coeur Terre 1. These improvements were constructed prior to Coeur Terre 
1.



4.2.3

In order to address cumulative traffic impacts associated with phased development,
the Owners, including its agents, representatives, and assigns, shall install urban
standard transportation improvements concurrent with each phase of development,
in compliance with City standards and the current City of Coeur d’Alene Trails and
Bikeways Master Plan, Traffic studies acceptable to the City and the Post Falls
Highway District where applicable, shall be required for each major project phase,
as mutually determined by the Parties. A traffic concurrency analysis shall be
completed with each subdivision application or every two years, whichever comes
first, until the build-out of the project. Concurrent improvements within each phase
shall provide independent utility to address the trips generated by that phase, and
may not rely on previous improvements not designed or constructed to meet the
anticipated travel demand of the new phase nor any subsequent transportation
improvements anticipated in future phases. Proposed connections to the existing
transportation network in each phase will be determined through the City’s
development review process and must comply with the Post Falls Highway
District’s standard if it has jurisdiction of the public right-of-way.

Yes The owner is installing urban standard transportation improvements to 
serve each phase of development. These are consistent with the City's 
adopted road and path standards and provide independent utility to 
address the trip generated in that phase while not relying on previous 
improvements not designed or constructed to meet the travel demand 
of the new phase nor any subsequent transportation improvements 
anticipated in future phase.  The owner has performed a traffic impact 
analysis which has been submitted with the application package for 
this project.

The Coeur Terre 1 Traffic Impact Analysis prepared by CivTech 
was submitted and approved with the Preliminary 
Subdivision/PUD process.

The Coeur terre 2 Traffic Impact Analysis prepared by 
CivTech accounts for the cumulative impacts and 
mitigations for both Coeur Terre 1 and 2 .

4.2.4

All access onto Huetter Road from the development shall be approved by Post Falls
Highway District prior to construction and must comply with the Post Falls
Highway District’s Access Management Ordinance if it has jurisdiction of the
public right-of-way

Yes  It is anticipated that the Highway District will review the submitted 
Traffic Impact Analysis and access locations and comment on this 
application. 

4.3

Street Connections to Existing Subdivisions: Currently, the following streets through
subdivisions to the east and south of the Property dead end at the eastern Property
boundary: W. Appaloosa Rd., W. Arrowhead Rd., W. Nez Perce Rd., W. Laurel Ave., W.
Woodside Ave., We. Wedgewood Loop, and W. Spiers Ave. The Owners agree that only
W. Nez Perce Rd. and W. Appaloosa Rd., shall be allowed to connect the Property with
the residential subdivisions to the east and south. These two (2) connections are necessary
for public safety reasons. The Owners, in consultation with the City, shall design and
construct the connections with traffic calming features to discourage speeding and, to the
greatest extent reasonably possible, through-traffic, and to ensure designs that encourage
traffic originating in Coeur Terre to exit onto W. Hanley Ave. and N. Huetter Rd. instead
of to the east. Bollards and lock gates will not be acceptable methods of discouraging
through traffic. The remaining streets shall permanently terminate at the Property’s eastern
and southern boundaries, but pedestrian and bicycle access shall be provided at the
terminuses of these streets.

Yes This project is designed to connect to the two required connections 
points at W. Nez Perce Rd. and W Appaloosa Rd. The street 
configuration has been modified from the original master plan to 
encourage traffic, generated in Coeur Terre, to travel west to Huetter 
Road and ultimately north to Hanley Avenue. Traffic calming measures 
will be coordinated  and installed as approved by the City's Engineering 
Department. Coeur Terre 2 proposes a perimeter trail system that 
provides pedestrian and bicycle access to all permanently terminated 
streets on the eastern and southern boundaries.  

4.4

Roundabouts: No roundabouts on W. Hanley Ave., along the northern boundary of the
Property, shall be allowed.

No The Hanley Avenue project has been constructed to three lanes with a 
signal at Huetter and  10' asphalt pathways on both sides. No 
roundabouts were constructed.

4.5

Wastewater Easements: Any wastewater infrastructure not located in the public right-of-way shall be located within a minimum twenty (20) foot wide 
easement granted to the City
of Coeur d’Alene. Any manholes located within easements shall have an unobstructed, all-weather surface so that manholes can be accessible. No 
wastewater system or public sewer
line shall traverse private land outside of an easement.

Yes This project does not propose wastewater infrastructure to be located 
outside of the public right-of-way. 

4.6

Impact Fee Credit: The Owners agree that any credit towards the payment of the City’s
Impact Fees shall be determined by State law and the City Code at the time of assessment

Yes The owner understands this. 

4.7.1

Neighborhood Park: The Owners have agreed to donate to the City, via Warranty
Deed, approximately five point four (5.4) acres of land in the Development to the
City for a public neighborhood park. The Owners further agree to complete baseline
improvements for the park, according to a design and layout approved by the City,
including items such as parking lots, perimeter sidewalks, rough grading, and
installation of irrigation and utility stub outs to the park, and to transfer the park to
the City by the commencement of the development of the eighty-first (81st) gross
acre of the Property (school sites and water assets excluded). This park shall be
counted toward the required ten percent (10%) open space for any approved
Planned Unit Development (PUD), but shall not serve to satisfy any deficiencies of
open space which may exist in a PUD developed prior to the construction of the
park.

No This does not apply to Coeur Terre 2. The 5.4 acre park is included in the Coeur Terre 1 PUD boundary 
and is proposed to be dedicated to the City prior to the 81st acre 
of development with the required  base line improvements.CT1 
provides sufficient private open space to meet the 10% 
requirement, therefore the entire 5.4 acre neighborhood park 
can be applied to the open space requirement of future PUD's.

N/A

4.7.2

Community Park: The Owners have agreed to develop and donate to the City, via
Warranty Deed, approximately twelve point three (12.3) acres of land in the
Development to the City for a public community park. The Owners further agree
to complete baseline improvements for the park, according to a design and layout
approved by the City, including items such as parking lots, perimeter sidewalks,
rough grading, and installation of irrigation and utility stub outs to the park, and to
transfer the park to the City by the commencement of the development of the one hundred ninety-ninth (199th) gross acre of the Property (school 
sites and water
assets excluded). This park shall be counted toward the required ten percent (10%)
open space for any approved Planned Unit Development (PUD), but shall not serve
to satisfy any deficiencies of open space which may exist in a PUD developed prior
to the construction of the park.

Yes A 12.3 acre park lot is depicted on the preliminary plat. The owner will 
work with the City on the design and layout of this, and will complete 
baseline improvements prior to transferring this at the 199th gross acre 
of development.

N/A A 12.3 acre park lot is depicted on the preliminary plat. The 
park will be constructed and dedicated with baseline 
improvements prior to the 199th gross acre of development. 
CT2 is proposed as a standard subdivision that does not 
have a minimum open space requirement, therefore the 
entire 12.3 acre neighborhood park can be applied to the 
open space requirement of future PUD's. This brings the total 
open space eligible to be applied to future PUD's is 17.7 
acres.



4.7.3

Public Trail/Multiuse Path System (N-S): The Owners have agreed to develop and
dedicate two (2) traversing north-south trails to City standards that connect out of
the Development to facilities for public use a minimum of twelve feet (12') wide
and paved to City standards. The north-south trails shall be developed and dedicated
adjacent to each phase of development and shall eventually extend the entire length
of the Development, to be constructed as development of each phase progresses or
once the water transmission main is relocated, whichever is sooner.

Yes 12' wide north-south asphalt trails are depicted on the preliminary plat. 
The trail will be constructed with the adjacent phase of development. 

Portions of two 12' wide north-south asphalt trails will be 
constructed with Coeur Terre 1 ; one on the east side of Coeur 
Terre Boulevard and the second along the eastern plat boundary 
in a common area tract.

Portions of two 12' wide north-south asphalt trails will be 
constructed with Coeur Terre 2 ; one on the east side of 
Loess Street and the second along the eastern plat boundary 
in a common area tract.

4.7.4

Public Trail/Multiuse Path System (E-W): The Owners have agreed to develop and
dedicate two (2) traversing east-west trails to City standards that connect out of the
Development to facilities for public use a minimum of ten feet (10') wide and paved
to City standards. The east-west trails shall be developed and dedicated adjacent to
each phase of development.

Yes This project depicts a 10'  wide east-west asphalt trail. The trail will be 
constructed with the adjacent phase of development. 

A 10' wide east-west asphalt trail is proposed in the Yellowstone 
Pipeline easement.

A 10'wide east west asphalt trail will be constructed on the 
southern perimeter with the adjacent phase of development 
of Coeur Terre 2. 

4.7.5

Pre-Construction Work: Prior to dedicating any park parcel, the Owners agree to
maintain the site in a manner that facilitates future park development by avoiding
contaminants, soil compaction, improper fill, and the like. The Owners will also
remove any construction waste or debris and decompact the soil prior to dedication
to the City. This property will be mass graded to match adjacent street grades, and
to address infrastructure needs such as utility cover, and the like.

Yes The owner has maintained the park parcel in an undeveloped state and 
will not place improper fill, contaminants, compact soils, or the like. 
Additionally, any construction waste or debris will be removed and soil 
decompacted prior to dedicating the land to the City.

4.8.1

Water Tower Site: The Owners acknowledge that the existing City Water System
Master Plan identifies the parcel upon which an existing water storage facility is
located, pursuant to a perpetual lease under a previous owner’s grant, which parcel
was to be transferred by Warranty Deed to the City upon annexation. Therefore, the
Owners agree to transfer to the City a parcel of at least one-hundred fifty feet by
one-hundred fifty feet (150’xl50’) at the current location for the water storage
facility. The transfer of property ownership shall occur contemporaneously with the
annexation of the Property

No This parcel has been deeded to the City.

4.8.2

Well Site: The Owners acknowledge that the City Water System Master Plan
identifies the need for a well in the quadrant where the Property is located.
Therefore, the Owners agree to transfer to the City a parcel at least one-hundred
fifty feet by one-hundred fifty feet (15O’xl5O’) at a mutually acceptable location
for a new City well. The tentative well site is identified in Exhibits “D” (p. 39) and
the corresponding Zoning Map, and Exhibits “E” and “G.” The transfer of
ownership shall occur within seven (7) days after determination that the well site
meets City standards. The well site must meet City standards for water quality and
flow. The City will commence test drilling on the proposed site within one (1) year
from the date of dedication. If the proposed site does not meet the City’s water
quality or flow requirements, the Owners shall provide another site at a mutually
acceptable location. This process will continue until a site is found that meets the
City’s water quality and flow requirements. The Owners are not responsible for any
cost associated with the testing or construction of the well except for the transfer of
ownership of the site. The parties agree to amend Exhibits “D,” “E,” and “G” when
a final well site has been finally selected in accordance with this paragraph.

No This well site is not located within the Coeur Terre 2 project boundary. The proposed well site is located in the CT1 project limits. The 
City has completed a test well and verified the site is suitable 
for the development of a new 12" domestic well. The specific 
well site will be dedicated to the City upon recordation of the 
CT1 final plat.

N/A, the well site is not located within the Coeur Terre 2 
project boundary.

4.9

Compliance with conditions of approval: The conditions of approval, within the Planning
and Zoning Commission’s Findings and Order attached as Exhibit “B,” are expressly
incorporated into this Agreement as binding provisions of this Agreement. The Owners
specifically agree to fulfill each condition of approval, as clarified and adopted in this
Agreement, as if such condition was specifically enumerated in this Agreement.

Yes The owner understands this. 

4.1 0

School Sites: Pursuant to the Memorandum of Understanding entered into by the Owners
and School District #271, a copy of which is attached to and incorporated herein by
reference as Exhibit “F,” the Owners will convey two future school sites to School District
#271. If a school is constructed on W. Hanley Ave., a right-tum lane for eastbound traffic
on W. Hanley Ave. shall be required. Additionally, the Owners shall be responsible for the
cost of Rectangular Rapid Flashing Beacons (RRFBs), including installation costs, for both
school sites. The Concurrency Analyses shall determine the exact locations, how many are
required for each school, and the timing of installation.

Yes The school site on W Hanley Avenue is now owned by the Coeur d'Alene 
School District. At this time, the School District does not have 
immediate plans to construct a school at this location. With this 
project, a 10 acre school site has been located south of Olivine Avenue. 
The owner is coordinating with the school district on the timing for 
receipt of the property.  Safety measures will be addressed at time of 
construction of said sites. 

The northern school site on the south side of W Hanley Avenue 
has already been purchased by School District #271. There are 
no known  construction plans pending for this site. A 
concurrency analysis for RRFBs will be completed at the time of 
the site development application. 

The southern school site will be transferred by the owner to 
School District #271 with the 5th Addition to Coeur Terre 2, 
or at an alternate time, as coordinated with the school 
district. A concurrency analysis for RRFBs will be completed  
at the time of the site development application. 

4.11

 Police Substation: The Owners shall provide space in a commercial development with
convenient access to Huetter Road for a police substation. The size of the substation shall
be adequate for use by officers to write reports and carry out other official functions. The
Owners agree to work with the Police Department to satisfy this requirement

No This project does not include the construction of the commercial zone 
district adjacent to Huetter Rd. 

N/A, commercial development is not occurring within the Coeur 
Terre 1 project boundary.

N/A, commercial development is not occurring within the 
Coeur Terre 2 project boundary.



5.1

Annexation Fee: The Owners agree to provide, as an annexation fee, a total cash payment
in the amount of Two Million Dollars ($2,000,000.00). One Million Dollars
($1,000,000.00) of this will be paid to the City at the time of recordation of the Annexation
ordinance and this Agreement, and One Million Dollars ($1,000,000.00) will be paid to the
City no later than two (2) years after the date of recordation of the annexation agreement.
This negotiated annexation fee is based on the policy adopted by the City Council by
Resolution 98-112, which Resolution provides for consideration in lieu of fees as proposed
by the developer and as agreed by the City, which consideration includes benefits to the
City of dedication, donations, and below market sales of lands and improvements over and
above City code requirements as well as the anticipated build-out densities of the
development which are limited by unbuildable lands, development restrictions, and sewer
capacity. The negotiated Two Million Dollar Fee, as provided for by this Agreement, is
deemed by the parties to be a reasonable annexation fee for City benefits and services
provided to the Owners’ Property, including but not limited to public safety and other
services. The Owners will remain responsible for all other costs and fees required by City
Code.

No The owner has paid all annexation fees. 

5.2

Increase in Zoning Density: If, within two (2) years of the recordation of the Annexation
ordinance and this Agreement, the Owners, or any successor-in-interest, requests a zone
change which results in an increase in density, the Owners agree to pay an additional
Annexation Fee representing the difference between the fee described in paragraph 5.1 and
the fee which would have been owed had the density increase been utilized in the original
calculation of the Annexation Fee, based on the fee in effect at the time of the increase in
zoning density.

No This project does not propose a change in density.

5.3

Other Consideration: The Owners agree that other fees and promises set out in this
Agreement constitute additional consideration for the Agreement between the parties. The
consideration specified herein is deemed by the parties to be good and sufficient, and
reasonable in exchange for the benefits provided by the City to the Owners for the use and
development of the Property, including, but not limited to: public safety, street services,
police and fire equipment, community, and traffic planning.

Yes The owner understands this. 

5.4

No Extension of Credit: The parties, after careful determination of the actual burdens on
the City, have agreed to a specific timeline governing when the consideration will become
due. This timeline anticipates specific payment at a specific date and is, in no manner, a
loan of services or an extension of credit by the City in violation of the State Constitution

Yes The owner understands this. 

5.5

 Payment of Annexation Fees: If the fees required by this Agreement are not paid in a timely
manner, the Owners expressly agree that the City may withhold final plat approval or
building permit issuance until such time as the required fees are paid.

No The owner has paid all annexation fees.

5.6

Other Fees: Additionally, the Owners shall be responsible for all required fees and charges
including but not necessarily limited to water hook-up fee(s), water connection
(capitalization) fee(s), sanitary sewer connection (capitalization) fee(s), building permit
fees, and any applicable impact fees. Fees referred to in this section are established by
Municipal Ordinance and/or resolution and arise independent of this Agreement.

Yes The owner understands this. 

5.7

Owners’ Reimbursement to the City: The Parties agree that the City has utilized substantial
staff time to prepare the Annexation and Development Agreement that will benefit the
Owners. The Parties further agree the City shall be reimbursed a reasonable fee for its costs
to prepare such Agreement. The Parties agree that such fee shall be in the amount of Five
Thousand and no/100 Dollars ($5,000.00).

No The owner has paid this $5,000 fee. 

6.1

Subdivision, Planned Unit Development, Site Plan, Boundary Line Adjustment and other
Land Use Applications: The Parties acknowledge that it is the Owners’ intent to develop
the Property in phases through the subdivision, planned unit development (PUD), and other
land use application processes, such as site plans and boundary line adjustments, over the
next twenty (20) to thirty (30) years. The Owners agree that Exhibit “F” hereto represents
a preliminary phasing plan which will serve as a general outline for the Project. Council
shall be notified of any significant change in the preliminary phasing plan. Future PUD and
subdivision proposals shall consider compatibility with surrounding neighborhoods.

Yes This project is designed consistent with this Exhibit F.

6.2

The Owners agree that in the event a subdivision plat, a planned unit development (PUD),
site plan, or boundary line adjustment is desired, then the Owners will submit a proper and
complete application in compliance with the City’s development ordinances in effect at the
time of the desired action.

Yes The owner understands this. 

6.3

Construction Activities: The Owners shall provide that all construction vehicles, including
delivery vehicles and private vehicles of construction employees, shall access the Property
from W. Hanley Ave. or N. Huetter Rd. without traveling through the Indian Meadows,
Northshire, or Woodside Park subdivisions.

Yes The owner will  notify the contractors working on the site that 
construction traffic is only allowed from W Hanley Avenue and N 
Huetter Rd. "No Construction Traffic Allowed" signs will be posted on 
the roads leading from the Indian Meadows, Northshire, and Woodside 
Park subdivisions.  



6.4

 Concurrency Analysis: The Owners agree that concurrency with the minimum approved
standards of this Agreement and any future approvals is borne by the Owners. Each phase
and/or subdivision request made to the City shall be accompanied by a concurrency
analysis of the Development, as a whole and as to the phase, to address compliance for
each proposed plat with current codes, regulations, and policies. Open space, parks,
trails/multiuse paths, affordable and professional worker housing, transportation, water,
sanitary sewer, unit count, and overall density by zone, phase, and the subject property as
a whole, including compliance with the total cap on density and units, shall be tracked and
reported throughout the project duration in a timely manner by the Owners to the Planning
Department.

Yes This table includes a concurrency analysis.

6.5

Affordability Covenants with Use. Refinance, and Resale Restrictions and Purchase
Option: The Owners agree to reserve at least five percent (5%) of owned residential units
and five percent (5%) of the rental residential units for affordable and professional
workforce housing that meets 80-130% of Area Median Income (AMI) for the date on
which it is sold or rented. All residential units shall be a variety of bedroom counts. The
affordable and workforce housing requirement shall be protected by deed restriction or
another equally effective method, and shall be reviewed in light of the addendum study to
the Housing Availability and Affordability Study by PAHA, CDAEDC and U of I. Habitat
for Humanity shall be given First Right of Refusal on a minimum one (1) multi-family
parcel for its land trust inventory. The Owners shall be entitled to build thirty (30) market¬
rate units before this requirement is triggered. Thereafter, the Owners agree that the five
percent (5%) reserved-units requirement shall be met with each phase, provided that a
subsequent phase may have less than five percent (5%) to the extent that previous phases
exceeded five percent (5%). The reserved units shall be a mix of rental and owned, as well
as a mix of housing types. The Owners agree to work with Panhandle Area Housing
Alliance (PAHA), other housing agencies, and/or shall self-administer the program. The
Owners agree to provide an annual report to the City of how this requirement has been
addressed in the preceding twelve-month period and will also conceptually outline plans
for the next twelve-month period as to how this will be addressed. If the City determines
that there are concerns with the reporting and/or satisfaction of this condition, the Owners
agree to an independent third-party audit and compliance measures as agreed upon by the
Parties to effectuate this condition

Yes Following the creation of the first 30 market rate lots a minimum of 5% 
of all for sale and/or for rent lots/units will be reserved for the 
Affordable/Workforce Housing requirement. The plans depict general 
locations for the single family lots and identify the number of multi-
family units. The details on the affordable/workforce housing  plans for 
the multi-family units will be provided with future site plans or PUD 
submittals. 

31 Affordable  Workforce Housing Units are proposed to be 
constructed in Coeur Terre 1. 

26 Affordable  Workforce Housing Units are proposed to be 
constructed in Coeur Terre 2. An additional 31 units are 
proposed with Coeur Terre 1. This equals a total 57 
cumulative units proposed to be constructed with CT1 and 
CT2.

6.6

Conceptual Master Plan: Future subdivision and PUD applications shall generally adhere
to the alignment of the transportation network, product and place types, trails/multiuse
paths, and public parks as shown in the conceptual design, attached hereto and incorporated
herein by reference as Exhibit “E,” subject to the Zoning Code in effect at the time of
development.

Yes This project is consistent with the conceptual design of this exhibit. 

6.7

Remedies and Deannexation: The Parties agree that in the event a Party fails to comply
with the terms of this Agreement, commits any material breach, defaults, or otherwise fails
to perform any substantive and material term or condition of this Agreement, and does not
cure such breach, default, or failure within thirty (30) days of written notice from the
adverse Party, or in the case of a breach, default, or failure to perform that is incapable of
being cured within the thirty (30) day time period from written notice from the adverse
Party, the Party fails to cure the same and thereafter to prosecute the cure of such breach
with reasonable due diligence and continuity, then the adverse Party may deannex any
property that has not been developed following the City’s notice and public hearing process
for Annexation pursuant to the City

Yes The owner understands this. 

6.1

Reliance by Parties: This Agreement is intended by Owners to be considered by the City
as part of the Owners’ request for annexation of the Property and for Owners’ future
applications for subdivision approval, PUD approval, and other. This Agreement is
contingent upon said annexation, Owners acknowledge and intends the City to consider
and rely upon this Agreement in its review and consideration of said annexation request
and future subdivision and PUD applications

Yes The project is designed to be consistent with this agreement.
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ANNEXATION AND DEVELOPMENT AGREEMENT 

(File No. A-4-22) 

THIS ANNEXATION AND DEVELOPMENT AGREEMENT (hereinafter referred to as 
the "Agreement") is made and dated this 21 day of March , 2023, by and between the 
City of Coeur d'Alene, 710 E. Mullan Avenue, Coeurd' Alene, ID 83814, a municipal corporation 
organized and existing pursuant to the laws of the state of Idaho, hereinafter refe1Ted to as the 
"City," and Kootenai County Land Company, LLC, an Idaho limited liability company, together 
with its affiliated entities which hold legal title to the subject Property, LREV 27 LLC, an Idaho 
limited liability company, LREV 28 LLC, an Idaho limited liability company, LREV 29 LLC, 
an Idaho limited liability company, LREV 30 LLC, an Idaho limited liability company, LREV 
31 LLC, an Idaho limited liability company, LREV 32 LLC, an Idaho limited liability company, 
LREV 33 LLC, an Idaho limited liability company, LREV 34 LLC, an Idaho limited liability 
company, LREV 35 LLC, an Idaho limited liability company, LREV 36 LLC, an Idaho limited 
liability company, LREV 37 LLC, an Idaho limited liability company, LREV 38 LLC, an Idaho 
limited liability company, and LREV 39 LLC, an Idaho limited liability company, all Attn: 
Melissa Wells, 1859 N. Lakewood Drive, Coeur d'Alene, ID 83814, and C/O J. Todd Taylor, 
Randall I Danskin, 601 W. Riverside Avenue, Suite 1500, Spokane, WA 99201. Such affiliated 
entities are referred to herein collectively as the "Owners." 

WIT NE S S ET II: 

WHEREAS, the Developer, as an affiliate of the Owners holding title to the subject 
property, intends to develop 438.718 acres ofland, comprised of fourteen (14) parcels, adjacent to 
the City limits of the City which the Developer wishes to develop in phases over the next twenty 
(20) to thirty (30) years, and the Developer (together with the Owners) has applied for annexation 
to the City and said property to be annexed is more particularly described in Exhibit "A" attached 
hereto and incorporated herein by reference (hereinafter referred to as the "Property"); and 

WHEREAS, on October 11, 2022, the Coeur d'Alene Planning and Zoning Commission 
recommended zoning of the Property in advance of annexation and approval of the requested 
annexation, subject to the successful completion of the annexation process. A copy of the approved 
Findings and Order is attached hereto and incorporated herein by reference as Exhibit "B;" and 

WHEREAS, the Mayor and City Council of the City have determined that it would be in 
the best interests of the City and the citizens thereof to annex the Property subject to the Developer, 
the Owners, or their affiliates, performing the conditions hereinafter set fo1th. A copy of Council's 
Findings and Order is attached hereto and incorporated herein by reference as Exhibit "C;" and 

WHEREAS, the Community Planning Director and the Mayor and City Council of the City 
have determined that it would be in the best interests of the City and the citizens thereof for the 
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City to enter into a Development Agreement with the Developer and Owners of the Property 
pursuant to the terms contained herein; and 

WHEREAS, the Developer and Owners have participated in the drafting of this Agreement 
and acknowledge that the teims hereof are fair and reasonable; and 

WHEREAS, the Developer and Owners consent and agree to the tem1s of this Agreement. 

NOW, THEREFORE, 

IN CONSIDERATION of the covenants and conditions set forth herein, the parties agree 
as follows: 

ARTICLE I: PURPOSE, LEGAL DESCRIPTION, ANNEXATION MAP, AND ZONING 

1.1 Purpose: Developer and Owners enter into this Agreement, in part, in order to obtain 
annexation and zoning of the Property, while the City seeks to obtain partial mitigation of 
the impacts of annexation, zoning, and the future phased development of the Property; and 
that the promises of Owners to mitigate as contained in this Agreement are a partial 
inducement for City to do so. The terms "Owner" and "Owners" includes any and all 
successors in interest of the Property, and/or any portion of the Property. This Agreement 
will be recorded as an encumbrance against the Property and all obligations herein shall 
attach and run with the land. 

1.2 Legal Description and Annexation Map: The Property is 438.718 acres, comprised of 
fourteen (14) parcels, generally located east of Huetter Road, south of future Hanley 
A venue, west of the Indushial Park, Northshire and Indian Meadows neighborhoods, and 
north of the Woodside neighborhood, and is more particularly described in Exhibit "A." 

1.3 Zoning Districts and Zoning Map: The agreed upon zoning dishicts are described and 
shown on the zoning map attached hereto and incorporated herein by reference as Exhibit 
"D." 

1.4 

1.5 

Maximum Number of Residential Units: Despite zoning that could theoretically allow for 
approximately four thousand nine hundred forty (4,940) residential units, the Owner agrees 
to a maximum residential unit count of two thousand eight hundred (2,800). This is the 
number that the City's wastewater system is capable of handling at the time of this 
Agreement, as evaluated in the May 2022 Wastewater Collection Study. The disti·ibution 
of density shall be governed by underlying zoning and shall be generally consistent with 
the Conceptual Master Plan (Exhibit "E"). 

Buffer Zone: The Owner shall provide a minimum of two hundred (200) feet ofR-3 zoning 
abutting existing residential neighborhoods to the east and south. Prope1ties zoned R-3 
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shaU be limited to single-family residential with a maximum height of thirty-two (32) feet. 
Other allowable uses within this R-3 zoning district include open space, trails and public 
utilities. 

1.6 Dedication of Huetter Right-of-Way: The Owners agree that, within sixty (60) days after 
the recording of this Agreement, an agreed portion of property owned by the Owners 
located west of the annexation boundary (Exhibit "A") and within the City's Area of City 
Impact ("ACI") shall be dedicated to the Post Falls Highway District in order to establish 
the eastern edge of the Huetter right-of-way. This dedication is intended to provide the 
required fifty-foot (50') halfright-of-way on the east side of Huetter Road. 

ARTICLE II: STANDARDS 

2.1. Constrnction to City Standards: The Owners agree that all improvements required by this 
Agreement, or by any and all applicable codes, regulations, and policies adopted by the 
City, will be built to City standards or to the standards of the public agency withjulisdiction 
over a pa1ticular service to the Property. The Owners further agree to adhere to all 
applicable City policies and procedures regarding such improvements, including, but not 
limited to, sanitary sewer, water lines, fire hydrants, parks, flood works, stonn water 
management, curbs, sidewalks, street trees, streetlights, pedesttian/bicycle facilities, traffic 
control devices, and roads. Such policies specifically include those concerning extension 
of utility lines in a manner acceptable to the City to make service available to adjoining 
lands and limiting site access from arterial and collector roadways utilizing access 
management policy. 

2.2 Effective Date of Applicable Standards: The Owners agree that all laws, codes, standards, 
policies, and procedures regarding public improvement construction that the Owners are 
required to comply with or otherwise meet pursuant to this Agreement or applicable City 
codes are those in effect when conshuction of each such improvement is commenced. If 
the Owners fail to comply with applicable laws in the course of constructing improvements 
on the Property, public or otherwise, the Owners acknowledge that the City may withhold 
futther development approvals for the Property including, but not limited to, building 
pennits, certificates of occupancy, site plan approval, and subdivision approval, tmtil such 
compliance is attained. The Owners further acknowledge that the City may also pursue any 
other legal remedy for its failure to comply with applicable laws. 

2.3. Inspection and Testing: The Owners agree that it will retain the services of a civil engineer, 
licensed by the State of Idaho, to perform construction inspection and testing during the 
constrnction of all public improvements on the Prope1ty. The Owners agree to provide 
copies of all field inspection reports and test results to the City Engineer accompanied by 
a certification that the improvements have been installed in compliance with applicable 
City requirements p1ior to requesting that the City accept the public improvements for 
ownership and maintenance. The inspection, testing and certification reports must be 
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provided at no cost to the City and comply with City submittal standards. The Owners 
agree that a representative of the City must be present at the pressure testing of water mains 
and sanitary sewer mains. The Owners agree to provide the City with at least twenty-four 
(24) hours-notice before such testing. The City retain sole authority to detemtine if the 
public improvement meets City requirements for acceptance. 

2.4. As-Built Drawings: The Owners agree to provide the City accurate "as-built" drawings, 
confonning with City submittal standards, of all public improvements within thi1iy (30) 
days of the date of substantial completion of consh·uction of any specific public 
improvement on the Prope1iy or p01iion thereof if the public improvement is to be built in 
phases. If as-builts are not provided as required by this Agreement, the Owners agree that 
the City may withhold further development approvals for the Property and waives, on 
behalf of itself and its successors in interest, any and all claims against the City relating to 
the City withholding development approvals. The Owners understand and agree that the 
City will not accept public improvements for maintenance or allow occupancy of structures 
using said improvements until accurate "as-builts" are provided, the improvements have 
passed City inspection referenced in Section 2.3, and the improvements have been accepted 
for public maintenance or approved for private use. 

ARTICLE III. UTILITIES 

3 .1. Water: The Owners agree to use a public water supply system for any development of the 
Prope1iy and to pay all required fees and charges, including all connection and/or 
capitalization charges generally applicable at the time service is requested. If water service 
cannot be obtained from a public water supply system that has the legal authority to provide 
service to the Property, the Owners may seek to obtain water service from any lawful 
source whether public or private beginning ninety (90) days after the date that the Owners 
requested water service from each public water supply system that has legal authority to 
serve the Property. The Owners may continue to use existing wells on the Property, subject 
to the subsection below, for inigation of agriculture, common areas, open space; for use in 
water features and ponds; and in public or private parks only. Use of such wells for any 
other purpose shall constitute a violation of this Agreement. 

3.1.1 Water Rights: The parties agree that the City shall apply for domestic water rights, 
with the Owners reimbursing the City for the application fee. If the new domestic 
water rights are not granted, the Owners agree to grant to the public water supply 
system agreeing to provide water service to the Property, in a fo1m acceptable to 
the City, a portion of water right # 95-7049 in the amount of 5 CFS, in order to 
assure that the public water system has adequate water rights to supply domestic 
water and/or in-igation to the Property. Nothing shall preclude the Owners from 
developing their own irrigation system using existing and/or new irrigation water 
rights. 
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3.2. Wastewater: The Owners agree to use the City Sanitary Sewer system for all development 
of the Prope1ty and to be responsible for all required fees and charges, including all 
connection and/or capitalization charges generally applicable at the time service is 
requested. Sanitary sewer service will be provided in accordance with the rules and 
regulations of the City in effect at the time of request. The City does not wa11'ant that 
sanitary sewer capacity will be available at the time the Owners request connection to the 
sanita1y sewer system. Any connections and associated projects must not negatively impact 
the progression and continuity of the City's wastewater collection system. 

3.2.l Limitation on Development Based on Sewer Flows: In the October 2021 study 
perfo1med by JUB Engineering, entitled "Coeur Te11'e Development Wastewater 
Collection Study," five (5) "limiting reaches" were identified when adding planned 
flow from the Coeur Terre Development (hereinafter referred to as the 
"Development") into the City's collection system based on the 2013 Master Plan 
("2013 MP") Flows. The following identifies those limiting reaches and establishes 
the City's requirements for the c01Tective projects necessitated by additional future 
flows contemplated in the 2013 Master Plan, which includes the planned growth of 
the Coeur Terre Development. The project timing specified supersedes any 
conflicting information in the 2021 JUB Study. The City reserves the right to 
reassess available capacity based on actual flow meter data. An annual report shall 
be submitted by the Owners updating the ERU's contributing to each "reach" as 
well as expected ERU's to be contributing in the coming year. 

3.2.1.1 Hawk's Nest Lift Station: The lift station cmTently has an excess capacity 
of 325 gallons per minute ("gpm") under all 2013 MP scenarios. City Staff 
has determined that if the flow into the lift station is increased, the capacity 
of the lift station must be increased to maintain the current excess capacity 
of 325 gpm. The Development is anticipated to increase the flow into the 
lift station to 1,130 gpm. Therefore, upgrades are required to increase the 
capacity of the Hawk's Nest Lift Station in order to maintain the 325 gpm 
excess capacity. 

a. To increase the capacity of the Hawk's Nest Lift Station, larger 
pumps, electrical switchgear, and VFD controls are required per the 
City's lift station standards. In addition, it will be necessary to 
provide onsite natural gas for future emergency power generation. 

b. To ensure adequate capacity for existing customers, wastewater 
requires the pump station be upgraded p1ior to the recordation of any 
plat. 

c. The Owners will be responsible for all costs, engineering, and 
construction associated with these modifications. 
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3.2.1.2 Laurel/Shervmod Trunk Main: This main will be minimally impacted by 
the Development considering the 2013 MP pipe design parameters. This 
section will not need modification based on the information provided at the 
time of this study. 

a. If it is subsequently detennined that modification is needed based 
on the increased density, revised sewer routing, or similar factor of 
the Development, the Owners will be responsible for its 
proportionate share of the costs, engineeling, and construction 
associated with the Development's impacts. 

3 .2.1.3 Appaloosa Trunk Main: The existing Appaloosa Trunk Main does not have 
sufficient remaining capacity to accommodate the Development flow. The 
gravity sewer in Appaloosa Road to Atlas Road should be upsized to a 
fifteen-inch (15") pipe. In addition, the existing pipe slopes are variable and 
contain several near-flat reaches as well as steep reaches. To avoid the need 
to upsize the pipe diameter further, modifications to the pipe slope shall be 
made to increase the capacity of the fifteen-inch (15") pipe by straight 
grading and creating a more unifo1m slope that is still steeper than the 
minimum slope of a fifteen-inch (15") gravity sewer pipe. 

a. There is minimal flow in this line currently and it can handle 
approximately 908 additional ERUs (@155 gpd per ERU) before 
reaching design maximum. The City requires that this main be 
modified based on a modeled 0.5 d/D or 454 new ER Us as a result 
of the Development. 

b. The Owners will be responsible for all costs, engineering, and 
construction associated with these modifications. 

3.2.1.4 Fai1way Trunk Main: The existing eighteen-inch (I 8") Fai1way Trunk Main 
does not have sufficient remaining capacity to accommodate the additional 
projects necessitated by additional future flows contemplated in the 2013 
Master Plan, which includes the planned growth of the Coeur Terre 
development. The existing pipe slopes are variable and contain several near­
flat reaches as well as steep reaches. In order to avoid upsizing the pipe 
diameter, which would result in excess capacity that likely would not be 
used, modifications to the pipe slope will need to be made to increase the 
capacity of the existing 18-inch pipe by straight grading and creating a more 
uniform slope. 
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a. This pipe section can handle approximately 3,354 additional ERUs 
(@155 gpd per ERU) before reaching design maximum. 

b. The City will adopt a surcharge for this improvement within one 
year of recording this Agreement, evaluated annually based on the 
regional Construction Cost Index. The surcharge to be paid with 
each bui lding permit within the Property that contributes to this 
section of sewer main line. The Owners will pay the surcharge as 
required by the adopting ordinance. 

c. The Owners will only be responsible for its proportionate share of 
the costs, engineering, and construction associated with the 
Development's impacts. 

3.2.1 .5 Riverside Interceptor: With the addition of the Development flow, the 
existing twenty-four inch (24") Riverside Interceptor will experience a 
maximum flow of 8.34 million gallons per day ("mgd") and a d/D that is 
greater than the acceptable maximum. In order to reduce the resulting d/D 
of the existing twenty four-inch (24") interceptor, flow from the Hawk's 
Nest Lift Station force main and the Fairway Trunk Main must be rerouted 
into a new parallel twenty-four inch (24") pipe along the same alignment. 

a. The existing pipe section can handle approximately 5,617 additional 
ERUs (@155 gpd per ERU) before reaching design maximum. 

b. The City will adopt a surcharge for this improvement within one 
year of recording this agreement, evaluated annually based on the 
regional Construction Cost Index. The surcharge to be paid with 
each building pennit within the Property that contributes to this 
section of sewer main line. The Owners will pay the surcharge as 
required by the adopting ordinance. 

c. The Owners will only be responsible for its proportionate share of 
the costs, enginee1ing, and construction associated with the 
Development's impacts. 

3 .3 Size of Water and Sewer Mains: The Owners agree on-site water and sewer mains will be 
adequately sized to provide service to the Property as determined by the City or other public 
entity providing water or sewer service to the Property. For water and sewer lines to be 
dedicated to the City, the City will detennine the appropriate main size based on adopted 
City master plans and may require the Owners to oversize the mains or to construct the 
mains with increased depth beyond the size/depth needed to serve the Prope1ty. If required 
to oversize water or sewer mains (including additional depth), the Owners may request 
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3.4 

3.5 

3.6 

reimbursement for oversizing costs during the subdivision or other development approval 
process. 

Garbage Collection: The Owners agree that, upon the expiration of the tenn of any existing 
contract which provides garbage collection services to the Property, the Owners will begin 
using the garbage collection service contracted by the City. The City agrees that its garage 
collection contractor will provide curb side garbage service to all approval accesses, 
including a1terials, collectors, local streets, private streets, and alleyways. The Owners are 
responsible for contacting the City's garbage collection vendor to detennine if the vendor 
has capacity to serve the Development. If the vendor does not have such capacity, the 
Owners shall arrange for garbage collection services for the Development with a vendor of 
its choice. 

Street Lights: The Owners agree to adhere to City policies and standards for street light 
design and construction. 

Street Trees: The Owners agree to adhere to City policies and standards for street trees. 

ARTICLE IV: PUBLIC IMPROVEMENTS & DEDICATIONS 

4.1 . Installation of Public Improvements: The Owners agree that, with each phase of 
development in a subdivision, PUD, or site plan, prior to occupancy, and prior to issuance 
of any building pennits, it shall submit plans for approval and construct and install, or 
otherwise secure the required constrnction and installation, in a manner acceptable to the 
City for all improvements required by City Code, policy, or this Agreement, including, but 
not limited to, sanita1y sewer improvements, storm water disposal, water lines, hydrants, 
monumentation, grading, subbase, paving, curbs, dry utility conduit, street lights, street 
trees, pedestrian/bicycle paths, traffic control devices, and sidewalks. The City shall have 
no obligation for maintenance of any such improvement until the City formally accepts 
said improvement. 

4.2 Rights-of-Way and Easements: As partial consideration for this Agreement, the Owners 
agree to dedicate the following rights-of-way and grant the following easements to the City 
at the time of execution of this Agreement and/or with subsequent development requests 
as required by the City and to enter into a Road Development Agreement with the Post 
Falls Highway District. 

4.2.1 Until the final alignment of the Huetter Bypass is determined with the alternatives 
analysis planning process that is underway with the Idaho Transportation 
Department, the Owners agree to hold, in a reserve area for future right-of-way 
dedication to the Post Falls Highway District, the easterly fifty feet (50') of S.33, 
T.51N., R.4W., B.M., and S.4, T.50N., R.4W., B.M., within the Property as legally 
desc1ibed on Exhibit "A." This will ensure that if future improvements are needed 

ANNEXATION AND DEVELOPMENT AGREEMENT - 8 
Resolution No. 23-012 



to bring Huetter Road to an arterial road standard, adequate area is available for the 
necessary 1ight-of-way. The Owners agree that signage, parking, circulation 
facilities, landscaping, and buffers typically associated with roads shall be the only 
items allowed to be placed within the Huetter Road reserve area. 

4.2.2 With the first phase of development, Hanley A venue shall be constructed to three 
lanes, along with installation of pedestrian facilities to accommodate Hanley 
Avenue's full future buildout. The full buildout of Hanley Avenue will be based on 
concurrency analysis. The Owners shall pay its proportionate share of the Hanley­
Huetter signalized intersection at a time as detem1ined by the affected agencies. 

4.2.3 In order to address cumulative traffic impacts associated with phased development, 
the Owners, including its agents, representatives, and assigns, shall install urban 
standard transportation improvements concurrent with each phase of development, 
in compliance with City standards and the cmTent City of Coeur d'Alene Trails and 
Bikeways Master Plan. Traffic studies acceptable to the City and the Post Falls 
Highway District where applicable, shall be required for each major project phase, 
as mutually detennined by the Pa11ies. A traffic concurrency analysis shall be 
completed with each subdivision application or every two years, whichever comes 
first, until the build-out of the project. ConcmTent improvements within each phase 
shall provide independent utility to address the trips generated by that phase, and 
may not rely on previous improvements not designed or constructed to meet the 
anticipated travel demand of the new phase nor any subsequent transportation 
improvements anticipated in future phases. Proposed connections to the existing 
transportation network in each phase will be determined through the City's 
development review process and must comply with the Post Falls Highway 
District's standard if it has jurisdiction of the public 1ight-of-way. 

4.2.4 All access onto Huetter Road from the development shall be approved by Post Falls 
Highway District prior to construction and must comply with the Post Falls 
Highway District's Access Management Ordinance if it has jurisdiction of the 
public 1ight-of-way. 

4.3 Street Co1mections to Existing Subdivisions: CmTently, the following streets through 
subdivisions to the east and south of the Property dead end at the eastern Property 
boundary: W. Appaloosa Rd., W. Arrowhead Rd., W. Nez Perce Rd., W. Laurel Ave., W. 
Woodside Ave., We. Wedgewood Loop, and W. Spiers Ave. The Owners agree that only 
W. Nez Perce Rd. and W. Appaloosa Rd., shall be allowed to connect the Property with 
the residential subdivisions to the east and south. These two (2) connections are necessary 
for public safety reasons. The Owners, in consultation with the City, shall design and 
construct the connections with traffic calming features to discourage speeding and, to the 
greatest extent reasonably possible, through-traffic, and to ensure designs that encourage 
traffic originating in Coeur Terre to exit onto W. Hanley Ave. and N. Huetter Rd. instead 
of to the east. Bollards and lock gates will not be acceptable methods of discouraging 
through traffic. The remaining streets shall permanently terminate at the Property's eastern 
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4.4 

4.5 

4.6 

4.7 

and southern bounda1ies, but pedestrian and bicycle access shall be provided at the 
terminuses of these streets. 

Roundabouts: No roundabouts on W. Hanley Ave. , along the n01them boundary of the 
Property, shall be allowed. 

Wastewater Easements: Any wastewater infrastructure not located in the public right-of­
way shall be located within a minimum twenty (20) foot wide easement granted to the City 
of Coeur d'Alene. Any manholes located within easements shall have an unobstructed, all­
weather surface so that manholes can be accessible. No wastewater system or public sewer 
line shall traverse private land outside of an easement. 

Impact Fee Credit: The Owners agree that any credit towards the payment of the City's 
Impact Fees shall be detennined by State law and the City Code at the time of assessment. 

Public Parklands: 

4.7.1 Neighborhood Park: The Owners have agreed to donate to the City, via Warranty 
Deed, approxjmately five point four (5.4) acres of land in the Development to the 
City for a public neighborhood park. The Owners further agree to complete baseline 
improvements for the park, according to a design and layout approved by the City, 
including items such as parking lots, perimeter sidewalks, rough grading, and 
installation of irrigation and utility stubouts to the park, and to transfer the park to 
the City by the commencement of the development of the eighty-first (8 pt) gross 
acre of the Property (school sites and water assets excluded). This park shall be 
counted toward the required ten percent (10%) open space for any approved 
Planned Unit Development (PUD), but shall not serve to satisfy any deficiencies of 
open space which may exist in a PUD developed prior to the construction of the 
park. 

4.7.2 Community Park: The Owners have agreed to develop and donate to the City, via 
Warranty Deed, approximately twelve point three (12.3) acres of land in the 
Development to the City for a public community park. The Owners further agree 
to complete baseline improvements for the park, according to a design and layout 
approved by the City, including items such as parking lots, perimeter sidewalks, 
rough grading, and installation of irrigation and utility stubouts to the park, and to 
h·ansfer the park to the City by the commencement of the development of the one­
hundred ninety-ninth (199th

) gross acre of the Property (school sites and water 
assets excluded). This park shall be counted toward the required ten percent (10%) 
open space for any approved Planned Unit Development (PUD), but shall not serve 
to satisfy any deficiencies of open space which may exist in a PUD developed prior 
to the construction of the park. 
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4.7.3 Public Trail/Multiuse Path System (N-S): The Owners have agreed to develop and 
dedicate two (2) traversing north-south trails to City standards that connect out of 
the Development to facilities for public use a minimum of twelve feet (12') wide 
and paved to City standards. The north-south trails shall be developed and dedicated 
adjacent to each phase of development and shall eventually extend the entire length 
of the Development, to be constructed as development of each phase progresses or 
once the water transmission main is relocated, whichever is sooner. 

4. 7.4 Public Trail/Multiuse Path System (E-W): The Owners have agreed to develop and 
dedicate two (2) traversing east-west trails to City standards that connect out of the 
Development to facilities for public use a minimum of ten feet (1 0') wide and paved 
to City standards. The east-west trails shall be developed and dedicated adjacent to 
each phase of development. 

4.7.5 Pre-Construction Work: Prior to dedicating any park parcel, the Owners agree to 
maintain the site in a manner that facilitates future park development by avoiding 
contaminants, soil compaction, improper fill, and the like. The Owners will also 
remove any construction waste or debris and decompact the soil prior to dedication 
to the City. This property will be mass graded to match adjacent street grades, and 
to address infrastructure needs such as utility cover, and the like. 

4.8 Water Facilities: 

4.8.1 Water Tower Site: The Owners acknowledge that the existing City Water System 
Master Plan identifies the parcel upon which an existing water storage facility is 
located, pursuant to a perpetual lease under a previous owner's grant, which parcel 
was to be transferred by Warranty Deed to the City upon annexation. Therefore, the 
Owners agree to transfer to the City a parcel of at least one-hundred fifty feet by 
one-hundred fifty feet (l 50'xl 50') at the current location for the water storage 
facility. The transfer of prope1ty ownership shall occur contemporaneously with the 
annexation of the Property. 

4.8.2 Well Site: The Owners acknowledge that the City Water System Master Plan 
identifies the need for a well in the quadrant where the Property is located. 
Therefore, the Owners agree to transfer to the City a parcel at least one-hundred 
fifty feet by one-hundred fifty feet (150'xl 50') at a mutually acceptable location 
for a new City well. The tentative well site is identified in Exhibits "D" (p. 39) and 
the corresponding Zoning Map, and Exhibits "E" and "G." The transfer of 
ownership shall occur within seven (7) days after detennination that the well site 
meets City standards. The well site must meet City standards for water quality and 
flow. The City will commence test drilling on the proposed site within one (1) year 
from the date of dedication. If the proposed site does not meet the City's water 
quality or flow requirements, the Owners shall provide another site at a mutually 
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acceptable location. Th.is process will continue until a site is found that meets the 
City's water quality and flow requirements. The Owners are not responsible for any 
cost associated with the testing or construction of the well except for the transfer of 
ownership of the site. The parties agree to amend Exhibits "D," "E," and "G" when 
a final well site has been finally selected in accordance with th.is paragraph. 

4.9 Compliance with conditions of approval: The conditions of approval, within the Planning 
and Zoning Commission's Findings and Order attached as Exhibit "B," are expressly 
incorporated into this Agreement as binding provisions of this Agreement. The Owners 
specifically agree to fulfill each condition of approval, as clarified and adopted in th.is 
Agreement, as if such condition was specifically enumerated in this Agreement. 

4.10 School Sites: Pursuant to the Memorandum of Understanding entered into by the Owners 
and School District #271, a copy of which is attached to and incorporated herein by 
reference as Exhibit ('F," the Owners will convey two future school sites to School District 
#271. If a school is constructed on W. Hanley Ave., a right-tum lane for eastbound traffic 
on W. Hanley Ave. shall be required. Additionally, the Owners shall be responsible for the 
cost of Rectangular Rapid Flashing Beacons (RRFBs), including installation costs, for both 
school sites. The Concun-ency Analyses shall detennine the exact locations, how many are 
required for each school, and the timing of installation. 

4.11 Police Substation: The Owners shall provide space in a commercial development with 
convenient access to Huetter Road for a police substation. The size of the substation shall 
be adequate for use by officers to write reports and can-y out other official functions. The 
Owners agree to work with the Police Department to satisfy this requirement. 

ARTICLE V: CONSIDERATION & FEES 

5.1. Annexation Fee: The Owners agree to provide, as an annexation fee, a total cash payment 
in the amount of Two Million Dollars ($2,000,000.00). One Million Dollars 
($1,000,000.00) of this will be paid to the City at the time ofrecordation of the Annexation 
ordinance and this Agreement, and One Million Dollars ($1,000,000.00) will be paid to the 
City no later than two (2) years after the date of recordation of the annexation agreement. 
Th.is negotiated annexation fee is based on the policy adopted by the City Cow1cil by 
Resolution 98-112, which Resolution provides for consideration in lieu of fees as proposed 
by the developer and as agreed by the City, which consideration includes benefits to the 
City of dedication, donations, and below market sales oflands and improvements over and 
above City code requirements as well as the anticipated build-out densities of the 
development which are limited by unbuildable lands, development restrictions, and sewer 
capacity. The negotiated Two Million Dollar Fee, as provided for by this Agreement, is 
deemed by the parties to be a reasonable annexation fee for City benefits and services 
provided to the Owners' Property, including but not limited to public safety and other 
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5.2 

5.3 

5.4 

5.5 

5.6 

5.7 

services. The Owners will remain responsible for all other costs and fees required by City 
Code. 

Increase in Zoning Density: If, within two (2) years of the recordation of the Annexation 
ordinance and this Agreement, the Owners, or any successor-in-interest, requests a zone 
change which results in an increase in density, the Owners agree to pay an additional 
Annexation Fee representing the difference between the fee described in paragraph 5.1 and 
the fee which would have been owed had the density increase been utilized in the original 
calculation of the Annexation Fee, based on the fee in effect at the time of the increase in 
zoning density. 

Other Consideration: The Owners agree that other fees and promises set out in this 
Agreement constitute additional consideration for the Agreement between the parties. The 
consideration specified herein is deemed by the parties to be good and sufficient, and 
reasonable in exchange for the benefits provided by the City to the Owners for the use and 
development of the Property, including, but not limited to: public safety, street services, 
police and fire equipment, community, and traffic planning. 

No Extension of Credit: The parties, after careful determination of the actual burdens on 
the City, have agreed to a specific timeline governing when the consideration will become 
due. This timeline anticipates specific payment at a specific date and is, in no manner, a 
loan of services or an extension of credit by the City in violation of the State Constitution. 

Payment of Annexation Fees: If the fees required by this Agreement are not paid in a timely 
manner, the Owners expressly agree that the City may withhold final plat approval or 
building pennit issuance until such time as the required fees are paid. 

Other Fees: Additionally, the Owners shall be responsible for all required fees and charges 
including but not necessarily limited to water hook-up fee(s), water connection 
( capitalization) fee(s), sanitary sewer connection ( capitalization) fee(s), building permit 
fees, and any applicable impact fees. Fees refe1Ted to in this section are established by 
Municipal Ordinance and/or resolution and arise independent of this Agreement. 

Owners' Reimbursement to the City: The Parties agree that the City has utilized substantial 
staff time to prepare the Annexation and Development Agreement that will benefit the 
Owners. The Patties further agree the City shall be reimbursed a reasonable fee for its costs 
to prepare such Agreement. The Parties agree that such fee shall be in the amount of Five 
Thousand and no/100 Dollars ($5,000.00). 

ARTICLE VI. MISCELLANEOUS 

6.1 Subdivision, Planned Unit Development, Site Plan, Boundary Line Adjustment, and other 
Land Use Applications: The Parties acknowledge that it is the Owners' intent to develop 
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the Property in phases through the subdivision, planned unit development (PUD), and other 
land use application processes, such as site plans and boundary line adjustments, over the 
next twenty (20) to thi1iy (30) years. The Owners agree that Exhibit "F" hereto represents 
a preliminary phasing plan which will serve as a general outline for the Project. Council 
shall be notified of any significant change in the preliminary phasing plan. Future PUD and 
subdivision proposals shall consider compatibility with sunounding neighborhoods. 

6.2 The Owners agree that in the event a subdivision plat, a planned unit development (PUD), 
site plan, or boundary line adjustment is desired, then the Owners will submit a proper and 
complete application in compliance with the City's development ordinances in effect at the 
time of the desired action. 

6.3 Construction Activities: The Owners shall provide that all construction vehicles, including 
delivery vehicles and private vehicles of construction employees, shall access the Property 
from W. Hanley Ave. or N. Huetter Rd. without traveling through the Indian Meadows, 
Northshire, or Woodside Park subdivisions. 

6.4 Concurrency Analysis: The Owners agree that concurrency with the minimum approved 
standards of this Agreement and any future approvals is borne by the Owners. Each phase 
and/or subdivision request made to the City shall be accompanied by a concurrency 
analysis of the Development, as a whole and as to the phase, to address compliance for 
each proposed plat with current codes, regulations, and policies. Open space, parks, 
trails/multiuse paths, affordable and professional worker housing, transportation, water, 
sanitary sewer, unit count, and overall density by zone, phase, and the subject property as 
a whole, including compliance with the total cap on density and units, shal1 be tracked and 
reported throughout the project duration in a timely manner by the Owners to the Planning 
Department. 

6.5 Affordability Covenants with Use, Refinance, and Resale Restrictions and Purchase 
Option: The Owners agree to reserve at least five percent (5%) of owned residential units 
and five percent (5%) of the rental residential units for affordable and professional 
workforce housing that meets 80-130% of Area Median Income (AMI) for the date on 
which it is sold or rented. All residential units shall be a va1iety of bedroom counts. The 
affordable and workforce housing requirement shall be protected by deed restriction or 
another equally effective method, and shall be reviewed in light of the addendum study to 
the Housing Availability and Affordability Study by PAHA, CDAEDC and U of I. Habitat 
for Humanity shall be given First Right of Refusal on a minimum one (1) multi-family 
parcel for its land trust inventory. The Owners shall be entitled to build thirty (30) market­
rate units before this requirement is triggered. Thereafter, the Owners agree that the five 
percent (5%) reserved-units requirement shall be met with each phase, provided that a 
subsequent phase may have less than five percent (5%) to the extent that previous phases 
exceeded five percent (5%). The reserved units shall be a mix ofrental and owned, as well 
as a mix of housing types. The Owners agree to work with Panhandle Area Housing 
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Alliance (PAHA), other housing agencies, and/or shall self-administer the program. The 
Owners agree to provide an annual report to the City of how this requirement has been 
addressed in the preceding twelve-month period and will also conceptually outline plans 
for the next twelve-month period as to how this will be addressed. If the City determines 
that there are concerns with the reporting and/or satisfaction of this condition, the Owners 
agree to an independent third-party audit and compliance measures as agreed upon by the 
Parties to effectuate this condition. 

6.6 Conceptual Master Plan: Future subdivision and PUD applications shall genera)ly adhere 
to the alignment of the transportation network, product and place types, trails/multiuse 
paths, and public parks as shown in the conceptual design, attached hereto and incorporated 
herein by reference as Exhibit "E," subject to the Zoning Code in effect at the time of 
development. 

6.7 Remedies and Deannexation: The Parties agree that in the event a Party fails to comply 
with the tenns of this Agreement, commits any material breach, defaults, or otherwise fails 
to perfo1m any substantive and mate1ial term or condition of this Agreement, and does not 
cure such breach, default, or failure within thirty (30) days of written notice from the 
adverse Party, or in the case of a breach, default, or failure to perform that is incapable of 
being cured within the thirty (30) day time pe1iod from written notice from the adverse 
Party, the Party fails to cure the same and thereafter to prosecute the cure of such breach 
with reasonable due diligence and continuity, then the adverse Party may deannex any 
property that has not been developed following the City's notice and public hearing process 
for Annexation pursuant to the City. 

6.8 Force Majeure: Notwithstanding the foregoing, the Owners, on behalf of all successors and 
assigns, shall be held to a standard of reasonableness and shall not be liable to the City or 
considered in breach or default of this Agreement, based upon matters outside its control, 
including but not limited to acts of God, civil riot, war, strikes, labor unrest, or shortage of 
labor or materials. In such an event, the City shall grant Owners and their successors and 
assigns, extensions, upon the request of Owners or successors and assigns, for such period 
of time as said matters may remain in effect. 

6.9 Notices: All notices under this Agreement shall be in writing, shall be delivered to each of 
the Parties, and shall be (i) delivered in person or (ii) mailed, postage prepaid, either by 
registered or ce1tified mail, return receipt requested, or by overnight express canier, 
addressed in each case to the Party, address set forth in the introductory paragraph of this 
Agreement, or (iii) sent by facsimile and email with the original to follow by mail in the 
manner described above. It is provided, however, that any Party may change its respective 
address for purposes of receipt of any such communication by giving ten (10) days prior 
written notice of such change to tl1e other party hereto in the manner provided above. All 
notices sent pursuant to the terms of this paragraph shall be deemed received (i) if sent by 
overnight, express canier, on the next business day immediately following the day sent, 
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(ii) if sent by registered or certified mail, on the third business day following the day sent 
or (iii) if sent by facsimile or email on the date so sent. 

6.10 Reliance by Parties: This Agreement is intended by Owners to be considered by the City 
as part of the Owners' request for annexation of the Property and for Owners ' future 
applications for subdivision approval, PUD approval, and other. This Agreement is 
contingent upon said annexation. Owners acknowledge and intends the City to consider 
and rely upon this Agreement in its review and consideration of said annexation request 
and future subdivision and PUD applications. 

6.11 Relationship of Parties: It is understood that the contractual relationship between the City, 
and the Owners is such that no Patty is the agent, pa1tner, or joint venturer of any other 
Party. 

6.12 Successors and Assigns: Recorded Covenant Running with Land: This Agreement shall 
inure to the benefit of the City, the Owners, and each of their respective heirs, successors 
and assigns. This Agreement, including all covenants, tenns, and conditions set forth 
herein, shall be and is hereby declared a covenant running with the land with regard to the 
Property or any portion thereof, and is binding on all parties to this Agreement as well as 
their respective heirs, successors and assigns. 

6.13 No Waiver: In the event that the Parties or their respective successors and assigns, do not 
strictly comply with any of the obligations and duties set forth herein, thereby causing a 
default under this Agreement, any forbearance of any kind that may be granted or allowed 
by the City, the Owners, or any successor or assign, to the other party under this Agreement 
shall not in any manner be deemed or construed as waiving or sun-endering any of the 
conditions or covenants of this Agreement with regard to any subsequent default or breach. 

6.14 Partial Invalidity: In the event that any provision of this Agreement is deemed to be invalid 
by reason of the operation of any law, or by reason of the interpretation placed thereon by 
any court or other governmental body, this Agreement shall be construed as not containing 
such provision and the invalidity of such provision shall not affect the validity of any other 
provision hereof, and any and all other provisions hereof which otherwise are lawful and 
valid shall remain in full force and effect. 

6.15 Entire Agreement: This Agreement sets fo1th the entire understanding of the Parties hereto, 
and shall not be changed or terminated orally. Any other agreements between the Parties, 
express or implied, are hereby cancelled and of no further force nor effect. It is understood 
and agreed by the Parties hereto that there are no verbal or written promises, agreements, 
stipulations or other representations of any kind or character, express or implied, other than 
as set forth in writing in this Agreement. 
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6.1 6 Exhibits: All exhibits refen-ed to herein are incorporated in this Agreement by reference, 
whether or not actually attached. 

6.17 Authority: Each of the persons executing this Agreement represents and wa1Tants that he 
has the lawful authority and authorization to execute this Agreement, as well as all deeds, 
easements, liens and other documents required hereunder, for and on behalf of the entity 
executing this Agreement. 

6.18 Time is of the Essence: Time is of the essence in this Agreement. The Parties agree that 
this Agreement will be finalized and recorded within six (6) months of annexation and 
zoning approval by the City Council. 

6.19 Merger: The representations, warranties, covenants, conditions, and agreements of the 
parties contained in this Agreement shall survive the acceptance of any deeds, dedications, 
and/or easements. 

6.20 Recordation, Merger, and Amendment: The Owners further agree this Agreement shall be 
recorded by the City at the Owners' expense. All promises and negotiations of the pruiies 
merge into this Agreement. The parties agree that this Agreement shall only be amended 
by a writing signed by both pruiies. The parties agree that this Agreement shall not be 
amended by a change in any law. The pa1iies agree this Agreement is not intended to 
replace any other requirement of City Code. 

6.21 Section Headings: The section headings of this Agreement are for clarity in reading and 
not intended to limit or expand the contents of the respective sections to which they pertain. 

6.22 Compliance with Applicable Laws: The Owners agree to comply with all applicable 
Federal, State, and local laws and regulations. 

6.23 Publication of Ordinance: The paiiies agree that, until the date of publication of the 
a1mexation ordinance, no final annexation of the Owners' Property shall occur. Upon 
proper execution and recordation of this Agreement, the City wiH, to the extent lawfully 
pennitted, adopt and thereafter publish an ordinance annexing the Owners' Property. 

6.24 Promise of Cooperation and Mediation: Should circumstances change, operational 
difficulties a1ise, or misunderstandings develop, the Parties agree to meet and confer at the 
request of either pa1iy to discuss the issue and proposed solutions. Further, each party 
agrees not to bring a claim, initiate other legal action, or suspend performance without 
meeting directly with the other party regarding the subject matter of the disagreement. If 
the Parties cannot amicably resolve the disagreement, then they agree to retain a mediator, 
acceptable to both parties, and to conduct at least four ( 4) hours of mediation prior to 
initiating a lawsuit against the adverse party. 
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6.25 Venue, Jurisdiction, and Governing Law: If no voluntary resolution is obtained through 
direction negotiations or mediation, and legal action is initiated, then any legal action shall 
be brought in Kootenai County, Idaho. Idaho law shall govern and all disputes. 

6.26 Enforcement - Attorney's Fees: Should either party require the services oflegal counsel to 
enforce compliance with the terms of this Agreement, the prevailing party will be entitled 
to its reasonable attorney's fees and related costs of enforcement. 

IN WITNESS WHEREOF, the City of Coeur d'Alene has caused this Agreement to be 
executed by its Mayor and City Clerk and its corporate seal affixed hereto, and Melissa Wells has 
caused the same to be executed on behalf of the Owners, the day and year first above written. 

ATTEST: 

~= k n~ 
R ~ ~~Clerk }<e,lloj Se-1\-erS 

ST A TE OF IDAHO ) 
) ss. 

County of Kootenai ) 

On this Z l day of ~C~ ~ ~ 23, before me, a Notary Publ~ .. J?~ onally 
appeared James Hammond an~ m~·=iB6t1;7mown to me to be the Mayor ariaeitylClerk, 
respectively, of the City of Coeur d'Alene that executed the foregoing instru-ment and 
acknowledged to me that said City of Coeur d'Alene executed the same. 

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

SHERRIE L. BADERTSCHER 
COMM. #20205077 

NOTARY PUBLIC 
STATE Of IDAHO 

~ 
1-JotaryPubl~ 
Residing at~ 1 X_b 
My Commission expires: / ~/;?~/..2t? ~~ 
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DEVELOPER 
KOOTENAI COUNTY LAND COMPANY, LLC 

ByM,J.&I~ ~ 

OWNERS 
LREV27LLC LREV28LLC 

~ 
LREV29LLC 

LREV31LLC LREV32 LLC 

Bydb~~ 

LREV33LLC 

LREV35LLC LREV36LLC 

LREV37LLC LREV38LLC 
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vJ o ~ 1,\£\}&tt\ 
STATE OF 1-BA-H,Q ) ) 

) ss. 
County of-Kootenai ) S:f')koJ"..u 

On this ~ day of ljatr.k, , 2023, before me, a Notary Public, personally 
appeared Melissa Wells, representing Kootenai County Land Company, LLC, LREV 27 LLC, 
LREV 28 LLC, LREV 29 LLC, LREV 30 LLC, LREV 31 LLC, LREV 32 LLC, LREV 
33 LLC, LREV 34 LLC, LREV 35 LLC, LREV 36 LLC, LREV 37 LLC, LREV 38 LLC, and 
LREV 39 LLC, as member, and acknowledged to me that she executed the same on behalf of, 
and with the authority of, the companies. 

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my Notarial Seal the 
day and year in this ce1tificate first above written. 

CLAUDIA M HERSEY 
NOTARY PUBLIC #21337 
STATE OF WASHINGTON 
COMMISSION EXPIRES 

,__ MARCH 23, 2027 
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EXHIBIT "A" 

(Legal Description & Annexation Map: Excludes Property Outside ACI) 

KOOTENAI COUNTY LAND COMPANY 

CITY OF COEUR D'ALENE ANNEXATION 

THAT PART OF THE WEST HALF OF SECTION 33, TOWNSHIP 51 NORTH, RANGE 4 WEST, BOISE 

MERIDIAN, KOOTENAI COUNTY, IDAHO, AND THAT PART OF THE NORTHWEST QUARTER OF SECTION 4, 

TOWNSHIP 50 NORTH, RANGE 4 WEST, BOISE MERIDIAN, KOOTENAI COUNTY, IDAHO, DESCRIBED AS 
FOLLOWS: 

BEGINNING AT THE NORTHWEST CORNER OF SAID SECTION 33; THENCE SOUTH 88°39'33" EAST, ALONG 

THE NORTH LINE OF SAID SECTION 33, A DISTANCE OF 40.00 FEET TO THE TRUE POINT OF BEGINNING; 

THENCE ALONG THE EXISTING CITY LIMITS BOUNDARY OF THE CITY OF COEUR D'ALENE THE FOLLOWING 
5 COURSES AND DISTANCES: 

1. THENCE SOUTH 88°39'33" EAST 2587.01 FEET TO THE NORTH QUARTER CORNER OF SAID SECTION 
33; 

2. THENCE SOUTH 00°52'54" WEST 2641.95 FEET TO THE CENTER QUARTER CORNER OF SAID SECTION 
33; 

3. THENCE SOUTH 00°53'34" WEST 2645.44 FEET TO THE SOUTH QUARTER CORNER OF SAID SECTION 
33; 

4. THENCE SOUTH 00°19'49" WEST, ALONG THE WESTERLY BOUNDARY OF THE PLAT OF INDIAN 

MEADOWS, ACCORDING TO THE PLAT THEREOF FILED FOR RECORD IN BOOK 'E' OF PLATS, PAGE 

130, RECORDS OF KOOTENAI COUNTY, IDAHO, A DISTANCE OF 2737.32 TO A POINT ON THE SOUTH 
LINE OF THE NORTHWEST QUARTER OF SAID SECTION 4; 

5. THENCE NORTH 88°04'43" WEST ALONG THE SOUTH LINE OF THE NORTHWEST QUARTER OF SAID 

SECTION 4; A DISTANCE OF 1830.40 FEET TO THE NORTHWEST CORNER OF LOT 1, BLOCK 2 OF THE 

PLAT OF WOODSIDE PARK FIRST ADDITION, ACCORDING TO THE PLAT THEREOF FILED FOR RECORD 
IN BOOK 'G' OF PLATS, PAGE 368, RECORDS OF KOOTENAI COUNTY, IDAHO; 

THENCE DEPARTING SAID EXISTING CITY LIMITS BOUNDARY, CONTINUING NORTH 88°04'43" WEST 

751.85 FEET TO THE EASTERLY RIGHT OF WAY LINE OF NORTH HUETTER ROAD; 

THENCE ALONG SAID EASTERLY RIGHT OF WAY LINE OF NORTH HUETTER ROAD THE FOLLOWING 4 
COURSES AND DISTANCES: 

1. THENCE NORTH 07°59'16" WEST 239.25 FEET 

2. THENCE NORTH 00°05'34" EAST 1962.47 FEET; 

3. THENCE SOUTH 88°47'00" EAST 15.00 FEET; 

4. THENCE NORTH 00°05'34" EAST 507.07 FEET TO A POINT ON THE SOUTH LINE OF SAID SECTION 33; 

ANNEXATION AND DEVELOPMENT AGREEMENT - 21 
Resolution No. 23-012 



THENCE DEPARTING SAID EASTERLY RIGHT OF WAY LINE OF NORTH HUETTER ROAD, SOUTH 88°47'0011 

EAST, ALONG THE SOUTH LINE OF SAID SECTION 33, A DISTANCE OF 745.81 FEET; 

THENCE NORTH 01 °08' 4611 EAST, PARALLEL WITH THE WEST LINE OF THE SOUTHWEST QUARTER OF 

SAID SECTION 33, A DISTANCE OF 575.74 FEET; 

THENCE NORTH 88°4614511 WEST 760.82 FEET TO THE EASTERLY RIGHT OF WAY LINE OF NORTH 

HUETTER ROAD; 

THENCE NORTH 01°08'4611 EAST, ALONG SAID EASTERLY RIGHT OF WAY LINE OF NORTH HUETTER ROAD 
745.56 FEET; 

THENCE DEPARTING SAID EASTERLY RIGHT OF WAY LINE OF NORTH HUETTER ROAD, SOUTH 88°46'2211 

EAST 1062.89 FEET; 

THENCE NORTH 00°15135" EAST 1325.02 FEET TO A POINT ON THE NORTH LINE OF THE SOUTHWEST 

QUARTER OF SAID SECTION 33; 

THENCE NORTH 88°45' 4111 WEST, ALONG THE NORTH LINE OF THE SOUTHWEST QUARTER OF SAID 

SECTION 33, A DISTANCE OF 1042.39 FEET TO THE EASTERLY RIGHT OF WAY LINE OF NORTH HUETTER 
ROAD; 

THENCE ALONG SAID EASTERLY RIGHT OF WAY LINE OF NORTH HUETTER ROAD THE FOLLOWING 3 
COURSES AND DISTANCES: 

1. THENCE NORTH 01°091 2711 EAST 2175.54 FEET; 
2. THENCE SOUTH 88°39'33" EAST 15.00 FEET; 

3. THENCE NORTH 01 °09127" EAST 471.00 FEET TO THE TRUE POINT OF BEGINNING. 

CONTAINING 438.718 ACRES, MORE OR LESS. 
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EXHIBIT "B" 

(Planning and Zoning Commission Findings and Order) 

COEUR D'ALENE PLANNING COMMISSION 

FINDINGS AND ORDER 

A-4-22 

A. INTRODUCTION 

This matter having come before the Planning Commission on October 11, 2022 and there 
being present a person requesting approval of ITEM A-4-22, a request for zoning prior to 
annexation of+/- 440 acres from County Ag Suburban to City R-8, R-17, C-1 ?L, and C-
17. 

APPLICANT: KOOTENAI COUNTY LAND COMPANY, LLC 

LOCATION: PROPERTY NORTH OF INTERSTATE-90 AND WOODSIDE AVENUE, 
SOUTH OF WEST HANLEY AVENUE, EAST OF HUETTER ROAD, AND 
WEST OF ATLAS ROAD 

B. FINDINGS: JUSTIFICATION FOR THE DECISION/CRITERIA, STANDARDS AND 
FACTS RELIED UPON 
(fhe Planning Commission may adopt Items B1 to B7.) 

B 1. That the existing land uses are residential and commercial 

B2. That the Comprehensive Plan Map designation is Single Family Neighborhood, 
Compact Neighborhood, Urban Neighborhood and Mixed-Use Low. 

B3. That the zoning is County Ag Suburban. 

B4. That the notice of public hearing was published on, September 17, 2022, which 
fulfills the proper legal requirement. 

B5. That the notice of public hearing was posted on the property on October 3, 2022 , 
which fulfills the proper legal requirement. 

B6. That notices of public hearing were mailed to all property owners of record within three­

hundred feet of the subject property. 

B7. That public testimony was heard on October 11, 2022. 

B8. That this proposal is in conformance with the Comprehensive Plan as follows: 

Community & Identity 

Goal Cl 1: Coeur d'Alene citizens are well informed, responsive, and involved in 
community discussions. 

ANNEXATION AND DEVELOPMENT AGREEMENT - 24 
Resolution No. 23-012 



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

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

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

Growth & Development 

Goal GD 1: Develop a mix of land uses throughout the city that balance housing 
and employment while preserving the qualities that make Coeur d'Alene a great 
place to live. 

Objective GD 1.1: Achieve a balance of housing product types and price points, 
including affordable housing, to meet city needs. 

Objective GD 1.5: Recognize neighborhood and district identities. 

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

Objective GD 2.1 : Ensure appropriate, high-quality infrastructure to accommodate 
growth and redevelopment. 

B9. That public facilities and utilities are available and adequate for the proposed use. 
This is based on all staff input, testimony and in the staff report noting pages 22 
and 23 listing all the conditions from the various departments the capacity to serve 
this property. 

B10. That the physical characteristics of the site make it suitable for the request at this 
time because the land is flat with exception of portions in the south with no 
topography issues or physical site constraints. 

B11. That the proposal would not adversely affect the surrounding neighborhood with 
regard to traffic, neighborhood character, and existing land uses because the 
zoning that is proposed provides the right adjacent capability with surrounding 
areas. KMPO said in their presentation "Most facilities with planned improvements 
can tolerate additional traffic and are in support of this development and later be 
able to evaluate this project as phases come forward. He stated the zones selected 
R-17. C-17L and C-17 are designed to provide a good buffer to the surrounding 
properties. 
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C. ORDER: CONCLUSION AND DECISION 

Planning Commission is tasked with recommending zoning for the annexation request. 
The Commission shall provide a recommendation of zoning to City Council along with an 
evaluation of how the proposed annexation does meet the required evaluation criteria for 
the requested annexation. 

Suggested provisions for inclusion in an Annexation Agreement are as follows: 

Note: The following items are specific to this annexation request and are potential 
conditions that are subject to negotiation between the parties. All other policies and 
department requirements for development are obligatory and included in the annexation 
and development agreement. 

Water: 

• Existing public utility easements for the City's 24" transmission main will be maintained 
or replaced at the developer's expense. 

• The property for an existing water storage facility under the tank, as mutually agreed 
upon, shall be transferred to the City. 

• A well parcel for a potential new water source is required to be transferred to the City 
as the developer's contribution toward the expense of developing an additional water 
source to adequately serve the community. The well site is requested to be transferred 
upon confirmation of acceptable water quality through City installation of a test well on 
an agreed upon site. 

• Water rights for the property, both domestic potable and irrigation, will be addressed 
in the annexation and development agreement. 

Wastewater: 

• There are 5 potential projects highlighted by Lakeside Real Estate Holdings and JUB 
Engineering to upgrade sewer collection system sewer capacity. These projects are 
laid out in the "Coeur Terra Development Wastewater Collection Study" (May 2022) 
from the developer and JUB Engineering. Five (5) "limiting reaches" were identified 
when adding planned flow from the Coeur Terre project into the City sewer collection 
system at 2013 Master Plan Flows. Below is a list of these. The development 
agreement specifies Wastewater's response and defines the necessary corrective 
projects proposed in this study. 

1. HAWKS NEST LIFT STATION 
2. LAUREL/SHERWOOD TRUNK MAIN 
3. APPALOOSA TRUNK MAIN 
4. FAIRWAY TRUNK MAIN 
5. RIVERSIDE INTERCEPTOR 

Streets & Engineering (Transportation/Traffic): 

• In the areas where the Bypass project does not impact the existing Huetter Road, 
Huetter Road shall be reconstructed to the Post Falls and City of Coeur d'Alene 
standards, as applicable. The City desires that Huetter Road shall be reconstructed 
from the southern extent of the development to Hanley Road for three lane Arterials, 
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including bike lanes, a shared-use path on the east side, and dedication of right-of­
way to meet the City Standard of 100 feet minimum. The design, alignment and extent 
of improvements are subject to the location and design of the proposed Huetter 
Bypass. 

• Additional right-of-way shall be set aside and made available as determined by the 
Idaho Transportation Department for the future Huetter Bypass. 

• The Hanley Avenue/Huetter Road intersection shall be reconstructed to its future 
configuration as modeled for 2045, which includes five lanes on Hanley Ave, reducing 
to three lanes at the planned collector street into the proposed development. Bike 
lanes and shared-use paths are also required on both sides of Hanley Ave. 

• The Nez Perce Road/Hanley Ave intersection shall be constructed to its future 
configuration as modeled for 2045.ln order to manage increases in traffic, connectivity 
to existing streets is required without delay throughout the construction of the phased 
development. The owner shall commit to constructing five road connections to existing 
streets to the south and east by phases and in a manner that does not allow for this 
connectivity to be delayed to future phases. 

• Any property owned by the applicant that is west of the city's ACI along Huetter Road 
must be subdivided and conveyed or dedicated to Post Falls Highway District per 
conversations with the applicant, Post Falls Highway District, and Kootenai County. 
Property outside the ACI should not be annexed into the City at this time. 

Parks: 

• Ten (10) acres for one Community Park 
• Eight (8) acres of land for one Residential Park 
• Two (2) traversing north-south trails that connect out of the development 
• Two (2) traversing east-west trails that connect out of the development 
• Timing for large scale public park improvements and dedication(s) along with trails 

connections and improvements to be defined in the annexation and development 
agreement. 

Planning: 

• Proposed use limitations: No Adult Entertainment, Billboards, Industrial Uses, 
Heliports, Outdoor Sales or Rental of Boats, Vehicles, or Equipment, Outdoor Storage 
of materials and equipment (except during construction), Repair of Vehicles (unless 
entirely within a building), Sewage Treatment Plants and other Extensive Impact 
activities (unless publicly owned), Work Release Facilities, Wrecking Yards, and 
Vehicle Washing (unless located within a building or parking structure). 

• Five percent (5%) of the residential units qualify as "affordable/workforce housing" in 
conjunction with PAHA (or similar organization as exists at the time of implementation) 
as the administrating entity. This level of commitment was discussed with the applicant 
prior to any hearings with details to be addressed in the annexation and development 
agreement. 

• Ongoing concurrency analysis for total acreage developed, open space improvements 
(parks and trails), transportation improvements (volume and connections), and 
affordable/workforce housing will be provided by zone and phase. 

• This request is for annexation and zoning designations only. The applicant has 
provided preliminary conceptual design information that is not binding at this time. Staff 
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suggests that at a minimum the annexation and development agreement include 
language that ties future subdivision applications to generally adhere to: alignment of 
transportation, product types (place types), trails and public parks as shown in the 
conceptual design. 

Other: 

• The developer has a Memorandum of Understanding (MOU) with School District #271 
for two (2) future school sites. While the City is not a party to the MOU between the 
developer and the School District, this commitment should be considered in the 
annexation and development agreement. 

• Electric transmission lines, natural gas, and any other existing easements for utilities 
may exist on the subject properties. The applicant must adhere to the required 
easements or seek legal changes to alter/extinguish, if needed. 

Motion by Ingalls, seconded by Fleming, to adopt the foregoing Findings and Order. 

ROLL CALL: 

Commissioner Fleming Voted Yes 
Commissioner Ingalls Voted Yes 
Commissioner Mandel Voted Yes 
Commissioner McCracken Voted Yes 
Commissioner Ward Voted Yes 
Chairman Messina Voted Yes 

Commissioner Luttropp was absent. 

Motion to approve carried by a 6 to O vote. 
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COEUR D'ALENE CITY COUNCIL 
FINDINGS, CONCLUSION, AND ORDER 

This matter having come before the City Council on March 21. 2023, and there being present a 
person requesting approntl of ITEM A--t-22. a requested anne:--ation or a +/- 440-acre parcel in 
Kootenai County, currently zoned AG-Suburban. to be incorporated into city limits with a mix of 
zoning designations including: R-3, R-8, R-17, C-17L and C-17. 

The Applicant is Kootenai Count~v Land Company. LLC. 

The Location is: Property north of Interstate 90 and West Woodside A \'enue. south of the future 
West Hanley Avenue. east of orth Huetter Road. and west of North A tlas Road. 

FINDINGS: .JUSTIFICATION FOR THE DECISION/CRITERI A, STANDARDS AND 
FACTS RELIED UPO r 

The City Counci l adopts items BI through B7. 

• Findinu #BI: That the e:--isting land uses are residential and commercial. 

• Findinu #8 1
: That the Comprehcnsi,·e Plan map designation is Single Family 

eighborhoocl. Compact Neighborhood. Urban Neighborhood. and Mixed-Use Low. 

• Finclinu #B3: That the current zoning is County Ag Suburban. 

• Finclinu #B-t: That the notices of public hearings \\Cre publ ished on February-+. 2023. 
and March 4 . .2023. \\·hich rultill s the legal requirement. 

• Finclinu #B5: That a notice of public hearing was posted on the property on March 3. 
2023. \\·hich fulfills the legal requirement. 

• Find in!! #B6: That notices o f public hearing \\·ere mailed to all property om1er!> of 
record\\ ithin three-hundred fee t of the subject property. 

• Findin!! #B7: That public testimony was heard on February .2 1, 2023. and March 2 I. 
2023. 

• Findin!!. #B8: That this proposal 1s 111 conformance with the Comprehcnsi,·e Plan 
policies as follows: 

o Community and Identity. Goal CI 1: Coeur d'Alene citizens are \Yell infom1ecl. 
responsive and involved in community discuss ion. Citizens 1rere inrnfrecl and 
pro1·ided community i11pw 111u!tiple Li111es throughout the process. 
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o Community and Identity Objectiw Cl 1. 1: Foster broad-based and inclusi,·e 
community involvement for actions affecting businesses and residents to promote 
community unity and involvement. The de1·e/opme111 is in conformanc:e ll"ith the 
( '0111prehensi1·e Pion £IS citi::e11s 1rere invoh·ed in the process. 

o Community and Identity Goal Cl 3: Coeur d'Alene will strin: to be livable for 
median and belo,r income levels. including young families. working class. low 
income. and fixed income households. The De1·eloper 11·i// ;wo1·ide lmr-i11c.:ome 

housing as r equired in the De1·e/op111e111 .-lgree111e111 i r ilh a r equired deed r estriction 
lo a certain orea mediw1 income (percentoge of.-1.\ [/). 

o Community and Identity Objecti,·e C l 3.1: Support efforts to pn~sern: existing 
housing stock and pro,·ide opportunities for ne,\ affordable and \\'Orkforce housing. 
The De1·e/11per 1ri// up to l.800 units 1!/ 11111/tiple housing trpes and hedrooms. und 

1wo1·ide /mr-incm11e ho11sing as re1111ired in the D e1·e!op111enl .-l g rce111e111 1rilh a 

r e<;11ired deed restriction lO o certain area 111ecliu11 income (JJeffenluge <!f'.-1.\//J. 

o Gro,,1h and De,·elopment Gl)al GD I: De,·dop a mi.\ or land uses throughout the 
city thot b;:ilances housing and employment \\·hik prcserYing the qualities that make 
Coeur d'Alene a great place to li,·e. Co!.'ur (/'.-Ilene hus l t hulunce 1!f fond uses 

throughow 1he ( 'ity WI(/ this is a 111ixl!d use den1/op111c111. i11\'/l/i-i11g n:side111iul uses 
rf n1rio11s l_11w s und si::es. us ire!! us com111ercio/ mu! c:ii·i c uses. 

•J Gro,\1h and De\·elopment Ob_iecti, e GD 1.1: AchieH: a balance or housing product 
I! p~s and price points. including affordable housing. to meet City needs. T/Jis is 
pru,·ided.fi,r in the DtTi.:!up111e111 .-lgree111e11/. 

o Gro\,·th and Den::loprnenL Ob_jecti,·e GD 1.5: Recognize neighborhood and district 
identities. Tiu.: Pn!fl!ct is u greul oppvr11111i1_r lo creme something lll1i£/lle 1rith 
oppor11111itiesjhrfu111ilies. indudinJ? lrni!s. parks. and schools. 

o Gro,,th and De,·elopment Goal GD .2 : Ensure appropriate. high-quality 
infrastructure to accommodate comrnunil! needs and future gr0\\1h. .-Ill l{ the 
( 'it_, ··.,· 11lilities lu ll"e exw11i11ed thl' de1·elop111enf proposal und phmnedjin· 1/iefi1t11re 

dendo1J/11e111. The_r are uhle to proi·ide high-lflllilit_,· i11/i-asrmcrure 10 acco11111wdate 
the proposed grmrth und de1·e/opme11I. 

o Gr0\\1.h and Development Objectiw GD :2 .1 : Ensure appropriate. high-quality 
infrastructure to accommodate gro,\1h and rede\·elopment. The Ci1y '.\· ll!ilities ln /\"e 

pla1111edfurfi1/11re derelop111ent and are ahle LO pro,·ide high-quality i1?fi"astruct11re 
to uccmnmodate gro1rt h and rede,·e/opmem. 

• Findirn.! #B9: That public facilities and utilities an~ avai lable and adequate for the 
proposed use. This is based on staff input. the 1estimony of the de,·e/oper. rhe proposed 
A1111exalio11 and Dei·elopmenl Agreement. and the stqfJ"reports. 
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• findinu. #BI 0: That the physical characteri stics of the site mal-:e it suitable for the 
request at this time because: the land is relath'elyjlat, there are no topographical issues 
or physical sife constraints. 

• Find in!.! #BI I: That the proposal would not adversely affect the surrounding 
neighborhood with regard to traffic, neighborhood character, and existing land uses 
because: the zoning thm is proposed adjacenl to 1he surrounding r esidential 
subdh·isions (R-3) is in accordance 1rith 1he Ci1y 's Co111prehensi1·e Plan. The traffic 
concerns are addressed in the Annexaiion and Derelopmen/ Agreement 1rith 
concurrency sflldies 10 be completed irith each phase. 

ORDER: CONCLUSION AND DECISION 

The City Council. pursuant to the aforementioned tindings. concludes and orders that the request 
of KOOTE A l COU TY LAN D COMPANY. LLC. for annexation ot' a +/- -l-l0-acre parcel in 
Kootenai County. and assigning zoning districts R-3. R-8. R- I 7. C- l 7L. and C-17 as sho\\11 in the 
A nnexation and De\·elopment Agreement. should be appro\·ed. 

The City Council further orders that the A nnexation shall be contingent on the o,,·11ers of the 
Property signing an Annexation and De,·clopmcnt Agreement as appro,·cd by Counci l. 

M OTION: Motion by McEn :rs. seconded by E \'c111S. to m oH: to adopt the foregoing: Findings 
nnd Order. 

ROLL CALL: 

Council Member Wood Voted No 
Council l\ikmber Gookin Voted No 
Council Member Miller Voted Aye 
Council Member McEvers Voted A) e 
Council Member Evans Voted Aye 
Council Member English Voted Aye 

Motion to appron A-4-22 carried by a 4 to 2 Yolc. ( 

a~---•w( 'rs Hammond. : ;;•or 
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EXHIBIT "D" 

(Legal Descriptions of Zoning Districts & Corresponding Zoning Map) 

ZONE C-17L (WATER TOWER) 

THAT PART OF THE NORTHWEST QUARTER OF SECTION 33, TOWNSHIP 51 NORTH, 
RANGE 4 WEST, BOISE MERIDIAN, KOOTENAI COUNTY, IDAHO; DESCRIBED AS 
FOLLOWS: 

BEGINNING AT THE NORTHEAST CORNER OF SAID NORTHWEST QUARTER; 

THENCE SOUTH 00°52'54" WEST, ALONG THE EAST LINE OF SAID NORTHWEST 
QUARTER 150.00 FEET; 

THENCE NORTH 88°39'33" WEST, PARALLEL WITH THE NORTH LINE OF SAID 
NORTHWEST QUARTER 150.00 FEET; 

THENCE NORTH 00°52'54" EAST 150.00 FEET TO THE NORTH LINE OF SAID 
NORTHWEST QUARTER; 

THENCE SOUTH 88°39'33" EAST 150.00 FEET TO THE POINT OF BEGINNING. 

CONTAINING 22501 SQ. FTOR 0.517 ACRE, MORE OF LESS. 

ZONE C-17 {NORTH) 

THAT PART OF THE NORTHWEST QUARTER OF SECTION 33, TOWNSHIP 51 NORTH, 
RANGE 4 WEST, BOISE MERIDIAN, KOOTENAI COUNTY, IDAHO; DESCRIBED AS 
FOLLOWS: 

COMMENCING AT THE NORTHEAST CORNER OF SAID NORTHWEST QUARTER; 
THENCE NORTH 88°39'33" WEST, ALONG THE NORTH LINE OF SAID NORTHWEST 
QUARTER, ALSO BEING THE SOUTHERLY RIGHT OF WAY LINE OF WEST HANLEY 
AVENUE, 1135.12 FEET TO THE TRUE POINT OF BEGINNING; 

THENCE SOUTH 01 °20'27" WEST 676.63 FEET; 

THENCE ALONG A CURVE TO THE RIGHT HAVING A RADIUS OF 200.00 FEET, A 
CHORD BEARING OF SOUTH 26°24'24" WEST, A CHORD DISTANCE OF 169.46 FEET, 
THROUGH A CENTRAL ANGLE OF 50°07'53", A DISTANCE OF 174.99 FEET; 

THENCE SOUTH 51 °28'20" WEST 145.79 FEET; 

THENCE NORTH 88°38'42" WEST 99.77 FEET; 
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THENCE NORTH 00°44'36" EAST 113.94 FEET; 

THENCE NORTH 89°43'47" WEST 343.1 8 FEET; 

THENCE NORTH 00°24'13" EAST 554.45 FEET; 

THENCE ALONG A CURVE TO THE LEFT HAVING A RADIUS OF 500.00 FEET; A 
CHORD BEARING OF NORTH 01 °54'22" WEST, A CHORD DISTANCE OF 40.30 FEET, 
THROUGH A CENTRAL ANGLE OF 04°37'10", A DISTANCE OF 40.31 FEET; 

THENCE NORTH 04°12'57" WEST 103.40 FEET; 

THENCE ALONG A CURVE TO THE RIGHT HAVING A RADIUS OF 300.00 FEET, A 
CHORD BEARING OF NORTH 01°54'22" WEST, A CHORD DISTANCE OF 24.18 FEET, 
THROUGH A CENTRAL ANGLE OF 04 °34' 1 0", A DISTANCE OF 24.19 FEET; 

THENCE NORTH 00°24' 13" EAST 86.26 FEET TO THE SOUTHERLY RIGHT OF WAY 
LINE OF WEST HANLEY A VENUE; 

THENCE ALONG THE SOUTHERLY RIGHT OF WAY LINE OF WEST HANLEY 
AVENUE ALONG A CURVE TO THE RIGHT HAVING A RADIUS OF 4960.00 FEET, A 
CHORD BEARING OF NORTH 88°50'10" EAST, A CHORD DISTANCE OF 186.03 FEET, 
THROUGH A CENTRAL ANGLE OF 02°08'57", A DISTANCE OF 186.04 FEET; 

THENCE SOUTH 88°39'33" EAST 466.07 FEET TO THE TRUE POINT OF BEGINNING. 

CONTAINING 12.239 ACJUj~', MORE OR LESS. 

ZONE R-17 (NORTH) 

THAT PART OF THE NORTHWEST QUARTER OF SECTION 33, TOWNSHIP 51 NORTH, 
RANGE 4 WEST, BOISE MERIDIAN, KOOTENAI COUNTY, IDAHO; DESCRIBED AS 
FOLLOWS: 

COMMENCING AT THE NORTHEAST CORNER OF SAID NORTHWEST QUARTER; 
THENCE NORTH 88°39'33" WEST, ALONG THE NORTH LINE OF SAID NORTHWEST 
QUARTER, ALSO BEING THE SOUTHERLY RIGHT OF WAY LINE OF WEST HANLEY 
AVENUE, 150.00 FEET TO THE TRUE POINT OF BEGINNING; 

THENCE NORTH 88°39'33" WEST, ALONG THE NORTH LINE OF SAID NORTHWEST 
QUARTER, ALSO BEING THE SOUTHERLY RIGHT OF WAY LINE OF WEST HANLEY 
AVENUE 985.12 FEET; 

THENCE SOUTH 01 °20'27" WEST 676.63 FEET; 

THENCE ALONG A CURVE TO THE RIGHT HA YING A RADIUS OF 200.00 FEET, A 
CHORD BEARING OF SOUTH 26°24'24" WEST, A CHORD DISTANCE OF 169.46 FEET, 
THROUGH A CENTRAL ANGLE OF 50°07'53", A DISTANCE OF 174.99 FEET; 

ANNEXATION AND DEVELOPMENT AGREEMENT - 33 
Resolution No. 23-012 



THENCE SOUTH 51°28'20" WEST 145.79 FEET; 

THENCE NORTH 88°38'42" WEST 99.77 FEET; 

THENCE NORTH 00°44'36" EAST 113.94 FEET; 

THENCE NORTH 89°43'47" WEST 343.18 FEET; 

THENCE NORTH 00°24'13" EAST 554.45 FEET; 

THENCE ALONG A CURVE TO THE LEFT HAVING A RADIUS OF 500.00 FEET; A 
CHORD BEARING OF NORTH 01 °54'22" WEST, A CHORD DISTANCE OF 40.30 FEET, 
THROUGH A CENTRAL ANGLE OF 04°37'10", A DISTANCE OF 40.31 FEET; 

THENCE NORTH 04°12'57" WEST 103.40 FEET; 

THENCE ALONG A CURVE TO THE RIGHT HAVING A RADIUS OF 300.00 FEET, A 
CHORD BEARING OF NORTH 01 °54'22" WEST, A CHORD DISTANCE OF 24.18 FEET, 
THROUGH A CENTRAL ANGLE OF 04°34'10", A DISTANCE OF 24.19 FEET; 

THENCE NORTH 00°24'13" EAST 86.26 FEET TO THE SOUTHERLY RIGHT OF WAY 
LINE OF WEST HANLEY A VENUE; 

THENCE ALONG THE SOUTHERLY RIGHT OF WAY LINE OF WEST HANLEY 
AVENUE THE FOLLOWING 3 COURSES AND DISTANCES: 

THENCE ALONG A CURVE TO THE LEFT HAVING A RADIUS OF 4960.00, A CHORD 
BEARING OF SOUTH 86°29'36'' WEST, A CHORD DISTANCE OF 219.56 FEET, 
THROUGH A CENTRAL ANGLE OF 02°32'11 ", A DISTANCE OF 219.57 FEET; 

THENCE ALONG A CURVE TO THE RIGHT HA YING A RADIUS OF 4050.00 FEET, A 
CHORD BEARING OF SOUTH 88°17'10" WEST, A CHORD DISTANCE OF 432.53 FEET, 
THROUGH A CENTRAL ANGLE OF 06°07'19", A DISTANCE OF 432.74 FEET; 

THENCE NORTH 88°39'10" WEST 149.13 FEET TO AN INTERSECTION WITH THE 
EASTERLY RIGHT OF WAY LINE OF NORTH HUETTER ROAD; 

THENCE ALONG THE EASTERLY RIGHT OF WAY LINE OF NORTH HUETTER ROAD 
THE FOLLOWING 3 COURSES AND DISTANCES: 

THENCE SOUTH 01 °09'27" WEST 421.28 FEET; 

THENCE NORTH 88°39'33" WEST 15.00 FEET; 

THENCE SOUTH 01 °09'27" WEST 2175.54 FEET, TO THE SOUTH LINE OF SAID 
NORTHWEST QUARTER; 

THENCE SOUTH 88°45'41" EAST, ALONG LAST SAID SOUTH LINE 1209.14 FEET; 

THENCE NORTH 39°57'50" EAST 393.70 FEET; 

THENCE NORTH 50°02'10" WEST 202.18 FEET; 
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THENCE ALONG A CURVE TO THE RIGHT HAVING A RAPIUS OF 200.00 FEET, A 
CHORD BEARING OF NORTH 24°38'47" WEST, A CHORD DISTANCE OF 171.51 FEET, 
THROUGH A CENTRAL ANGLE OF 50°46'46", A DISTANCE OF 177.25 FEET; 

THENCE NORTH 00°44'36" EAST 381.86 FEET; 

THENCE SOUTH 89°09'46" EAST 1389.12 FEET TO THE EAST LINE OF SAID 
NORTHWEST QUARTER; 

THENCE NORTH 00°52'54" EAST, ALONG LAST SAID EAST LINE 1512.42 FEET; 

THENCE NORTH 88°39'33" WEST, PARALLEL WITH THE NORTH LINE OF SAID 
NORTHWEST QUARTER 150.00 FEET; 

THENCE NORTH 00°52'54" EAST 150.00 FEET TO THE TRUE POINT OF BEGINNING. 

CONTAINING 114.941 ACRES, ~MORE OR LESS. 

ZONER-8 

THAT PART OF THE WEST HALF OF SECTION 33, TOWNSHIP 51 NORTH, RANGE 4 
WEST, BOISE MERIDIAN, KOOTENAI COUNTY, IDAHO, AND OF THE NORTHWEST 
QUARTER OF SECTION 4, TOWNSHIP 50 NORTH, RANGE 4 WEST, BOISE MERIDIAN, 
KOOTENAI COUNTY, IDAHO; DESCRIBED AS FOLLOWS: 

COMMENCING AT THE WEST QUARTER CORNER OF SAID SECTION 33; THENCE 
SOUTH 88°45'41" EAST, ALONG THE SOUTH LINE OF THE NORTHWEST QUARTER 
OF SAID SECTION 33, A DISTANCE OF 1067.39 FEET, TO THE TRUE POINT OF 
BEGINNING; 

THENCE SOUTH 88°45'41" EAST 166.75 FEET; 

THENCE NORTH 39°57'50" EAST 393.70 FEET; 

THENCE NORTH 50°02'10" WEST 202.18 FEET; 

THENCE ALONG A CURVE TO THE RIGHT HA YING A RADIUS OF 200.00 FEET, A 
CHORD BEARING OF NORTH 24°38'47" WEST, A CHORD DISTANCE OF 171.51 FEET, 
THROUGH A CENTRAL ANGLE OF 50°46'46", A DISTANCE OF 177.25 FEET; 

THENCE NORTH 00°44'36" EAST 381.86 FEET; 

THENCE SOUTH 89°09'46" EAST 1389.12 FEET TO THE EAST LINE OF THE 
NORTHWEST QUARTER OF SAID SECTION 33; 
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THENCE SOUTH 00°52'54" WEST, ALONG LAST SAID EAST LINE 979.52 FEET TO THE 
CENTER OF SAID SECTION 33; 

THENCE SOUTH 00°53 '34" WEST 2645.44 FEET TO THE SOUTH QUARTER CORNER 
OF SAID SECTION 33; 

THENCE SOUTH 00°19'49" WEST, ALONG THE WEST LINE OF THE PLAT OF INDIAN 
MEADOWS, ACCORDING TO THE PLAT THEREOF FILED FOR RECORD IN BOOK 'E' 
OF PLATS, PAGE 130, RECORDS OF KOOTENAI COUNTY, IDAHO, A DISTANCE OF 
2737.32 TO A POINT ON THE SOUTH LINE OF THE NORTHWEST QUARTER OF SAID 
SECTION 4; 

THENCE NORTH 88°04'43" WEST ALONG THE SOUTH LINE OF THE NORTHWEST 
QUARTER OF SAID SECTION 4; A DISTANCE OF 2171.16 FEET; 

THENCE NORTH 01°10'25" EAST 435.05 FEET; 

THENCE ALONG A CURVE TO THE RIGHT HAVING A RADIUS OF 42.50 FEET, A 
CHORD BEARING OF NORTH 46°10'25" EAST, A CHORD DISTANCE OF 60.10 FEET, 
THROUGH A CENTRAL ANGLE OF 90°00'00", A DISTANCE OF 66.76 FEET; 

THENCE SOUTH 88°49'35" EAST 1143.59 FEET; 

THENCE NORTH 01°10'30" EAST 833.70 FEET; 

THENCE NORTH 88°49'35" WEST 587.50 FEET; 

THENCE NORTH 01°10'25" EAST 645.87 FEET; 

THENCE ALONG A CURVE TO THE LEFT HAVING A RADIUS OF 200.00 FEET, A 
CHORD BEARING OF NORTH 23°08'37" WEST, A CHORD DISTANCE OF 164.71 FEET, 
THROUGH A CENTRAL ANGLE OF 48°38'04", A DISTANCE OF 169.77 FEET; 

THENCE NORTH 47°27'39" WEST 62.22 FEET; 

THENCE ALONG A CURVE TO THE RIGHT HA YING A RADIUS OF 300.00 FEET, A 
CHORD BEARING OF NORTH 34°53'56" WEST, A CHORD DISTANCE OF 130.50 FEET, 
THROUGH A CENTRAL ANGLE OF 25°07'26", A DISTANCE OF 131.55 FEET; 

THENCE NORTH 22°20'13" WEST 119.08 FEET; 
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THENCE ALONG A CURVE TO THE LEFT HAVING A RADIUS OF 295.00 FEET, A 
CHORD BEARING OF NORTH 59°34'04" EAST, A CHORD DISTANCE OF 83.08 FEET, 
THROUGH A CENTRAL ANGLE OF 16°11 '27", A DISTANCE OF 83.36 FEET; 
THENCE NORTH 51 °28'20" EAST 244.38 FEET; 

THENCE ALONG A CURVE TO THE LEFT HAVING A RADIUS OF 295.00 FEET, A 
CHORD BEARING OF NORTH 26°05'43" EAST, A CHORD DISTANCE OF 252.86 FEET, 
THROUGH A CENTRAL ANGLE OF 50°45' 15", A DISTANCE OF 261.32 FEET; 

THENCE NORTH 00°43'05" EAST 493.51 FEET; 

THENCE NORTH 88°46'45" WEST 1217.16 FEET TO THE EAST RIGHT OF WAY LINE 
OF NORTH HUETTER ROAD; 

THENCE NORTH 01°08'46" EAST, ALONG LAST SAID EAST RIGHT OF WAY LINE 
745.56 FEET; 

THENCE SOUTH 88°46'22" EAST 1062.89 FEET; 

THENCE NORTH 00°15'35" EAST 1325.02 FEET TO THE TRUE POINT OF 
BEGINNING. 

EXCEPT THAT PART OF THE SOUTHWEST QUARTER OF SECTION 33, TOWNSHIP 51 
NORTH, RANGE 4 WEST, BOISE MERIDIAN, KOOTENAI COUNTY, IDAHO, AND OF 
THE NORTHWEST QUARTER OF SECTION 4, TOWNSHIP 50 NORTH, RANGE 4 WEST, 
BOISE MERIDIAN, KOOTENAI COUNTY, IDAHO; DESCRIBED AS FOLLOWS: 

BEGINNING AT THE CENTER OF SAID SECTION 33, SAID POINT ALSO BEING THE 
NORTHWEST CORNER OF THE PLAT OF NORTHSHIRE, ACCORDING TO THE PLAT 
THEREOF FILED FOR RECORD IN BOOK 'E' OF PLATS, PAGE 199, RECORDS OF 
KOOTENAI COUNTY, IDAHO; 

THENCE SOUTH 00°53 '34" WEST, ALONG THE WEST LINE OF SAID PLAT OF 
NORTHSHIRE, 2605.44 FEET TO THE SOUTHWEST CORNER OF SAID PLAT OF 
NORTHSHIRE; 

THENCE SOUTH 00°53'34" WEST 40.00 FEET TO THE SOUTH QUARTER CORNER OF 
SAID SECTION 33; 

THENCE SOUTH 00°19'49" WEST 40.00 FEET TO THE NORTHWEST CORNER OF 
INDIAN MEADOWS, ACCORDING TO THE PLAT THEREOF FILED FOR RECORD IN 
BOOK 'E' OF PLATS, PAGE 130, RECORDS OF KOOTENAI COUNTY, IDAHO; 

ANNEXATION AND DEVELOPMENT AGREEMENT - 37 
Resolution No. 23-012 



THENCE SOUTH 00°19'49" WEST, ALONG THE WEST LINE OF SAID PLAT OF INDIAN 
MEADOWS, 2697 .32 FEET TO A POINT ON THE SOUTH LINE OF SAID SECTION 4, 
SAID POINT ALSO BEING THE NORTHEAST CORNER OF WOODSIDE PARK 
ADDITION, ACCORDING TO THE PLAT THEREOF FILED FOR RECORD IN 
BOOK 'G' OF PLATS, PAGE 20, RECORDS OF KOOTENAI COUNTY, IDAHO; 

THENCE NORTH 88°04'43" WEST ALONG THE NORTH LINE OF SAID PLAT OF 
WOODSIDE PARK ADDITION AND THE NORTH LINE OF WOODSIDE PARK FIRS 
ADDITION, ACCORDING TO THE PLAT THEREOF FILED FOR RECORD IN BOOK 'G' 
OF PLATS, PAGE 368, RECORDS OF KOOTENAI COUNTY, IDAHO; 1830.40 FEET 
TO THE NORTHWEST CORNER OF SAID PLAT OF WOODSIDE PARK FIRST 
ADDITION; 

THENCE NORTH 01 °55' 17" EAST 300 FEET; 

THENCE SOUTH 88°04'43" EAST 1521.95 FEET TO A POINT WHICH IS 300 FEET WEST 
OF THE WEST LINE OF SAID PLAT OF INDIAN MEADOWS; 

THENCE NORTH 00°19'49" EAST 2430.34 FEET; 

THENCE NORTH 00°53 '34" EAST 2648.72 FEET, TO A POINT ON THE NORTH LINE OF 
THE SOUTHWEST QUARTER OF SAID SECTION 33; 

THENCE SOUTH 88°45'41" EAST 300.01 FEET TO THE POINT OF BEGINNING. 

CONTAINING 187.099 ACRES, MORE OR LESS. 

ZONER-3 

THAT PART OF THE SOUTHWEST QUARTER OF SECTION 33, TOWNSHIP 51 NORTH, 
RANGE 4 WEST, BOISE MERIDIAN, KOOTENAI COUNTY, IDAHO, AND OF THE 
NORTHWEST QUARTER OF SECTION 4, TOWNSHIP 50 NORTH, RANGE 4 WEST, 
BOISE MERIDIAN, KOOTENAI COUNTY, IDAHO; DESCRIBED AS FOLLOWS: 

BEGINNING AT THE CENTER OF SAID SECTION 33, SAID POINT ALSO BEING THE 
NORTHWEST CORNER OF THE PLAT OF NORTHSHIRE, ACCORDING TO THE PLAT 
THEREOF FILED FOR RECORD IN BOOK 'E' OF PLATS, PAGE 199, RECORDS OF 
KOOTENAI COUNTY, IDAHO; 

THENCE SOUTH 00°53 '34" WEST, ALONG THE WEST LINE OF SAID PLAT OF 
NORTHSHIRE, 2605.44 FEET TO THE SOUTHWEST CORNER OF SAID PLAT OF 
NORTHSHIRE; 
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THENCE SOUTH 00°53 '34" WEST 40.00 FEET TO THE SOUTH QUARTER CORNER OF 
SAID SECTION 33; 

THENCE SOUTH 00°19'49" WEST 40.00 FEET TO THE NORTHWEST CORNER OF 
INDIAN MEADOWS, ACCORDING TO THE PLAT THEREOF FILED FOR RECORD IN 
BOOK 'E' OF PLATS, PAGE 130, RECORDS OF KOOTENAI COUNTY, IDAHO; 

THENCE SOUTH 00°19'49" WEST, ALONG THE WEST LINE OF SAID PLAT OF INDIAN 
MEADOWS, 2697.32 FEET TO A POINT ON THE SOUTH LINE OF SAID SECTION 4, 
SAID POINT ALSO BEING THE NORTHEAST CORNER OF WOODSIDE PARK 
ADDITION, ACCORDING TO THE PLAT THEREOF FILED FOR RECORD IN 
BOOK ' G' OF PLATS, PAGE 20, RECORDS OF KOOTENAI COUNTY, IDAHO; 

THENCE NORTH 88°04'43" WEST ALONG THE NORTH LINE OF SAID PLAT OF 
WOODSIDE PARK ADDITION AND THE NORTH LINE OF WOODSIDE PARK FIRS 
ADDITION, ACCORDING TO THE PLAT THEREOF FILED FOR RECORD IN BOOK 'G' 
OF PLATS, PAGE 368, RECORDS OF KOOTENAI COUNTY, IDAHO; 1830.40 FEET 
TO THE NORTHWEST CORNER OF SAID PLAT OF WOODSIDE PARK FIRST 
ADDITION; 

THENCE NORTH 01 °55'17" EAST 300 FEET; 

THENCE SOUTH 88°04'43" EAST 1521.95 FEET TO A POINT WHICH IS 300 FEET WEST 
OF THE WEST LINE OF SAID PLAT OF INDIAN MEADOWS; 

THENCE NORTH 00°19'49" EAST 2430.34 FEET; 

THENCE NORTH 00°53'34'' EAST 2648.72 FEET, TO A POINT ON THE NORTH LINE OF 
THE SOUTHWEST QUARTER OF SAID SECTION 33; 

THENCE SOUTH 88°45'41" EAST 300.01 FEET TO THE POINT OF BEGINNING. 

EXCEPT THAT PART OF THE SOUTHWEST QUARTER OF SECTION 33, TOWNSHIP 51 
NORTH, RANGE 4 WEST, BOISE MERIDIAN, KOOTENAI COUNTY, IDAHO, 
DESCRIBED AS FOLLOWS: 

COMMENCING AT THE SOUTH QUARTER CORNER OF SAID SECTION 33; THENCE 
NORTH 88°47'00" WEST, ALONG THE SOUTH LINE OF SAID SOUTHWEST QUARTER 
53.95 FEET; THENCE NORTH 00°24'13" EAST 53.05 FEET TO THE TRUE POINT OF 
BEGINNING; 

THENCE CONTINUING NORTH 00°24'13" EAST 150.00 FEET; 
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THENCE NORTH 89°35'47" WEST 150.00 FEET; 

THENCE SOUTH 00°24'13" WEST 150.00 FEET; 

THENCE SOUTH 89°35'47" EAST 150.00 FEET TO THE TRUE POINT OF BEGINNING. 

CONTAINING 47.053 ACRE, MORE OR LESS. 

ZONE C-17L {WELL SITE) 

THAT PART OF THE SOUTHWEST QUARTER OF SECTION 33, TOWNSHIP 51 NORTH, 
RANGE 4 WEST, BOISE MERIDIAN, KOOTENAI COUNTY, IDAHO, DESCRIBED AS 
FOLLOWS: 

COMMENCING AT THE SOUTH QUARTER CORNER OF SAID SECTION 33; THENCE 
NORTH 88°47'00" WEST, ALONG THE SOUTH LINE OF SAID SOUTHWEST QUARTER 
53.95 FEET; THENCE NORTH 00°24' 13" EAST 53.05 FEET TO THE TRUE POINT OF 
BEGINNING; 

THENCE CONTINUING NORTH 00°24'13" EAST 150.00 FEET; 

THENCE NORTH 89°35'47" WEST 150.00 FEET; 

THENCE SOUTH 00°24'13" WEST 150.00 FEET; 

THENCE SOUTH 89°35'47" EAST 150.00 FEET TO THE TRUE POINT OF BEGINNING. 

CONTAINING 22500 SQ. FT. OR 0.517 ACRE, MORE OR LESS. 

ZONE R-17 (MIDDLE) 

THAT PART OF THE SOUTHWEST QUARTER OF SECTION 33, TOWNSHIP 51 NORTH, 
RANGE 4 WEST, BOISE MERIDIAN, KOOTENAI COUNTY, IDAHO, AND OF THE 
NORTHWEST QUARTER OF SECTION 4, TOWNSHIP 50 NORTH, RANGE 4 WEST, 
BOISE MERIDIAN, KOOTENAI COUNTY, IDAHO; DESCRIBED AS FOLLOWS: 

COMMENCING AT THE SOUTHWEST CORNER OF SAID SECTION 33; THENCE 
SOUTH 88°47'00" EAST, ALONG THE SOUTH LINE OF SAID SOUTHWEST QUARTER 
785.82 FEET TO THE TRUE POINT OF BEGINNING; 

THENCE CONTINUING SOUTH 88°47'00" EAST 371.35 FEET; 

THENCE SOUTH 67°40'56" EAST 73.76 FEET; 
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THENCE ALONG A CURVE TO THE LEFT HAVING A RADIUS OF 295.00 FEET, A 
CHORD BEARING OF NORTH 11°31 '05" EAST, A CHORD DISTANCE OF 110.55 FEET, 
THROUGH A CENTRAL ANGLE OF 21°35'59", A DISTANCE OF 111.21 FEET; 

THENCE NORTH 00°43'05" EAST 493.51 FEET; 

THENCE NORTH 88°46'45" WEST 456.34 FEET; 

THENCE SOUTH 01 °08'46" WEST 575.74 FEET TO THE TRUE POINT OF BEGINNING. 

CONTAINING 6.076 ACRES, MORE OR LESS. 

ZONE C-17 (SOUTID 

THAT PART OF THE NORTHWEST QUARTER OF SECTION 4, TOWNSHIP 50 NORTH, 
RANGE 4 WEST, BOISE MERIDIAN, KOOTENAI COUNTY, IDAHO, DESCRIBED AS 
FOLLOWS: 

COMMENCING AT THE NORTHWEST CORNER OF SAID SECTION 4; THENCE 
SOUTH 88°47'00" EAST, ALONG THE SOUTH LINE OF SAID SOUTHWEST QUARTER 
40.00 FEET TO THE EAST RIGHT OF WAY LINE OF NORTH HUETTER ROAD AND 
TRUE POINT OF BEGINNING; 

THENCE ALONG THE EAST RIGHT OF WAY LINE OF NORTH HUETTER ROAD THE 
FOLLOWING 3 COURSES AND DISTANCES: 

1. THENCE SOUTH 00°05'34" WEST 507.07 FEET; 

2. THENCE NORTH 88°47'00" WEST 15.00 FEET; 

3. THENCE SOUTH 00°05'34" WEST 1322.51 FEET; 

THENCE DEPARTING SAID EAST RIGHT OF WAY LINE, SOUTH 88°49'35" EAST 
831.44 FEET; 

THENCE NORTH 01 °10'25" EAST 490.42 FEET; 

THENCE NORTH 50°14'22" EAST 83.48 FEET; 

THENCE NORTH 01°10'25" EAST 464.64 FEET; 

THENCE SOUTH 88°49'35" EAST 165.32 FEET; 

THENCE NORTH 01 °10'25" EAST 65.95 FEET; 

THENCE ALONG A CURVE TO THE LEFT HA YING A RADIUS OF 200.00 FEET, A 
CHORD BEARING OF NORTH 23°08'37" WEST, A CHORD DISTANCE OF 164.71 FEET, 
THROUGH A CENTRAL ANGLE OF 48°38'04", A DISTANCE OF 169.77 FEET; 

THENCE NORTH 47°27'39" WEST 62.22 FEET; 
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THENCE ALONG A CURVE TO THE RIGHT HAVING A RADIUS OF 300.00 FEET, A 
CHORD BEARING OF NORTH 34°53'56" WEST, A CHORD DISTANCE OF 130.50 FEET, 
THROUGH A CENTRAL ANGLE OF 25°07'26", A DISTANCE OF 131.55 FEET; 

THENCE NORTH 22°20'13" WEST 119.08 FEET; 

THENCE ALONG A CURVE TO THE LEFT HAVING A RADIUS OF 295.00 FEET, A 
CHORD BEARING OF NORTH 59°34'04" EAST, A CHORD DISTANCE OF 83.08 FEET, 
THROUGH A CENTRAL ANGLE OF 16°11 '27", A DISTANCE OF 83.36 FEET; 

THENCE NORTH 51 °28 '20" EAST 244.38 FEET; 

THENCE ALONG A CURVE TO THE LEFT HAVING A RADIUS OF 295.00 FEET, A 
CHORD BEARING OF NORTH 36°53'42" EAST, A CHORD DISTANCE OF 148.49 FEET, 
THROUGH A CENTRAL ANGLE OF 29°09'16", A DISTANCE OF 150.11 FEET; 

THENCE NORTH 67°40'56" WEST 73.76 FEET, TO THE NORTH LINE OF SAID 
NORTHWEST QUARTER; 

THENCE NORTH 88°47'00" WEST 1117.16 FEET TO THE TRUE POINT OF 
BEGINNING; 

CONTAINING 39.158 ACRES, MORE OR LESS. 

ZONE R-17 (SOUTH) 

THAT PART OF THE NORTHWEST QUARTER OF SECTION 4, TOWNSHIP 50 NORTH, 
RANGE 4 WEST, BOISE MERIDIAN, KOOTENAI COUNTY, IDAHO, DESCRIBED AS 
FOLLOWS: 

COMMENCING AT THE NORTHWEST CORNER OF SAID SECTION 4; THENCE 
SOUTH 88°47'00" EAST, ALONG THE NORTH LINE OF SAID NORTHWEST QUARTER 
40.00 FEET TO THE EAST RIGHT OF WAY LINE OF NORTH HUETTER ROAD; THENCE 
ALONG THE EAST RIGHT OF WAY LINE OF NORTH HUETTER ROAD THE 
FOLLOWING 3 COURSES AND DISTANCES: 

1. THENCE SOUTH 00°05'34" WEST 507.07 FEET; 

2. THENCE NORTH 88°47'00" WEST 15.00 FEET; 

3. THENCE SOUTH 00°05'34" WEST 1322.51 FEET TO THE TRUE POINT OF 
BEGINNING; 

THENCE DEPARTING SAID EAST RIGHT OF WAY LINE, SOUTH 88°49'35" EAST 
831.44 FEET; 

THENCE NORTH 01 °10'25" EAST 490.42 FEET; 

THENCE NORTH 50°14'22" EAST 83.48 FEET; 
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THENCE NORTH 01 °10'25" EAST 464.64 FEET; 

THENCE SOUTH 88°49'35" EAST 165.32 FEET; 

THENCE SOUTH 01 °10'25" WEST 579.91 FEET; 

THENCE SOUTH 88°49'35" EAST 587.50 FEET; 

THENCE SOUTH 01°10'30" WEST 833.70 FEET; 

THENCE NORTH 88°49'35" WEST 1143.59 FEET; 

THENCE ALONG A CURVE TO THE LEFT HAVING A RADIUS OF 42.50 FEET, A 
CHORD BEARING OF SOUTH 46°10'25" WEST, A CHORD DISTANCE OF 60.10, 
THROUGH A CENTRAL ANGLE OF 90°00'00", A DISTANCE OF 66. 76 FEET; 

THENCE SOUTH 01 °10'25" WEST 435.05 FEET TO THE SOUTH LINE OF SAID 
NORTHWEST QUARTER; 

THENCE NORTH 88°04'43" WEST, ALONG LAST SAID SOUTH LINE 411.09 FEET TO 
THE EAST RIGHT OF WAY LINE OF NORTH HUETTER ROAD; 

THENCE NORTH 07°59' 16" WEST, ALONG SAID EAST RIGHT OF WAY LINE, 239.25 
FEET; 

THENCE CONTINUING ALONG SAID EAST RIGHT OF WAY LINE, NORTH 00°05'34" 
EAST 639.95 FEET TO THE TRUE POINT OF BEGINNING. 

CONTAINING 30.428 ACRES, MORE OR LESS. 
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CORRESPONDING ZONING MAP: 

Sf lotl 
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EXHIBIT "E" 

(Generally Adhered to Design: Conceptual Master Plan) 

C2EUR TERRE I 
!.-.& ....j j ,---... ~= 8S8 
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EXHIBIT "F" 

(Copy of MOU with School District #271) 

MEMORANDUM OF UNDERSTANDING 

Coeur d'Alene School District #271 and LRE V, LLC 

./4. 
This memorandum of understanding ("MOU") is entered into on this 7 day of 

~ybr .;"""~ , 2022 (the "Effective Date•~. by and between LRE V, I.LC, an Idaho Jimited 
liability co eny and its wholly owned subsidiaries which hold title to the subject properties 
(together with its successors and assigns, collectively referred to herein as, "Owner") and the Coeur 
d'Alene School District #271 (the "District). Collectively, the District and Owner are referred to 
herein as the "Parties"; provided, however, tlie Parties acknowledge and agree that: (I) LRE V 
LLC holds the property for investment nnd does not intend to develop the subject Property and, 
instead, shall convey its interest in the subjecl Property, to an entity which intends to develop the 
Property and incident to that conveyance the transferee shall assume all obligations of the Owner 
under this MOU and (2) any referenc.e heroin to development, annexation or subdivision of the 
subject Property is in reference to actions to be taken by the transferee or successor in interest to 
the present Owner, which is signatory to this MQU. • 

RECITALS: 

A. Tho District is in need of, and has had significant difficulty locating, at a feas ible price, 
appropriate real property for purposes of a new elementary school and middle school. 

B. The Owner desires to work. with the District to donate certain properly and sell other 
property to meet the District's needs as outlined below. 

C. Owner is the owner of certain unimproved real property located east ofN. Huetter Rd., 
bounded to the north by what will be an extension ofN. Hanley and to the south by W. 
Appaloosa Road, all of which property is located in Kootenai County, Idaho within the 
Distrlct's boundaries and generally depicted on Exhibit "A" horeto (the "Property"). 

D. Owner intends to annex the Property in1o the jurisdiction of the City of Coeur d'Alene, 
Idaho in conjunction with (or followed by) an application for zoning and subdivision 
approval (the "Project"). 

E. Owner intends to donate, and the District desires to accept, a subdivided or boundary 
adjusted parcel of land included in the Property, consisting of approximutely ten (10) acres, 
located within the Project near W. Appaloosa Road as generally depicted on .ExbJbit "B" 
hereto (the "Donated School Property"), subject to the tenns of this MOU. 

P. In addition.to the Donated School Property, the District intends to purchase, and Owner 
desires to sell, a subdivided or boundary adjusted pa.rcol of land included in the Property, 
consisting of approltimately twenty (20) acres, located within the Project near N. Hanley 
as depicted on :Exbiblt "B" (the "Purchased School Property"). The Donated School 
Property and the Purchased School Property are sometimes referred to herein, collectively, 
as the "School Lots." 
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G. The Parties desire 1o work together, in good faith, to achieve tho mutual goals and interests 
outlined herein. 

NOW THEREFORE, tho Parties agree that the following steps outline the basic terms of 
the intended donative and sale transfers contemplated by the Parties: 

1. Owner agrees ( or to cause its successors in interest to agree) 1o work in good faith toward 
the following goals: 

a To submit (or cause its successor in interest to submit) applications to the City of Coeur 
d'Alene for the purposes of annexation, rezoning and subdivision of the Property in a 
timely manner not to exceed 180 days from the Effective Date of this agreement. 

b, To include (or cause its successors in interest to include) on all application materials its 
intent, and conditional obligation, to donate the Donated School Property to the rnstrict. 

i. The location, layout, size and requested zoning of the Donated School Property 
shall be subjected to review by and coordination with the District before submission 
to the City. 

ii. The sewer, water, roads, traffic, zoning and pJat content relating to the Donated 
School Property and required for development thereof shall be. subjected to review 
by and coordination with the District before submission to the City. 

c. To include (or cause its suooessors in interest to Include) on aU application materials its 
intent, and conditional obligation, to sell the Purchased School Property to the District. 

i. The location, layou~ size and requested zoning of the Purchased School Property 
shall be subjected to review by and coordination with the District before submission 
to the City. 

ii. The sewer, water, roads, traffic, zoning and plat content relating to the Purchased 
School Property and required for development thereof shall be subjected to review 
by and coordination with the District before submission to the City. 

d. To include (or cause its successors in interest to include) in its plans and factoring for the 
Project, the size and location of the School Lots as depicted on Exhibit "B", and to include 
the same in all studies submitted (including but not limited to sewer, water, roads and 
traffic) in order to complete all necessary submittals and infrastructure required to obtain 
final plat approval from the City of Coeur d'Alene. 

2. The District agrees to work in good faith toward the following goals: 

a. To work with Owner ( or its successors in interest) on the location, layout, size and 
requested zoning of the School Lots consistent with the parameters outlined herein. 
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b. To write a letter of support in favor of annexation and development of the Property to the 
City of Coeur d'Alene and otherwise support annexatfon and development of the Property 
as reasonably requested by Owner or its successors in interest. 

3. The Parties recognize and agree that this Agreement is preliminary in nature and only 
addresses the conceptual shared goals of (i) annexation of the Property into the City; (ii) donation 
of the Donated School Property; and (iii) purchase of the Purchased School Property. If the 
Property is successfully annexed into the City, the Parties agree to work together in good faith to 
negotiate a subsequent MOU to address additional details such as (but not limited to) the purchase 
price for the Purchased School PrQperty and the potential to share the cost of necessary 
infrastructure associated with the School Lots. 

4. The Pa1ties recognize and agree that any donation and/or purchase of real property requires 
the approval of the District's then sitting Board of Trustees, in addition to other requirements 
mandated by Idaho law. 

5. All obligations of Owner under this MOU, any subsequent MOU, any Purchas~ Agreement 
or Donation Agreement shall be contingent on the prior annexation of the Property into the City 
of Coeur d'Alene and approval and undertaking of the subdivision and development of the subject 
Property. 

6. This MOU shall take effect on the Effective Date and can only be modified by a written 
document signed by the Parties. The Parties may mutually agree to terminate this MGU at any 
time and this MOU may be terminated by either party in the event of a material breach of any 
obligations set fo11h herein. 

7. The P~ies agree to work in good faith towards the goals outlined herein. 

In witness hereof, the Parties hereto have executed this Memorandum of Understanding 
on the date set forth below. 

Coeur d, AlenE: School District #271 

By: Dr. Shon Hocker 
Its: Superintendent 

LRE V, LLC, an Idaho limited liability 
company 
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EXlllBIT "A" 
General Depiction of the "Property" 

t :,I ;Ji11rict • :?71 and Arm,•r,,ng Developmcnr Property. 4 

END OF EXHIBIT "F" 
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EXHIBIT "G" 

(Preliminary Phasing Plan) 

-"'.'"'"'!"-:-nrc-r,;:----- --~-..-:----~:----~-----........... ~ceo 
II"-___ _._ ___ ..___ t<'$tf'Dlthl'\!;M'P.r\4R ..... 

Phase 1 
• Duration: 8-12 years 
, Built in sub-phases 
, Beginning in 2024/202S 

,·----
! 

Phase 3 
, Duration: 4-8 years, may overlap 

with other ph.ises 
• Built in sub-phases 

Phase 4 
• Duration: 4-8 ycilrs, may overlap 

with other ph11ses 
• Built in sub-ph11ses 
• Est. completion: 2043 - 2053 

Phase 2 
• Duration: 6-10 years, may overlap 

with other phases 
. Built in sub-phase~ 

Overall Development T ime I ine 
• Phases/Sub-phases may be built 

concurrently 
, Market demand will dictate final 

build timcline 
, PhAses may be modified due to 

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

     Report Suspicious     ‌

From: Martinez, Leo
To: CLARK, TRACI
Subject: PUBLIC NOTICE FOR PLANNING & ZONING TO BE HELD ON TUESDAY JULY 14, 2026, 5:30
Date: Thursday, June 25, 2026 7:26:29 AM
Attachments: image002.png

image003.png
image004.png
public notice2.pdf

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

Hello Traci,

Phillips 66 does have a pipeline within the attached vicinity, and the landowner is not
permitted to construct anything over the right-of-way without YPL/Phillips 66 approval.

Thank you,
 

Leo Martinez
Associate, Operations Support • Real Estate Services

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

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

From: CLARK, TRACI <TCLARK@cdaid.org> 
Sent: Wednesday, June 24, 2026 8:21 AM
To: CLARK, TRACI <TCLARK@cdaid.org>
Subject: [EXTERNAL]FW: PUBLIC NOTICE FOR PLANNING & ZONING TO BE HELD ON TUESDAY JULY
14, 2026, 5:30
 
greetings, Attached is a copy of the public hearing notice for Planning & Zoning hearing to be held on TUESDAY JULY 14, 2026, 5: 30. If you have any comments, please let me know. Traci Clark Administrative Assistant Planning Department, City
ZjQcmQRYFpfptBannerStart

ZjQcmQRYFpfptBannerEnd

greetings,
               Attached is a copy of the public hearing notice for Planning & Zoning hearing to be held on
TUESDAY JULY 14, 2026, 5:30.  
If you have any comments, please let me know.

https://us-phishalarm-ewt.proofpoint.com/EWT/v1/BNz2GT-dGXHFnI4!ua9ItK-r7LOw58noBOvPtxk_fbCf23eEZNeepQwtVP7ZBy7Uc0x4lFarPAILCw5FPkcMrFrolOKbDmKEOrp7PHKu47J6uzIpxeiqAa8_Fxf0fsWib9qajqJPz2a828JZbzCwRfVyOFPGEg$
mailto:Leo.Martinez@p66.com
mailto:TCLARK@cdaid.org
https://linkprotect.cudasvc.com/url?a=https%3a%2f%2fwww.phillips66.com%2f&c=E,1,hyP2fnnxGn5snuE564WS6NvdEuAeU8UE8yfpyAV2Czt7H5P1yi-vJHkR1oTxCIR_5yib1QkFTuiQDGRBh1sOX8x9dQdwHrgQdy3ZOxMwnx62-NuvDQ,,&typo=1















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


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


What is the request? 
Connie Krueger, AICP on behalf of LREV 33, LLC 
through LREV 39, LLC is requesting to subdivide 
approximately 202 acres within the Coeur Terre 
project into 284 single-family and 36 multi-family lots 
(with up to 213 units), a public park, and a public-
school site on property zoned R-3, R-8, and R-17. The 
proposed subdivision is known as Coeur Terre 2.  
 


 


Planning and Zoning 
Commission 


  
When: 


Tuesday,  
July 14, 2026 


 
Time: 5:30 p.m. 


 
Location: 


702 E. Front 
Coeur d’Alene  
Public Library 


Community Room  
(lower level) 


   
 


PUBLIC HEARING 
City of Coeur d’Alene 


Where is the request located? 
The project is located at the southern portion of the 
Coeur Terre master planned community, north of W. 
Woodside Ave., South of the future W. Nez Perce Rd. 
extension, east of N. Huetter Rd., and west of N. 
Buckskin Rd. This proposed subdivision includes 
portions of parcel numbers C-B149-002-001A, C-
0000-004-2500, C-0000-004-2600, C-0000-004-3100, 
C-0000-004-3700, C-0000-004-4300, C-0000-004-
4000, and C-0000-004-4600.  
A full legal description of the parcel, and a map, may be viewed at the City’s Planning 


Department during regular business hours. 
 


1. If you would like to send in a comment, please use this portion of the 
notice and return to the Planning Department office before July 13, 
2026 


 


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


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


&/or  4. Come to the public hearing. 


Please cut here 


ITEM:     S-2-26 



mailto:tclark@cdaid.org





City Limits 
(Green) 


Poleline Avenue 


Huetter Road 


Coeur Terre (black) 


I-90 


Atlas Road 


Hanley Road 


  


 


 


 


 


 


   


  


                                    


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


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


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


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


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


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


the Friday before the meeting. 


MAP LOCATION 


Coeur Terre 2 
Subject Property (White) 
 



http://www.cdaid.org/





 
Traci Clark
Administrative Assistant
Planning Department, City of Coeur d’Alene
 
208.769-2240
tclark@cdaid.org
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From: Melissa Wells
To: CLARK, TRACI; Gabe Gallinger
Cc: HOLM, SEAN; PATTERSON, HILARY
Subject: Re: PUBLIC NOTICE FOR PLANNING & ZONING TO BE HELD ON TUESDAY JULY 14, 2026, 5:30
Date: Monday, June 29, 2026 4:12:13 PM
Attachments: image002.png

image003.png
image004.png

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

Thank you Traci.   We appreciate the heads-up regarding the Phillips 66 comment.  Just an
FYI...Their pipeline does cross our property, yet is not located within the boundary of the
Coeur Terre 2 project.  

Thank you!

 

    

Melissa Wells 
Executive Vice President/Chief Administrative Officer

T: 509-474-1928 
M: 208-755-2886
E: melissa@thinklakeside.com

1221 W Emma Ave, Suite 300, Coeur d'Alene, ID 83814  
www.thinklakeside.com
 

From: CLARK, TRACI <TCLARK@cdaid.org>
Date: Monday, June 29, 2026 at 9:57 AM
To: Melissa Wells <melissa@thinklakeside.com>, Gabe Gallinger
<gabe@thinklakeside.com>
Cc: HOLM, SEAN <SHOLM@cdaid.org>, PATTERSON, HILARY <HPATTERSON@cdaid.org>
Subject: FW: PUBLIC NOTICE FOR PLANNING & ZONING TO BE HELD ON TUESDAY JULY 14,
2026, 5:30

IMPORTANT:This message originated from outside LAKESIDE CAPITAL GROUP. Please
use caution when opening attachments or following links.

All,

               Please note the comment from Phillips 66.
 
From: Martinez, Leo <Leo.Martinez@p66.com>
Sent: Thursday, June 25, 2026 7:25 AM
To: CLARK, TRACI <TCLARK@cdaid.org>

mailto:melissa@thinklakeside.com
mailto:TCLARK@cdaid.org
mailto:gabe@thinklakeside.com
mailto:SHOLM@cdaid.org
mailto:HPATTERSON@cdaid.org
https://linkprotect.cudasvc.com/url?a=https%3a%2f%2frscloud.thinklakeside.com%2frs%2fa0i5QQpGFmaSTpd&c=E,1,mKmyZ6GDwE6DvXl68aArfK-uihhGw85ePVjK-JoZcUNEPyt-2biadr5vkRoV8ha0evURv8XcCdNqmM9h87Gf_OlzwQB6lboKbkjJ7iwSnDrQ1ymMnItOzyCH&typo=1
mailto:melissa@thinklakeside.com
https://linkprotect.cudasvc.com/url?a=https%3a%2f%2fthinklakeside.com%2f&c=E,1,xf7mlgvvbmYTt69O_vGZ0yNXMqOX6q8wqNdHfNyC974tRuzmcAyKKlpMJJm8Uothxo1ntjjQ1vvxEYx9Eso3rE4KuqddmbdNbq6oPlNLzrAzP2Do&typo=1














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

    Report Suspicious    ‌

Subject: PUBLIC NOTICE FOR PLANNING & ZONING TO BE HELD ON TUESDAY JULY 14, 2026, 5:30
 

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

Hello Traci,

Phillips 66 does have a pipeline within the attached vicinity, and the landowner is not permitted to
construct anything over the right-of-way without YPL/Phillips 66 approval.

Thank you,
 

Leo Martinez
Associate, Operations Support • Real Estate Services

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

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

From: CLARK, TRACI <TCLARK@cdaid.org>
Sent: Wednesday, June 24, 2026 8:21 AM
To: CLARK, TRACI <TCLARK@cdaid.org>
Subject: [EXTERNAL]FW: PUBLIC NOTICE FOR PLANNING & ZONING TO BE HELD ON TUESDAY JULY 14,
2026, 5:30
 
greetings, Attached is a copy of the public hearing notice for Planning & Zoning hearing to be held on TUESDAY JULY 14, 2026, 5: 30. If you have any comments, please let me know. Traci Clark Administrative Assistant Planning Department, City
ZjQcmQRYFpfptBannerStart

ZjQcmQRYFpfptBannerEnd

greetings,
               Attached is a copy of the public hearing notice for Planning & Zoning hearing to be held on
TUESDAY JULY 14, 2026, 5:30.  
If you have any comments, please let me know.
 

Traci Clark

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

https://us-phishalarm-ewt.proofpoint.com/EWT/v1/BNz2GT-dGXHFnI4!ua9ItK-r7LOw58noBOvPtxk_fbCf23eEZNeepQwtVP7ZBy7Uc0x4lFarPAILCw5FPkcMrFrolOKbDmKEOrp7PHKu47J6uzIpxeiqAa8_Fxf0fsWib9qajqJPz2a828JZbzCwRfVyOFPGEg$
https://linkprotect.cudasvc.com/url?a=https%3a%2f%2fwww.phillips66.com%2f&c=E,1,hyP2fnnxGn5snuE564WS6NvdEuAeU8UE8yfpyAV2Czt7H5P1yi-vJHkR1oTxCIR_5yib1QkFTuiQDGRBh1sOX8x9dQdwHrgQdy3ZOxMwnx62-NuvDQ,,&typo=1
mailto:TCLARK@cdaid.org
mailto:TCLARK@cdaid.org
mailto:tclark@cdaid.org


Gabe Gallinger
Line

Gabe Gallinger
Callout
Yellowstone Pipeline (owned by Phillips 66)

Gabe Gallinger
Polygonal Line

Gabe Gallinger
Callout
Coeur Terre 2 boundary
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1. lf you would liketo send in a comment, please usethis portion of the
notice and return to the Planning Department office before July 13,

2026

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

ITEM: 5-2-26

3. Email your comments to: tclark@cdaid.org

4. Come to the public hearing.



July 8, 2026 

 

To:  Planning and Zoning Commission 

 

I am a resident of Indian Meadows neighborhood and would like to make a few comments related to the 
approval of a PUD for Coeur Terra Phase 2. 

 

When the Kootenai Land Company requested this property be annexed into the City of Coeur d Alene a 
few years ago it was agreed that they would “discourage eastward flow of traffic” This is not what is 
happening!!  There is supposed to be a road in the middle of Coeur Terra that connects with Hanley and 
Huetter called Coeur Terra Blvd to handle the bulk of the traffic, however, it has not been completed, let 
alone started.  Our neighborhood has suggested some alternate routes in and out of this development 
and they have been largely ignored by the developers.   

Our roads are designed for residential use, have 25 mph speed limits and will NOT support construction 
vehicles and the increased traffic.  Many of my neighbors and I walk these streets for exercise and with 
our animals.   (There was recently an auto rollover accident in this neighborhood due to speed and 
neglect of a yield sign).  FIVE HUNDRED new living areas to the west of this neighborhood is asking for 
trouble and NOT good planning with the traffic issues to and from it.  Atlas Road is already overwhelmed 
with traffic. Only three exits for this many people is just not acceptable.   This seems to me as “Putting 
the cart before the horse”. 

I am requesting that this PUD not be approved at this time due to the traffic issues, condition of the 
streets in and out of this development. 

Thank you 

Nancy Barr 

4107 Arrowhead Rd 

208-691-8432 

 



Date: July 9, 2026  

To: Coeur d'Alene Planning and Zoning Commission 

From: Nathaniel Dyk, 4010 W Appaloosa Rd.  

Subject: Formal Statement of Opposition & Required Findings regarding Coeur Terre Phase 2 Subdivision Application 

Dear Commissioners, 

Please accept this letter into the public record regarding the Coeur Terre Phase 2 subdivision application. As a resident 
directly impacted by this proposal, and drawing on professional experience in design, property development coordination, 
and site planning, I am formally opposing this preliminary plat. Furthermore, as demonstrated by the attached Exhibit D, 
this opposition is shared by nearly 700 residents who have signed a verified petition demanding the protection of Indian 
Meadows from unmitigated cut-through traffic. The application, as submitted, fundamentally violates the legally binding 
constraints of the Coeur Terre Development Agreement (DA) and relies on mathematically defective engineering that will 
shift unmitigated infrastructure costs onto the public. 

Executive Summary & Requested Action Items 

The Phase 2 preliminary plat unlawfully segments its concurrency analysis by intentionally omitting the massive impact of 
the adjacent C-17 commercial zone. The internal street geometry violates the structural mandate of DA Section 4.3 to 
"discourage" eastward flow by designing continuous, frictionless corridors that funnel traffic directly into the Indian 
Meadows neighborhood. Furthermore, the capacity modeling assumes a 0% Accessory Dwelling Unit (ADU) build-out, 
completely ignoring the density entitlements guaranteed by Idaho SB 1354, while the foundational Traffic Impact Analysis 
(TIA) relies on phantom connections and shortened horizons to artificially suppress traffic impacts. 

To satisfy the legal and safety mandates governing this property, the Commission must deny this plat and require the 
following conditions prior to approval: 

●​ Redesign for Internal Friction: Require a redesign of the Phase 2 internal street grid to eliminate the multi-block, 
east-west runway created by Feldspar Avenue. A single entry offset from Halide Avenue is entirely insufficient, as 
the porous grid design still easily funnels traffic onto a frictionless, straight corridor leading directly into Indian 
Meadows. To satisfy the DA Section 4.3 mandate of discouraging eastward flow "to the greatest extent reasonably 
possible," the redesign must feature true internal discontinuities to physically prevent continuous line-of-sight 
acceleration. 

●​ Mandate Adequate Western Connectivity: Require the developer to add additional access points to Huetter Road 
on the preliminary plat. Providing only one western exit while establishing two eastern connections (Appaloosa 
and Nez Perce) creates a 2-to-1 ratio that geometrically encourages eastward flow. A single western connection is 
structurally insufficient and directly violates the City Council’s directive to funnel traffic west under Section 4.3 of 
the Development Agreement. 



●​ Enforce a Phased Disconnection: Condition the plat so that W. Appaloosa Road and W. Nez Perce Road remains 
barricaded as construction boundaries until Addition 4, ensuring the western arterials are fully paved and legally 
concurrent before any eastward connection is opened. 

●​ Reject the Flawed TIA & Utility Models: The Commission must not approve Phase 2 based on defective math. 
The TIA and utility models must be formally rejected and re-run to accurately incorporate a realistic 2040 horizon 
year and the true density and trip generation of SB-1354 ADUs against the 2,800-unit sewer cap. Furthermore, a 
decision on this plat cannot be made until a revised TIA explicitly evaluates the cut-through traffic impacts of the 
adjacent C-17 commercial zone and the Coeur Terre master plan "as a whole," as required by DA Section 6.4. 

Defiance of City Council Annexation Directives 

It is critical to remind the Commission why Section 4.3 and these design constraints exist. During the original annexation 
hearings, the Coeur Terre master plan was only able to satisfy Annexation Finding #B11 ("That the proposal would not 
adversely affect the surrounding neighborhood with regard to traffic, neighborhood character, and existing land uses") 
because the City Council explicitly mandated strict, westward-flowing traffic protections. 

The Council clearly defined the intent of DA Section 4.3 on the public record, demanding western flow and prohibiting or 
strictly limiting eastern access: 

●​ Councilmember McEvers: "No access thru eastern property line to Atlas Road unless police/fire need. All ingress 
and egress to development thru Hutter Rd and Hanley." 

●​ Councilmember Miller: "I agree with no entrances from the East in order to protect existing neighborhoods... If 
public safety officials warrant that it would be beneficial to have access at the terminating current streets for 
police and fire equipment (bollards prohibiting motor vehicles etc) I would encourage that." 

●​ Councilmember Evans: "Encourage traffic to be funneled to Huetter/discourage traffic from going through Indian 
Meadows, using speed limits, curbs, etc." 

●​ Councilmember Gookin: "Connectivity must be limited to Hanley and Huetter. No access through neighborhoods to 
the east. In fact, I would like the city to work with the Indian Meadows neighbors to vacate the street termini to 
prevent any potential access through their neighborhood." 

●​ Councilmember Wood: "NO on any proposed ingress/egress into the Indian Meadows and Northshire division." 
●​ Councilmember English: "Traffic constraints from those smaller streets joining them to Coeur Terre and don't use 

Spiers at all." 

By designing a plat with two open, straight-shot eastern exits and only one western exit, the developer is openly defying 
the foundational legislative intent of the governing body. By abandoning these directives today, the developer is effectively 
voiding the foundational premise (Finding #B11) upon which the entire master plan was originally annexed. 

 

 



Direct Violations of the Development Agreement 

Violation of Section 4.3 (Street Connections and Traffic Calming) 

DA Citation: "...The Owners, in consultation with the City, shall design and construct the connections with 
traffic calming features to discourage speeding and, to the greatest extent reasonably possible, 
through-traffic..." 

DA Section 4.3 is a macro-structural design mandate requiring the developer to engineer a layout that actively discourages 
eastward flow. The internal grid of this plat does the exact opposite. The developer drew continuous, unobstructed 
east-west corridors. Feldspar Avenue acts as a frictionless internal funnel, seamlessly gathering traffic from southern 
cross-streets and dumping it onto Appaloosa. Because the City Street Department bans physical boundary barriers (like 
diverters or speed bumps) due to snowplows and EMS constraints, eastward "friction" must be engineered directly into the 
street grid via internal discontinuities and broken alignments. A standard stop sign is a right-of-way control, not a traffic 
calming design feature. Approving this straight geometry today locks in a permanent design standard violation. 

Violation of Section 6.4 (Concurrency Analysis) 

DA Citation: "...Each phase and/or subdivision request made to the City shall be accompanied by a 
concurrency analysis of the Development, as a whole and as to the phase, to address compliance for each 
proposed plat with current codes, regulations, and policies. Open space, parks, trails/multiuse paths, 
affordable and professional worker housing, transportation, water, sanitary sewer, unit count, and overall 
density by zone, phase, and the subject property as a whole, including compliance with the total cap on 
density and units, shall be tracked and reported throughout the project duration in a timely manner by the 
Owners to the Planning Department.” 

The applicant is contractually obligated to provide a concurrency analysis of the development "as a whole." They have 
completely excluded the adjacent C-17 commercial mixed-use zone. As shown in the developer's own planning documents 
(Exhibit C), this specific commercial zone is projected to generate over 11,000 daily trips (see CivTech TIA dated 6/22), 
accounting for a massive 38% of the total Coeur Terre daily traffic. By hiding 38% of the project's regional traffic to avoid 
off-site mitigations, the plat requirements have demonstrably not been met. 

Detailed Phase 2 Concerns & Neighborhood Impacts 

Endangerment of Documented Active Corridors (See Attached Exhibits A & B): The TIA strictly evaluates intersection 
delays, completely ignoring the mid-block safety of the existing street grid. W. Appaloosa Road and W. Nez Perce Road are 
not standard local streets; they are documented, highly utilized active-transportation corridors. As shown in the attached 
Exhibit A (City of Coeur d'Alene 2042 Comprehensive Plan), W. Appaloosa Road is officially designated for a future bicycle 
lane facility. Furthermore, the attached Exhibit B (Strava Heat Maps) provides objective, data-driven proof that both 
Appaloosa and Nez Perce are currently heavily utilized by pedestrians and cyclists accessing local parks, trails, and the river. 
Routing thousands of unmitigated daily vehicle trips down these specific, documented active corridors without any 
mid-block pedestrian safety analysis structurally invalidates the TIA. 



The "Ghost Road" Routing: The TIA mathematically routes 37% of Phase 2 traffic to a Nez Perce connection that the 
Project Narrative explicitly states will not be built until the 4th Addition. By routing traffic to a phantom road, the study 
hides the reality that roughly 1,400 daily trips will be forced exclusively onto Appaloosa Road during early phases. 

The "Beat the Clock" Math Strategy: The TIA applies an aggressively unrealistic "Build-Out Year" of 2030 and uses a 
suppressed 2.3% background growth rate. Shifting the horizon year to a realistic 2040 full build-out and applying the 
historical 2.8% growth rate would result in a 51% increase in background traffic, compared to the 12% increase modeled. 
This timeline was squeezed specifically to artificially pass failing intersections and dodge mandatory physical mitigations, 
such as right-turn deceleration lanes on Atlas Road and physical capacity expansions at Huetter Road & Poleline/Hanley 
Avenue. 

Systematic Trip Suppression (The ADU & Public Park Loopholes): The developer's TIA systematically scrubs legal density 
and physical amenities from its math. First, the TIA assigns exactly zero vehicle trips to the 12.3-acre public park included 
in Phase 2. A park of this magnitude is a neighborhood draw that will easily generate well over 100 daily trips from sports, 
maintenance, and visitors, yet it is completely absent from the capacity models. Second, under Idaho SB 1354, every 
single-family lot carries a legal entitlement to build an Accessory Dwelling Unit (ADU). Yet, the developer submitted utility 
and traffic models assuming a 0% ADU build-out. Adding just 50 ADUs generates an uncounted 200 daily trips (50 ADUs x 
4.0 ADT = 200 additional daily trips). Furthermore, the DA strictly caps this master plan at 2,800 units. Because the City 
assesses an ADU at 2.20 Population Equivalents, the hundreds of ADUs permitted by-right must be mathematically 
deducted from the 2,800 ERU master ledger, or the downstream system will be overloaded. 

The "Post Falls Play" (Ignoring Regional Holdings): The Commission must look beyond this single plat and acknowledge 
the imminent regional threat posed by Lakeside's adjacent 600-acre holding, where the recent purchase of the Highlands 
Golf Course likely serves to secure Post Falls utility extensions. This border expansion is actively moving forward as Post 
Falls updates its Comprehensive Plan to designate this acreage for high-density apartments, commercial, and industrial 
uses (see map: https://cloudfront.maptionnaire.com/uploads/assets/8s2rph98meh8.url.png). Mirroring Coeur Terre's density, 
these 600 acres could easily generate over 40,000 vehicle trips per day. Because this massive growth sits outside CDA's 
jurisdiction, it represents a completely unmitigated tidal wave of traffic that will inevitably flood eastbound straight into 
our local neighborhood networks. 

The Jurisdictional Trap:  The City Attorney recently confirmed in writing that the legal interpretation of Section 4.3 "has not 
been determined" and that "Council may ultimately decide what will be required." Because a preliminary plat legally vests 
the physical street geometry, the Planning Commission cannot approve this layout today. Doing so makes a de facto legal 
interpretation of a contract they did not sign, stripping the City Council of its authority to enforce the DA. 

Failure to Meet Findings B1-B4 

Finding B1: That all of the general preliminary plat requirements HAVE NOT been met. The Commission cannot 
affirmatively make this finding because the foundational engineering documents omit localized impacts, unlawfully 
segment the project, and rely on an empty promise of "future consultation" to fix non-compliant street geometry. A 
preliminary plat legally vests and locks in the physical street rights-of-way. The City Engineer cannot attest that the plat 

https://cloudfront.maptionnaire.com/uploads/assets/8s2rph98meh8.url.png


meets the traffic-calming mandates of DA Section 4.3 when the submitted geometry relies on straight, frictionless corridors. 
Furthermore, the application completely omits the C-17 commercial development, violating DA Section 6.4. 

Finding B2: That the provisions for streets, rights-of-way, and utilities ARE NOT adequate. The streets and utilities are 
demonstrably inadequate because the developer failed to analyze commercial traffic "as a whole," rendering residential 
streets structurally inadequate to handle the unmitigated flow from the C-17 zone. Furthermore, routing thousands of 
unmitigated vehicle trips into W. Appaloosa and W. Nez Perce conflicts directly with the documented active-transportation 
goals of the City's 2042 Comprehensive Plan (Exhibit A) and ignores the objective Strava heat map data (Exhibit B) proving 
these are heavily utilized pedestrian routes. This renders the existing active networks completely unsafe and demonstrably 
inadequate. Additionally, by modeling a 0% ADU build-out, the uncounted secondary units risk the 2,800-unit sewer limit 
being exhausted prematurely, triggering a utility concurrency failure. 

Finding B3: That the proposed preliminary plat DOES NOT comply with all subdivision design standards. For this 
property, the Annexation Development Agreement serves as the governing design standard. The internal geometric design 
and capacity mapping constitute a direct breach of that agreement. The layout utilizes Feldspar Avenue as a continuous 
internal funnel, failing the structural mandate to discourage eastward flow. Because the City bans surface-level calming for 
snowplows and EMS, the required friction must be built directly into the physical grid itself via offset intersections. 
Approving this geometry today locks in a permanent design standard violation. 

Finding B4: The lots proposed DO NOT meet the requirements of the applicable zoning district. While ADUs were 
previously permitted in R-8 zoning, historical design standards acted as physical barriers. SB 1354 explicitly eliminated 
these local design throttles, radically shifting ADUs to a highly feasible reality on almost every platted parcel. Approving 
these lot configurations based on outdated assumptions, without mathematically accounting for this drastically increased 
dual-household feasibility, leaves the existing infrastructure entirely unprotected. Furthermore, the Planning Commission 
lacks the jurisdictional authority to unilaterally interpret this bespoke Annexation/PUD contract without explicit direction 
from the City Council. 

I appreciate the Commission’s time and dedication to ensuring that the Coeur Terre development complies with the law and 
the binding agreements intended to protect the citizens of Coeur d'Alene. 

Sincerely, 

 

 

Nathaniel Dyk 

4010 W Appaloosa Rd. 

Coeur d’Alene, ID 



Exhibit A - 2042 Comprehensive Plan Clip 

Graphic taken from Figure 1: Existing and Planned Bicycle Network 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Exhibit B - Strava Heat Map:  

Heat map data clearly indicates that Appaloosa Rd. and Nez Perce Rd. are heavily utilized pedestrian corridors.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Exhibit C - Coeur Terre Trip Generation Exhibit​​ Coeur Terre Projected Total Daily Trips: 28,997* 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

*Trip data taken from 6/2022 Coeur Terre TIA, Phase 1 TIA, and Phase 2 TIA completed by CivTech. 
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UPDATE: Coeur Terre Neighborhood Connections Proposed!

Below is a link to a PDF document presenting a detailed case in support of protecting Indian

Meadows and other nearby neighborhoods from Coeur Terre's through traffic:

The Case to Protect Appaloosa and Indian Meadows

Appaloosa Road is not just a street, it is the backbone of one of the most active pedestrian

corridors in Indian Meadows. Children use it to reach the Atlas Trail, families walk and push

strollers, and elderly neighbors rely on it for daily exercise. Despite being only 28 feet wide and

lacking sidewalks, it already functions exactly as the City’s Comprehensive Plan envisions: a

safe, multimodal connection linking residents to trails, parks, and schools.

Connecting Appaloosa Road to the massive Coeur Terre development would put the safety,

livability, and character of the entire Indian Meadows neighborhood at risk. Thousands of

daily vehicles would cut through our streets, threatening children, pedestrians, and cyclists

while driving down property values. Worse yet, taxpayers would be forced to cover costly road

Petition progress

Petition starter added an update, 1 month

ago
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Protect Indian Meadows from Coeur
Terre Connection
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https://drive.google.com/file/d/1ROXiEVuphvx2adpf2shCZ1FgCKmuFmK4/view?usp=drivesdk


widening projects that would damage private property, all to benefit a development that

already has safer, more appropriate access points.

Even if you don’t live in Indian Meadows, this decision sets a dangerous precedent for the

entire city. If Appaloosa and Nez Perce, both neighborhood streets, can be turned into regional

cut-throughs, then no neighborhood is safe from the same fate. Protecting Indian Meadows

today means protecting all neighborhoods tomorrow, ensuring that growth is managed

responsibly and that regional traffic stays on arterials where it belongs.

Key Reasons to Keep Appaloosa Closed:

Disproportionate Impact of Growth: A significant portion of Coeur Terre’s

24,000 daily external trips are projected to funnel east through Indian

Meadows if Appaloosa and Nez Perce are connected. One neighborhood should

not be forced to absorb regional traffic impacts when arterials like Huetter,

Seltice, and Hanley exist to carry those volumes.

Neighborhood Safety: Appaloosa is only 28 feet wide with no sidewalks.

Thousands of daily cars would endanger children, walkers, and cyclists who

already use it heavily.

Indian Meadows at Risk: Traffic would not stop at Appaloosa, cut-throughs

would spill into Atlas, Fairway, and other neighborhood streets, eroding safety

and quality of life across other subdivisions.

Not Designed for This Scale: Appaloosa would function as a collector street,

but it lacks the 70-foot right-of-way and safety features required by modern

standards.

Unfair Tax Burden: Road widening, retaining walls, and stormwater upgrades

would be required, but none are covered by the developer. The disruption and

costs would fall on Indian Meadows homeowners and Coeur d’Alene taxpayers.

Contradicts the Comprehensive Plan: Appaloosa is designated as a future

pedestrian/bike corridor, not a vehicular cut-through. Converting it violates the

city’s own adopted plan.

Safer Alternatives Exist: Coeur Terre has multiple other access points and a

planned police substation within Coeur Terre and potential fire station on

Seltice. Appaloosa is unnecessary for emergency services or circulation.

Protects Neighborhood Identity: Opening Appaloosa would destroy the quiet,

walkable, small-town feel that Indian Meadows residents value and that the

city has pledged to preserve.

Precedent for Other Neighborhoods: If Appaloosa is converted from a

designated pedestrian/bike corridor into a regional traffic cut-through, it sets a

dangerous precedent that any neighborhood street could be reinterpreted the

same way. This undermines public trust in the Comprehensive Plan and

threatens neighborhood protections citywide.

Indian Meadows deserves protection, not sacrifice. Idaho law and Coeur d’Alene’s own

Comprehensive Plan require decisions that put neighborhoods and public safety first. We urge

city leaders to keep Appaloosa closed to vehicle traffic and ensure that Indian Meadows

remains a safe, livable, and thriving community for generations to come.

Please take our Coeur Terre connection survey. Your feedback matters!

Report a policy violation

Protect Indian Meadows

Petition Starter

Media inquiries

https://docs.google.com/forms/d/e/1FAIpQLSfWsBFIA-xoZfTdT73GRBePrTnIVoOusjlUrLcA4g3Xb4lF8g/viewform
https://www.change.org/u/1388799148
https://change.my.salesforce-sites.com/mediainquiry
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Robert Knutson 83815 Parmela DeChenne 99217 Jon Rolfe 83815

chris eubanks Sarah Richards 83815 Eric Gundlach 83815

Paul Sohrweide 83815 Nona KING 83815 Aubree Morris 99205

Benjamin Solodyankin 83815 Joan Dudney 83815 Christy Swing 83815

Lauri Mase 83815 Ryan Barker 98816 Norman Sabens 83815

Katie Linderman 83815 Shane Gass 83854 Lisa Bargas 83815

Aaron Linderman 83815 Vivian Nielsen 99011 David Koontz 83815
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Heather Harty 83815 Pam Holcomb 83815 Shayne Craig 83835

Katie Udy 83835 Jennifer Gass 83854 Ashlee Maple 83815
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Rebekah Brandenburg 83835 Rachel Sloan 83815 Jason Kruger 83815

Nicole McLean 83814 Lisa Marowitz 83835 Lucille Bradshaw 83815

Heather Kilponen 83815 Sam Myers 83814 Casey Ramsey 83815

Suzy Hoekendorf 83835 Jacquelyn Weseloh 83814 Bjarne Olson Jr 99212

Natalya Solodyankin 83815 Madelyn Knutson 83815 leslie green 83815

selah lindsay 83815 Edwin Ronningen 83815 Brooke Allen 83815

Tim Christie 83815 Michael Crose 83815 Sarah Emery 99223

Leslie Miller 83815 Debbie Bruss 83815 Nancy Dubas 83854

Shinelle Barton 83815 Lowell Anderson 83815 Erin Ramsey 83815

Stacey Clifford 83815 Madison Anderson 83815 Alyssa Robins 99207

Renae Scott 83815 Kendall Laidlaw 83815 Ingrid Hericks 83815

Jim Elgee 83815 Darcy Myers 83854 Matt Powers 83835

S. Catherine Woods 83835 Stephanie Davis 83815 Madi Rhodes 99004

Tk tk 90017 Steve Young 83815 Hannah Dahlman 83814

Bill Brooks 83815 SketchDeon106 YT 83876 Susan Sloyka 83815

Robert Clifford 83815 Grace Finney 83814 Greg Holt 83815

Sue Winzer 83814 Johanna Chaput 92882 joseph ferraro 10305

Tara Wright 83815 Julie Meyer 83814 Vicki White 83856

Theresa Vick 83815 Christopher Hoosick 83815 Casey hallett 83815

Sue Hoover Schultz Katie Burgan 83858 Caleb Hallett 83815

Amanda Bell 83815 Gabe Meyer 83814 Lisa Hall 83815

Kevin McClelland 83815 Katie Glendening 83814 Krista Hansen 83854

Kathleen Herfurth 89101 Amy Lee 83814 avery alonzo 83854

Kathy Gonzales Boland 83815 Patti Retano 83815 Samantha Mcgovern 83815

Jason Brown 83851 David Morgensen 95066 Kaylee Jahnke 83854

Marilyn Shields 83815 Corinna Gardiner 83815 Kimberly Viere 83815

Tyrone Carmichael 83815 Emily Hoisington 83864 Brendan Viere 83815

Wendy Davis 83815 Scott Seltzer 99206 Sylvia Zinke 83815

Roberta Kaytor 83815 Cori LePard 83815 Matt Zinke 83815

Lori Daub 83854 Thomas Berube 83815 Mark Berglund 83815
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Diamond Redmond 83815 Sabrena Hindberg 99206 Teresa Deuling 83815

Joshua Garver 83854 Doug LePard 83815 Allison Bell 83814
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Stephanie Mcclelland 83815 Heather Bowlby 83814 Ayianna Brown 83856
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Danny Cash 83835 Alexia Younf 99202 Janet Delgado 83815

Kay Dyk 83815 Shirley Offill 83815 Paige Neill 30540
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Kenneth Rosebrooks 83815 Patrick Hatfield 83815 Rachel wessel 83814

Nathaniel Dyk Bridget Sundahl 83815 David Nall 83815

Melissa Dyk 83815 Sara Bennett 83815 Susan Keeley 83854
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Kara Claridge 83815 Josiah Hutchins 83815 Krysta Freed 83815

Ronda Bowling 83815 Elizabeth Lee 83815 Duane Lundell 83815

Holladay Sanderson 83854 Ramon Gibbs 83815 George Henley 83815
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Heather Smith 83815 Linda Schwartz 83835 Amelia Windisch 83815

George Grob 99027 Linda Beidler 83815 Emily Jakubek 83815
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JoAnn Curtis 83815 Steve Swoboda 83815 Joseph Lucas 83815
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Julie White 93010 Amber Smitham 83815 Aren Abrahamian 91402

Kelli Carneiro 83815 Shawna Biggerstaff 83815 Kaisymari Acevedo Figueroa 18504

Dan Chapleski 83815 Matt Clapper 83814 sydney Collado 33027

Cynthia Fassler 83814 Paula Russell 83815 Nick Deuling 83815

Noel Kinghorn 83854 Mary Hoffman 83815 Daniel Eubanks 99006
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Jessica Riley 83815 Robert Gewecke 83815 Rebecca Turner 99205

Renee Johnston 83854 Kevin Schienbein 53220 Eliza Vaughn 83815

Angelo Brunson 83814 Phil Lisi 19119 Aubree Morris 99207

Robert Cowles 89110 Neil Peterson 83815 Merilee Updike 99217

Dianne Kelley 83815 Diana Kelsey Erin Kennedy 99223

Lynn Frison 83858 Ero Martyn 83854 Tailynn werner 83854

Susan Monaco 83835 Lance Armor Eric Ostman 99208

Sharonkaye Wishner 83835 Rachel Arel 83858 Roshelle A 83815

Lori Woodrum 83815 Ethan Holcomb 83835 Kalieli Hendzel 83815
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Janice Ingraham 83815 Art Hericks 83815 Paul Mitchell 99202

Leilani QuintosCanonizado 83815 Emily Cameron 83815 Ann FAVARELLA 99016

Stacy Dickenson 83815 Bradley Medlock 83815 Zach Brock 83815

Christine Sten 83815 Susan Walker 83815 Julie Longman 83861

Mike Sanders 83835 David Cloe 83815 Rachel Brock 83815

Paul Mitchell 99202 Julie Longman 83861 Vanessa Dafoe 83815

Ann FAVARELLA 99016 Rachel Brock 83815 Jodi Sousa 99016

Zach Brock 83815 Vanessa Dafoe 83815 Leah lawrie 83858

yvonne perez 83815 Jodi Sousa 99016



Intro: 

My name is Pam Holcomb. My family has lived on Nez Perce Road for 34 years. What I 
would like to focus on is the impact that Coeur Terre traffic will have on our neighborhood, 
review some discussions from the last Planning and Zoning Meeting on 12/9/2025, and 
discuss solutions for East-West traffic from Atlas to Coeur Terre. 

 

Classification of Roads: 

In the current 2026 TIA, Nez Perce Road is designated as an arterial road. Arterial roads are 
ideally not compatible with neighborhood streets that have driveway entrances directly 
onto the arterial, as this creates unsafe conditions. Nez Perce has 16 houses that have 
driveways that exit directly on Nez Perce Road. Our driveway is one of them. In addition, 
there are 2 driveways from the children’s park and pickleball courts onto Nez Perce. 
Examples of other arterial roads in CDA are Government Way, Kathleen, Hanley, Atlas, 
Hutter and Seltice. Our rural road should not be in this category. Using Appaloosa and Nez 
Perce as connecting streets to Coeur Terre affects our neighborhood safety, quality of life, 
and property values. And any road upgrades needed due to increase CT traffic are not 
covered in the developer’s agreement.  

There are also 5 school bus routes traveling through Indian Meadows making a total of 24 
daily stops on our streets. Most children walk to these bus stops. I am concerned about 
their safety if traffic is diverted through our neighborhood.  

Increasing the Use of Industrial Loop (IL) for Coeur Terre Traffic: 

At the 12/9/25 P&Z meeting, we learned that in 12/2022 Kootenai County Land Company 
(KKLC) purchased the parcel of land, which was privately owned, to connect Industrial 
Loop to the Coeur Terre development. The purpose stated by their engineer (at the 12/9/25 
P&Z meeting) was to improve traffic distribution and emergency response times.  

At the 12/9/25 P&Z meeting, Chris Bosley (CDA City Engineer) stated that: “IL is not 
classified as anything in the Federal Functional Classification System (FFCS).  Nez 
Perce was designated as an arterial”. 

Mark Coppess asked:” Is there a way to swap that designation (with IL)?” 

Chris: “I’m not sure. I requested to change Nez Perce from an arterial to a collector, 
because it just did not make sense to have such a high rating on Nez Perce Rd. IL was never 
classified because it didn’t go anywhere. IL is not even identified on the FFCS. The request 



has to be approved by the Idaho Transportation Department (ITD) and then it will be sent to 
the Federal Highway Administration for final approval”.  

Kris Jamtaas: Asked Sean Holm(Senior City Planner): “In your recommendation in that 
master study, did you take into consideration improvements on Industrial Loop?” 

Sean Holm: “At the time there was not an Industrial Loop connection with the master 
study. The master study does not have a connection with IL or any additional 
improvements to IL. There will be traffic using IL and less traffic using the other 
connections throughout the system. So it helps to distribute the traffic.”  

Jamtass: “I think that the addition of access and egress through IL makes an awful lot of 
sense. I guess if I would have a question to the group; Could we make improving IL a 
condition of approving Phase 1?” 

Jon Ingalls:” We’ve heard from the city engineer. He’s worked with them many times and 
he’s consulted and identified the mitigations and that’s what he’s put forth. I think we ought 
to support staff and respect that they have done their work and leave it at that”.  

And with that comment, Phase 1 was approved. The problem is that, as stated above, 
IL was never studied or considered by the city planners with the master traffic study.  

I emailed Chris Bosley after the meeting to ask this question: “Can IL be classified later as 
an arterial or collector after Phase 1 has passed?” 

Chris: “Yes”  

One factor for not appealing CT Phase One approval was the understanding that 
Industrial Loop could be classified later.  

Planning and Zoning Member, Lynn Fleming, voiced concerns at the meeting on 12/9/2025 
that “to mix teenagers getting to high school and new learner drivers with industrial trucks 
is dangerous. I would be concerned letting my 15yo use Industrial Loop I agree that it would 
be nice to develop that, but I have concerns”. 

The school she was referring to is a middle school, not a high school. Middle schoolers are 
aged 11-14. I would respectfully argue that very few children would be driving to get to 
middle school and this is not a valid reason for not using Industrial Loop as a collector or 
arterial road. 

 

The main problem with using IL is finding the money to improve it.  



Hillary Patterson: (CDA City Planning Director):” Because IL doesn’t have a classification 
we can’t really go out and apply for grant funds. Any condition you would add, the applicant 
would have to agree to. They would have to weigh in”.  

 

Synopsis: 

Industrial was Loop never studied as a usable road in the master infrastructure plan.  

Middle schoolers will not be driving to school. This is not a safety issue for new student 
drivers.  

The main factor for not using Industrial Loop is money for road repair.  

Ethan and I had a meeting 7/8/2026 with Chris Bosley and Todd Feusier, Director of Streets 
and Engineering Department. We learned that the water department is replacing old water 
lines on IL. The water department and the City are splitting the costs of repaving IL after the 
water lines are replaced. This will occur in the range of 2027-2028. 

Nez Perce Road, at the request of the city engineer, will be reclassified from an arterial to a 
collector. KMPO has approved this, the City is awaiting approval by the Feds. This will be 
nice in theory, but it won’t help decrease the amount of traffic.  

Atlas is especially congested south of Kathleen. If IL is used as a main east-west 
connector, it will reduce some of the Atlas traffic. As the developer’s engineer said, “IL will 
improve traffic distribution and emergency response times”.  

Classifying IL will make it eligible in the future for grant funds, decreasing cost to our 
taxpayers.  

I request that Phase 2 of Coeur Terre not be approved until using Industrial Loop as an 
arterial is approved.  

I also request that Phase 2 of Coeur Terre not be approved until the developers are 
financially responsible for the road improvements needed for Nez Perce and 
Appaloosa Roads. They are both aging and deteriorating roads but can handle our current 
traffic. They cannot handle the increased CT traffic. We as taxpayers should not be 
responsible for road improvements caused by CT traffic.  

 

 

 



July 9, 2026  

To:  Coeur d'Alene Planning and Zoning Commission 

From:  Suzanne Knutson, 4208 W Appaloosa Rd., Coeur d’Alene 

Subject: Formal Statement of Opposition & Required Findings regarding Coeur Terre Phase 2 
Subdivision Application 

Statement to the Coeur d'Alene Planning & Zoning Commission 

At the December 11, 2025 Planning and Zoning Commission meeting, residents of Indian Meadows and 
neighboring communities were told that our traffic and safety concerns would be heard at the 
appropriate time, when the specific road connections came before the Commission. 

My question to the Commissioners:  Is this now that time? 

The connections from Coeur Terre to Atlas Road through Appaloosa and Nez Perce were not part of the 
Coeur Terre Phase 1 Planned Unit Development that the Commission considered in December. At that 
meeting, many of us urged the Commission to look beyond the boundaries of the individual PUD and 
consider the broader transportation impacts of the entire 440-acre development. We were told you 
could not do that. 

Now our neighborhood street connections are before you and there appears to be a significant conflict 
between what the Commission and residents were told in December and what the Coeur Terre 
Development Agreement actually requires. 

On December 11, 2025, the city attorney advised that city code prohibited the Commission from 
considering the impacts of the entire development when reviewing a PUD. Yet the Development 
Agreement appears to require exactly that. 

Which governs this project? 

Section 6.4 of the Development Agreement states that future approvals and subdivision requests shall 
be accompanied by a Concurrency Analysis addressing both the individual phase and the development 
as a whole. 

A concurrency analysis exists to determine whether public infrastructure—including roads, intersections, 
traffic operations, utilities, and public services—can adequately support development without reducing 
service below acceptable standards. 

If the Development Agreement requires the project to be evaluated as a whole, why were we told the 
Commission could only consider the individual PUD in front of it? 

If the Development Agreement is a legally binding, site-specific agreement between the City and the 
developer, then its provisions should matter. If it requires concurrency to be evaluated for the entire 
development, then the Commission should not be reviewing these phases in isolation. 



This is not simply a procedural question. It directly affects public safety. 

The transportation impacts of Coeur Terre cannot be accurately understood one phase at a time. 
Thousands of additional daily vehicle trips do not suddenly appear only when the final phase is built. 
Each phase contributes to cumulative impacts on Appaloosa Road, Nez Perce Road, Atlas Road, and 
surrounding neighborhoods. 

Looking at each PUD separately risks understating those cumulative impacts. 
The City's own Comprehensive Plan recognizes the need to evaluate potential transportation impacts 
associated with future growth. This property was specifically included in the Comprehensive Plan with 
that goal in mind. 

The Comprehensive Plan also establishes several guiding principles: 

● Develop land uses that balance housing with existing neighborhoods. 
● Recognize and preserve neighborhood identities. 
● Provide infrastructure appropriate for future growth. 
● Protect established neighborhoods. 
● Strive to make Coeur d'Alene one of the safest and healthiest cities in the nation. 

During the December meeting, staff stated that Industrial Loop was not an appropriate access because it 
was designed as an industrial roadway and lacked complete urban improvements such as sidewalks and 
bike lanes. 

The same argument can be made for Appaloosa and Nez Perce.  Appaloosa and Nez Perce are 
neighborhood streets. They were never designed to function as major access routes for one of the 
highest-density developments in the city. 

These roads serve a low-density neighborhood, zoned for livestock. They are not collector streets. They 
are not arterials. They were not designed for the volume of traffic this development will generate. 

Neither road was designed to serve thousands of additional vehicle trips from this large of a community, 
such as Coeur Terre. 

Residents have been trying to participate in this process since 2020. We were told in December to "get 
informed," yet many of us have spent years attending meetings, reviewing documents, and trying to 
understand this project.  We were told to wait for the PUD and now we are being asked “Why did you 
wait so long to get involved”.  It’s offensive. 

Meanwhile, City staff and the developer have worked together on these applications for months before 
the public is able to comment. 

The Commission often notes the amount of work that staff has invested in reviewing these applications. I 
respect that work. But I also wonder how many decision-makers have actually walked Appaloosa Road or 
Nez Perce Road to fully understand what will eventually happen to our neighborhood? 



For many of us, these public hearings are the only opportunity we have to speak.  We get 3 minutes, and 
no opportunity for rebuttal. 

If concerns raised during these hearings cannot meaningfully influence the outcome because the review 
process is already complete, then it raises an important question: What is the purpose of the public 
hearing? 

I ask the Commission to resolve the apparent conflict between the Development Agreement and the 
interpretation of City Code. If the Development Agreement requires the cumulative impacts of the entire 
Coeur Terre development to be analyzed, then this application should not proceed without that analysis. 

If there is uncertainty about which legal standard applies, then this subdivision should be denied or 
forwarded to the City Council until that question is resolved. 

The people who already live here deserve confidence that this project is being reviewed according to the 
governing agreements, with full consideration of its impacts—not one small piece at a time. 

That is all we have been asking for since this project began. 

Suzanne Knutson



From: Sabrina Becherini
To: CLARK, TRACI
Subject: Coeur Terre 2 Planning & Zoning
Date: Thursday, July 9, 2026 7:37:58 AM

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

Dear Planning and Zoning Commission,

I am writing to kindly ask you to reconsider the proposed PUD for the
Coeur Terre development. While we appreciate the growth of our city, we
have some heartfelt concerns regarding local traffic, safety, and our
shared infrastructure.

We would be so grateful if you could look into these important areas:

1.  Eastward flow of traffic: We hope the project can better align with
Section 4.3 of the Development Agreement to ensure traffic isn't directed
through Indian Meadows via Appaloosa and Nez Perce Road, as
previously discussed.

2.  Keeping our Families Safe: We want to ensure our streets remain a
peaceful place for our children and pets to play. A smaller traffic flow
would help maintain the safety and neighborhood feel we all value.

3.  Caring for our Infrastructure: Since our roads weren't originally built
for high-volume use, we would love to see a plan that protects the
integrity of Appaloosa, Nez Perce, and Atlas roads.

Thank you so much for your time and for everything you do to look out for
our wonderful community. 

Best regards,

Sabrina Becherini 
(A Northshire Resident for 8-years)

mailto:smbecherini@gmail.com
mailto:TCLARK@cdaid.org


From: Seth Deniston
To: CLARK, TRACI
Subject: Fwd: FW: PUBLIC NOTICE FOR PLANNING & ZONING TO BE HELD ON TUESDAY JULY 14, 2026, 5:30
Date: Wednesday, June 24, 2026 11:36:53 AM
Attachments: image001.png

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

Hi Traci, 

Coeur d'Alene Public Schools supports this subdivision of Coeur Terre. While
growth can be unpredictable and unpopular at times, managed growth can benefit
the community, especially when critical infrastructure is considered during the
planning process. Lakeside Development has worked closely with our school
district to consider the impact on our schools, and this subdivision includes a 10
acre parcel slated for a future elementary school when needed. The school
district appreciates the partnership and forward thinking for this development. 

Seth Deniston

On Wed, Jun 24, 2026 at 8:21 AM CLARK, TRACI <TCLARK@cdaid.org> wrote:

greetings,

               Attached is a copy of the public hearing notice for Planning & Zoning hearing to be
held on TUESDAY JULY 14, 2026, 5:30.  

If you have any comments, please let me know.

 

Traci Clark

Administrative Assistant

Planning Department, City of Coeur d’Alene

mailto:sdeniston@cdaschools.org
mailto:TCLARK@cdaid.org
mailto:TCLARK@cdaid.org
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From: Susan Metz
To: CLARK, TRACI
Cc: Susan Metz
Subject: Coeur Terre Two development concerns
Date: Tuesday, July 7, 2026 3:26:33 PM
Attachments: image.png

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

Hi Traci,

My husband & I bought our first home in 1986 on Sherwood Dr and 40 years later we are still
here!

While we (grudgingly) admit growth & change is inevitable, we are very concerned about the
negative impact on traffic in the Indian Meadows, Queen Anne Estates, Northshire
neighborhoods if our streets (Appaloosa, Arrowhead, Nez Perce, etc.) are used as east-west
connectors to Atlas Road for the new subdivision. These streets were not designed to be a
thoroughfare for the kind of traffic this multi-use commercial, school & residential
development will bring!

I reviewed the prior feedback & response notes on the Coeur Terre website and they did
mention the project could be completed with or without access to the east, seeming to leave it
the hands of the City & emergency planning:

The idyllic goals & vision of Kootenai County Land Co for a welcoming community with
access to cultural and recreation opportunities is no different than what we wanted when we
moved in on Sherwood Drive all those years ago! I hope we will not be encroached upon &
our peaceful neighborhoods can remain even with the addition of new neighbors to the west.

I respectfully ask that the plan for Coeur Terre Two that is being reviewed next Tuesday, July
14, be declined until the traffic issues are resolved.

Best regards,

Sue & Glenn Metz

mailto:twolfmom15@gmail.com
mailto:TCLARK@cdaid.org
mailto:twolfmom15@gmail.com

Bullets 1, 3, and 5: ARDA Section 4.3: The concerns regarding collectors seem to be focused on
avoiding east-west connections. The project has been designed with a centrally located
north/south collector to funnel traffic from both the east and west sides of Coeur Terre north to
Hanley Ave or west to Huefter Rd, with eastward travel being less likely given the nearer
proximity of Hanley and Hugtter, versus Atlas Rd (and any traffic calming measures implemented
hereto). The project can be designed with or without access to the east. KCLC will defer to the
City on required connectivity, traffic calming designs, and safety improvements; recognizing that
connections to the east provide for public safety and emergency response and also will better
meet future regional connectivity needs as identified by Kootenai Metropolitan Planning
Organization (KMPO).
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COEUR D'ALENE PLANNING AND ZONING COMMISSION 
FINDINGS AND ORDER 

 

S-2-26 
INTRODUCTION 

This matter came before the Planning and Zoning Commission on July 14, 2026, to consider S-2-26, a 
request for approval of a preliminary plat to subdivide +/- 202 acres into 284 single-family and 36 multi-family 
lots, a public park, a public school site, and associated non-buildable tracts, known as Coeur Terre 2 
Subdivision.  

  

 APPLICANT: Connie Krueger, AICP 
 

  OWNER:  LREV 33, LLC through LREV 39, LLC (Lakeside Companies) 
  
 LOCATION: Property located in the southern portion of the Coeur Terre master planned 

community, north of W. Woodside Ave., south of the future W. Nez Perce Rd. 
extension, east of N. Huetter Rd., and West of N. Buckskin Rd. 

 
A. FINDINGS OF FACT: 

 
The Planning and Zoning Commission finds that the following facts, A1 through A21, have been 
established on a more probable than not basis, as shown on the record before it, and on the 
testimony and exhibits presented at the public hearing. The testimony was conflicting and the 
Commission determines that the more credible and convincing evidence establishes the following: 
 
A1.   Public Hearing: The Planning and Zoning Commission held a public hearing on this matter on 

July 14, 2026, and considered testimony and evidence presented on the record and at the 
hearing. 

 
A2.   Public Hearing Notice - Publication: Notice of the public hearing must be published in the official 

newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). 
The Notice was published on June 27, 2026, seventeen days prior to the hearing.  

 
A3.  Public Hearing Notice - Posting: Notice of the public hearing must be posted on the premises no 

less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). Four notices were 
posted on the property on July 7, 2026, seven days prior to the hearing. 

 
A4.   Public Hearing Notice - Mailing: Notice of the public hearing must be provided by mail to 

property owners or purchasers of record within the land being considered, and within three 
hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-
6511(2)(b). One hundred and fifty-one (151) notices were mailed to all property owners of record 
within three hundred feet (300') of the subject property on June 24, 2026.   

 
A5.   Public Hearing Notice — Political Subdivisions & Pipeline Companies: Notice of the public 

hearing must be sent to all political subdivisions providing services within the planning 
jurisdiction, including school districts and the manager or person in charge of the local public 
airport, at least fifteen (15) days prior to the public hearing. Idaho Code § 67-6509(a). The 
Notice was sent to all political subdivisions providing services within the planning jurisdiction, 
including school districts on June 24, 2026. Notice of the public hearing must be given to a 
pipeline company operating any existing interstate natural gas transmission pipeline or interstate 
petroleum products pipeline, as recognized by the pipeline and hazardous materials safety 
administration, with a center point within one thousand (1,000) feet of the external boundaries of 
the land being considered, provided that the pipeline company is in compliance with section 62-
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1104, Idaho Code. Idaho Code § 67-6511(2)(b). The Notice was sent to pipeline companies 
providing services within 1,000 feet of the subject property on June 24, 2026. 

 
A6.   Property Location and Size: The Coeur Terre 2 preliminary plat boundary encompasses 

approximately 202.01 gross acres (126.351 developable acres) in the southern portion of the 
Coeur Terre Master Planned Community, north of Interstate 90 on the west side of Coeur 
d'Alene. 

 
A7.   Zoning: The subject property is zoned R-3 (20.185 acres), R-8 (74.844 acres including park lot), 

and R-17 (30.428 acres including the school lot). 
 
A8.   Proposed Density by Zoning District: R-3 at 2.4 du/acre (max 3 du/acre), R-8 at 3.2 du/acre 

(max 8 du/acre), and R-17 at 7.3 du/acre (max 17 du/acre). All proposed densities are within the 
maximums permitted by the underlying zoning and the Development Agreement. 

 
A9.   Lot Size and Frontage: R-3 lots meet the minimum 11,500 sq. ft. lot size and 75-ft. frontage. R-8 

lots meet the minimum 5,500 sq. ft. lot size and 50-ft. frontage. R-17 lot sizes and frontages 
vary, but all meet the minimum zoning performance standards of a minimum of 7,500 sq. ft and 
50-ft. frontage. All lots front on public streets. 

 
A10.   No Design Deviations: The applicant is not requesting any deviations from City Subdivision 

Code standards. The Coeur Terre 2 Subdivision request is not associated with a Planned Unit 
Development and is therefore only subject to the Subdivision Findings. 

 
A11.   Subdivision Application Checklist: The applicant has submitted a completed Chapter 16.15 

Subdivision Design Standards checklist indicating compliance with each applicable standard, 
including street and path conformance, continuity of the street network, local street design, 
pedestrian connectivity, and all other applicable design standards. 

 
A12.   Traffic Impact Analysis (TIA): A TIA prepared by CivTech (April 2026) evaluated 2030 and 2035 

horizon conditions. Project improvements (100% developer responsibility) include the Huetter 
Road/Access A roundabout and the Huetter/Mullan northbound left-turn lane addition, both of 
which are in the Post Falls Highway District. These improvements are anticipated to be 
completed by 2030. The TIA also identifies additional proportionate-share system 
improvements, such as turn lane extensions to ease congestion, to be completed by the City. 

 
A13.   Internal Street Network: The proposed street system is designed to align with the Master Plan 

and Development Agreement. The internal street network avoids creating a direct route through 
the subdivision to discourage through-traffic. Stop-controlled intersections will be identified on 
the construction plans with school safety and traffic flow in mind. Collector streets include Coeur 
Terre Boulevard and Nez Perce Road. Street alignments, intersection geometry, grades, rights-
of-way, and easements are designed to City standards. 

 
A14.   Pedestrian and Bicycle Facilities: Sidewalks are proposed throughout the development. 

Perimeter trail systems include a 12-foot asphalt multi-use path along the eastern boundary and 
a 10-foot asphalt path along the southern boundary. Mid-block walkway tracts are provided 
where block lengths exceed 600 feet. 

 
A15. Public Utilities: Water systems include distribution mains sized for fire flow and spacing 

standards. Sewer systems connect to the municipal system. Stormwater management is via on-
site infiltration with water quality treatment. All utilities are designed to City standards. 

 
A16.  Appaloosa Trunk Main: Shall be extended prior to the 454th equivalent residential unit (ERU) 

connection per Development Agreement Section 3.2.1.3, as amended. 
 
A17.  Community Park: A 12.309-acre centrally located community park lot is proposed with baseline 

improvements. The park lot and improvements shall be dedicated to the City per Development 
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Agreement Section 4.7.2. 
 
A18.  Public School Site: A 10.065-acre lot is designated for an elementary school, to be donated to 

the Coeur d'Alene School District pursuant to a Memorandum of Understanding (Exhibit F of the 
Development Agreement). 

 
A19.  Phasing: The Coeur Terre 2 subdivision is proposed in seven phases: Addition (87 units), 1st 

Addition (90), 2nd Addition (47), 3rd Addition (69), 4th Addition (park lot), 5th Addition (school 
lot), and 6th Addition (27 lots / 213 units), with phasing flexibility allowed per the Development 
Agreement. 

 
A20.  Affordable Housing: A minimum of 26 affordable/workforce housing units (approximately 5% of 

total units) are proposed. The Development Agreement commits the applicant to providing 
affordable housing as part of the Master Planned Community. 

 
A21.  Concurrency Analysis: The applicant has submitted a Concurrency Analysis Matrix (Appendix A 

to the project narrative), evaluating the proposed preliminary plat against each applicable term of 
the Development Agreement (Sections 1.3, 1.4, 1.5, 1.6, 1.7, 2.3, and 17.7, as described in the 
matrix). The matrix confirms each term is satisfied for Coeur Terre 2, consistent with 
Development Agreement. 

 
(The commission should add other facts here which it finds are relevant to its decision.) 
 
B. CONCLUSIONS OF LAW: 
 
Based on the foregoing Findings of Fact, the Planning and Zoning Commission makes the following 
Conclusions of Law.   

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

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

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

design standards (contained in Municipal Code Chapter 16.15) and all of the subdivision 
improvement standards (contained in Municipal Code Chapter 16.40). 
 

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

Recommended conditions: 
Fire:  

1. Landscaping must not cover or hide fire protection systems such as fire hydrants, FDC’s or 
PIV’s. 

2. Secondary means of egress shall be constructed and accepted by the City prior to the issuance 
of building permits for more than 30 single-family dwellings or more than 200 multi-family 
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dwelling units as required by the International Fire Code (IFC). This includes emergency access 
to Woodside Park which is currently out of compliance with IFC. 

3. Minimum fire department access road width is 20’ for buildings up to 30’ in height and 26’ for 
buildings over 30’ in height. 

4. No parking on roadways less than 26’ in width. 
Planning: 

5. The 12-acre park site shall be designated as a tract when the final plat is recorded in 
anticipation of a future City asset. 

6.  A homeowner’s association (HOA) will be required to ensure the perpetual maintenance of 
private open space/connectivity tracts, stormwater assets, and all other private common areas. 

7. Open space/stormwater tracts associated with the phasing must be completed or bonded for (at 
150%) as specified by the Development Agreement, or at the time of plat recordation, whichever 
comes first. 

8. The applicant must provide current counts for all homes and rental units in Coeur Terre to 
ensure the 5% affordable/workforce housing requirement is met. 

Wastewater: 
9. An unobstructed City-approved “all-weather” access shall be required over all public sewers. 
10. All public sewer plans require IDEQ or QLPE Approval prior to construction.  
11. Sewer Policy #716 requires all legally recognized parcels within the City to individually connect 

and discharge into (1) public sewer connection. 
12. Any utility easement for the public sewer shall be dedicated to the City prior to building permits. 
13. Coeur Terre Surcharge Fees will be applied as well as all applicable Sewer Cap Fees at time of 

building permit. 
14. The Appaloosa Trunk Main must be upsized prior to 454th ERU or as required by the City 

Wastewater Department. 
15. ERU tracking and construction timing/phasing must be timely reported to the Wastewater utility.  

Water: 
16. Relocation of Existing 24" Transmission Main (Nez Perce): The existing 24” transmission main 

currently located in Nez Perce will need to be relocated. The final alignment has not yet been 
determined and must be coordinated with the City and design engineers. 

17. Timeline for Relocation: The relocation must be planned and completed prior to any construction 
activity. All work related to relocation must occur during the off-season (non-peak demand 
period) to avoid service impacts. 

18. Design Requirement: Detailed design work is required for the transmission main relocation. No 
construction may begin until the design is complete and approved. 

19. Hydraulic Study (JUB Engineering): JUB must complete a hydraulic study to confirm: 
a. The new line and proposed well are adequately sized 
b. Supply is sufficient for projected demand 
c. Whether an additional well or water tank is necessary as stated in the water dep 
comp plan. 

20. Service Connections: No individual services will be allowed on the transmission main. 
21. Timing of Main Activation: The relocated transmission main must be activated only during the 

off-season to minimize risk during high-demand periods. 
22. Secondary Irrigation System Requirements: 

If a separate irrigation system is proposed: 
• A certified operator is required to manage it 
• The irrigation provider must be registered with 811 
• Separation of potable and non-potable lines must follow DEQ standards (minimum 10-

foot horizontal separation) and any lots that have access to auxiliary water will be 
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required to have an approved RPBA installed on the supply line immediately 
downstream of the water meter. 

• All irrigation valves must be clearly marked to identify the system. 
23. Tree Setbacks: A 10-foot minimum separation is required between trees and all water 

infrastructure. 
24. Tie-In at W. Arrowhead Rd.: A system tie-in is needed on W. Arrowhead Rd. To facilitate this, 

Lot 33 must be shifted north to create an open space between Lots 32 and 33. 
25. W. Woodside Ave. Transmission Main & PRV on N. Hutter Rd.: 

• The transmission main exiting W. Woodside must be relocated to accommodate the 
new layout. 

• The Pressure Reducing Valve (PRV) on N. Hutter Rd. must also be relocated to 
function correctly with the updated pressure zones and development layout. 

26. Abandonment of Unused Stubs: Any unused water stubs out of W. Woodside Ave. must be 
abandoned at the main. 

27. Design Submittals for Hydraulic Review: All water system designs must be submitted to JUB for 
review to determine: 

• Adequate incoming water supply 
• The need for an additional well 
• The need for a storage tank  

27. Easements 
• Provide a minimum 20-foot easement centered over the water main or 30-foot 

combined sewer and water easement where applicable. 
28. Development Water Study Compliance 

• Contractor is required to complete all upgrades and requirements identified in the 
Lakeside Development Water Study. 

Parks:  
29. The 12.3-acre community park and the supporting parking lot shall be designed in a joint effort 

between the developer and the Parks Department at the time of development per the 
Development Agreement (199th acre) or by phasing, whichever comes first.  

Engineering: 
30. As described in the Traffic Impact Assessment (TIA), the developer will be responsible for 

adding a left turn lane on Huetter Road at Mullan Road and a roundabout at Access A (Halide 
Ave). 

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

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

 
 
ROLL CALL:  

 
COMMISSION MEMBER WARD  Voted     (Aye) (Nay) 

COMMISSION MEMBER JAMTAAS  Voted  (Aye) (Nay) 

COMMISSION MEMBER INGALLS  Voted  (Aye) (Nay)  

COMMISSION MEMBER MCCRACKEN  Voted     (Aye) (Nay)  

 

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

	ADPCD9E.tmp
	FINDINGS AND ORDER
	A. INTRODUCTION

	APPLICANT:   AZZARDO, LLC
	C. ORDER:   CONCLUSION AND DECISION
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	APPLICANT:  15th STREET INVESTMENTS, LLC
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	APPLICANT:  15th STREET INVESTMENTS, LLC
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	FINDINGS AND ORDER
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	THE PLANNING COMMISSION’S VISION OF ITS ROLE IN THE COMMUNITY

	ADP1B85.tmp
	THE PLANNING & ZONING COMMISSION’S VISION OF ITS ROLE IN THE COMMUNITY

	pc min 12-12-23.pdf
	The site is generally flat as is the over-all location. Midtown has seen significant change and investment over the last decade, from public corridor improvements, rehab of several out-of-date storefronts, to a substantial under construction mixed-use...
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	A. FINDINGS OF FACT:
	A18. The Police Department does not have an issue with the proposed zone change.
	A19. The site is general flat and has a slight slope to the east. The site is vacant of buildings and is in a natural state with grass and trees located on it.
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	PLANNING AND ZONING COMMISSION
	STAFF REPORT
	FROM:                           MIKE BEHARY, ASSOCIATE PLANNER
	DECISION POINT:
	The applicant is requesting approval of a zone change from NC (Neighborhood Commercial) to C-17.
	BACKGROUND INFORMATION:
	The subject property is vacant and is located on the southeast corner of the intersection of 15PthP Street and Best Avenue.  The subject site is .93 acres in area and is relatively flat. The site is adjacent to two duplexes and one single family dwell...
	The subject site is currently zoned Neighborhood Commercial (NC) and was annexed into the city in 2011 in item A-1-11.  The applicant is now requesting that the C-17 zoning district be applied to the subject site.
	The applicant has indicated that if this zone change request is approved, then they intend to build a gas station with a mini mart and a quick serve restaurant on the subject site.  However, it should be noted that if the zone change is approved all u...
	The applicant has submitted a site plan and a narrative as part of this request.  See the attached site plan and narrative by the applicant at the end of this report for a complete overview of their annexation request.
	PROPERTY LOCATION MAP:
	AERIAL PHOTO:
	BIRDS EYE AERIAL:  Looking North
	BIRDS EYE AERIAL:  Looking Southeast
	PRIOR ZONE CHANGE REQUESTS
	UHearing  Request   City Council
	ZC-2-82  R-12 to C-17   Approved
	ZC-1-24   ZONE CHANGE FINDINGS:
	REQUIRED FINDINGS FOR A ZONE CHANGE:
	A.         UFinding #B8:U That this proposal (is) (is not) in conformance with the Comprehensive Plan goals, objectives and policies.
	2042 COMPREHENSIVE PLAN LAND USE:
	2042 COMPREHENSIVE PLAN LAND USE MAP:
	2042 COMPREHENSIVE PLAN LAND USE MAP:  Mixed-Use Low
	2042 COMPREHENSIVE PLAN LAND USE MAP: Mixed-Use Low
	The subject site lies within the Mixed Use Low place type as designated in the 2042 Comprehensive Plan.
	PHYSICAL CHARACTERISTICS:
	The site is general flat and has a slight slope to the east. (See topography map below).  The site is vacant of buildings and is in a natural state with grass and trees located on it.  Site photos are provided on the next few pages showing the existin...
	TOPOGRAPHIC MAP:
	SITE PHOTO - 1:  View from the northeast corner of property looking south.
	SITE PHOTO - 2:  View from the northeast corner of property looking west along Best Avenue.
	SITE PHOTO - 3:  View from the north central part of property looking south.
	SITE PHOTO - 4:  View from the northwest corner of property looking east.
	SITE PHOTO - 5:  View from the center of property looking northwest.
	SITE PHOTO - 6:  View from the southwest corner of property looking north along 15PthP Street.
	PROPOSED ZONING MAP:
	Existing Neighborhood Commercial (NC) Zoning District:
	The neighborhood commercial district is intended to allow for the location of enterprises that mainly serve the immediate surrounding residential area and that provide a scale and character that are compatible with residential buildings. It is expecte...
	Proposed C-17 Zoning District:
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	A. FINDINGS OF FACT:
	A18. The Police Department does not have concerns with the proposed zone change.
	A19. The site is generally flat and has a slight slope to the east. The site is vacant, and is in a natural state with grass and trees located on it.
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	PCagenda 4-9-24.pdf
	5:30 P.M. CALL TO ORDER:
	PLEDGE:
	PUBLIC COMMENTS:
	STAFF COMMENTS:
	Presented by: Mike Behary, Associate Planner

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

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

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

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

	ADPE4B4.tmp
	5:30 P.M. CALL TO ORDER:
	PLEDGE:
	PUBLIC COMMENTS:
	STAFF COMMENTS:

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

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

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


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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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



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

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

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

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

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

	S-1-25pc.pdf
	PLANNING COMMISSION
	STAFF REPORT
	FROM:   SEAN E. HOLM, SENIOR PLANNER
	DECISION POINT:
	BACKGROUND INFORMATION:
	The 3.19-acre property is currently zoned Agricultural-Suburban in Kootenai County and is proposed for annexation with R-3 zoning and Hillside Overlay (A-1-25). The site contains a single-family residence and is within the City’s Area of City Impact (...
	The applicant proposes to subdivide the property into five lots, ranging from 0.26 to 0.43 acres, with the existing residence on a 1.40-acre lot, resulting in a density of 1.57 units per acre. The proposed lot with the existing residence to the north ...
	A new public street connecting the east and west termini of Lilly Drive will provide access, along with city water and sewer extensions.
	This is the third annexation attempt. Previous requests in 2005 (A-7-05) and 2021 (A-2-21, PUD-2-21, S-2-21) were denied. In 2021, the applicant requested annexation of the 3.19-acre subject property with R-3 zoning, a Planned Unit Development (PUD), ...
	On June 8, 2021, the Planning Commission held a public hearing for the proposal.
	The 2021 request included a Planned Unit Development (PUD) with private driveways and open space, whereas the current request proposes a public street and no PUD.
	The Planning Commission adopted the following subdivision findings (condensed):
	 Finding B7A: All general preliminary plat requirements were met, as determined by the City Engineer based on staff and applicant testimony.
	 Finding B7B: Provisions for sidewalks, streets, alleys, rights-of-way, easements, street lighting, fire protection, planting, drainage, pedestrian and bicycle facilities, and utilities were adequate, based on the PUD meeting these standards.
	 Finding B7C: The proposed preliminary plat complied with all subdivision design standards (Municipal Code Chapter 16.15) and improvement standards (Chapter 16.40), as presented by the applicant’s engineer, Dobler Engineering.
	 Finding B7D: The proposed lots met the R-3 zoning district’s minimum size requirements but lacked the required street frontage, necessitating the PUD request.
	The Planning Commission’s annexation recommendation was forwarded to the City Council, to which they denied the annexation on July 20, 2021. By default, the PUD and subdivision requests were also denied as they were dependent on approval of the annexa...
	City Council’s findings:
	 Finding #B8:   That this proposal is not in conformance with the Comprehensive Plan policies as follows:
	o Objective 3.05 Neighborhoods: Protect and preserve existing neighborhoods from incompatible land uses and developments.
	 Neighborhood development and the development pattern are not compatible with adjacent land uses.
	o Objective 4.01 City Services: Make decisions based on the needs and desires of the citizenry.
	 The request is not in compliance with the previously stated reasons.
	o Note: A new Comprehensive Plan (2022) has been adopted since this decision. This new information is provided below in the “Required Findings” section of this staff report.
	 Finding #B9:   Those public facilities and utilities are available and adequate for the proposed use.  This is based on that the subject property is adjacent to City water, sewer and streets.
	 Finding #B10:   That the physical characteristics of the site do not make it suitable for the request at this time because of the steep topography, stormwater drainage, and existing spring on the property make the subject property unsuitable for R-3...
	o Note: The “spring” has been discovered to be a cistern(s) with a pipe for drainage (see photos).
	 Finding #B11:   That the proposal would adversely affect the surrounding neighborhood with regard to traffic, neighborhood character, existing land uses because if the property were developed to its full potential, R-3 zoning would be detrimental to...
	o Note: The applicant’s current request has now proposed extending Lilly Drive to connect the two dead ends on either side of the parcel.
	The following facts align with the facts listed in the draft Findings and Order worksheet for the Planning and Zoning Commission’s consideration. These facts can be modified and added to as part of the motion associated with the Findings and Order.
	PROPERTY LOCATION MAP:
	AERIAL PHOTO:
	B
	BIRDS EYE AERIAL:
	TOPOGRAPHIC MAP:
	S-1-25   REQUIRED SUBDIVISION FINDINGS:
	REQUIRED FINDINGS FOR SUBDIVISION:
	Using the information provided below, the summary of facts in item A3 and A5, and the testimony from the hearing, make finding B1 using the attached findings worksheet.
	PRELIMINARY PLAT FOR “HAAG ESTATES”:

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

	ADP48F4.tmp
	A. FINDINGS OF FACT:
	Community & Identity
	Goal CI 1: Coeur d’Alene citizens are well informed, responsive, and involved in community discussions.
	Objective CI 1.1: Foster broad-based and inclusive community involvement for actions affecting businesses and residents to promote community unity and involvement.
	Environment & Recreation
	Growth & Development
	Goal GD 1: Develop a mix of land uses throughout the city that balance housing and employment while preserving the qualities that make Coeur d’Alene a great place to live.
	Objective GD 1.1: Achieve a balance of housing product types and price points, including affordable housing, to meet city needs.
	Goal GD 2: Ensure appropriate, high-quality infrastructure to accommodate community needs and future growth.
	Objective GD 2.1: Ensure appropriate, high-quality infrastructure to accommodate growth and redevelopment.
	Planning:
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	A. FINDINGS OF FACT:
	A1. All public hearing notice requirements have been met for item S-1-25.
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The notice was published in the Coeur d’Alene Press on August 23, 2025, seventeen days pri...
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on August 22, 2025, eighteen days prior to the hearing.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(2)(b...
	 Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days prior...
	 Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administrati...
	A2. Public testimony was received at a public hearing on September 9, 2025.
	A3.   The subject property is 3.19 acres and currently zoned Agriculture-Suburban in Kootenai county, with a request for R-3 zoning as part of a dependent annexation application.
	A4.   The subject property is proposed to be divided into five (5) single-family residential lots in the hillside overlay, with the existing home on a parcel exempt from hillside code due to a slope of less than 15%. The subject property is adjacent t...
	A5. The City Engineer has attested that the preliminary formal plat submitted contains all of the elements required by the Municipal Code.
	A6. City departments have reviewed the preliminary plat for potential impact on public facilities and utilities, and provided an analysis of compliance with code requirements. Staff from various departments have determined that conditions are required...
	A7. The City Engineer has vetted the preliminary plat for compliance with both subdivision design standards (chapter 16.15) and improvement standards (chapter 16.40).   The City Engineer has reviewed the applicant’s analysis regarding meeting subdivis...
	A8. City staff have confirmed that the proposed subdivision meets all zoning standards for the proposed R-3 zoning district. Per Planning Commission and City Council feedback of prior subdivision and annexation hearings, the applicant team provided a ...
	A9. The applicant has proposed connecting E. Lilly Dr. which terminates on either side of the subject property. This street connection would provide access to the public and emergency services as well as provide city utility extensions through the pro...
	Planning:
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	THE PLANNING & ZONING COMMISSION’S VISION OF ITS ROLE IN THE COMMUNITY

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

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

	ADPDC42.tmp
	This property is currently zoned Ag-Suburban in Kootenai County and is proposed for annexation with R-3 zoning under item A-1-26. The site is suitable for one single-family dwelling or one two-family dwelling, with a minimum lot size of 2 acres unless...
	From the policy and framework portion of the Comprehensive Plan, Mr. Barker noted that staff curated a list of goals and objectives from the Comprehensive Plan for the commission’s consideration of this annexation request (Goal GD1, Objective GD 1.1, ...
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	PLANNING AND ZONING COMMISSION
	STAFF REPORT
	FROM:  SEAN E. HOLM, SENIOR PLANNER
	DECISION POINT:
	BACKGROUND INFORMATION:
	The subject property is located on the east side of Fruitland Lane, west of US-95, south of W. Lauf Ln. prior to W. Bosanko where the Fred Meyer complex exists. Currently, the property is vacant with a pull behind trailer/camper that appears to be sit...
	The subject property is adjacent to a multitude of housing types; single-family mobile, manufactured, and real property homes to the north, east, and west, with R-12 pocket housing and R-17 multifamily to the west on the opposite side of Fruitland Ln....
	Note that the applicant’s proposed project idea for nine (9) workforce housing units is not tied to this requested zone change. If the subject site is approved to be changed to an R-17 residential district, then all permitted uses in the R-17 resident...
	PROPERTY LOCATION MAP:
	AERIAL PHOTO:
	PRIOR ZONE CHANGE REQUESTS IN THE AREA:
	Planning and Zoning Commission and City Council have approved multiple zone change requests in the area from 1985 to 2019. As seen in the map provided below, the area is in transition in the vicinity of the subject property. Many of the changes have b...
	ZC-8-85SP* R-12 to MH-8  3514 FRUITLAND LN (partial)   Approved
	ZC-17-86 R-12 to C-17  NKA FRUITLAND ADD    Approved
	ZC-3-88 C-17 to M  3500 JULIA ST     Approved
	ZC-2-89 R-12 to C-17  3200 FRUITLAND LN     Approved
	ZC-5-90 MH-8 to C-17  484 BOSANKO AVE     Approved
	ZC-2-92 MH-8 to C-17  3380 JULIA ST      Approved
	ZC-3-99*** R-12 to C-17  3400 FRUITLAND LN    Expired
	ZC-8-02 MH-8 to C-17  3832 FRUITLAND LN    Approved
	ZC-11-04*** R-12 to C17  3400 FRUITLAND LN    Approved
	ZC-6-06 M to R-17 & C17 HOWARD ST & BOSANKO AVE   Approved
	ZC-8-06** MH-8 to R-12  3615 FRUITLAND LN (same property)   Approved
	ZC-2-07* MH-8 to C-17  3514 FRUITLAND LN (whole property)   Approved
	ZC-2-08 MH-8 to R-12  3285 FRUITLAND LN    Approved
	ZC-3-10**** R-12- to R-17  3400 & 3514 FRUITLAND LN   Approved
	ZC-3-14** R-12 to R-17  3615 FRUITLAND LN (same property)   Approved
	ZC-4-15**** R-17 to C-17  3502 FRUITLAND LN (address changed) Approved
	ZC-2-19 MH-8 to R-17  601 NEIDER AVE    Approved
	STATEMENT OF FACTS:
	A1.  All public hearing requirements have been met for item ZC-1-26.
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The Notice was published on January 24, 2026.
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on January 27, 2026.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(2)(b...
	 Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days prior...
	 Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administrati...
	 A public hearing will be held on February 10, 2026 to receive comments and consider this request.
	A2.  The subject property is currently vacant, the home and accessory structures having been demolished in 2023.
	A3.  The subject site is currently zoned Mobile Home (MH-8).
	A4.  The neighborhood surrounding 3620 N. Fruitland Drive is characterized by a mix of residential units ranging from mobile homes, townhomes, multi-family, and commercial to the north. A mini-storage business is located northwest on Fruitland Lane wi...
	A5.  The Comprehensive Plan Future Land Use Map designation is the Compact Neighborhood place type. The Comprehensive Plan states that the compatible zoning districts are listed as R-12, R-17, MH-8, NC, and CC.
	A6.  According to the 2022-2042 Comprehensive Plan, the Compact Neighborhood place type is described as places that are medium density residential areas located primarily in older locations of Coeur d’Alene where there is an established street grid wi...
	A8. The applicant has indicated that, if this zone change request is approved, they intend to develop the property as a multi-family development of up to nine (9) units. However, it should be noted that if the zone change is approved, all uses within ...
	REQUIRED ZONE CHANGE FINDINGS:
	Finding #B1: That this proposal (is) (is not) in conformance with the Comprehensive Plan policies.
	Use the following information as well as the attached Comprehensive Plan goals and objectives to make this finding. See the “Statement of Facts” on pages 4-5, referring to items A5, A6 & A7.
	Utilize the staff comments below to make this finding. See the “Statement of Facts” on pages 4-5, referring to item A9.
	Use the following description, photos and public testimony to make this finding. See the “Statement of Facts” on pages 4-5  referring to items A2, A3, & A4.
	PHYSICAL CHARACTERISTICS:
	The site is generally flat with residential uses adjacent. There are no topographical or other physical constraints that would make the subject property unsuitable for the request. Currently, no sidewalk or street side swale exist on the east side of ...
	SITE PHOTO - 1:  Looking east across Fruitland Lane from Clady Ln. toward the subject property.
	SITE PHOTO - 2:  Looking north from SW corner of property toward Lauf Ln.
	SITE PHOTO - 3:  Looking south from NW corner of property toward Max Loop.
	SITE PHOTO - 4:  View from SE corner from rear of property toward Fruitland Ln.
	SITE PHOTO - 5:  View from NE corner from rear of property toward Fruitland Ln
	SITE PHOTO - 6:  Rear of parcel showing existing fence along the property line looking NE.
	Use the following information and public testimony to make this finding. See the “Statement of Facts” on pages 4-5, referring to items A11 & A11.
	17.05.250: GENERALLY:
	A. The R-17 District is intended as a medium/high density residential district that permits a mix of housing types at a density not greater than seventeen (17) units per gross acre.
	B. This district permits single-family detached housing as specified by the R-8 District and duplex housing as specified by the R-12 District.
	C. This district is for establishment in those areas that are not suitable for lower density residential due to proximity to more intense types of land use.
	D. This district is appropriate as a transition between low density residential and commercial districts, or as a buffer between arterial streets and low density residential districts.
	ACTION ALTERNATIVES:
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	PLANNING AND ZONING COMMISSION
	STAFF REPORT
	DECISION POINTS:
	BACKGROUND INFORMATION:
	The Mahogany Lane Planned Unit D (PUD-3-21) and Subdivision (S-5-21) were approved by the Planning and Zoning Commission in 2021 with 32 conditions of approval, which are included at the end of this staff report. The approved project consisted of 10 s...
	An interpretation request was brought before the Planning and Zoning Commission in April 2022 to provide clarification on the height and 2nd story stepback for Accessory Dwelling Units (ADUs) in Mahogany Lane. As part of the approval of the original P...
	A request was granted by the Planning and Zoning Commission for a one-year extension of the Subdivision approval in March 2023.
	An interpretation request was brought before the Planning and Zoning Commission in November 2024 to clarify that 5-foot extensions of 2nd story roofs and decks would be allowed to extend into the front yards on Lots 2, 3 and 4. The Commission approved...
	With approval of the final plat, City Council entered into a bond agreement with Mr. Bloem on June 20, 2022 that allowed some of the landscaping, open space, trail, and parking improvements to be delayed. Due to a variety of factors, some conditions w...
	The site, which is zoned R-17PUD, consists of 3.6 acres and is in various stages of development. Bear Waterfront, LLC is seeking to amend the PUD and replat the subdivision to remove a common parking area that is no longer needed and replat that tract...
	The PUD was initially approved with 13.92% of open space with connections to the Centennial Trail, native landscaping, and a pedestrian overlook that will provide community seating and a rest opportunity while in route to the boardwalk or community op...
	An overview of the requested changes to the project are outlined on the following page. The applicant’s narrative is included as an attachment.
	PUD AMENDMENT AND REPLAT OVERVIEW (JANUARY 2026)
	1. Delores Depot (Lot 1)
	The final building design, community patio space, and parking/vehicle circulation have changed, however the final design fits within platted boundaries.
	2. Tract A
	Tract A has been reduced to 13,487 SF from 15,827 SF to allow for the development of two new single-family home sites (Lots 12 and 13, proposed). The community seating has been moved to the bottom of the slope in Tract A.
	3. Tract B
	The pedestrian seating node location has been modified slightly from its previous location.
	4. Tract C
	2,340 SF of open space has been moved out of Tract A to Tract C to allow for the conversion of the Bear Waterfront, LLC surface parking lot to single-family home sites (Lots 12 and 13, proposed)
	5. Tract D
	Tract D has been removed and is converted into new Lots 12 and 13.
	6. Atlas Waterfront 1st Addition (Open Space)
	Improvements shown on the exhibit are for reference only as all work is outside the PUD boundaries and is not part of the PUD or amendment request, but is being done in conjunction with the project and in partnership with the City and North Idaho Cent...
	APPROVED DEVIATIONS FOR THE MAHOGANY LANE PUD:

	AERIAL MAP:
	PUD-3-21:   PLANNED UNIT DEVELOPMENT FINDINGS:
	17.07.230: PLANNED UNIT DEVELOPMENT REVIEW CRITERIA:
	REQUIRED FINDINGS (PUD):
	The Place Types in this plan represent the form of future development, as envisioned by the residents of Coeur d’Alene. These Place Types will in turn provide the policy level guidance that will inform the City’s Development Ordinance. Each Place Type...
	Planned Development Place Type
	Transportation Exhibits
	Existing and Planned Bicycle Network
	Existing and Planned Walking Network
	Existing Transit Network
	Comprehensive Plan Policy Framework:
	The following is staff’s assessment of applicable goals and objectives.
	Maintain the community’s friendly, welcoming atmosphere and its smalltown feel.
	Environment & Recreation (ER)
	Manage shoreline development to address stormwater management and improve water quality.
	OPEN SPACE DETAILS:  NEW

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

	AERIAL MAP:
	PUD-3-21:   PLANNED UNIT DEVELOPMENT FINDINGS:
	17.07.230: PLANNED UNIT DEVELOPMENT REVIEW CRITERIA:
	REQUIRED FINDINGS (PUD):
	The Place Types in this plan represent the form of future development, as envisioned by the residents of Coeur d’Alene. These Place Types will in turn provide the policy level guidance that will inform the City’s Development Ordinance. Each Place Type...
	Planned Development Place Type
	Transportation Exhibits
	Existing and Planned Bicycle Network
	Existing and Planned Walking Network
	Existing Transit Network
	Comprehensive Plan Policy Framework:
	The following is staff’s assessment of applicable goals and objectives.
	Maintain the community’s friendly, welcoming atmosphere and its smalltown feel.
	Environment & Recreation (ER)
	Manage shoreline development to address stormwater management and improve water quality.
	OPEN SPACE DETAILS:  NEW

	S-5-21   SUBDIVISION FINDINGS:
	REQUIRED FINDINGS (Subdivision):
	REPLAT FOR “MAHOGANY LANE” – MAHOGANY LANE 1ST ADDITION:
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	A. FINDINGS OF FACT:
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	A. FINDINGS OF FACT:

	ADP64AC.tmp
	A. FINDINGS OF FACT:
	A1.   All public hearing requirements have been met for item ZC-1-26.
	 Notice of the public hearing must be published in the official newspaper of the City at least fifteen (15) days prior to the hearing. Idaho Code § 67-6509(a). The Notice was published on January 24, 2026.
	 Notice of the public hearing must be posted on the premises no less than one (1) week prior to the hearing. Idaho Code § 67-6511(2)(b). The Notice was posted on the property on January 27, 2026.
	 Notice of the public hearing must be provided by mail to property owners or purchasers of record within the land being considered, and within three hundred (300) feet of the external boundaries of the land being considered. Idaho Code § 67-6511(2)(b...
	 Notice of the public hearing must be sent to all political subdivisions providing services within the planning jurisdiction, including school districts and the manager or person in charge of the local public airport, at least fifteen (15) days prior...
	 Notice of the public hearing must be given to a pipeline company operating any existing interstate natural gas transmission pipeline or interstate petroleum products pipeline, as recognized by the pipeline and hazardous materials safety administrati...
	 A public hearing was held on February 10, 2026 to receive comments and consider this request.
	A2.  The subject property is currently vacant, the home and accessory structures having been demolished in 2023.
	A3.   The subject site is currently zoned Mobile Home (MH-8).
	A4.   The neighborhood surrounding 3620 N. Fruitland Drive is characterized by a mix of residential units ranging from mobile homes, townhomes, multi-family, and commercial to the north. A mini-storage business is located northwest on Fruitland Lane w...
	A5.   The Comprehensive Plan Future Land Use Map designation is the Compact Neighborhood place type. The Comprehensive Plan states that the compatible zoning districts are listed as R-12, R-17, MH-8, NC, and CC.
	A6.   According to the 2022-2042 Comprehensive Plan, the Compact Neighborhood place type is described as places that are medium density residential areas located primarily in older locations of Coeur d’Alene where there is an established street grid w...
	A8. The applicant has indicated that, if this zone change request is approved, they intend to develop the property as a multi-family development of up to nine (9) units. However, it should be noted that if the zone change is approved, all uses within ...
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	THE PLANNING & ZONING COMMISSION’S VISION OF ITS ROLE IN THE COMMUNITY

	ADPAF77.tmp
	The subject property is located on the east side of Fruitland Lane, west of US-95, south of W. Lauf Ln. prior to W. Bosanko where the Fred Meyer complex exists. Currently, the property is vacant with a pull behind trailer/camper that appears to be sit...
	The subject property is adjacent to a multitude of housing types; single-family mobile, manufactured, and real property homes to the north, east, and west, with R-12 pocket housing and R-17 multifamily to the west on the opposite side of Fruitland Ln....
	The first finding is Finding B1.That this proposal (is) (is not) in conformance with the Comprehensive Plan policies. Mr. Holm explained that the property is within city limits and the City’s 2022-2042 Comprehensive Plan categorizes this area as a “Co...
	The Comprehensive Plan includes Place Types that represent the form of future development, as envisioned by the residents of Coeur d’Alene. The Place Type for this project is Planned Development.
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	Executive Summary & Requested Action Items 
	Defiance of City Council Annexation Directives 
	 
	 
	Direct Violations of the Development Agreement 
	Detailed Phase 2 Concerns & Neighborhood Impacts 
	Failure to Meet Findings B1-B4 
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	PLANNING AND ZONING COMMISSION
	STAFF REPORT
	FROM:  SEAN E. HOLM, SENIOR PLANNER
	DECISION POINTS:
	Lakeside Companies, through their representative Connie Krueger, AICP, is requesting approval of the Coeur Terre 2 Preliminary Plat, a proposed subdivision of approximately 202 gross acres (126.35 developable acres) within the Coeur Terre Master Plann...
	APPLICATION SUMMARY:
	Property Size:
	 Approximately 202 gross acres; 126.35 acres proposed for development.
	Existing Zoning:
	 R-3 (Single-Family Residential, 3 du/acre max)
	 R-8 (Single-Family Residential, 8 du/acre max)
	 R-17 (Multi-Family Residential, 17 du/acre max)
	Coeur Terre 2 Phasing:
	 Addition  87 total lots
	 1st Addition 90 total lots
	 2nd Addition  47 total lots
	 3rd Addition 69 total lots
	 4th Addition Public park
	 5th Addition  Public school
	 6th Addition  27 lots / 213 units
	Proposed Lots/Units by zoning district:
	 R-3: 48 single-family lots
	 R-8: 236 single-family lots
	o 12.309-acre community park
	 R-17: 36 lots (mix of single-family & multi-family)
	o 10.065-acre school site
	Affordable Housing:
	A minimum of 26 affordable/workforce housing units (approximately 5% of total units), distributed across phased additions as follows:
	 Addition: 5 units (5.75%)
	 1st Addition: 4 units (5.08%)
	 2nd Addition: 4 units (5.80%)
	 3rd Addition: 2 units (5.12%)
	 6th Addition: 11 units (5.16%)
	Design Deviations:
	None requested.
	Grand Total:
	 320 lots with up to 506 residential units (plus public park, school site, and non-buildable tracts)
	HISTORY:
	The Coeur Terre property has been the subject of comprehensive planning initiated in 2012, when the applicant first approached the former property owner to develop a master plan for the landholding. Between 2013 and 2017, the applicant engaged SWA Gro...
	From 2019 through 2021, the applicant conducted extensive agency coordination with Kootenai Metropolitan Planning Organization (KMPO), Ross Point Water District, School Districts #271 and #273, and the Cities of Post Falls and Coeur d'Alene. The appli...
	On October 11, 2022, the application for annexation and zoning was heard before the Planning and Zoning Commission. The Commission voted 6–0 to recommend approval of the annexation, zoning, and development agreement as presented at the public hearing.
	On March 21, 2023, the City Council approved the annexation, zoning, and the Coeur Terre Annexation and Development Agreement (the "Development Agreement"). The agreement established zoning districts, maximum ERU unit counts (2,800 units across the Ma...
	The proposed Coeur Terre 2 subdivision represents the next major phase of development within the approved Master Plan framework. A pre-application meeting was held with City staff to review the preliminary plat concept.
	BACKGROUND & PRIOR APPROVALS:
	The Coeur Terre project, a master-planned mixed-use development spanning approximately 438 acres on the western edge of Coeur d’Alene, was annexed from Kootenai County into the city limits on March 21, 2023.
	The annexation rezoned land previously zoned agriculture-suburban to a combination of residential districts (R-3, R-8, R-17) and commercial zones (C-17 and C-17L). Concurrently, the Coeur Terre Annexation and Development Agreement was recorded, allowi...
	Following annexation, Kootenai County Land Company, LLC, applied for a four-lot short plat “Full Circle Tracts,” located at the north end of the project. This short plat created four parcels: one for the City’s water tower, another for a future school...
	Amendment No. 1 to the Annexation and Development Agreement, partially approved by City Council on April 15, 2025, adjusted the wastewater utility timeline and relocated/rezoned a well site from C-17L to R-3. The Council denied the applicant’s request...
	Amendment No. 2 to the Annexation and Development Agreement, approved by City Council on October 21, 2025, modified Exhibit “E” to change the “cluster triplex” land use designation to a combination of “active adult senior living” and “multifamily” for...
	Amendment No. 3 to the Annexation and Development Agreement, approved by City Council on December 2, 2025, modified Exhibit “E” to change the 10.91-acre C-17 zoned church property (Full Circle Tracts, Lot 2 Block 1) from “urban townhomes” to “religiou...
	On December 9, 2025, the Planning and Zoning Commission reviewed and unanimously approved PUD-1-25 (Coeur Terre 1 Planned Unit Development), S-2-25 (preliminary plat), and LS-1-25 (landscaping plan) for the northern portion of the project. This approv...
	Property Location Map:
	S-2-26 SUBDIVISION: “Coeur Terre 2”
	The following facts align with the facts listed in the draft Findings and Order worksheet for the Planning and Zoning Commission’s consideration. These facts can be modified and added to as part of the motion associated with the Findings and Order.
	A1.  Public Hearing: The Planning and Zoning Commission held a public hearing on this matter on July 14, 2026, and considered testimony and evidence presented on the record.
	A6.  Property Location and Size: The Coeur Terre 2 preliminary plat boundary encompasses approximately 202.01 gross acres (126.351 developable acres) in the southern portion of the Coeur Terre Master Planned Community, north of Interstate 90 on the we...
	A7.  Zoning: The subject property is zoned R-3 (20.185 acres), R-8 (74.844 acres including park lot), and R-17 (30.428 acres including the school lot).
	A8.  Proposed Density by Zoning District: R-3 at 2.4 du/acre (max 3 du/acre), R-8 at 3.2 du/acre (max 8 du/acre), and R-17 at 7.3 du/acre (max 17 du/acre). All proposed densities are within the maximums permitted by the underlying zoning and the Devel...
	A9.  Lot Size and Frontage: R-3 lots meet the minimum 11,500 sq. ft. lot size and 75-ft. frontage. R-8 lots meet the minimum 5,500 sq. ft. lot size and 50-ft. frontage. R-17 lot sizes and frontages vary, but all meet the minimum zoning performance sta...
	A10.  No Design Deviations: The applicant is not requesting any deviations from City Subdivision Code standards. The Coeur Terre 2 Subdivision request is not associated with a Planned Unit Development and is therefore only subject to the Subdivision F...
	A11.  Subdivision Application Checklist: The applicant has submitted a completed Chapter 16.15 Subdivision Design Standards checklist indicating compliance with each applicable standard, including street and path conformance, continuity of the street ...
	A12.  Traffic Impact Analysis (TIA): A TIA prepared by CivTech (April 2026) evaluated 2030 and 2035 horizon conditions. Project improvements (100% developer responsibility) include the Huetter Road/Access A roundabout and the Huetter/Mullan northbound...
	A13.  Internal Street Network: The proposed street system is designed to align with the Master Plan and Development Agreement. The internal street network avoids creating a direct route through the subdivision to discourage through-traffic. Stop-contr...
	A14.  Pedestrian and Bicycle Facilities: Sidewalks are proposed throughout the development. Perimeter trail systems include a 12-foot asphalt multi-use path along the eastern boundary and a 10-foot asphalt path along the southern boundary. Mid-block w...
	A15. Public Utilities: Water systems include distribution mains sized for fire flow and spacing standards. Sewer systems connect to the municipal system. Stormwater management is via on-site infiltration with water quality treatment. All utilities are...
	A16. Appaloosa Trunk Main: Shall be extended prior to the 454th equivalent residential unit (ERU) connection per Development Agreement Section 3.2.1.3, as amended.
	A17. Community Park: A 12.309-acre centrally located community park lot is proposed with baseline improvements. The park lot and improvements shall be dedicated to the City per Development Agreement Section 4.7.2.
	A18. Public School Site: A 10.065-acre lot is designated for an elementary school, to be donated to the Coeur d'Alene School District pursuant to a Memorandum of Understanding (Exhibit F of the Development Agreement).
	A19. Phasing: The Coeur Terre 2 subdivision is proposed in seven phases: Addition (87 units), 1st Addition (90), 2nd Addition (47), 3rd Addition (69), 4th Addition (park lot), 5th Addition (school lot), and 6th Addition (27 lots / 213 units), with pha...
	A20. Affordable Housing: A minimum of 26 affordable/workforce housing units (approximately 5% of total units) are proposed. The Development Agreement commits the applicant to providing affordable housing as part of the Master Planned Community.
	A21. Concurrency Analysis: The applicant has submitted a Concurrency Analysis Matrix (Appendix A to the project narrative), evaluating the proposed preliminary plat against each applicable term of the Development Agreement (Sections 1.3, 1.4, 1.5, 1.6...
	S-2-26: REQUIRED COEUR TERRE 2 SUBDIVISION FINDINGS
	Preliminary Plat For “Coeur Terre 2”:

	R-3 (Residential at 3 units/acre): Single-family homes
	17.05.070: SITE PERFORMANCE STANDARDS; MINIMUM LOT:
	Minimum lot requirements in an R-3 District shall be eleven thousand five hundred (11,500) square feet. All buildable lots must have seventy-five feet (75') of frontage on a public street, unless an alternative is approved by the City through normal s...
	R-8 (Residential at 8 units/acre): Single-family homes and public park
	17.05.090: GENERALLY:
	A.   The R-8 District is intended as a residential area that permits a mix of housing types at a density not greater than eight (8) units per gross acre.
	B.   In this district a special use permit, as prescribed in section 17.09.205 of this title may be requested by neighborhood sponsor to restrict development for a specific area to single-family detached housing only at eight (8) units per gross ac...
	C.   Project review (see sections 17.07.305 through 17.07.330 of this title) is required for all subdivisions and for all residential, civic, commercial, service and industry uses, except residential uses for four (4) or fewer dwellings.
	D.   A maximum of two (2) dwelling units are allowed per lot provided the lot meets the minimum lot square footage for two (2) units and each dwelling unit meets the minimum yard (setback) requirements.
	1.   For the purposes of this section, the term "two (2) dwelling units" shall mean two (2) single family dwelling units, one single family dwelling unit and one accessory dwelling unit (ADU), or one duplex. (Ord. 3600, 2018: Ord. 3560, 2017)
	17.05.100: PERMITTED USES; PRINCIPAL:
	Principal permitted uses in an R-8 District shall be as follows:
	 Administrative.
	 Duplex housing.
	 Essential service (underground).
	 "Home occupation", as defined in this title.
	 Neighborhood recreation.
	 Public recreation.
	 Single-family detached housing.
	17.05.110: PERMITTED USES; ACCESSORY:
	Accessory permitted uses in an R-8 District shall be as follows:
	 Accessory dwelling units.
	 Garage or carport (attached or detached).
	 Private recreation facility (enclosed or unenclosed)
	17.05.150: SITE PERFORMANCE STANDARDS; MINIMUM LOT:
	The minimum lot requirements in an R-8 District shall be five thousand five hundred (5,500) square feet per unit per individual lot. All buildable lots must have fifty feet (50') of frontage on a public street, unless an alternative is approved by the...
	R-17 (Residential at 17 units/acre): Multi-family and school site
	PARKS:
	Community Park: The Owners have agreed to donate to the City, via Warranty Deed, approximately 12.3 acres of land in the Development to the City for a public community park. The Owners further agree to complete baseline improvements for the park, acco...
	Parks Analysis
	The owners have agreed to donate 12.3 acres for a public community park in this phase. In the Development Agreement, we required a total of 17.7 acres of parkland to be allocated between the two proposed parks. The neighborhood park to the north has b...
	Trails:
	Public Trail/Multiuse Path System (N-S): The Owners have agreed to develop and dedicate two (2) traversing north-south trails to City standards that connect out of the Development to facilities for public use, a minimum of twelve feet (12') wide and p...
	Trails Analysis
	The plan shows a 12-foot-wide north/south trail on the east side of Coeur Terre Boulevard, starting from Hanley Road and terminating at the southern end of the future community park. This trail will need to continue to the southern end of the developm...
	Public Trail/Multiuse Path System (E-W): The Owners have agreed to develop and dedicate two (2) traversing east-west trails to City standards that connect out of the Development to facilities for public use, a minimum of ten feet (10') wide and paved ...
	Trails Analysis
	The plan shows a 10-foot-wide east/west trail, starting on the east side of the property, running along Nez Perce Road to Coeur Terre Boulevard, and ending at the future park. According to the Development Agreement, this trail will need to connect all...
	Pre-Construction Work: Prior to dedicating any park parcel, the Owners agree to
	maintain the site in a manner that facilitates future park development by avoiding contaminants, soil compaction, improper fill, and the like. The Owners will also remove any construction waste or debris and decompact the soil prior to dedication to t...
	Parks Analysis
	The developer will need to have the dedication of the park and the building of trails to coincide with the building of the development so that, as the development reaches those areas, the parks are dedicated and the trails are built. Having these comp...
	-Submitted by Monte McCully, Trails Coordinator
	A minimum of 26 affordable/workforce housing units totaling approximately 5% of Coeur Terre units, distributed across phased additions as follows:
	 Addition: 5 units (5.75%)
	 1st Addition: 4 units (5.08%)
	 2nd Addition: 4 units (5.80%)
	 3rd Addition: 2 units (5.12%)
	 6th Addition: 11 units (5.16%)
	PROPOSED SUBDIVISION CONDITIONS OF APPROVAL:
	Fire:
	1. Landscaping must not cover or hide fire protection systems such as fire hydrants, FDC’s or PIV’s.
	2. Secondary means of egress shall be constructed and accepted by the City prior to the issuance of building permits for more than 30 single-family dwellings or more than 200 multi-family dwelling units as required by the International Fire Code (IFC)...
	3. Minimum fire department access road width is 20’ for buildings up to 30’ in height and 26’ in buildings over 30’ in height.
	4. No parking on roadways less than 26’ in width.
	Planning:
	Wastewater:
	9. An unobstructed City approved “all-weather” access shall be required over all public sewers.
	10. All public sewer plans require IDEQ or QLPE Approval prior to construction.
	11. Sewer Policy #716 requires all legally recognized parcels within the City to individually connect and discharge into (1) public sewer connection.
	12. Any utility easement for the public sewer shall be dedicated to the City prior to building permits.
	13. Coeur Terre Surcharge Fees will be applied as well as all applicable Sewer Cap Fees at time of building permit.
	14. The Appaloosa Trunk Main must be upsized prior to 454th ERU or as required by the City Wastewater Department.
	15. ERU tracking and construction timing/phasing must be reported to the Wastewater utility.
	Water:
	16. Relocation of Existing 24" Transmission Main (Nez Perce): The existing 24” transmission main currently located in Nez Perce will need to be relocated. The final alignment has not yet been determined and must be coordinated with the city and design...
	17. Timeline for Relocation: The relocation must be planned and completed prior to any construction activity. All work related to relocation must occur during the off-season (non-peak demand period) to avoid service impacts.
	18. Design Requirement: Detailed design work is required for the transmission main relocation. No construction may begin until the design is complete and approved.
	19. Hydraulic Study (JUB Engineering): JUB must complete a hydraulic study to confirm:
	a. The new line and proposed well are adequately sized b. Supply is sufficient for projected demand c. Whether an additional well or water tank is necessary as stated in the water dep comp plan.
	20. Service Connections: No individual services will be allowed on the transmission main.
	21. Timing of Main Activation: The relocated transmission main must be activated only during the off-season to minimize risk during high-demand periods.
	22. Secondary Irrigation System Requirements: If a separate irrigation system is proposed:
	 A certified operator is required to manage it
	 The irrigation provider must be registered with 811
	 Separation of potable and non-potable lines must follow DEQ standards (minimum 10-foot horizontal separation) and any lots that have access to auxiliary water will be required to have an approved RPBA installed on the supply line immediately downstr...
	 All irrigation valves must be clearly marked to identify the system.
	23. Tree Setbacks: A 10-foot minimum separation is required between trees and all water infrastructure.
	24. Tie-In at W. Arrowhead Rd.: A system tie-in is needed on W. Arrowhead Rd. To facilitate this, Lot 33 must be shifted north to create an open space between Lots 32 and 33.
	25. W. Woodside Ave. Transmission Main & PRV on N. Hutter Rd.:
	 The transmission main exiting W. Woodside must be relocated to accommodate the new layout.
	 The Pressure Reducing Valve (PRV) on N. Hutter Rd. must also be relocated to function correctly with the updated pressure zones and development layout.
	26. Abandonment of Unused Stubs: Any unused water stubs out of W. Woodside Ave. must be abandoned at the main.
	27. Design Submittals for Hydraulic Review: All water system designs must be submitted to JUB for review to determine:
	 Adequate incoming water supply
	 The need for an additional well
	 The need for a storage tank
	27. Easements
	 Provide a minimum 20-foot easement centered over the water main or 30-foot combined sewer and water easement where applicable.
	28. Development Water Study Compliance
	 Contractor is required to complete all upgrades and requirements identified in the Lakeside Development Water Study.
	Parks:
	Engineering:
	30. As described in the Traffic Impact Assessment (TIA), the developer will be responsible for adding a left turn lane on Huetter Road at Mullan Road and a roundabout at Access A (Halide Ave).
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	PLANNING AND ZONING COMMISSION
	STAFF REPORT
	FROM:  SEAN E. HOLM, SENIOR PLANNER
	DECISION POINTS:
	Lakeside Companies, through their representative Connie Krueger, AICP, is requesting approval of the Coeur Terre 2 Preliminary Plat, a proposed subdivision of approximately 202 gross acres (126.35 developable acres) within the Coeur Terre Master Plann...
	APPLICATION SUMMARY:
	Property Size:
	 Approximately 202 gross acres; 126.35 acres proposed for development.
	Existing Zoning:
	 R-3 (Single-Family Residential, 3 du/acre max)
	 R-8 (Single-Family Residential, 8 du/acre max)
	 R-17 (Multi-Family Residential, 17 du/acre max)
	Coeur Terre 2 Phasing:
	 Addition  87 total lots
	 1st Addition 90 total lots
	 2nd Addition  47 total lots
	 3rd Addition 69 total lots
	 4th Addition Public park
	 5th Addition  Public school
	 6th Addition  27 lots / 213 units
	Proposed Lots/Units by zoning district:
	 R-3: 48 single-family lots
	 R-8: 236 single-family lots
	o 12.309-acre community park
	 R-17: 36 lots (mix of single-family & multi-family)
	o 10.065-acre school site
	Affordable Housing:
	A minimum of 26 affordable/workforce housing units (approximately 5% of total units), distributed across phased additions as follows:
	 Addition: 5 units (5.75%)
	 1st Addition: 4 units (5.08%)
	 2nd Addition: 4 units (5.80%)
	 3rd Addition: 2 units (5.12%)
	 6th Addition: 11 units (5.16%)
	Design Deviations:
	None requested.
	Grand Total:
	 320 lots with up to 506 residential units (plus public park, school site, and non-buildable tracts)
	HISTORY:
	The Coeur Terre property has been the subject of comprehensive planning initiated in 2012, when the applicant first approached the former property owner to develop a master plan for the landholding. Between 2013 and 2017, the applicant engaged SWA Gro...
	From 2019 through 2021, the applicant conducted extensive agency coordination with Kootenai Metropolitan Planning Organization (KMPO), Ross Point Water District, School Districts #271 and #273, and the Cities of Post Falls and Coeur d'Alene. The appli...
	On October 11, 2022, the application for annexation and zoning was heard before the Planning and Zoning Commission. The Commission voted 6–0 to recommend approval of the annexation, zoning, and development agreement as presented at the public hearing.
	On March 21, 2023, the City Council approved the annexation, zoning, and the Coeur Terre Annexation and Development Agreement (the "Development Agreement"). The agreement established zoning districts, maximum ERU unit counts (2,800 units across the Ma...
	The proposed Coeur Terre 2 subdivision represents the next major phase of development within the approved Master Plan framework. A pre-application meeting was held with City staff to review the preliminary plat concept.
	BACKGROUND & PRIOR APPROVALS:
	The Coeur Terre project, a master-planned mixed-use development spanning approximately 438 acres on the western edge of Coeur d’Alene, was annexed from Kootenai County into the city limits on March 21, 2023.
	The annexation rezoned land previously zoned agriculture-suburban to a combination of residential districts (R-3, R-8, R-17) and commercial zones (C-17 and C-17L). Concurrently, the Coeur Terre Annexation and Development Agreement was recorded, allowi...
	Following annexation, Kootenai County Land Company, LLC, applied for a four-lot short plat “Full Circle Tracts,” located at the north end of the project. This short plat created four parcels: one for the City’s water tower, another for a future school...
	Amendment No. 1 to the Annexation and Development Agreement, partially approved by City Council on April 15, 2025, adjusted the wastewater utility timeline and relocated/rezoned a well site from C-17L to R-3. The Council denied the applicant’s request...
	Amendment No. 2 to the Annexation and Development Agreement, approved by City Council on October 21, 2025, modified Exhibit “E” to change the “cluster triplex” land use designation to a combination of “active adult senior living” and “multifamily” for...
	Amendment No. 3 to the Annexation and Development Agreement, approved by City Council on December 2, 2025, modified Exhibit “E” to change the 10.91-acre C-17 zoned church property (Full Circle Tracts, Lot 2 Block 1) from “urban townhomes” to “religiou...
	On December 9, 2025, the Planning and Zoning Commission reviewed and unanimously approved PUD-1-25 (Coeur Terre 1 Planned Unit Development), S-2-25 (preliminary plat), and LS-1-25 (landscaping plan) for the northern portion of the project. This approv...
	Property Location Map:
	S-2-26 SUBDIVISION: “Coeur Terre 2”
	The following facts align with the facts listed in the draft Findings and Order worksheet for the Planning and Zoning Commission’s consideration. These facts can be modified and added to as part of the motion associated with the Findings and Order.
	A1.  Public Hearing: The Planning and Zoning Commission held a public hearing on this matter on July 14, 2026, and considered testimony and evidence presented on the record and at the hearing.
	A6.  Property Location and Size: The Coeur Terre 2 preliminary plat boundary encompasses approximately 202.01 gross acres (126.351 developable acres) in the southern portion of the Coeur Terre Master Planned Community, north of Interstate 90 on the we...
	A7.  Zoning: The subject property is zoned R-3 (20.185 acres), R-8 (74.844 acres including park lot), and R-17 (30.428 acres including the school lot).
	A8.  Proposed Density by Zoning District: R-3 at 2.4 du/acre (max 3 du/acre), R-8 at 3.2 du/acre (max 8 du/acre), and R-17 at 7.3 du/acre (max 17 du/acre). All proposed densities are within the maximums permitted by the underlying zoning and the Devel...
	A9.  Lot Size and Frontage: R-3 lots meet the minimum 11,500 sq. ft. lot size and 75-ft. frontage. R-8 lots meet the minimum 5,500 sq. ft. lot size and 50-ft. frontage. R-17 lot sizes and frontages vary, but all meet the minimum zoning performance sta...
	A10.  No Design Deviations: The applicant is not requesting any deviations from City Subdivision Code standards. The Coeur Terre 2 Subdivision request is not associated with a Planned Unit Development and is therefore only subject to the Subdivision F...
	A11.  Subdivision Application Checklist: The applicant has submitted a completed Chapter 16.15 Subdivision Design Standards checklist indicating compliance with each applicable standard, including street and path conformance, continuity of the street ...
	A12.  Traffic Impact Analysis (TIA): A TIA prepared by CivTech (April 2026) evaluated 2030 and 2035 horizon conditions. Project improvements (100% developer responsibility) include the Huetter Road/Access A roundabout and the Huetter/Mullan northbound...
	A13.  Internal Street Network: The proposed street system is designed to align with the Master Plan and Development Agreement. The internal street network avoids creating a direct route through the subdivision to discourage through-traffic. Stop-contr...
	A14.  Pedestrian and Bicycle Facilities: Sidewalks are proposed throughout the development. Perimeter trail systems include a 12-foot asphalt multi-use path along the eastern boundary and a 10-foot asphalt path along the southern boundary. Mid-block w...
	A15. Public Utilities: Water systems include distribution mains sized for fire flow and spacing standards. Sewer systems connect to the municipal system. Stormwater management is via on-site infiltration with water quality treatment. All utilities are...
	A16. Appaloosa Trunk Main: Shall be extended prior to the 454th equivalent residential unit (ERU) connection per Development Agreement Section 3.2.1.3, as amended.
	A17. Community Park: A 12.309-acre centrally located community park lot is proposed with baseline improvements. The park lot and improvements shall be dedicated to the City per Development Agreement Section 4.7.2.
	A18. Public School Site: A 10.065-acre lot is designated for an elementary school, to be donated to the Coeur d'Alene School District pursuant to a Memorandum of Understanding (Exhibit F of the Development Agreement).
	A19. Phasing: The Coeur Terre 2 subdivision is proposed in seven phases: Addition (87 units), 1st Addition (90), 2nd Addition (47), 3rd Addition (69), 4th Addition (park lot), 5th Addition (school lot), and 6th Addition (27 lots / 213 units), with pha...
	A20. Affordable Housing: A minimum of 26 affordable/workforce housing units (approximately 5% of total units) are proposed. The Development Agreement commits the applicant to providing affordable housing as part of the Master Planned Community.
	A21. Concurrency Analysis: The applicant has submitted a Concurrency Analysis Matrix (Appendix A to the project narrative), evaluating the proposed preliminary plat against each applicable term of the Development Agreement (Sections 1.3, 1.4, 1.5, 1.6...
	S-2-26: REQUIRED COEUR TERRE 2 SUBDIVISION FINDINGS
	Preliminary Plat For “Coeur Terre 2”:

	R-3 (Residential at 3 units/acre): Single-family homes
	17.05.070: SITE PERFORMANCE STANDARDS; MINIMUM LOT:
	Minimum lot requirements in an R-3 District shall be eleven thousand five hundred (11,500) square feet. All buildable lots must have seventy-five feet (75') of frontage on a public street, unless an alternative is approved by the City through normal s...
	R-8 (Residential at 8 units/acre): Single-family homes and public park
	17.05.090: GENERALLY:
	A.   The R-8 District is intended as a residential area that permits a mix of housing types at a density not greater than eight (8) units per gross acre.
	B.   In this district a special use permit, as prescribed in section 17.09.205 of this title may be requested by neighborhood sponsor to restrict development for a specific area to single-family detached housing only at eight (8) units per gross ac...
	C.   Project review (see sections 17.07.305 through 17.07.330 of this title) is required for all subdivisions and for all residential, civic, commercial, service and industry uses, except residential uses for four (4) or fewer dwellings.
	D.   A maximum of two (2) dwelling units are allowed per lot provided the lot meets the minimum lot square footage for two (2) units and each dwelling unit meets the minimum yard (setback) requirements.
	1.   For the purposes of this section, the term "two (2) dwelling units" shall mean two (2) single family dwelling units, one single family dwelling unit and one accessory dwelling unit (ADU), or one duplex. (Ord. 3600, 2018: Ord. 3560, 2017)
	17.05.100: PERMITTED USES; PRINCIPAL:
	Principal permitted uses in an R-8 District shall be as follows:
	 Administrative.
	 Duplex housing.
	 Essential service (underground).
	 "Home occupation", as defined in this title.
	 Neighborhood recreation.
	 Public recreation.
	 Single-family detached housing.
	17.05.110: PERMITTED USES; ACCESSORY:
	Accessory permitted uses in an R-8 District shall be as follows:
	 Accessory dwelling units.
	 Garage or carport (attached or detached).
	 Private recreation facility (enclosed or unenclosed)
	17.05.150: SITE PERFORMANCE STANDARDS; MINIMUM LOT:
	The minimum lot requirements in an R-8 District shall be five thousand five hundred (5,500) square feet per unit per individual lot. All buildable lots must have fifty feet (50') of frontage on a public street, unless an alternative is approved by the...
	R-17 (Residential at 17 units/acre): Multi-family and school site
	PARKS:
	Community Park: The Owners have agreed to donate to the City, via Warranty Deed, approximately 12.3 acres of land in the Development to the City for a public community park. The Owners further agree to complete baseline improvements for the park, acco...
	Parks Analysis
	The owners have agreed to donate 12.3 acres for a public community park in this phase. In the Development Agreement, we required a total of 17.7 acres of parkland to be allocated between the two proposed parks. The neighborhood park to the north has b...
	Trails:
	Public Trail/Multiuse Path System (N-S): The Owners have agreed to develop and dedicate two (2) traversing north-south trails to City standards that connect out of the Development to facilities for public use, a minimum of twelve feet (12') wide and p...
	Trails Analysis
	The plan shows a 12-foot-wide north/south trail on the east side of Coeur Terre Boulevard, starting from Hanley Road and terminating at the southern end of the future community park. This trail will need to continue to the southern end of the developm...
	Public Trail/Multiuse Path System (E-W): The Owners have agreed to develop and dedicate two (2) traversing east-west trails to City standards that connect out of the Development to facilities for public use, a minimum of ten feet (10') wide and paved ...
	Trails Analysis
	The plan shows a 10-foot-wide east/west trail, starting on the east side of the property, running along Nez Perce Road to Coeur Terre Boulevard, and ending at the future park. According to the Development Agreement, this trail will need to connect all...
	Pre-Construction Work: Prior to dedicating any park parcel, the Owners agree to
	maintain the site in a manner that facilitates future park development by avoiding contaminants, soil compaction, improper fill, and the like. The Owners will also remove any construction waste or debris and decompact the soil prior to dedication to t...
	Parks Analysis
	The developer will need to have the dedication of the park and the building of trails to coincide with the building of the development so that, as the development reaches those areas, the parks are dedicated and the trails are built. Having these comp...
	-Submitted by Monte McCully, Trails Coordinator
	A minimum of 26 affordable/workforce housing units totaling approximately 5% of Coeur Terre units, distributed across phased additions as follows:
	 Addition: 5 units (5.75%)
	 1st Addition: 4 units (5.08%)
	 2nd Addition: 4 units (5.80%)
	 3rd Addition: 2 units (5.12%)
	 6th Addition: 11 units (5.16%)
	PROPOSED SUBDIVISION CONDITIONS OF APPROVAL:
	Fire:
	1. Landscaping must not cover or hide fire protection systems such as fire hydrants, FDC’s or PIV’s.
	2. Secondary means of egress shall be constructed and accepted by the City prior to the issuance of building permits for more than 30 single-family dwellings or more than 200 multi-family dwelling units as required by the International Fire Code (IFC)...
	3. Minimum fire department access road width is 20’ for buildings up to 30’ in height and 26’ in buildings over 30’ in height.
	4. No parking on roadways less than 26’ in width.
	Planning:
	Wastewater:
	9. An unobstructed City approved “all-weather” access shall be required over all public sewers.
	10. All public sewer plans require IDEQ or QLPE Approval prior to construction.
	11. Sewer Policy #716 requires all legally recognized parcels within the City to individually connect and discharge into (1) public sewer connection.
	12. Any utility easement for the public sewer shall be dedicated to the City prior to building permits.
	13. Coeur Terre Surcharge Fees will be applied as well as all applicable Sewer Cap Fees at time of building permit.
	14. The Appaloosa Trunk Main must be upsized prior to 454th ERU or as required by the City Wastewater Department.
	15. ERU tracking and construction timing/phasing must be reported to the Wastewater utility.
	Water:
	16. Relocation of Existing 24" Transmission Main (Nez Perce): The existing 24” transmission main currently located in Nez Perce will need to be relocated. The final alignment has not yet been determined and must be coordinated with the city and design...
	17. Timeline for Relocation: The relocation must be planned and completed prior to any construction activity. All work related to relocation must occur during the off-season (non-peak demand period) to avoid service impacts.
	18. Design Requirement: Detailed design work is required for the transmission main relocation. No construction may begin until the design is complete and approved.
	19. Hydraulic Study (JUB Engineering): JUB must complete a hydraulic study to confirm:
	a. The new line and proposed well are adequately sized b. Supply is sufficient for projected demand c. Whether an additional well or water tank is necessary as stated in the water dep comp plan.
	20. Service Connections: No individual services will be allowed on the transmission main.
	21. Timing of Main Activation: The relocated transmission main must be activated only during the off-season to minimize risk during high-demand periods.
	22. Secondary Irrigation System Requirements: If a separate irrigation system is proposed:
	 A certified operator is required to manage it
	 The irrigation provider must be registered with 811
	 Separation of potable and non-potable lines must follow DEQ standards (minimum 10-foot horizontal separation) and any lots that have access to auxiliary water will be required to have an approved RPBA installed on the supply line immediately downstr...
	 All irrigation valves must be clearly marked to identify the system.
	23. Tree Setbacks: A 10-foot minimum separation is required between trees and all water infrastructure.
	24. Tie-In at W. Arrowhead Rd.: A system tie-in is needed on W. Arrowhead Rd. To facilitate this, Lot 33 must be shifted north to create an open space between Lots 32 and 33.
	25. W. Woodside Ave. Transmission Main & PRV on N. Hutter Rd.:
	 The transmission main exiting W. Woodside must be relocated to accommodate the new layout.
	 The Pressure Reducing Valve (PRV) on N. Hutter Rd. must also be relocated to function correctly with the updated pressure zones and development layout.
	26. Abandonment of Unused Stubs: Any unused water stubs out of W. Woodside Ave. must be abandoned at the main.
	27. Design Submittals for Hydraulic Review: All water system designs must be submitted to JUB for review to determine:
	 Adequate incoming water supply
	 The need for an additional well
	 The need for a storage tank
	27. Easements
	 Provide a minimum 20-foot easement centered over the water main or 30-foot combined sewer and water easement where applicable.
	28. Development Water Study Compliance
	 Contractor is required to complete all upgrades and requirements identified in the Lakeside Development Water Study.
	Parks:
	Engineering:
	30. As described in the Traffic Impact Assessment (TIA), the developer will be responsible for adding a left turn lane on Huetter Road at Mullan Road and a roundabout at Access A (Halide Ave).
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	A. FINDINGS OF FACT:
	A1.   Public Hearing: The Planning and Zoning Commission held a public hearing on this matter on July 14, 2026, and considered testimony and evidence presented on the record and at the hearing.
	A6.   Property Location and Size: The Coeur Terre 2 preliminary plat boundary encompasses approximately 202.01 gross acres (126.351 developable acres) in the southern portion of the Coeur Terre Master Planned Community, north of Interstate 90 on the w...
	A7.   Zoning: The subject property is zoned R-3 (20.185 acres), R-8 (74.844 acres including park lot), and R-17 (30.428 acres including the school lot).
	A8.   Proposed Density by Zoning District: R-3 at 2.4 du/acre (max 3 du/acre), R-8 at 3.2 du/acre (max 8 du/acre), and R-17 at 7.3 du/acre (max 17 du/acre). All proposed densities are within the maximums permitted by the underlying zoning and the Deve...
	A9.   Lot Size and Frontage: R-3 lots meet the minimum 11,500 sq. ft. lot size and 75-ft. frontage. R-8 lots meet the minimum 5,500 sq. ft. lot size and 50-ft. frontage. R-17 lot sizes and frontages vary, but all meet the minimum zoning performance st...
	A10.   No Design Deviations: The applicant is not requesting any deviations from City Subdivision Code standards. The Coeur Terre 2 Subdivision request is not associated with a Planned Unit Development and is therefore only subject to the Subdivision ...
	A11.   Subdivision Application Checklist: The applicant has submitted a completed Chapter 16.15 Subdivision Design Standards checklist indicating compliance with each applicable standard, including street and path conformance, continuity of the street...
	A12.   Traffic Impact Analysis (TIA): A TIA prepared by CivTech (April 2026) evaluated 2030 and 2035 horizon conditions. Project improvements (100% developer responsibility) include the Huetter Road/Access A roundabout and the Huetter/Mullan northboun...
	A13.   Internal Street Network: The proposed street system is designed to align with the Master Plan and Development Agreement. The internal street network avoids creating a direct route through the subdivision to discourage through-traffic. Stop-cont...
	A14.   Pedestrian and Bicycle Facilities: Sidewalks are proposed throughout the development. Perimeter trail systems include a 12-foot asphalt multi-use path along the eastern boundary and a 10-foot asphalt path along the southern boundary. Mid-block ...
	A15. Public Utilities: Water systems include distribution mains sized for fire flow and spacing standards. Sewer systems connect to the municipal system. Stormwater management is via on-site infiltration with water quality treatment. All utilities are...
	A16.  Appaloosa Trunk Main: Shall be extended prior to the 454th equivalent residential unit (ERU) connection per Development Agreement Section 3.2.1.3, as amended.
	A17.  Community Park: A 12.309-acre centrally located community park lot is proposed with baseline improvements. The park lot and improvements shall be dedicated to the City per Development Agreement Section 4.7.2.
	A18.  Public School Site: A 10.065-acre lot is designated for an elementary school, to be donated to the Coeur d'Alene School District pursuant to a Memorandum of Understanding (Exhibit F of the Development Agreement).
	A19.  Phasing: The Coeur Terre 2 subdivision is proposed in seven phases: Addition (87 units), 1st Addition (90), 2nd Addition (47), 3rd Addition (69), 4th Addition (park lot), 5th Addition (school lot), and 6th Addition (27 lots / 213 units), with ph...
	A20.  Affordable Housing: A minimum of 26 affordable/workforce housing units (approximately 5% of total units) are proposed. The Development Agreement commits the applicant to providing affordable housing as part of the Master Planned Community.
	A21.  Concurrency Analysis: The applicant has submitted a Concurrency Analysis Matrix (Appendix A to the project narrative), evaluating the proposed preliminary plat against each applicable term of the Development Agreement (Sections 1.3, 1.4, 1.5, 1....
	Fire:
	1. Landscaping must not cover or hide fire protection systems such as fire hydrants, FDC’s or PIV’s.
	2. Secondary means of egress shall be constructed and accepted by the City prior to the issuance of building permits for more than 30 single-family dwellings or more than 200 multi-family dwelling units as required by the International Fire Code (IFC)...
	3. Minimum fire department access road width is 20’ for buildings up to 30’ in height and 26’ for buildings over 30’ in height.
	4. No parking on roadways less than 26’ in width.
	Planning:
	Wastewater:
	9. An unobstructed City-approved “all-weather” access shall be required over all public sewers.
	10. All public sewer plans require IDEQ or QLPE Approval prior to construction.
	11. Sewer Policy #716 requires all legally recognized parcels within the City to individually connect and discharge into (1) public sewer connection.
	12. Any utility easement for the public sewer shall be dedicated to the City prior to building permits.
	13. Coeur Terre Surcharge Fees will be applied as well as all applicable Sewer Cap Fees at time of building permit.
	14. The Appaloosa Trunk Main must be upsized prior to 454th ERU or as required by the City Wastewater Department.
	15. ERU tracking and construction timing/phasing must be timely reported to the Wastewater utility.
	Water:
	16. Relocation of Existing 24" Transmission Main (Nez Perce): The existing 24” transmission main currently located in Nez Perce will need to be relocated. The final alignment has not yet been determined and must be coordinated with the City and design...
	17. Timeline for Relocation: The relocation must be planned and completed prior to any construction activity. All work related to relocation must occur during the off-season (non-peak demand period) to avoid service impacts.
	18. Design Requirement: Detailed design work is required for the transmission main relocation. No construction may begin until the design is complete and approved.
	19. Hydraulic Study (JUB Engineering): JUB must complete a hydraulic study to confirm:
	a. The new line and proposed well are adequately sized b. Supply is sufficient for projected demand c. Whether an additional well or water tank is necessary as stated in the water dep comp plan.
	20. Service Connections: No individual services will be allowed on the transmission main.
	21. Timing of Main Activation: The relocated transmission main must be activated only during the off-season to minimize risk during high-demand periods.
	22. Secondary Irrigation System Requirements: If a separate irrigation system is proposed:
	 A certified operator is required to manage it
	 The irrigation provider must be registered with 811
	 Separation of potable and non-potable lines must follow DEQ standards (minimum 10-foot horizontal separation) and any lots that have access to auxiliary water will be required to have an approved RPBA installed on the supply line immediately downstr...
	 All irrigation valves must be clearly marked to identify the system.
	23. Tree Setbacks: A 10-foot minimum separation is required between trees and all water infrastructure.
	24. Tie-In at W. Arrowhead Rd.: A system tie-in is needed on W. Arrowhead Rd. To facilitate this, Lot 33 must be shifted north to create an open space between Lots 32 and 33.
	25. W. Woodside Ave. Transmission Main & PRV on N. Hutter Rd.:
	 The transmission main exiting W. Woodside must be relocated to accommodate the new layout.
	 The Pressure Reducing Valve (PRV) on N. Hutter Rd. must also be relocated to function correctly with the updated pressure zones and development layout.
	26. Abandonment of Unused Stubs: Any unused water stubs out of W. Woodside Ave. must be abandoned at the main.
	27. Design Submittals for Hydraulic Review: All water system designs must be submitted to JUB for review to determine:
	 Adequate incoming water supply
	 The need for an additional well
	 The need for a storage tank
	27. Easements
	 Provide a minimum 20-foot easement centered over the water main or 30-foot combined sewer and water easement where applicable.
	28. Development Water Study Compliance
	 Contractor is required to complete all upgrades and requirements identified in the Lakeside Development Water Study.
	Parks:
	Engineering:
	30. As described in the Traffic Impact Assessment (TIA), the developer will be responsible for adding a left turn lane on Huetter Road at Mullan Road and a roundabout at Access A (Halide Ave).
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