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PLANNER’S STAFF REPORT
COMMUNITY DEVELOPMENT DEPARTMENT

Date:

February 28, 2022

Case File Number:

ANX22-000001, ZNC22-000001, CMP22-000001

Applicant:

Howard Legacy LLC

Property Owner:

Howard Legacy, LLC

Site Location:

Approximately 35.19 acres of tax parcel
RP35N05W104504A, located generally to the north
of Frontier Drive.

Request/Proposal:
The applicant requests that the undeveloped southerly 35.19 acres of tax parcel
RP35N05W104504A and generally located to the north of Frontier Drive be
annexed from the Lewiston Area of City Impact into Lewiston city limits and that it
be assigned a Comprehensive Plan Land Use Designation of Low Density
Residential and placed in the proposed Northview Legacy Addition Planned Unit
Development Zoning District and that the Lewiston Area of City Impact Map be
amended accordingly.
Subject Property and Surrounding Land Uses:
The subject property is vacant farm land. Surrounding land uses are farm land to
the north, east and west and single family residences to the south.
Related Or Other Pending Discretionary Actions:
None.
Flood Plain, Wetlands, EPA, or U.S. Fish & Wildlife Regulated Site:
N.A.
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Code References:
Idaho Code allows the requested annexation as a Category “A” annexation, as
follows:
TITLE 50
MUNICIPAL CORPORATIONS
CHAPTER 2
GENERAL PROVISIONS -- GOVERNMENT -- TERRITORY
50-222. Annexation by cities. (1) Legislative intent. The legislature hereby
declares and determines that it is the policy of the state of Idaho that cities of the
state should be able to annex lands which are reasonably necessary to assure
the orderly development of Idaho's cities in order to allow efficient and
economically viable provision of tax-supported and fee-supported municipal
services, to enable the orderly development of private lands which benefit from
the cost-effective availability of municipal services in urbanizing areas and to
equitably allocate the costs of public services in management of development on
the urban fringe.
(2) General authority. Cities have the authority to annex land into a city upon
compliance with the procedures required in this section. In any annexation
proceeding, all portions of highways lying wholly or partially within an area to be
annexed shall be included within the area annexed unless expressly agreed
between the annexing city and the governing board of the highway agency
providing road maintenance at the time of annexation. Provided further, that said
city council shall not have the power to declare such land, lots or blocks a part of
said city if they will be connected to such city only by a shoestring or strip of land
which comprises a railroad or highway right-of-way.
(3) Annexation classifications. Annexations shall be classified and processed
according to the standards for each respective category set forth herein. The
three (3) categories of annexation are:
(a) Category A: Annexations wherein:
(i) All private landowners have consented to annexation. Annexation where all
landowners have consented may extend beyond the city area of impact provided
that the land is contiguous to the city and that the comprehensive plan includes
the area of annexation;
(4) (a) Evidence of consent to annexation. For purposes of this section, and
unless excepted in paragraph (b) of this subsection, consent to annex shall be
valid only when evidenced by written instrument consenting to annexation
executed by the owner or the owner’s authorized agent. Written consent to
annex lands must be recorded in the county recorder’s office to be binding
upon subsequent purchasers, heirs, or assigns of lands addressed in the
consent. Lands need not be contiguous or adjacent to the city limits at the
time the landowner consents to annexation for the property to be subject to a
valid consent to annex; provided however, no annexation of lands shall occur,
irrespective of consent, until such land becomes contiguous or adjacent to
such city.
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(5) Annexation procedures. Annexation of lands into a city shall follow
the procedures applicable to the category of lands as established by this
section. The implementation of any annexation proposal wherein the city
council determines that annexation is appropriate shall be concluded with the
passage of an ordinance of annexation.
(a) Procedures for category A annexations: Lands lying contiguous or
adjacent to any city in the state of Idaho may be annexed by the city if the
proposed annexation meets the requirements of category A. Upon determining
that a proposed annexation meets such requirements, a city may initiate the
planning and zoning procedures set forth in chapter 65, title 67, Idaho Code,
to establish the comprehensive planning policies, where necessary, and
zoning classification of the lands to be annexed.
TITLE 67
STATE GOVERNMENT AND STATE AFFAIRS
CHAPTER 65
LOCAL LAND USE PLANNING
67-6509. RECOMMENDATION AND ADOPTION, AMENDMENT, AND
REPEAL OF THE PLAN. (a) The planning or planning and zoning
commission, prior to recommending the plan, amendment, or repeal of the
plan to the governing board, shall conduct at least one (1) public hearing in
which interested persons shall have an opportunity to be heard. At least
fifteen (15) days prior to the hearing, notice of the time and place and a
summary of the plan to be discussed shall be published in the official
newspaper or paper of general circulation within the jurisdiction. The
commission shall also make available a notice to other papers, radio and
television stations serving the jurisdiction for use as a public service
announcement. Notice of intent to adopt, repeal or amend the plan shall 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
scheduled by the commission. Following the commission hearing, if the
commission recommends a material change to the proposed amendment to
the plan which was considered at the hearing, it shall give notice of its
proposed recommendation and conduct another public hearing concerning the
matter if the governing board will not conduct a subsequent public hearing
concerning the proposed amendment. If the governing board will conduct a
subsequent public hearing, notice of the planning and zoning commission
recommendation shall be included in the notice of public hearing provided by
the governing board. A record of the hearings, findings made, and actions
taken by the commission shall be maintained by the city or county.
(b) The governing board, as provided by local ordinance, prior to
adoption, amendment, or repeal of the plan, may conduct at least one (1)
public hearing, in addition to the public hearing(s) conducted by the
commission, using the same notice and hearing procedures as the
commission. The governing board shall not hold a public hearing, give notice
of a proposed hearing, nor take action upon the plan, amendments, or repea l
until recommendations have been received from the commission. Following
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consideration by the governing board, if the governing board makes a material
change in the recommendation or alternative options contained in the
recommendation by the commission concerning adoption, amendment or
repeal of a plan, further notice and hearing shall be provided before the
governing board adopts, amends or repeals the plan.
(c) No plan shall be effective unless adopted by resolution by the
governing board. A resolution enacting or amending a plan or part of a plan
may be adopted, amended, or repealed by definitive reference to the specific
plan document. A copy of the adopted or amended plan shall accompany
each adopting resolution and shall be kept on file with the city clerk or county
clerk.
(d) Any person may petition the commission or, in absence of a
commission, the governing board, for a plan amendment at any time, unless
the governing board has established by resolution a minimum interval
between consideration of requests to amend, which interval shall not exceed
six (6) months. The commission may recommend amendments to the
comprehensive plan and to other ordinances authorized by this chapter to the
governing board at any time.
67-6511. ZONING ORDINANCE.
(2) Ordinances establishing zoning districts shall be amended as
follows:
(a) Requests for an amendment to the zoning ordinance shall be submitted to
the zoning or planning and zoning commission which shall evaluate the
request to determine the extent and nature of the amendment requested.
Particular consideration shall be given to the effects of any proposed zone
change upon the delivery of services by any political subdivision providing
public services, including school districts, within the planning jurisdiction. An
amendment of a zoning ordinance applicable to an owner’s lands or approval
of conditional rezoning or denial of a request for rezoning may be subject to
the regulatory taking analysis provided for by section 67-8003, Idaho Code,
consistent with the requirements established thereby.
(b) After considering the comprehensive plan and other evidence gathered
through the public hearing process, the zoning or planning and zoning
commission may recommend and the governing board may adopt or reject an
ordinance amendment pursuant to the notice and hearing procedures
provided in section 67-6509, Idaho Code, provided that in the case of a zoning
district boundary change, and notwithstanding jurisdictional boundaries,
additional notice shall 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, and any additional area
that may be impacted by the proposed change as determined by the
commission. Notice shall also be posted on the premises not less than one (1)
week prior to the hearing. When notice is required to two hundred (200) or
more property owners or purchasers of record, alternate forms of procedures
which would provide adequate notice may be provided by local ordinance in
lieu of posted or mailed notice. In the absence of a locally adopted alternative
notice procedure, sufficient notice shall be deemed to have been provided if
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the city or county provides notice through a display advertisement at least four
(4) inches by two (2) columns in size in the official newspaper of the city or
county at least fifteen (15) days prior to the hearing date, in addition to site
posting on all external boundaries of the site. Any property owner entitled to
specific notice pursuant to the provisions of this subsection shall have a right
to participate in public hearings before a planning commission, planning and
zoning commission or governing board subject to applicable procedures.
(c) The governing board shall analyze proposed changes to zoning
ordinances to ensure that they are not in conflict with the policies of the
adopted comprehensive plan. If the request is found by the governing board to
be in conflict with the adopted plan, or would result in demonstrable adverse
impacts upon the delivery of services by any political subdivision providing
public services, including school districts, within the planning jurisdiction, the
governing board may require the request to be submitted to the planning or
planning and zoning commission or, in absence of a commission, the
governing board may consider an amendment to the comprehensive plan
pursuant to the notice and hearing procedures provided in section 67-6509,
Idaho Code. After the plan has been amended, the zoning ordinance may then
be considered for amendment pursuant to paragraph (b) of this subsection.
(d) If a governing board adopts a zoning classification pursuant to a request
by a property owner based upon a valid, existing comprehensive plan and
zoning ordinance, the governing board shall not subsequently reverse its
action or otherwise change the zoning classification of said property without
the consent in writing of the current property owner for a period of four (4)
years from the date the governing board adopted said individual property
owner’s request for a zoning classification change. If the governing body does
reverse its action or otherwise change the zoning classification of said
property during the above four (4) year period without the current property
owner’s consent in writing, the current property owner shall have standing in a
court of competent jurisdiction to enforce the provisions of this section.

The Lewiston Zoning Code allows the rezoning of lands, as follows:
ARTICLE XII. AMENDMENTS
Sec. 37-178. Authorization to initiate amendments.
An amendment to the text of this chapter or to the official zoning map may be
initiated by the council, by the commission, or by the property owner. A property
owner may initiate a request for an amendment by filing an application with the
community development department using forms prescribed in Article XIII. The
application shall be submitted at least twenty (20) working days prior to the
meeting of the planning and zoning commission at which it will be considered.
(Ord. No. 4108, § 2, 8-15-94)
Sec. 37-179. Public hearing and records of amendments.
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The commission shall hold a public hearing on every requested change in zoning
district boundaries in accordance with section 37-184 of this chapter. Its
recommendations on each request zone change shall be transmitted to the city
council. No zone change shall be accomplished other than by ordinance duly
passed by the city council. The city clerk shall maintain records of amendments
to this chapter in a form convenient for use by the public. (Ord. No. 4108, § 2, 815-94)
Sec. 37-180. Accordance with adopted comprehensive plan.
The commission shall evaluate a requested amendment to a zoning district to
determine the nature and extent of the requested change. If it is an accord with
the adopted comprehensive plan, the commission may recommend and the
council may adopt or reject the requested change. The commission may request
documentation of land use impacts, both existing and proposed, through studies,
presentations, or other documents, and may require said documentation to be
stamped and signed by professionals deemed qualified by the commission.
If the commission determines the requested change is not in accord with the
adopted comprehensive plan, the commission may either deny the request or
recommend to the council an appropriate amendment to the plan. The council
may adopt or reject the amendment under the procedures provided in Idaho
Code, Section 67-6509. After the plan is amended, the zoning map may be
amended in conformity therewith. (Ord. No. 4108, § 2, 8-15-94; Ord. No. 4344,
§ 4, 11-17-03)

The purpose of the requested Planned Unit Development (PUD) Zone, as stated
in the Lewiston Zoning Code, is as follows:
Sec. 37-94. Planned Unit Development (PUD) Zone.
(a) Purpose:
(1) To allow a planned and coordinated mix of land uses which are compatible
and harmonious, but heretofore not permitted under conventional zoning
procedures;
(2) To encourage a more creative and efficient utilization of land, a concentration
of open space in more usable areas, and a preservation of the natural resources
of the site;
(3) To allow a variety in the types of environment available to the people of
Lewiston;
(4) To provide the means for greater creativity and flexibility in environmental
design than is provided under the strict application of the zoning and subdivision
6
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ordinances, while at the same time preserving the health, safety, order, and
general welfare of the city of Lewiston and its residents;
(5) To encourage the overall planning and designing of large land areas;
(6) To provide a better means of cooperation between the city of Lewiston and
private developers in the urbanization of new lands and the renewal of existing
deteriorated or underutilized areas. (Ord. No. 4270, § 3, 10-30-00)

Sec. 37-95. Designation.
All planned unit development districts shall be so designed on the official zoning
maps and records of the city. (Ord. No. 4270, § 3, 10-30-00)

Sec. 37-96. Regulation.
(a) The tract of land for which a planned unit development project is proposed
shall be a minimum of five (5) acres. Areas of less than five (5) acres may qualify
as a planned unit development project if the applicant can show to the planning
commission that the waiver of this requirement is in the public interest and that at
least one (1) of the following conditions exist:
(1) Unusual physical features of the site or the surrounding neighborhood
are such that development under the standard zoning provisions would not
conserve the unique physical features of the site or would not allow
functional or environmental compatibility with the surrounding
neighborhood.
(2) The site is adjacent to an area which has been developed under the
provisions of the planned unit development district and will contribute to the
amenity and functionality of the neighborhood.
(b) Application for a planned unit development designation shall be made by the
owner or owners of the property, except that an option holder may apply for the
planned unit development designation provided the application is accompanied
by a signed statement indicating no objection to this designation from the owner
or owners.
(c) The proposed land uses are to be mutually harmonious, compatible with
adjacent land uses, and in agreement with the adopted comprehensive plan.
(d) Variances from traditional zoning requirements are to be granted when they
are consistent with the purposes of this section, provide greater functionality and
higher amenity to the neighborhood, and are in the interest of the neighborhood
and entire community.
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(e) Private roadways shall be permitted within the project, provided they are
approved by the city council and are installed to city specifications for similar
public streets.
(f) Sidewalks shall be required within the project in accordance with city
standards.
(g) During development the developer is to comply with all the requirements of
the city regarding lighting, noise abatement, traffic control and regulation,
maintaining order, and keeping the premises free from debris. After development
the owner shall be responsible for the same. (Ord. No. 4270, § 3, 10-30-00)

Sec. 37-97. Administrative procedure.
(a) Approval is to be obtained for a planned unit development project (hereinafter
referred to as PUD) in two (2) stages. First, the planning and zoning commission
and city council are to review and give approval to a concept development plan
for the total area of the proposed PUD district. Then approval is to be obtained
for a detailed development plan by the community development department for
the total area, or for sub-areas of the PUD district. If desired by the developer,
the concept development plan and the detailed development plan can be
approved concurrently.
(b) Concept development plan:
(1) The proponents of a PUD project shall submit a concept development
plan to the planning department for review, comments, and
recommendations. A fee shall be charged in accordance with section 37188 of this code. An application shall be submitted, along with two (2)
twenty-four-inch by thirty-six-inch prints and one (1) eight-and-one-half-inch
by eleven-inch print of the plan, and shall be submitted at least twenty (20)
working days prior to the planning and zoning commission meeting at which
time it shall be considered.
(2) The concept development plan shall consist of the following (see
required format):
a. A legal description of the area;
b. A map showing existing structures and features of the proposed site;
c. A map, drawn to scale, showing the proposed site and its proposed
land uses, and the adjacent properties and their present urban or
projected urban land uses;
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d. Development densities, lot coverage, and building heights, if
applicable, for each sub-area within the proposed site;
e. A map showing the major transportation routes within and serving
the site;
f. Proposed open space and source of public utilities;
g. An outline for the anticipated schedule and sequence of
development of the sub-areas for the total PUD district.
(3) In reviewing the plan, the city planner shall determine if the proposed
development is consistent with the intended purposes of the PUD district,
with the city comprehensive plan and is beneficial to the overall
development of the city of Lewiston. The city planner is to submit the
proposed plan and staff report findings to the city planning and zoning
commission.
(4) The proponents of the PUD project will secure the approval of the PUD
district designation (concept development plan) from the planning and
zoning commission and the city council by the procedure outlined in
section 37-184 of this code.
(5) Approval of a concept development plan of a PUD is an agreement
between the city of Lewiston and the developer, or future developers, as to
the land use pattern and intensity of development to occur within the project
boundaries. Approval of the concept development plan will constitute a PUD
zoning district with the full legal approval of the stated land use, but no
building permit may be obtained from the community development
department until submittal and approval of the detailed development plan.
This agreement shall be in the form of an ordinance approved by the city
council supplemented with a development agreement which will contain any
conditions of approval and standards of development that may be set by the
council.
(6) Upon final approval of the concept development plan, the developer
shall submit the development in an electronic form acceptable to the city of
Lewiston, one (1) twenty-four-inch by thirty-six-inch reproducible print and
one (1) eleven-inch by seventeen-inch print of the approved plan to the
community development department.
(7) Upon the final approval of the concept development plan, the developer
may, at the developer’s option, construct roads and utilities and submit plats
on all or part of the PUD, in accordance with the approved concept
development plan. Building permits shall not be issued for buildings or other
structures within the PUD until a detailed development plan has been
submitted and approved.
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(c) Detailed development plan:
(1) In order to secure a building permit within a PUD district for a proposed
sub-area, the applicant will submit to the community development
department a detailed development plan of any or all sub-areas. A fee of
two hundred dollars ($200.00) shall accompany all detailed development
plan applications. The detailed development plan shall be submitted for
approval to the community development department. An application shall be
submitted along with two (2) twenty-four-inch by thirty-six-inch prints and
one (1) eight-and-one-half-inch by eleven-inch print of the plan.
(2) The community development director shall consult with the appropriate
officials and agencies of local government; a report will subsequently be
prepared setting out whether or not the detailed development plan meets
the requirements of the concept plan, city code, and the Lewiston
comprehensive plan. The report shall be transmitted to the applicant either
verbally or in writing within twenty (20) working days from the date it is
received.
(3) The detailed development plan shall consist of the following:
a. A subdivision plat or replat (as appropriate) of the area under
consideration. Fees for subdivisions shall be as set forth in section 327 of this code.
b. A map of the proposed site illustrating the following (see required
format):
1. Size, location, and arrangement of proposed buildings;
2. Parking areas and streets (including cross-sections thereof),
sidewalks, and other transportation facilities;
3. Landscaping, screening and storm water drainage pattern;
4. Common open spaces and recreational area;
5. Proposed public and private water, sanitary sewer, storm sewer,
lightning, and any other utilities.
c. A written statement outlining the ownership and maintenance
responsibilities of the common areas, open spaces and recreational
areas, and documentation of the same.
d. An illustration of the architectural style and appearance of the
proposed building or buildings.
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e. The proponents of the planned unit development (detailed
development) project shall secure approval from the community
development department.
f. Upon approval by the community development department, the
detailed development plan is attached to, and is part of, the ordinance
establishing the zoning designation of the land.
(4) Upon final approval of the detailed development plan, the developer
shall submit in an electronic form acceptable to the city of Lewiston, one (1)
twenty-four-inch by thirty-six-inch reproducible print and one (1) eleven-inch
by seventeen-inch print of the approved plan to the community development
department.
(d) Amendment to a planned unit development:
(1) Any material change in land use or increase in development density or
intensity of ten (10) percent or more, in an approved concept development
plan, will require a resubmission to the city planning and zoning commission
and the city council by the procedures defined in section 37-184 of this
code. The proposed change, if approved, will become an amendment to the
approved plan.
(2) A fee of two hundred dollars ($200.00) shall accompany the request.
(3) An application shall be submitted, along with two (2) twenty-four-inch by
thirty-six-inch prints of the proposed amended plan and one (1) eight-andone-half-inch by eleven-inch print of the plan, and shall be submitted at
least twenty (20) working days prior to the planning and zoning commission
meeting at which the same shall be considered.
(4) Upon final approval of the proposed amended concept development
plan, the developer shall submit the revised development in an electronic
form acceptable to the city of Lewiston, one (1) twenty-four-inch by thirtysix-inch reproducible print and one (1) eleven-inch by seventeen-inch print
of the approved plan to the community development department.
(e) Amended detailed development plan:
(1) Changes in the approved detailed development plan involving
rearrangement of structures; building size modifications; change in location
of open spaces, signage, sidewalks, parking spaces, bikeways, access;
setback requirements; impervious surface area; and landscaping may be
authorized by the community development department when such special
changes are consistent with the design intent of the approved detailed
development plan.
11
Northview Legacy Addition PUD (ANX22-000001, ZNC22-000001, CMP22000001)

(2) Changes involving the storm water drainage pattern, the locations or
relocations of utilities, and construction or modifications of public works
within the PUD may be authorized by the public works department.
(3) An application shall be submitted, along with two (2) twenty-four-inch by
thirty-six-inch prints of the revised plan.
(4) Upon final approval of the proposed amended detailed development
plan, the developer shall submit the detailed development plan in an
electronic form acceptable to the city of Lewiston, one (1) twenty-four-inch
by thirty-six-inch reproducible print and one (1) eleven-inch by seventeeninch print of the approved plan to the community development department.
(f) Appeal process for detailed development plans: Any person aggrieved by any
final decision of the community development department and/or the public works
department denying any application permit or approval relating to a detailed
development plan may initiate an appeal to the planning and zoning commission
in conformance with section 37-185 of this code. (Ord. No. 4270, § 3, 10-30-00;
Ord. No. 4389, § 1, 2-14-05; Ord. No. 4531, § 11, 7-13-09)

ARTICLE IX. SUBDIVISION DESIGN PRINCIPLES AND
STANDARDS
Sec. 32-32. Street location and arrangement.
(a) Whenever a tract to be subdivided embraces any part of a street designated in the
adopted city master transportation plan and/or bike and pedestrian way designated in the
adopted comprehensive plan such street, bike way or pedestrian way shall be platted in
conformance therewith.
(b) Street layout shall provide for the continuation of such street as the subdivision
committee may designate.
(c) Whenever a tract to be subdivided is located within an area for which a neighborhood
plan has been approved by the commission, the street arrangement shall conform
substantially to said plan.
(d) Certain proposed streets and utilities, as designated by the subdivision committee, shall
be extended to the tract boundary to provide future connections with adjoining unplatted
land.
(e) Local streets shall be so arranged as to discourage their use by through traffic.
(f) If a proposed subdivision abuts or contains an existing or proposed arterial route, the
subdivision committee may recommend, and the commission may require, marginal access
streets or reverse frontage with access control along the arterial route, or such other
treatment as may be justified for protection of abutting properties from the nuisance and
hazard of high volume traffic, and to preserve the traffic function of the arterial route.
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(g) If a subdivision abuts or contains the right-of-way of a railroad, a limited access road, an
irrigation canal, drainage facilities or abuts a commercial or industrial land use, the
subdivision committee may recommend location of a street approximately parallel to and on
each side of such right-of-way at a distance suitable for appropriate use of the intervening
land. Such distance shall be determined with due regard for approach grades, drainage,
bridges, or future grade separations.
(h) Streets shall be so arranged in relation to existing topography as to be in conformance
with city standards.
(i) Either alleys or utility easements along rear lot lines may be required. The subdivision
committee shall decide which is required in individual cases. Its decision shall be made in
conference with the subdivider, and shall be based on all relevant circumstances such as
topographic traits, lot sizes, and continuity of existing alleys and easements.
(j) Half streets within the subdivision boundaries shall be discouraged, except where
essential to provide right-of-way, to complete a street pattern already begun, or to insure
reasonable development of a number of adjoining parcels. Where there exists a platted half
street abutting the tract to be subdivided and said half street furnishes the sole access to
residential lots, the remaining half shall be platted within the tract. Where the half street has
had no improvement or construction, the subdivision committee may recommend that the
subdivider provide a full right-of-way to serve his development. (Ord. No. 4177, § 1, 2-10-97)

Sec. 32-33. Street design.
Street design shall be in based upon the classification of the street and shall be in
conformance with adopted city standards. (Ord. No. 4177, § 1, 2-10-97)

Sec. 32-34. Block design.
(a) The desirable maximum length of block measured along the center line of the street and
between intersecting street center lines shall be nine hundred (900) feet; except that in
developments with lot areas averaging one-half (1/2) acre or more, or where extreme
topographic conditions warrant, the maximum may be exceeded by four hundred twenty
(420) feet.
(b) Maximum length of cul-de-sac streets shall be six hundred sixty (660) feet measured from
the intersection of right-of-way lines to the extreme depth of the turning circle along the street
center line. An exception may be made where topography or property ownership justifies, but
shall not be made merely because the tract has restrictive boundary dimensions, wherein
provision should be made for extension of street pattern to the adjoining unplatted parcel and
a temporary turnaround installed.
(c) Bicycle and pedestrian ways. Bicycle and pedestrian ways with a right-of-way width as
recommended by the city engineer may be required by the commission for circulation, or
access to schools, playgrounds, shopping centers, transportation, and other community
facilities. Pedestrian ways may be used for utility installation purposes. (Ord. No. 4177, § 1,
2-10-97)
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Sec. 32-35. Lot planning.
(a)(1) Lot width, depth, and area shall comply with the minimum requirements of the zoning
ordinance and shall be appropriate for the location and character of development proposed,
and for the type and extent of street and utility improvements being installed. Side lot lines
shall be substantially at right angles or radial to street lines, except where other treatment
may be justified in the opinion of the subdivision committee.
(2) Where steep topography, unusual soil conditions, or drainage problems exist or
prevail, the commission may recommend special lot width, depth, and area
requirements of the particular zoning district.
(b) Proposed streets shall be arranged in close relation to existing topography and shall
conform to adopted city standards. Where steep topography prevails, the design shall
conform to the findings of any special study required by the city engineer.
(c) Single-family residential lots extending through the block and having frontage on two (2)
parallel streets shall not be permitted; reverse frontage shall be prohibited except where
expressly permitted in accordance with section 32-32(f) of this chapter or where justified in
the opinion of the subdivision committee. (Ord. No. 4177, § 1, 2-10-97)

Comprehensive Plan (the Plan):
The subject lands are in Comprehensive Plan (the Plan) Neighborhood Eight,
Area of City Impact and recognized as being appropriate for annexation in to the
City of Lewiston for urban development. The Plan states:
“Upon annexation, the City envisions a future where: 1. Development is
fully served with utilities and infrastructure; 2. Densities are sufficient to
make efficient use of the limited ACI, spread utility costs and appeal to
market conditions; 3. Where terrain permits, the existing road grid and
circulation system is extended, including implementation of the Long
Range Transportation Plan; 4. Residential areas will be walkable;”
The subject lands are proposed to be located in Neighborhood Six (Central
Orchards) and designated on the Future Desired Land Use Map as Low Density
Residential, which calls for maximum development density in the 5-8 dwelling
unit per acre range.
The Plan for this neighborhood identifies the fact that it is primarily built out and
that there is limited infill development opportunity. It calls for protection of
drainageways, open space preservation, upgraded stormwater infrastructure,
upgraded streets, and high quality new development around existing and future
public parks. Objective LU-14.4 calls for development of lands in excess of 5
acres to be done by PUD.
GOAL (LU-15.0): Maintain the design and functional character of each
neighborhood. OBJECTIVES: LU-15.1: Review and revise development
standards, as appropriate, to assure that new development, additions, and
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remodels will maintain the design characteristics prevalent in the neighborhood.
Such characteristics may include building height and massing, setbacks, lot
coverage, lot size, and other characteristics that define a neighborhood. LU-15.2:
When desired by the property owners in a neighborhood, implement
neighborhood-based design review. Develop and adopt neighborhood-specific
design review criteria that reflect existing and desired development patterns. LU15.3: Continually review permitted, conditional and prohibited uses to assure that
the mix of uses allowed by the zoning ordinance does not adversely impact
residential neighborhoods. Revise zoning ordinance if appropriate. LU-15.4:
Revise the zoning ordinance to reduce or eliminate commercial-type conditional
uses in listed residential zones. LU-15.5: Review and revise development
standards to buffer residential zones and/or uses from commercial and industrial
uses. Such revised standards may address landscaping, berms, fences, walls,
access, lighting, uses, hours of operation, or other criteria as may be appropriate.
LU-15.6: Revise the zoning ordinance to require contract zoning for commercial
zone changes that abut lands designated for residential use on the
Comprehensive Plan Land Use Map. LU-15.7: Review the City’s zoning
ordinance to evaluate it’s effectiveness in preserving views and view corridors.
Revise as appropriate and feasible. LU-15.8: Maintain strict enforcement of
zoning, building, sign and other development-related codes and ordinances.
GOAL (LU-17.0): Manage traffic in residential areas to meet the needs of local
residents, as well as City-wide needs, while minimizing disruption to
neighborhoods. OBJECTIVES: LU-17.2: Facilitate pedestrian and bike use in
neighborhoods. LU-17.3: Create pedestrian connections to other uses within and
between neighborhoods, where feasible
GOAL (LU-18.0): Provide and maintain public services, utilities, and associated
infrastructure in a cost-effective manner, by encouraging compact and
contiguous growth. OBJECTIVES: LU-18.1: Establish and adopt a revised
Comprehensive Land Use Map. Establish land use zones such that growth is
directed to areas that are contiguous with existing development, and where
services are readily available.
Analysis:
The subject property is located directly north from the existing Northeast
Crossing Planned Unit Development, and the developer wishes to continue the
framework established by that PUD so that the neighborhood remains consistent
in design. The concept development plan shows 104 lots to be developed over
five (5) phases. Sidewalks and front yard trees will be required as part of the
proposed PUD as well as a connection to the existing walking paths in the
Northeast Crossing PUD. The proposed Northview Legacy Addition PUD will also
provide for dedicated street right of way heading east, at its southeast corner, in
the hope that one day this proposed subdivision will be able to establish and east
west connection to the Canyon Crest subdivision to the east. It should be noted
that although this proposed east/west connection does not follow the standard
block design called out in the subdivision code. This is the only location where an
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east/west connection could be made because of the topography of the subject
property and the property to the east as well as the existing road infrastructure.
The subdivision code calls for a maximum block length of 900 feet, except in
situations where extreme topography conditions warrant longer blocks. The
Northview Legacy Addition PUD is proposing block lengths in excess of 900 feet
(approximately 1000 plus feet) at the northerly end of the subdivision. As you can
see on the attached topography map, the subject property is a plateau,
surrounded by ravines on three (3) sides.
The Fire Department has commented that a 10% road slope is the Fire Code
maximum grade but that 11% can be accepted and would meet Public Works
standards. The concept development plan calls for a 11.56% grade in some
areas. Grades in excess of 11% will need to have written approval to deviate
from the City Engineer. For context, 17th Street, from the intersection at 19th Ave
(Winco) to Stewart Ave, is at an 11% grade. The Commission should consider
the implications of allowing this level of slope and the effect it will have on the
neighborhood and the residents living on the lots where the road slope is at that
11% grade. The road designation would be local residential, a road to use to go
home. In the proposed concept development plan, there is not a public
secondary access. There are existing developments in the City that have similar
road grades and singular access (Mayfair Ridge and Valley Vista), but both those
road systems are second priority roads for snow removal. After speaking with the
City road maintenance department, this development will be assigned a third
priority snow removal route due to the limited impact it will have on the public.
Homeowners should expect to have slick driving conditions throughout the winter
and be prepared with the appropriate means of travel to and from home.
Staff wants to support new housing development but also wants to ensure that it
is done in a way to promote road interconnectivity and safe access for both
residents and emergency personnel. The Planning & Zoning Commission may
wish to consider requiring a reduced street gradient or a fewer number of lots
beyond the 11% gradient proposed.
Input From Other Departments/Agencies:
From the Engineering Department: Traffic Impact Analysis to be completed to
determine extent of traffic mitigations, if any, in addition to the findings in the East
Orchards Traffic Impact Analysis.
From the Fire Department: 1) The "Maintenance Access Road" for the sewer
connection (at Lindsey Creek Road) will need to serve also as a secondary
emergency access/egress road and shall meet Fire Code and/or Public Works
standards for construction. See Fire Code Appendix D as adopted per City of
Lewiston Ordinance D107.1 One- or two-family dwelling residential
developments. Developments of one- or two-family dwellings where the number
of dwelling units exceeds 30 shall be provided with two separate and approved
fire apparatus access roads; D107.2 Remoteness. Where two fire apparatus
access roads are required, they shall be placed a distance apart equal to not less
than one-half of the length of the maximum overall diagonal dimension of the
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property or area to be served, measured in a straight line between accesses. 2)
Road grade should not exceed 11% per Public Works requirements. (NOTE: Fire
Code maximum grade is 10% however 11% has been accepted in the past).
JESIV
Relevant Criteria and Standards:
Worksheet is attached to this report.
Staff Recommendation:
Staff withholds their recommendation until after the public comment period.
Prepared By:
Katie Hollingshead, Assistant Planner
(208) 746-1318, ext. 7261
khollingshead@cityoflewiston.org
P.O.B 617
Lewiston, ID 83501
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