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CHAPTER 6. LAND USE
“An analysis of natural land types, existing land covers and uses, and the intrinsic suitability of lands for uses such as agriculture,
forestry, mineral exploration and extraction, preservation, recreation, housing, commerce, industry, and public facilities. A map shall
be prepared indicating suitable projected land uses for the jurisdiction.”

Comprehensive Land Use Plan Map
A comprehensive land use plan map for the City of Lewiston is hereby established. This
map depicts in a graphic sense the goals and policies of the comprehensive plan. It is a
guide to the development to which all zoning actions must be consistent. It may be
amended from time to time but not more frequently than once each 6 months according to
Idaho Statutes. Boundaries between land uses generally follow streets, alleys and other
natural features. Where the location of a boundary is unclear, it shall be determined by
the Zoning Official. The map is not intended to be parcel specific nor is it a legally
controlling zoning law. It serves as a guide to local government agencies charged with
making zoning decisions. (Ordinance 4380, January 24, 2005)
GOAL (LU-1.0): To promote orderly development and arrangement of land uses
throughout the community; provide ample space for future growth, ensure the
compatibility of adjacent land uses and follow sound environmental planning
principals.
I.

Summary of Existing Land Use

Lewiston is sited on a series of benches rising from the river valleys to the broad flat area
of the Orchards. Growing from the site of the original settlement at the confluence of the
Clearwater and Snake Rivers, Lewiston grew both south and east in the latter part of the
19th and into the early 20th Centuries. In the late 1890’s, the flat lands in what is now
known as the Orchards was beginning to be subdivided into five acre parcels and located
in the County. It was this original platting that set the stage for the current development
issues in this, the largest part of the City.
Zone Designation

Name

Area (acres)

% of Total Zones

R-1

Suburban Residential

1768.03

16.21%

R-2

Low
Residential

Density

1642.96

15.06%

R-2A

Low
Residential

Density

1940.69

17.79%

R-3

Medium
Residential

Density

644.52

5.91%

R-4

Higher
Residential

Density

208.98

1.92%

6205.18

56.89%

TOTAL
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Zone

Name

Acres

% of Total

C-1

Local Commercial

8.57

0.08%

C-2

Tourist Commercial

2.85

0.03%

C-3

Community
Commercial

159.29

1.46%

C-4

General Commercial

659.58

6.05%

C-5

Central Commercial

23.55

0.22%

C-6

Regional Commercial

242.38

2.22%

1096.22

10.06%

TOTAL
Zone

Name

Acres

% of Total

M-1

Light Industrial

647.65

5.94%

M-2

Heavy Industrial

368.5

3.38%

P

Port

187.5

1.72%

1203.65

11.04%

Total
Zone

Name

Acres

% of Total

A

Airport

840

7.70%

Zone

Name

Acres

% of Total

F-2

Agricultural
Transitional

1501.07

13.76%

Land Use - General
GOAL (LU-2.0): Assure that there is sufficient commercially zoned land available
in the City.
OBJECTIVES:
LU-2.1: Review and revise the Comprehensive Land Use Plan Map as
necessary to assure that sufficient land is available in each commercial zone,
particularly those accommodating local commercial services and those serving
the travelling public. Such review should occur every three years, or more
frequently, if necessary. Resulting expansions to commercial zones should be in
conformance with the other goals and objectives of this plan.
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LU-2.2: Review the zoning ordinance to assure that commercial zoning
designations accommodate varied commercial activities sufficiently, while
protecting adjacent land uses. Assure that commercial zoning designations have
distinct and meaningful differences that fulfill a planning purpose. Revise the
zoning ordinance as necessary.

Central Business District (CBD)
GOAL (LU-3.0): Create the organizational and programmatic structure necessary
to facilitate the vitality and viability of the Central Business District.
OBJECTIVES:
LU-3.1: Assist in the rejuvenation of the Downtown Business Partnership, and
its efforts to establish and promote a healthy CBD.
LU-3.2: Develop a Downtown Plan in conjunction with the Downtown Business
Partnership, the Chamber of Commerce, the Historic Preservation Commission,
and other organizations that have an interest in the CBD.
LU-3.3: Such a Plan may be implemented in conformance with or substantially
similar to the Main Street Program developed by the National Trust for Historic
Preservation.
GOAL (LU-4.0): Assure that uses in the CBD enhance its viability.
OBJECTIVES:
LU-4.1: Encourage and facilitate uses that are viable in and that enliven the
CBD, including specialty retail, office uses, and restaurants. Review and revise
the zoning ordinance as necessary.
LU-4.2: Encourage the use of the upper stories of downtown buildings. Evaluate
the feasibility of residential and professional office uses in these upper stories.
Identify what, if any, renovations may be necessary to meet provisions of the
Uniform Building Code.
LU-4.3: Evaluate vacancy trends in the CBD and, in conjunction with the
Downtown Business Partnership, establish a plan to address this issue.
GOAL (LU-5.0): Establish and promote a vision of the CBD’s identity.
OBJECTIVES:
LU-5.1: Work with the Downtown Business Partnership, the Chamber of
Commerce, the Historic Preservation Commission, and others to establish a
cohesive identity for the CBD.
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LU-5.2: Promote functional elements of the CBD consistent with this identity.
These functional elements may include


adequate parking



public spaces



sidewalk level activity



pedestrian activity



festivals and special events



linkages with the Clearwater River, including pedestrian
linkages



traffic circulation

LU-5.3: Promote design elements within the CBD consistent with this identity.
These design elements may include:


landscaping and street trees



street furniture, such as benches and trash receptacles



entry-way design elements



pedestrian scale design, including pavers and other street and
sidewalk level design elements



signage



awnings, marquees, and arcades



lighting and lampposts



off-street parking in the rear



building design and redesign, including height, massing,
materials, and window size and spacing,



public art



water features

GOAL (LU-6.0): Continue to assure that historically and architecturally significant
lands, sites and structures within the CBD are preserved.
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OBJECTIVE:
LU-6.1: Continue to work with the Historic Preservation Commission to
identify such assets.
LU-6.2: Identify funding mechanisms for such preservation.
GOAL (LU-7.0): Facilitate the funding of a Downtown Plan.
OBJECTIVES:
LU-7.1: Investigate funding options for CBD projects. Options may include
state and federal grants (i.e., the Idaho Heritage Trust, HUD-Community
Development Block Grants), a Local Improvement District, a Business
Improvement District, tax-increment financing, contributions, or other options
that may become available.

Confluence/Snake River Avenue
GOAL (LU-8.0): Create a commercial center focussed on the River Confluence.
OBJECTIVES:
LU-8.1: Promote the development of land adjacent to the confluence for intense
mixed-use development, including residential, commercial, condominiums, office
uses, hotel(s), and a marina.
LU-8.2: Transition Snake River Avenue between Memorial Bridge and South
Way to pedestrian and water oriented retail uses.

21st Street/Thain
GOAL (LU-9.0): Limit additional sprawl along this strip and mitigate the impacts
of existing sprawl.
OBJECTIVES:
LU-9.1: Develop a 21st Street/Thain Corridor Plan. Such a plan should


identify the desired future expansion of commercially zoned
areas adjacent to the existing commercial lands in this area



establish design parameters for the street and adjacent rightof-way, including landscaping and sidewalk design



identify requirements for joint access and parking
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evaluate the feasibility of offering or requiring zero-lot line
side setbacks



encourage the location of parking behind buildings



plan for the eventual underground installation of utilities



address other design parameters that may mitigate the
unsightly effects of strip commercial development along this
thoroughfare



identify sites and conditions under which a Planned Unit
Development may be required or encouraged



identify possible incentives to implement the plans features



identify possible funding mechanisms

Neighborhood and Community Commercial Areas
GOAL (LU-10.0): To the extent that the demand for commercial land can be
accommodated, encourage the concentration of new and existing commercial uses in
existing commercial areas.
OBJECTIVES:
LU-10.1: Commercial activities should be encouraged in the following
established commercial areas:










Downtown
21st Street/Thain
Bryden Avenue,
- at Thain
- at Southgate Shopping Center
- at the Airport
East Main Street
South Way
- at Snake River Avenue
16th Avenue
- at 21st Street
- at 8th Street
East Lewiston, in proximity to Highway 12
5th Street and Preston

LU-10.2: Limit the creation of additional geographic areas zoned commercial.
LU-10.3: In conjunction with the periodic review of the Land Use Plan Map,
gradually phase in any new commercial areas and/or additions to existing
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commercial areas in order to promote compact and contiguous commercial
nodes.
LU-10.4: Do not permit the intrusion of non-commercial uses into commercial
zones.
LU-10.5: Do not permit the development of isolated commercial uses in noncommercial neighborhoods.
LU-10.6: Limit the size, configuration (compact) and location of neighborhood
commercial nodes. Limit uses in such nodes to convenience services.
LU-10.7: Encourage the enhancement, revitalization, and renewal of existing
under-utilized commercial areas. Strategies may include the creation of smallarea commercial design guidelines, street and right-of-way design, and the
creation of business improvement districts.
LU-10.8: Assure that existing commercial nodes achieve and/or maintain
convenience and accessibility.
GOAL (LU-11.0): Discourage the development of additional strip commercial
areas, and limit the expansion of existing strip commercial development.
OBJECTIVES:
LU-11.1: Restrict neighborhood commercial nodes to a compact configuration.
LU-11.2: Develop a 21st Street/Thain Corridor Plan. Do not permit the
extension of the 21st Street/Thain Commercial Strip beyond Powers Avenue at
14th Street. Development at this location should require a Planned Unit
Development.
LU-11.3:
Limit additional commercial zoning designations to existing
commercial areas.
GOAL (LU-12.0): Establish development standards to promote commercial
activities, to protect other land uses, and to achieve the other goals of this
Comprehensive Plan.
OBJECTIVES:
LU-12.1: Investigate the feasibility of creating overlay commercial districts in
areas that are most likely to impose adverse impacts on adjacent neighborhoods,
are most likely to spread into strip development, or in some other way may
undermine the other goals of this Comprehensive Plan. Such districts would
include area-specific design guidelines intended to address the specific concerns
in that neighborhood.
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LU-12.2: Where commercial lands are on the edges of a commercial zone,
promote contract zoning and/or design review to ensure compatible
development.
LU-12.3: Review commercial development standards and design review
criteria, as appropriate, to assure the viability of commercial uses while
protecting nearby land uses. Such review may address perimeter and parking
area landscaping, signage, joint access, joint use parking, setbacks, and
Planned Unit Development requirements, among other design and development
related standards. Revise the zoning ordinance as appropriate.
LU-12.4: Develop design guidelines for each neighborhood commercial area.

Commercial
GOAL (LU-12.0): Protect residentially zoned lands that are located adjacent to
Commercially zoned lands.
OBJECTIVES:
LU-13.1: Review and revise (as appropriate) development standards to assure
that residential properties are protected from the impacts of commercial
development.
LU-13.2: Review commercial uses that are permitted (outright or as a
conditional use) in residential zones to assure consistency with the purpose of
the zone and to minimize impacts to non-commercial uses. Revise zoning code
as appropriate.
LU-13.3: Evaluate the feasibility of requiring a residential Planned Unit
Development for parcels or groups of parcels in excess of five acres. Evaluate
the feasibility of requiring the provision of a commercial pad in such PUD's
under specified conditions.

Residential
GOAL (LU-14.0): Provide for an appropriate mix of housing types in each of the
City’s eight planning neighborhoods.
OBJECTIVES:
LU-14.1: Review and revise zoning designations, as appropriate, to assure that
adequate land (both developed and undeveloped) is available for both singlefamily and multi-unit residential development.
LU-14.2: Within individual neighborhoods, discourage multi-family development
within established single-family developments.
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LU-14.3: Evaluate appropriateness of duplexes in various residential zones.
Revise zoning ordinance, as necessary.
LU-14.4: Require a Planned Unit Development (PUD) proposal for residential
development on parcels of five acres or more.
LU-14.5: Review and revise, as appropriate, procedures and restrictions relating
to the creation of additional lots from existing interior lots.
GOAL (LU-15.0):
neighborhood.

Maintain the design and functional character of each

OBJECTIVES:
LU-15.1: Review and revise development standards, as appropriate, to assure
that new development, additions, and 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.
LU-15.3: 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-16.0): Provide passive and active recreational opportunities in each
neighborhood.
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OBJECTIVES:
LU-16.1: Implement Parks and Open Space Master Plan.
LU-16.2: Cooperate with the Lewiston School District to maintain community
role of schools and facilities within the neighborhoods.
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-17.1: Implement the Lewiston Comprehensive Transportation Plan (12/96)
and the associated Capital Transportation Improvement Plan (1/98.)
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.
LU-18.2: Promote the development of the area east of 10th Street (Gun Club
Road) and north of Stewart Avenue as a neo-traditional neighborhood. Evaluate
possible zoning tools for achieving this development pattern, including an overlay
zone, revised zoning standards, incentives, a new zoning designation, or other
tools as may be appropriate.
LU-18.3: Implement the Water System Master Plan.
LU-18.4: Implement the Sewer System Master Plan.
LU-18.5: Complete and implement the Stormwater Management Plan.
LU-18.6: Implement the Regional Solid Waste Management Plan.
LU-18.7: Implement the City’s Public Safety Master Plans.
GOAL (LU-19.0):
Where appropriate, maintain the rural character of
neighborhoods in the East Orchards and the Area of City Impact.
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OBJECTIVES:
LU-19.1: Identify areas within neighborhoods that are rural in character.
Evaluate effectiveness of zoning ordinance in maintaining that rural character.
Revise zoning code as necessary.
LU-19.2: Review the City’s zoning ordinance to assure the preservation of views
and view corridors. Revise as appropriate and feasible.’

Industrial
GOAL (LU-20.0): Encourage and promote the growth and development of the
industrial sector of the Lewiston economy.
OBJECTIVES:
LU-20.1: Facilitate the location of clean industry and high tech industries in
Lewiston through zoning, grants and marketing.
LU-20.2: Work with local and state agencies to meet the needs of prospective
industrial businesses.
LU-20.3: Encourage a diversity of industrial use, particularly those suited to the
local labor market.
LU-20.4: Work with local civic and government agencies to facilitate the
expansion or addition of industrial businesses.
GOAL (LU-21.0): Provide adequate land for new and expanding industrial uses
OBJECTIVES:
LU-21.1: Assure that the uses permitted in various zones will attract and
accommodate growing industrial sectors, particularly high tech industry and
incubator businesses. Review and revise the zoning ordinance, as appropriate.
LU-21.2: Assure that adequate land is available for new and expanding
industrial uses, including wholesale commercial, warehousing, manufacturing,
processing, and wrecking. In conjunction with the review of vacancy data, review
and revise the Comprehensive Plan map as appropriate.
LU-21.3: Encourage the development of environmentally clean industrial uses
south of the airport and in North Lewiston. Consider the inclusion of such an
employment center in a Planned Unit Development located north of Warner
Avenue and east of Gun Club Road and other centrally located areas..
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LU-21.4: Transition the existing industrial uses north of downtown and along the
Snake River from industrial uses to commercial uses and those uses that can
enhance the proximity to the river front.
LU-21.5: Develop an annexation policy so the existing industrial base is within
the City Limits.
LU-21.6: Assure that industrial areas are served by adequate infrastructure,
including rail, highways, streets, sidewalk, drainage, water and sewer.
LU-21.7:
Assure that lands designated for industrial use have other
characteristics necessary for development, including the existence of large
parcels of flat land, and the space for open storage and loading.
GOAL (LU-22.0): Minimize the conflicts associated with the proximity of industrial
uses to other uses and properties.
OBECTIVES:
LU-22.1: Assure that industrial areas are protected from potential intrusion by
non-industrial uses. Review and revise the zoning ordinance as appropriate.
LU-22.2: Assure that industrial uses may not intrude on residential or
commercial uses. Review and revise the zoning ordinance as appropriate.
LU-22.3: Locate industrial uses away from residential uses. Revise zoning
ordinance and land use map as appropriate.
LU-22.4: Locate industrial areas and/or manage industrial-related traffic
patterns so that such traffic does not flow through non-industrial area.
Discourage industrial access via collector and local streets.
LU-22.5: In general, locate industrial zones away from parks and open space but
provide developed open space as an amenity for the workers in these areas.`
GOAL (LU-23.0): Minimize the visual impacts of industrial uses on other uses and
property.
OBJECTIVES:
LU-23.1: Develop and implement regulations to require Site Plan Reviews for
industrial development over five acres.
LU-23.2: Develop Site Plan Review criteria, to include design and development
standards related to the following:
 landscaping
 street trees
 landscape berms and other buffers
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signage
entrance design
parking, including paving requirements
traffic
building height, setback and massing
seeding of vacant parcels
lighting

GOAL (LU-24.0): Minimize the environmental impacts of industrial uses on other
uses and property.
OBJECTIVES:
LU-24.1: Work with the Division of Environmental Quality (DEQ) and the North
Central District Health Department to assure that applicable requirements
related to air and water quality are met.
LU-24.2: Identify potential industrial zoning locations that are compatible with
the air flow patterns in the Lewis Clark Valley. Complete an air shed study of the
Lewis Clark Valley to identify such sites..
LU-24.3: Enforce noise and vibration restrictions affecting industrial uses.
Review and revise the zoning ordinance and other ordinances as appropriate.
LU-24.4: Identify traffic patterns related to the existing and potential industrial
use s under the existing zoning, as well as patterns that would be generated by
proposed zoning changes, to assure that traffic impacts are minimized.
LU-24.5: Establish lighting standards to minimize the impacts of lighting from
industrial uses on nearby properties, particularly residential uses.

Intensity of Land Use in the City of Lewiston
Residential uses comprise the largest land use in Lewiston with nearly 57 percent of the
land devoted to such use. Historically, residential uses developed from two centers, those
being the downtown area and the Orchards. The earliest residential development in the
City began in the 1860’s on the flats near the current downtown area. As the community
grew and prospered, larger homes were begun in the 1880’s on the windy flats above the
river in the area we now call Normal Hill. Residential development continued to develop
generally south and east from this origin. The development pattern was a traditional lot
and block pattern in a dense urban configuration.
In the late 1890’s, platting began in the Lewiston Orchards, with five acre parcels created
for small agricultural holdings. These five acre lots were served by a grid of streets and
alleys with each super-block containing forty acres – or eight lots. Over time, these fiveacre lots have been subdivided thus forming the complex pattern seen today. The original
pattern of sixty foot streets and twenty foot alleys evolved into the use of the twenty foot
alleys into regular city streets.
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From these two centers, the City grew until it acquired the form it has today. Additional
residential development has taken place outside these two centers, primarily in the
Country Club area, which has developed since the early 1970’s into a common suburban
residential pattern or curvilinear streets and cul-de-sacs seen in much of the country.
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Neighborhood Number One – North Lewiston
This neighborhood consists of all land within the City limits north of the Clearwater
River.

Figure 1: Map of Neighborhood No. 1 North Lewiston

a.

Residential Land Use

Of the 283 residential units in 1990, 35.7% are owner occupied and 64.3% are renter
occupied. The population of this neighborhood in 1990 was 512, down from the 1980
population of 691.
Two areas zoned for residential land use are located in the North Lewiston neighborhood.
They are the Nordby Heights area east of the US 95 Interchange and north of Hatwai
Road, and a small area located east of US 12 and south of 3rd Avenue North. All housing
units in these two areas are single family, either traditional site built units or
manufactured homes. The small area east of US 12 was rezoned in the mid-1990’s from
Commercial and Industrial uses to the current residential zone reflecting the long term
land use and ownership pattern of the neighborhood.
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Other single family residential uses exist in the North Lewiston neighborhood, comingled with a variety of industrial and commercial uses. These residential uses are a
legacy from early development in Lewiston when the neighborhood was comprised of
truck farms and similar low intensity uses. Many of the housing units are owner
occupied, many of whom are older residents. As legal non-conforming uses, these
residences may remain unless destroyed at which time they may only be replaced with a
conforming land use.

Figure 2: Aerial View of North Lewiston showing the area containing residential uses

b.

Commercial Land Use

Commercial land uses tend to be those catering to the travelling public and to trucking
firms. There are numerous lower end motels and cafes as well as numerous shops for
truck related equipment and hardware, welding and repairs. Manufactured home dealers
are quite prevalent along US 95/12 as they serve a regional market and require larger
expanses of lower cost land for display of housing models.
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Industrial Land Use

The Port of Lewiston is the largest owner of land used for industrial purposes in North
Lewiston, being located west of US 12 with property both on the waterfront as well as on
the lower bench of Lewiston Hill (the “Wall Property”). Their tenants include a mix of
timber related firms, grain storage and shipping, trucking and other distribution. The Port
leases property to tenants and does not sell. Public infrastructure is in place for the
property on the “flats” and is being installed to serve the Wall property. Also in this area
are located short term asphalt batch plants and rock crushers being used for site
development.

Figure 3 Aerial View of Port of Lewiston (US 12 to right of photo, Clearwater River along the bottom)

East of US 12 are located a number of trucking businesses and businesses related to the
trucking industry. There are a number of other small industrial operations as well.
d.

Public Land Use

Excluding the Port of Lewiston land, there remains a number of public uses in North
Lewiston. The City maintains the wastewater treatment plant and a sewer crew shop in
North Lewiston. The City’s main water intake structure is located on the north shore of
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the Clearwater River. The City also maintains the Memorial Rose Garden, Pepsi Park and
Clearwater Park.
The State of Idaho maintains a large operation for the Idaho Transportation Department
District 2 offices complete with administrative offices, shops, storage and maintenance
yards and the Highway Patrol. The State also maintains a large landscaped area in the
interchange for US 95/12 at the base of Lewiston Hill.
Nez Perce County maintains a boat launch and amenities at Steelhead Landing.
There are no public schools in this neighborhood and the school district does not own in
property in this neighborhood.
e.

Vacant Lands

There are large expanses of privately owned vacant land east of 24th Street North and
south of 7th Avenue North. There are pockets of vacant land scattered throughout the area
as well, primarily small residentially sized lots in individual ownership, making land
assembly for redevelopment difficult.
f.

Landforms

For the most part, North Lewiston is flat from the north bank of the Clearwater River to
US 12 and Highway 128. At this point, the base of Lewiston Hill is encountered and a
series of benches begins, the lower of which may be developed with sufficient grading;
development becomes increasingly difficult the further north up Lewiston Hill.
g.

Transportation

US Highway 12 and 95 and State Highway 128 are classified as Principal Arterials. 3rd
Avenue North, 6th Avenue North, 28th Street North and 18th Street North are classified as
collectors; all other streets are classified as local streets.
US Highway 12 and 95 and State Highway 128 are through and local truck routes, 3rd
Avenue North, 6th Avenue North and 18th Street North are local truck routes.
The area is also served by the Port of Lewiston, the only water based port in the State of
Idaho.
The area is served by the Camas Prairie RailNet line connecting to the main lines of the
Burlington Northern and the Union Pacific west of Lewiston.
There is a designated bike path along the top of the levee on the north shore of the
Clearwater River.
h.

Desired Futures for Neighborhood Number One – North Lewiston
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Improve the north entrance to our community. US 95/12 is the major entry to our
community and sets the tone for the tourist or business person entering our
community. As such, it must present an appearance that welcomes the visitor and
resident alike and demonstrates our pride in our community. The following
features and amenities should be included in the redevelopment of this entry:
a. This major entry corridor must be landscaped along its length with other
visitor amenities provided. The landscaping should be designed for low
maintenance while providing shade along the corridor. Species should be
representative of the area and, if possible, reflect the nature of species first
encountered by the Lewis and Clark expedition.
b. Signage must be clear and easily understandable without distracting the
driver. This signage could also include directions and information about
regional features as well as community destinations.
c. This area has potential for visitor services such as motels and recreational
vehicle parks to be developed by private businesses. There is also great
potential for larger scale commercial uses of a regional nature. The area east
of US12 to 24th Street North from 3rd Avenue North to 7th Avenue North
should be assembled from the smaller parcels and utilized for this purpose.
d. Public art is a key component of any visual enhancements of this area and
should feature elements of the Lewis and Clark expedition as well as from the
Nez Perce Tribe.
e. Parking for access to the Levee Path System should be upgraded and
improved pedestrian linkages provided to the Path System and the Memorial
Rose Garden.

2.

The Port of Lewiston will continue to develop industrial property west of US 12,
both on the waterfront property and on the “Wall Property” located on Down
River Road (Idaho 128). The Port, as a public agency, has a separate planning
process in which the City of Lewiston participates. Port master planning must be
consistent with the City’s adopted Comprehensive Plan.

3.

Down River Road or State Highway 128 is an alternate route around the City
connecting with the Red Wolf Crossing Bridge in Washington. The intersection of
this bypass route with US 12 must be improved both to encourage its use by truck
traffic not destined for delivery stops in Lewiston and for hazardous cargo as well
as to reduce traffic congestion at the signalized intersection of US12 and 3 rd
Avenue North. Intersection improvements would encourage its use as access to
Port owned industrial property.

4.

Develop “Steelhead Way” from 3rd Avenue North to 31st Street North to improve
access to interior parcels and to help make additional land available for
development. This route must be developed as a landscaped boulevard to reflect is
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nature as both an industrial collector and as recreational access to the Clearwater
River.

5.

6.

a.

Develop recreational access points along Steelhead Way to promote
walking, bicycling, fishing and other recreational uses of the river.

b.

Provide short term moorage at selected points on the north shore of the
Clearwater River.

c.

Install street trees on the north (non-river) side of the new Steelhead Way
boulevard.

In general, all infrastructure in North Lewiston must be upgraded to encourage its
redevelopment as commercial or industrial uses. In particular, the following issues
have been identified:
a.

Site access must be improved in general with streets improved to
industrial standards.

b.

Area drainage throughout the area must be upgraded with curb, gutter
and sidewalk installed and surface or underground stormwater collection
systems installed. This will make the area more attractive to investment
and thus utilize the underdeveloped land in this neighborhood.

c.

Water is a development issue in portions of North Lewiston as well. The
water system master plan identifies need and potential in this area.
Limitations on volumes and flows is an identified deterrent to commercial
development. The City must adhere to the adopted water system master
plan.

d.

Seek funding for infrastructure system improvements from grants tied to
economic development or abatement of blighting influences, tax increment
financing and local improvement districts.

Land on the east side of US12, and residential parcels along 2nd Avenue North,
west of US12, has development potential in addition to that described in 1-c
above:
a. The City will develop, and assist the property owners in implementing, a new
zoning district to reflect the mixed use nature of the area both east and west of
US 12. While the desired long term future of this area is commercial or
industrial, the new zoning district will recognize the existing residential uses
within the area and permit their continued use as a use permitted outright in
the zone.(Ordinance 4304, April 15, 2002)
b. There is a large tract of land between 4th Avenue North and 7th Avenue North
and 24th Street North and 28th Street North that could be developed for
manufacturing or other heavy industrial or warehousing uses. It contains
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approximately 28 acres in multiple ownerships. In order to be successfully
developed, the property should come under single ownership. This property
would benefit from the improvement of public utilities in the area.
c. There is a large triangular shaped parcel in excess of twenty (20) acres east
of 28th Street North along the north shore of the Clearwater River with
development potential; this parcel would greatly benefit with the construction
of “Steelhead Way” and general infrastructure improvements.
d. Uses located within this development area must be of a type that do not
produce dust, odor or other air quality impairments. Parking lots and traffic
ways must be paved and maintained; screening trees and shrubbery must be
installed and maintained along the public rights of way and adjacent to the
government taking line of the Clearwater River.
7.

Hatwai Road area north of US 95/12 is benefiting from a water system upgrade.
This land may now be of more interest to land developers. There is potential in
this area for services to the travelling public along this corridor as it could capture
business that would otherwise be lost to communities on the Palouse or eastward.
With the tourist related travel associated with the Lewis and Clark Bicentennial
commemoration, such uses have a higher likelihood of occurring.
a.

Improve access to this area through the reconstruction of Hatwai Road as
a collector street to better reflect its use as a frontage road; with curb,
gutter and sidewalk must be installed. As the area begins to transition to
highway oriented commercial uses, the installation of street trees should
commence.

8.

Through a public private partnership, acquire the remaining non-conforming
residential uses throughout the neighborhood in order to assemble tracts of land of
a size suitable for redevelopment as industrial or warehouse uses. Vacate or
realign streets as needed to create such parcels if necessary.

9.

Long range plans by the Idaho Transportation Department indicate a replacement
of the Clearwater Bridge at some time in the future. Although a desirable goal
there is no funding available at this time. Therefore, its construction and resultant
impacts are not included in this planning horizon.

i.

Land Use Plan Map

The land use plan map is a graphic depiction of the desired land use future for this
neighborhood and is intended to be a guide for land use changes over the next twenty
years. It is to be used in conjunction with the desired futures described in Section h of this
neighborhood plan.
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j.
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Residential Density and Location Criteria – Neighborhood Number One –
North Lewiston

The land use plan map depicts limited areas of residential uses, both high and low
density. The allowable density for these land use categories shall not exceed the
following unless higher densities are allowed as part of a Planned Unit Development:
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DENSITY (Units per
acre)

OPTIMUM ADJACENT
LAND USE

OPTIMUM
TRANSPORTATION
SYSTEM

1 (Used only where
public sewer is not
available)

Not allowed in this
neighborhood

N/A

Suburban

5 or fewer (Used only
where animal rights are
allowed)

Not allowed in this
neighborhood

N/A

Low Density

5 to 8

Other residential, subneighborhood
commercial, open space

Local Street, collector
street, walkway, bike
path

Medium Density

8 to 17

Other residential uses,
open space, local
commercial, community
commercial

Local street (minimum
right of way width 50
feet), collector street,
minor arterial, walkway,
bike path

Higher Density

18 or more

Other residential uses,
open space, business
and employment
centers, major shopping
destinations

Collector streets, minor
arterials, major arterials,
walkways, bike paths

Rural

k.

Commercial Land Use Location Criteria:

Commercial Land
Use

Optimum
Transportation
System

Optimum Adjacent
Land Use

Design Location
Criteria

Zoning

Regional

Major or Minor
Arterial

High Density Multifamily Housing,
Related regional
commercial uses

Regional cluster or
a cluster integrated
in a regional center

Planned Unit
Development
(PUD)

Community

Minor Arterials,
Collector Streets

Medium or high
density multi-family
housing

Regional center or
commercial cluster

Commercial zone
or PUD

Neighborhood

Minor Arterial,
Collector Streets,
Walkways, Bike
Paths

Neighborhood
scale uses

Neighborhood
Center as shown
on Plan

PUD

Sub-neighborhood

Minor Arterial,
Collector Streets,
Walkways, Bike
Paths

Residential, office
or industrial
complexes

Within neighborhood as shown on
Plan

PUD
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l.

Industrial Land Use Location Criteria:

Industrial Land Use
Light Industrial

Heavy Industrial

Industrial Research
Park

m.

06/17/16

General Criteria
Manufacturing and
Assembly from
manufactured
materials,
warehousing,
wholesale operations,
trucking, limited office
and retail
Manufacturing of
products from raw
materials,
manufacturing and
assembly,
warehousing,
wholesale operations,
trucking, limited office
and retail
Research and
development,
electronics
manufacture and
assembly, campuslike setting, office,
retail and food service
subordinate, nonpolluting industry

Preferred Access
Proximity to
Commercial or
Industrial Collectors or
Arterials, Rail, Water

Location Criteria
Heavy Industrial,
Commercial Land
Uses, Industrial
Research Park, Port

Proximity to
Commercial or
Industrial Collectors or
Arterials, Rail, Water

Light Industrial,
Commercial Land
Uses, Industrial
Research Park, Port

Collector, Arterial,
Port or Airport

Light industrial,
regional commercial,
higher density
residential

Future Annexation

Parcel Number (Refer to
Land Use Plan Map)

Location Description

Projected Use

Estimated Time Frame
for Annexation

1-1

Lewiston Hill

Open Space

Immediately
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Neighborhood Number Two – Normal Hill
This neighborhood is bounded on the north by the Clearwater River, on the west by the
Snake River, on the east by 21st Street and on the south by 25th Avenue.

Figure 1: Map of Neighborhood No. 2 Normal Hill

a.

Residential Land Use

Of the 3,892 residential units in this neighborhood in 1990, 47.4% are owner occupied
and 52.6% are renter occupied. The population of this neighborhood in 1990 was 8,232,
down from its 1980 population of 8,902 reflecting the slow transition of the large older
homes from multi-family back to single family as well as the loss of housing due to
expansion of St Joseph Regional Medical Center and Lewis Clark State College. There
are a variety of housing types including single family, multi-family (both apartment
complexes and renovated homes), senior housing and transitional housing all ranging in
age from late 1880’s to late 1990’s.
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Figure 2:Aerial View of Normal Hill (Snake River on the left; LSCS Campus large cluster of buildings in center)

Page 6.2-2

Lewiston Comprehensive Plan

b.

Commercial Land Use

Downtown Lewiston is located in this neighborhood, with its mix of shops, offices,
government offices and tourist lodging, it is the largest commercial center in the City.
The district extends from the Normal Hill bluff northward to the Clearwater River.

Figure 3: Aerial View of Downtown and Central Business District; Industrial Area along Snake River Avenue

21st Street is also located as the eastern edge of this neighborhood with a large variety of
goods and services available. This is a typical commercial strip development extending
the length of 21st Street but is quite shallow in most of its extent. Local and national
retailers, auto dealerships and fast food franchises line the street.
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The Lewiston Center, a mid-size regional shopping center is located on 19th Avenue
between 17th Street and 21st Street. Anchored by four major department stores, the center
provides a variety of goods and services in a mall setting.

Figure 4: Aerial View of eastern Normal Hill; 17th Street in Center, 21st Street at left side)

There are also small pockets of commercial uses located within this neighborhood, one
being located at the intersection of South Way and Snake Rive Avenue, another
extending east from 7th Street to 11th Street along 16th Avenue, a small pocket at 5th Street
and St Johns Way and one at the intersection of 8th Street and 7th Avenue. There are
numerous home occupations within the area as well.
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The West End Historic District extends from the Snake River eastward to 5th Street and
from the Normal hill bluff northward to the Clearwater River. It was the first such district
in the State of Idaho and is comprised of commercial uses. The site of the original
Territorial Capital is in this area as well as the first school (site) and the first platted lands
in the City. Development within the Historic District is governed by design guidelines to
protect the visual quality of this area. Fires in recent years have resulted in the loss of
significant structures including the Bollinger Hotel, the Weisgerber Building and the
Beehive and Beech Buildings. A replacement structure, the Bollinger Financial Center,
was constructed on the site of the Bollinger Hotel and is reminiscent of commercial
buildings in the historic downtown core.
c.

Industrial Land Use

Industrial land uses are focussed along the Clearwater and Snake Rivers and comprise a
variety of uses, including food processing, boat manufacturing, cement processing, grain
storage, ammunition manufacturing, railroads and other industrial uses. As seen on the
accompanying aerial photographs, these industrial uses are located in a narrow band
along the western and northern fringe of this neighborhood.
The industrial uses along Snake River Avenue affect the residential uses of Normal Hill
and the park along the Snake River through noise and air pollution. The industrial area is
located in quite close to the Lewiston Levee Greenbelt system and is becoming a less
desirable use in this current location as a result of these incompatible land uses.
Fully surrounded by the City but located in the County is the Blount plant site, which
manufactures ammunition. It is located at the intersection of Snake River Avenue and
Bryden Canyon Road.
d.

Public Land Use

Public lands within this neighborhood are significant and have a major influence on the
neighborhood.
The City of Lewiston maintains several parks in the area, including Brackenbury Square
downtown, Pioneer Park, Trevitt Park, Kiwanis Park, Fenton Park, DeMolay Park,
Skateboard Park and Prospect Park. The City also owns City Hall on “F” Street, the Bell
Building on “D” Street, Headquarters Fire Station on 13th Street, the Police Station on
“F” Street, the Community Center on Main Street and the Traffic Shop on 19th Avenue.
There are several public parking lots in the central business district developed and owned
by the City. The City owns the Normal Hill Cemetery as well. The Idaho Land Trust
holds title to portions of the Modie Park land in trust for the City; other portions of the
land are owned by the city and are being developed through a partnership with the Modie
Park Conservancy.
The Independent School District No. 1 owns school sites for Webster Elementary on 8th
Street, Whitman Elementary on 9th Avenue, Jenifer Junior High School on 17th Street and
the Lewiston High School on 11th Avenue as well as Bengal Field.
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Lewis Clark State College (LCSC) campus is located on Normal Hill and extends from
4th Street to 6th Street and 7th Avenue to 12th Avenue, with expansion plans in the works.
This is a significant land use in both the neighborhood and the city as a whole. Within the
neighborhood, it affects adjacent land uses with parking, special events, traffic and
student living.
Nez Perce County owns the Juvenile Detention Facility in Downtown Lewiston as well
as the County Courthouse on Main Street and the Brammer Building on Idaho Street and
the County Prosecuting Attorney’s office on “F” Street.
St. Joseph Regional Medical Center is located in two locations in the Normal Hill
neighborhood. The main hospital campus is located along 6th Street and consists of a
number of buildings, including the main hospital building, the Radiation Oncology center
and the Carondolet House. Numerous medical related businesses have located nearby.
The hospital also operates Home Health and Hospice located at Idaho and 13th Street.
This remote location also serves as an alternative parking lot for Hospital employees;
they are provided transportation from to the hospital from this remote site.
The State of Idaho owns a large office building for State services in the 1100 block of
“F” Street and the Job Service office in the 1100 block of Idaho Street; they are tenants in
other buildings in this neighborhood.
The United States Government owns or leases a number of properties in the
neighborhood. The main Post Office is located in the 1600 block of Idaho Street. The
Social Security Administration owns a large office building in the 1600 block of 19th
Avenue. Other Federal offices are located in rental space throughout the neighborhood,
which uses consist of congressional offices, the Federal Bureau of Investigation and
armed services recruiting.
e.

Vacant Lands

Vacant land in the older residential portion of this neighborhood is quite limited, and
consists of scattered undeveloped lots.
Within the newer, southern portion of neighborhood two, the vacant land is being held for
future development or is in planning stages for development.
Within the Central Business District and nearby areas, several tracts of vacant land
remain generally created through demolition of older structures or the abandonment of
uses. Redevelopment potential exists on lands north of “D” Street near the confluence, on
land south of “F” Street between New 6th Street and 9th Street, and south of Idaho Street
east of 9th Street. Other redevelopment pads are located on Main Street created as a result
of fire (1100 block) or the remediation of hazardous waste sites (1500 block).
f.

Landforms

Lands along the Clearwater and Snake Rivers is flat and was the first area in the City
developed in the 1860’s. Rising abruptly from this flat riverfront plain is the Normal Hill
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bluff which is quite flat on top. This bluff is bisected on its southern end by a ravine in
which South Way is constructed. Lands rise again south of South Way.
There are no floodways or floodplains along the Clearwater River or Snake River as a
result of the Levee system.
g.

Transportation

US 12 is classified as a principal arterial; Main Street, “D” Street, South Way/16th
Avenue, 17th/18th Street and Snake River Avenue are designated minor arterials. Prospect
Avenue, 5th Street, 13th Street, 14th Street south of 166th Avenue, 11th Avenue, Idaho
Street and “G” Street are classed as collectors. All other streets in the neighborhood are
classed as local streets.
US 12 and Snake River Avenue are designated as through and local truck routes; South
Way/16th Avenue, 17th Street south of 16th Avenue and 21st Street are local truck routes.
Existing bicycle paths are located on the Lewiston Levee Greenbelt along the Clearwater
and Snake Rivers. A bike path is scheduled for construction in Fiscal Year 2001 along
South Way/16th Avenue from 8th Street westward to Snake River Avenue. 11th Avenue
and 17th/18th Street are proposed bicycle routes.
A boat launch is located along Snake River Avenue near 16th Avenue ands a small
floating dock in the 600 block of Snake River Avenue; there are small floating docks
located at the Confluence (Lewis and Clark interpretive site) and on the Clearwater River
(Clearwater Landing interpretive site).
h.

Desired Futures for Neighborhood Number 2 – Normal Hill:

1.

Lewis Clark State College continues to expand in area and student enrollment. A
separate plan element and implementation strategy addressing the impact of this
expansion has been developed and is included in Chapter 12, Special
Areas.(Resolution 2009-08, January 26, 2009)

2.

St. Joseph Regional Medical Center will continue to expand, both on its main
campus and on satellite centers; a separate plan element and implementation
strategy addressing the impact of this expansion has been developed and is
included in Chapter 12, Special Areas.

3.

Residential development in this mostly built up neighborhood should be infill of a
size and scale similar to the neighborhood in which it is built. A Special Planning
Area has been developed that addresses appropriate residential development, and
is included in Chapter 12, Special Areas.
a.

Accessory structures must be consistent with the scale of the neighborhood
as well as with the material of construction.
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b.

Many of the lots in the older portion of the neighborhood are nonconforming as to size and dimension. Zoning regulations for properties in
this area must be reevaluated for their effect on neighborhood
development and amended as needed to preserve community character.
For example, many lots have a front width of fifty (50) feet while the zone
district minimum lot width is seventy (70) feet.

4.

Portions of the Normal Hill area may be suitable for National Register Historic
District classification. This classification would enhance the character and value
of the neighborhood. The City of Lewiston will consider options for historic
preservation of appropriate structures within the Normal Hill area. Consideration
of historic preservation options will be a cooperative endeavor with Normal Hill
residents. Options may include, but should not be limited to, adoption of historic
neighborhood designations.

5.

Conservation districts are a tool that could be made available to property owners
within this neighborhood. Such districts are similar to Historic Districts but may
be smaller and locally established to protect neighborhood character of a more
local interest. These conservation districts would, in general, be established at the
request of property owners. The City of Lewiston will work with residents in the
Normal Hill Area to facilitate formation of conservation districts should such
districts be desired.

6.

Along all streets in this neighborhood, the installation of curb, gutter and
sidewalks must be made a priority for pedestrian safety and community
improvement. Utilize Local Improvement Districts as a funding source for these
community benefits. A Special Planning Area has been developed, and is
included in Chapter 12, Special Areas.

7.

The entire Normal Hill area has a history and tradition of beautiful trees, both on
private property and as street trees. A tree replacement strategy must be
developed and implemented to retain this essential feature of the Normal Hill
neighborhood. A Special Planning Area has been developed, and is included in
Chapter 12, Special Areas.

8.

The Central Business District is a major entry to the State of Idaho and must
present the best face of our community:
a.

There is great potential in this area for redevelopment of the many fine
buildings in the downtown core, for use as tourist oriented businesses, as
business incubator spaces and as second floor residents for those wishing
to live in a unique environment.

b.

The Central Business District must be enhanced to provide those services
only it can provide. This Central Business District is shown on the
Lewiston 2020 Land Use Plan Map as the Central Business District
Special Planning Area.
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9.

c.

The public must remain an active participant in the revitalization of the
downtown area by encouraging and engaging in the redevelopment of the
vacant or underutilized lands and structures within the area. is area.

d.

There is a need in the community for parcels of land in the range of ten to
fifteen acres in extent for larger big box retailers, entertainment centers
and similar ventures. Identify parcels in the downtown core near the large
public parking lots that could be attractive to these uses.

21st Street will remain a major shopping street, despite its difficulties in access.
Along the west side of 21st Street, commercial development will cease at 20th
Street except in those areas designated as cluster commercial nodes at the
following locations:
a.

Main Street;

b.

10th Avenue to 12th Avenue extending to 19th Street:
- commercial development will not be allowed access from 19th Street;
- no business signage will be allowed on 19th Street;
- parking lots abutting 19th Street will be required to maintain site
obscuring landscape buffer along the full frontage, lighting will be so
placed to eliminate glare onto nearby residential uses, no access to
parking lots shall be made from 19th Street.

c.

16th Avenue to 19th Avenue extending to 19th Street:
- commercial development will not be allowed access from 19th Street;
- no business signage will be allowed on 19th Street;
- parking lots abutting 19th Street will be required to maintain site
obscuring landscape buffer along the full frontage, lighting will be so
placed to eliminate glare onto nearby residential uses, no access to
parking lots shall be made from 19th Street.

10.

Property facing or abutting commercial development will be protected by strong
controls to minimize negative impacts on their home or business. The City must
enact design standards to control the impact of commercial uses on nearby and
abutting residential uses. In addition, the City should evaluate the use of contract
zoning in those areas where areas intended for commercial use lie in close
proximity to residential uses.

11.

Over the twenty year planning horizon envisioned in this Plan, the industrial
corridor along Snake River Avenue should begin to transition to uses more
compatible with the nearby recreational and residential uses.
a.

Ideally, this area could be used for tourist and visitor services to take
advantage of the proximity to the parks and river.

b.

Reconstruct Snake River Avenue from its intersection with Main Street
(US 12) to Southway Bridge, installing curb, gutter and sidewalk its entire
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length and providing safe pedestrian crossing to the parks along the Snake
River.
12.

Redevelopment of the 5th Street Corridor, from the Dike Bypass to “F” Street
must remain a priority and include, at a minimum, the following elements:
a. The construction of a Cruise Ship Dock at the Clearwater River and 5th Street;
b. Construction of a Regional Visitor Center at the intersection of Dike Bypass
and 5th Street;
c. Traffic improvements to the intersection of Dike Bypass and 5th Street;
d. Construction of an overhead pedestrian walkway from the Levee to Downtown
at 5th Street to reconnect the downtown with the River;
e. Construction of streetscape improvements including curb, gutter, sidewalk,
street trees, benches and interpretive signage along 5th Street;

13.

8th Avenue Boulevard is an overlooked amenity in the Normal Hill area.
a.

14.

This boulevard should be upgraded and maintained to provide a linear
public green space linking areas of the community.

The Normal Hill bluff provides a strong visual backdrop to the downtown area
and should be protected from inappropriate development
a.

Preservation of this bluff its entire length as open space made a priority.

b.

Reconstruction of historic stairways and construction of new stairways
should be implemented to provide the pedestrian connection to the
downtown area and the parks along the Snake River.

15.

The south end of the Memorial (Clearwater) Bridge should be retained and
enhanced as a community entry park. Although the Idaho Transportation
Department has long range plans for the replacement of this bridge, there is no
funding available at this time. Therefore its construction and resultant impacts are
not included in this planning horizon.

16.

Portions of this neighborhood, generally located south of Idaho Street and north
of 8th Avenue Boulevard, are deteriorated, with public infrastructure poorly
maintained and residences needing repair:
a.

Seek funding to upgrade the infrastructure within this deteriorated area,
bringing it to current standards, installing curb, gutter and sidewalks,
improve surface drainage and upgrade street surfacing;
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b.

Seek funding to provide financial assistance for the renovation of the
residences within this area.

17.

Areas around current and proposed parks show the greatest potential for higher
quality development or redevelopment. People value parks as an amenity and are
generally willing to invest more in a home to be near a high quality park. The City
and its residents must ensure that development in, around and leading to parks is
of a high quality to reflect our community’s pride in them. Sites shown on the
Parks and Open Space Master Plan should be acquired or otherwise secured to
ensure their future use as a park for the benefit of the neighborhood and
community as a whole. Individual property owners should be encouraged to
donate these community amenities in memory of family members, significant
community events or other meaningful times and people.

18.

The area at the intersection of 21st Avenue and Vineyard Drive has developed into
a significant health related center. Future uses in this vicinity should be promoted
to provide additional medical related services, as well as to provide housing
opportunities for the elderly. Expansion of the health care related uses should be
accomplished by the use of Planned Unit Development agreements.

19.

In general, industrial land uses within this neighborhood should be phased out
over the time of the duration of this plan with the land reverting to commercial or
recreational uses. Industrial uses should be relocated to industrial parks designed
to address the special needs of such businesses.

20.

The area west of 17th Street between 23rd and 25th Avenues as east of 15th Street is
the site of the Fairview Terrace Planned Unit Development. Originally created in
1978, it was designed to incorporate commercial, multi family and single family
residential uses. Portions of this PUD were developed, but approximately 13 acres
remain vacant. Future land uses should be limited to professional offices along
23rd Avenue with the balance of the property designated as residential with a
density of 5 to 8 units per acre. The arrangement of such uses should take into
account terrain issues such as drainageways and steep slopes, traffic access points
along existing streets and buffers between existing and future land uses to
minimize the impact on existing residences in the area. (Ordinance 4345,
November 17, 2003)

i.

Land Use Plan Map

The land use plan map is a graphic depiction of the desired land use future for this
neighborhood and is intended to be a guide for land use changes over the next twenty
years. It is to be used in conjunction with the desired futures described in this
neighborhood plan.
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j.

Residential Density and Location Criteria – Neighborhood Number Two –
Normal Hill

The Lewiston 2020 Land Use Plan Map depicts areas of housing at a variety of densities.
The allowable density for these land use categories shall not exceed the following unless
higher densities are approved as part of a planned unit development (PUD):
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RESIDENTIAL LAND
USE

DENSITY (Units per
acre)

OPTIMUM ADJACENT
LAND USE

OPTIMUM
TRANSPORTATION
SYSTEM

Rural

1 (Used only where
public sewer is not
available)

Not Permitted in this
neighborhood

N/A

Suburban

5 or fewer (Used only
where animal rights are
allowed)

Not Permitted in this
neighborhood

N/A

Low Density

5 to 8

Other residential, subneighborhood
commercial, open space

Local Street, collector
street, walkway, bike
path

Medium Density

8 to 17

Other residential uses,
open space, local
commercial, community
commercial

Local street (minimum
right of way width 50
feet), collector street,
minor arterial, walkway,
bike path

Higher Density

18 or more

Other residential uses,
open space, business
and employment
centers, major shopping
destinations

Collector streets, minor
arterials, major arterials,
walkways, bike paths

k.

Commercial Land Use Location Criteria:

Commercial Land
Use

Optimum
Transportation
System

Optimum Adjacent
Land Use

Design Location
Criteria

Zoning

Regional

Major or Minor
Arterial

High Density Multifamily Housing,
Related regional
commercial uses

Regional cluster or
a cluster integrated
in a regional center

Planned Unit
Development
(PUD)

Community

Minor Arterials,
Collector Streets

Medium or high
density multi-family
housing

Regional center or
commercial cluster

Commercial zone
or PUD

Neighborhood

Minor Arterial,
Collector Streets,
Walkways, Bike
Paths

Neighborhood
scale uses

Neighborhood
Center as shown
on Plan

PUD

Sub-neighborhood

Minor Arterial,
Collector Streets,
Walkways, Bike
Paths

Residential, office
or industrial
complexes

Within neighborhood as shown on
Plan

PUD

l.

Industrial Land Use Location Criteria:

As described in the “Desired Futures,” industrial uses in this neighborhood are to be
phased out over the next twenty years with the exception of the Blount site.
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m.

Future Annexation

Parcel Number (Refer to
Land Use Plan Map)

Location Description

Projected Use

Estimated Time Frame
for Annexation

2-1

Blount Plant (Snake
River Avenue and
Bryden Canyon Road)

Industrial

5 to 10 years
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Neighborhood Number Three – East Lewiston
This neighborhood is bounded on the west by 21st Street, on the north by the Clearwater
River, on the east by the City Limits (Gun Club Road) and on the south by the north
boundary of the Village Green Planned Unit Development.

Figure 1: Map of Neighborhood No. 3 – East Lewiston

a.

Residential Land Use

Of the 596 residential units in the neighborhood in 1990, 70.8% were owner occupied,
30.2% renter occupied. The population of this neighborhood in 1990 was 1,427, down
slightly from the 1980 population of 1,671.
Residential land uses are comprised of both old and new single family units as well as a
limited number of multi-family units in both owner and renter occupied units; there are a
small number of manufactured homes located within this neighborhood, primarily in the
vicinity of Silcott Road and Lapwai Road.
In the early 1980’s the City of Lewiston participated in the development of the Garfield
Planned Unit Development intended to provide home ownership opportunities for low to
moderate income families; a school building was renovated into apartments as well. In
the late 1980’s and early ‘90’s, development of multi-family housing in the form of
condominiums began along 29th Street north of 16th Avenue. In the mid-1990’s, private
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development commenced on single family subdivisions located at 29th Street and 11th
Avenue. Outside of these projects, residential development was largely limited to
renovation of existing homes. Residential areas have little or no commercial development
within them. Within this neighborhood, there is one area of residential development that
could be considered substandard. Located north of 8th Avenue to East Main Street, and
between 24th and 29th Street, this area is comprised of small older homes, many of which
are poorly maintained with yards unkempt. Furthermore, public improvements have not
kept pace with modern standards; there are no curbs, gutters or sidewalks within this area.

Figure 2: Aerial View of East Lewiston – Sunset Park in Center

b.

Commercial Land Use

21st Street, 16th Avenue and East Main Street are commercial strips, with 21st Street
easily being the most commercial street in Lewiston. Uses on 21st Street are targeted
toward a local and regional market with a full range of goods and services available. The
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development pattern is traditional strip commercial with each business or lot having one
or more separate driveway accesses to the street. The intensity of development is low
with large expanses of parking and underdeveloped lots remaining. The strip is also
remarkably shallow in depth from the street, frequently extending back from the street
frontage no more than one lot with little spillover onto side streets, with notable
exceptions.
The intersection of East Main Street and 21st Street is one such notable exception, with a
concentration of hotels, restaurants, shopping and fast food franchises in a commercial
cluster. This area could be used as a model for other locations in Lewiston as there are
multiple businesses co-located on one large parcel with shared driveways and parking.
The East Main Street corridor, is bounded by East Main to the south, the railroad rightof-way and Clearwater Avenue to the north, 22nd Street to the west and the intersection of
Lapwai Road and East Main Street to the east.When this area was originally designated
as commercial and industrial land uses in the comprehensive plan, it was intended to
provide land for businesses serving Potlatch Corp. and other industrial uses. It is now,
however, a confusing jumble of commercial, industrial and residential uses intermingled.
The land ownership pattern and street layout is not appropriate for development of any
large-scale industrial or commercial operation, nor is the area any longer attractive for
residential use. The reconstruction of East Main Street, with new underground utilities
and street alignment may make this area more attractive for redevelopment in the near
future if sufficient land can be assembled for appropriate uses. (Ordinance 4287, August
27, 2001)
16th Avenue east of 21st Street to 23rd Street is a commercial street of a different nature
than 21st Street. This segment of 16th Avenue consists primarily of auto-related goods and
services; government and semi-public uses are located along 16th Avenue east of 24th
Street. A substantial grandfathered junkyard is located in the 2400 block of 16th Avenue,
representing a significant blight in this area and a potential resource for future
redevelopment to more appropriate uses.
c.

Industrial Land Use

There are a number of industrial land uses in this neighborhood located in the north and
northeast areas. Offices and freight yard of the Camas Prairie RailNet are located on Mill
Road, Precision Machine on East Main Street, Coca Cola Bottling Works and numerous
warehouses and shops are also located on East Main Street. Potlatch Corp. is immediately
adjacent to the east of the City limits (see Neighborhood 8-B). As noted, the ownership
pattern and street layout is not conducive to large-scale industrial operation in much of
this neighborhood.
d.

Public Land Use

The City of Lewiston owns Sunset Park, the Police Training Center, two water reservoir
sites, the Water Transmission Shop and numerous pump sites.
The Nez Perce County garage is located on East Main Street and Lapwai Road.
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The Idaho National Guard is located on 16th Avenue near 29th Street.
The Independent School District No. 1 owns a sizable tract of land east of 29th Street
which is currently undeveloped. There are no public schools in this neighborhood.
e.

Vacant Lands

There remain substantial tracts of vacant land in this neighborhood. Following are
descriptions of the larger tracts of land:
Land east of 29th Street and north of 18th Avenue to Gun Club Road is generally rolling
terrain cut by deep drainages. There are no platted streets in this area nor are utilities
provided. Because of the nature of the terrain, this land would be best suited for
residential development.
South of 18th Avenue is land owned by the heirs of Joseph McCann. After rising fairly
steeply from 18th Avenue, the land becomes relatively flat and could be developed with
reasonable ease. The transportation plan shows an extension of 16th Avenue traversing
this land; Nez Perce Drive is under phased construction with this goal in mind.
A large ten acre parcel is located at 8th Avenue and 29th Street and is used at times for
grazing. It is partially bisected by a drainage and has primary access from the south, west
and east; access from East Main Street would be quite difficult.
A large tract of mostly vacant land lies on the east side of 21st Street in the 1500 block
and represents a valuable asset for redevelopment into commercial uses.
In the vicinity of 28th Street and East Main Street, many lots have been cleared of
structures, making this land reasonably ready for redevelopment.
Other vacant land in this neighborhood consists of smaller residential lots suitable for
infill development.
f.

Landforms

From flat land along East Main Street, this neighborhood is situated on a slope rising to
the south, broken in places by minor drainages tending toward Lindsay Creek. These
drainageways become more extreme and pronounced in character east of 29th Street thus
limiting development potential.
Lindsay Creek is a designated flood plain, the only one within the corporate limits of the
City. For more information, consult the flood insurance rate maps (FIRM) maintained by
the Community Development Department. Development within the flood plain is covered
by a floodplain development ordinance contained within city code.
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Transportation

Within the neighborhood, 21st Street is a minor arterial as is East Main Street, Mill Road,
Lapwai Road and 16th Avenue. 29th Street is a collector; all other streets are classified as
local streets.
East Main Street is a through and local truck route as is Lindsay Creek Road.
Mill Road, 16th Avenue and 21st Street are local truck routes.
Camas Prairie RailNet serves the area with rail.
East Main Street and 16th Avenue are proposed bicycle routes.
h.

Desired Futures of Neighborhood Number 3 – East Lewiston

1.

16th Avenue and 24th Street Redevelopment Area – This area, now a
grandfathered junk yard, has significant development potential if cleared.

2.

a.

Consider vacating 24th Street and 15th Avenue, now undeveloped, and
combining this parcel with that undeveloped parcel to the west.

b.

Commercial development may occur along the southern end along 16th
Avenue, residential along the north with these two uses separated by a
new “finger” of Sunset Park extending between them.

c.

Install curb, gutter and sidewalk as part of the redevelopment of this
parcel. It should be installed the full length of 16th Avenue from 21st Street
to 29th Street.

Within Neighborhood Three lie significant areas for residential development or
redevelopment and are described below:
a.

24th Street and Cassell Avenue Redevelopment Area – This area provides
an opportunity for infill housing near employment, shopping and schools.
Infrastructure in this area should be upgraded and curb, gutter and
sidewalks installed.

b.

8th Avenue and 29th Street Development Area – This large rectangular
parcel, bisected by a small drainageway, has never been developed. It
presents an opportunity to provide housing, including single family, multifamily or a manufactured home park, near the City’s major employer and
near shopping and an elementary school. It should be developed using a
Planned Unit Development to provide a variety of housing types. As it is
significantly higher than East Main Street, it is not desirable for
commercial uses.
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c.

3.

5.

The East Main Street corridor from 22nd Street to the western side of 24th
Street has failed to transition from single family dwellings to commercial
or industrial uses. Both 22nd Street and 23rd Street are narrow dead-end
streets, eliminating circulation and posing nearly insurmountable
transportation problems for commercial development. Lots along the three
streets are too small to be attractive to commercial development.
Infrastructure in the area is inadequate for manufacturing purposes
without substantial upgrades. 22nd Street, 23rd Street and a portion of 24th
Street should be designated as a higher density residential neighborhood
to allow it to transition into residential uses more compatible with a
commercial and industrial corridor.(Ordinance 4287, August 27, 2001)

In general, this neighborhood presents opportunity for infill residential
development west of 29th Street.
a.

4.

06/17/16

Infill housing should be constructed at a density similar to that of the
surrounding development;

In general, infrastructure in East Lewiston must be upgraded to encourage its
proper development, whether for residential, commercial or industrial uses. In
particular, the following issues have been identified:
a.

Site access must be improved in many areas with streets improved to
current city standards.

b.

Area drainage throughout the area must be upgraded with curb, gutter
and sidewalk installed and surface or underground stormwater collection
systems installed. This will make the area more attractive to reinvestment
and thus utilize the underdeveloped land in this neighborhood.

c.

Seek funding for infrastructure system improvements from grants tied to
economic development or abatement of blighting influences, tax increment
financing and local improvement districts.

In general, property located east of 29th Street is to be used for lower density
residential housing, unless an alternative plan is proposed through the use of a
Planned Unit Development.
a.

East of 29th Street presents an opportunity for residential development in a
pattern and at a density consistent with that of the abutting neighborhood.
Because of the terrain east of 29th Street, provisions for utility services
may be a concern although sewer service can be provided by way of the
Lindsay Creek Interceptor. Care must be taken in site design to maintain
the significant drainageways and draws east of 29th Street.

b.

Independent School District No. 1 owns a significant parcel of land east of
29th Street. This parcel represents a development potential to the District
for future growth of the system or as a financial asset in the future.
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21st Street East Side Development – Commercial development will continue as
the predominant land use on 21st Street for the foreseeable future. Yet there is no
need to continue to promote the strip commercial pattern prevalent on this
corridor. As opportunity arises, action must be taken to intensify the commercial
activity while at the same time revising the nature of this development into one
that utilizes the land more effectively and reduces traffic congestion on 21st Street:
a.

15th Avenue and 21st Street Redevelopment Area – This is a prime location
for redevelopment along 21st Street with almost a full block only partially
developed. This parcel should be redeveloped using modern development
standards which will place the structure(s) along the street right of way
with parking developed along the side or to the rear. This area should not
be developed into a typical “strip” commercial development so prevalent
along 21st Street but developed into a cluster commercial area that could
be used as a model for further redevelopment of underutilized property on
21st Street. Site design for this parcel must include protection of the
drainageway along the east side and for any residential uses nearby.

b.

From 12th Avenue south to 15th Avenue, the commercial area should
extend eastward approximately two blocks, with higher density residential
uses permitted along 23rd Street to provide a buffer to low density
residential uses. At 16th Avenue, the commercial area deepens
significantly to provide a large expanse of commercial area for future
larger scale development.

c.

Develop and implement zoning standards that will lead to the desired
future. At a minimum, the standards should include the following:
- “build-to” lines which mandate the structure be built to a line
rather than setback line;
- maximum parking allowed rather than minimum parking
requirements, and requiring parking be placed in side or rear of
the property;
- required installation of sidewalk and planting strips along 21st
Street and side streets;
- minimum lot sizes of an extent to promote large scale
development of the parcel;
- access control onto 21st Street to reduce the number of curb cuts
allowed within each block to promote shared driveways and
parking;
- controls on signage to require ground mounted monument signs
rather than pole signs;
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- control on lighting to require pedestrian scaled lighting within
parking lots;
- landscaping requirements both within the parking lot and along
all public rights of way..
7.

Wherever possible, the large drainage ravines should be protected from
development through the use of Transfer of Development Rights (TDR’s), cluster
zoning and other tools.

i.

Land Use Plan Map

The land use plan map is a graphic depiction of the desired land use future for this
neighborhood and is intended to be a guide for land use changes over the next twenty
years. It is to be used in conjunction with the desired futures described in this
neighborhood plan.
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Residential Density and Location Criteria – Neighborhood Number -

The Lewiston 2020 Land Use Plan Map depicts areas of housing at a variety of densities.
The allowable density for these land use categories shall not exceed the following unless
higher densities are approved as part of a planned unit development (PUD):
RESIDENTIAL LAND
USE

DENSITY (Units per
acre)

OPTIMUM ADJACENT
LAND USE

OPTIMUM
TRANSPORTATION
SYSTEM

Rural

1 (Used only where
public sewer is not
available)

Not Permitted in this
neighborhood

N/A

Suburban

5 or fewer (Used only
where animal rights are
allowed)

Not Permitted in this
neighborhood

N/A

Low Density

5 to 8

Other residential, subneighborhood
commercial, open space

Local Street, collector
street, walkway, bike
path

Medium Density

8 to 17

Other residential uses,
open space, local
commercial, community
commercial

Local street (minimum
right of way width 50
feet), collector street,
minor arterial, walkway,
bike path

Higher Density

18 or more

Other residential uses,
open space, business
and employment
centers, major shopping
destinations

Collector streets, minor
arterials, major arterials,
walkways, bike paths

k.

Commercial Land Use Location Criteria:

Commercial Land
Use

Optimum
Transportation
System

Optimum Adjacent
Land Use

Design Location
Criteria

Zoning

Regional

Major or Minor
Arterial

High Density Multifamily Housing,
Related regional
commercial uses

Regional cluster or
a cluster integrated
in a regional center

Planned Unit
Development
(PUD)

Community

Minor Arterials,
Collector Streets

Medium or high
density multi-family
housing

Regional center or
commercial cluster

Commercial zone
or PUD

Neighborhood

Minor Arterial,
Collector Streets,
Walkways, Bike
Paths

Neighborhood
scale uses

Neighborhood
Center as shown
on Plan

PUD
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Sub-neighborhood

Minor Arterial,
Collector Streets,
Walkways, Bike
Paths

Residential, office
or industrial
complexes

m.

Industrial Land Use Location Criteria:

n.

Future Annexations

06/17/16

Within neighborhood as shown on
Plan

PUD

Parcel Number (Refer to
Land Use Plan Map)

Location Description

Projected Use

Estimated Time Frame
for Annexation

3-1

Potlatch Mill Site

Industrial

More than 15 years

3-2

Gun Club Road ROW

Right of way

Less than 5 years

3-3

Gun Club Road and
Lapwai Road

Residential

Less than 5 years

3-4

East Main at City Limits

Industrial

5 to 10 years
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Neighborhood Number Four – Country Club
This neighborhood is bounded by the Snake River on the west, Bryden Canyon Road on
the north and east, and the City limits on the south. Except for the Valley Vista Planned
Unit Development, the neighborhood lies immediately west of the Lewiston Nez Perce
County Regional Airport, but is at a substantially lower elevation.

Figure 1: Map of Neighborhood No. 4 Country Club

a.

Residential Land Use

Of the 524 residential units in the neighborhood in 1990, 91.8 percent were owner
occupied, 8.2% were renter occupied. The population of this neighborhood in 1990 was
1,447, up significantly from 684 in 1980, reflecting the substantial amount of new
construction that had taken place here.
Single family residential, both detached and a modest number of attached units, are the
predominant residential land use in this neighborhood. All are site built homes; there are
no manufactured homes in the neighborhood.
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Figure 2: Aerial View of North Section of Country Club Neighborhood

b.

Commercial Land Use

There are few commercial uses contained within this neighborhood and include the
Lewiston Golf and Country Club, KOZE radio station and the Elk’s Club. The original
development agreement for the Valley Vista Planned Unit Development included a
commercial area but no development has taken place. It appears the site designated for
commercial uses has been taken over by the Bryden Canyon Road right of way. The
Sunset Palisades Planned Unit Development shows a commercial pad at the intersection
of Snake River Avenue and Duthie Boulevard; this pad has not been developed. There
are minor home occupations located throughout the area.
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Figure 3: Aerial View over Golf Course, Hells Gate State Park and Gravel Operation

c.

Industrial Land Use

There are no industrial land uses contained within this neighborhood. Atlas Sand and
Gravel operates a large open pit adjacent to and southwest of this neighborhood in the
Area of City Impact (Neighborhood 8-C).
d.

Public Land Use

Public land use consists of the Lewiston Levee system along the bank of the Snake River.
There are no public schools within the area and one private school. Negotiations are
underway for the purchase of a site for a new park; there are no other public parks in this
neighborhood.
e.

Vacant Lands

The vacant land within this neighborhood consists of undevelopable steep hillsides or
land contained within previously approved Planned Unit Developments. One substantial
parcel was developed in coordination with the construction of Bryden Canyon Road but
no use has been determined for it; this land is available for development.
f.

Landforms

This neighborhood is situated on a sloping bench high above the Snake River, bounded
on the east, south and west by cliff sides. There are no large areas of flat land; the area is
well suited for a residential development designed to take advantage of the views and
terrain. There are no floodways or floodplains of the Snake River in this neighborhood, as
a result of the Levee system.
g.

Transportation

Snake River Avenue is classified as a minor arterial; Country Club Drive and Duthie
Boulevard are classified as collectors. All other streets are designated as local. Access to
the Country Club area is limited to two streets – Country Club Drive and Duthie
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Boulevard. Access to the Valley Vista area is limited to a single street, Valley Vista
Boulevard at the Bryden Canyon Road overpass.
There are no permanent truck routes in this neighborhood; a portion of Country Club
Drive has been designated a temporary truck route to facilitate transport of rock and
gravel products during the Elks slide.
The Lewiston Levee Greenbelt and Duthie Boulevard are designated bike paths.
h.

Desired Futures of Neighborhood Number Four – Country Club

1.

Much of the undeveloped land within this neighborhood is included within a
planned unit development which specifies the nature of the activity that may take
place therein. The proposed developments are consistent with the nature of the
housing already built. Any additional development in this neighborhood should be
accomplished using planned unit developments.

2.

A third access road into the neighborhood must be developed, connecting the
Country Club neighborhood with Bryden Canyon Road and the rest of the city to
the east. Construction of this route would also provide a second access to the
Valley Vista area now served by a single street.

3.

4.

a.

This new street should be developed as a limited access boulevard, with
landscaped median and street trees as well as a bike and pedestrian path.
This connector would help reduce travel time for emergency vehicles and
residents alike and has the potential of reducing traffic Snake River
Avenue as well.

b.

Access to this new street should only be allowed at street intersections
with no access to individual lots permitted.

Prior to additional development on hillsides throughout this neighborhood,
property owners or developers should undertake soils to determine their potential
for slippage.
a.

Areas identified as prone to slippage should be included within the City’s
Geographic Information System mapping.

b.

Development standards specific to hillside areas must be developed and
implemented to reduce the likelihood of loss due to earth movement.

Development of local commercial services is desirable at the intersection of
Snake River Avenue and Duthie Boulevard, as included within the Sunset
Palisades Planned Unit Development. It would provide for local needs of the
residents and visitors to Hells Gate State Park. Limitations on use and design
review are elements that must be included in the development of this parcel.
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5.

Public parks and open space are limited in this neighborhood. The following
actions are recommended:
a. The Parks and Open Space Master Plan calls for the acquisition of a five acre
park in the center of this neighborhood, currently not served by a public park.
Neighborhood residents are pursuing acquisition of this park site.
b. The Plan shows a future linkage between the Country Club portion of this
neighborhood and the Bryden Canyon Golf Course by way of a ravine. This
natural linkage should be explored more fully.
c. An additional area for park or open space has been identified adjacent to the
southern end of the Lewiston Golf and Country Club.

6.

The Palisades Bluff provides a dramatic setting in this neighborhood and it forms
the eastern boundary of the Country Club area. This bluff should be carefully
preserved for its scenic values and for undeveloped open space.

7.

Ravines and drainageways in this neighborhood must be protected through
acquisition, transfer of development rights or cluster zoning.

i.

Land Use Plan Map

The land use plan map is a graphic depiction of the desired land use future for this
neighborhood and is intended to be a guide for land use changes over the next twenty
years. It is to be used in conjunction with the desired futures described in this
neighborhood plan.
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Residential Density and Location Criteria – Neighborhood Number -

The Lewiston 2020 Land Use Plan Map depicts areas of housing at a variety of densities.
The allowable density for these land use categories shall not exceed the following unless
higher densities are approved as part of a planned unit development (PUD):
RESIDENTIAL LAND

DENSITY (Units per

OPTIMUM ADJACENT
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OPTIMUM
TRANSPORTATION

USE

acre)

LAND USE

SYSTEM

Rural

1 (Used only where
public sewer is not
available)

Agricultural, suburban
residential

Local Street, collector
street, walkway, bike
path

Suburban

5 or fewer (Used only
where animal rights are
allowed)

Agricultural, rural, low
density housing

Local Street, collector
street, walkway, bike
path

Low Density

5 to 8

Other residential, subneighborhood
commercial, open space

Local Street, collector
street, walkway, bike
path

Medium Density

8 to 17

Other residential uses,
open space, local
commercial, community
commercial

Local street (minimum
right of way width 50
feet), collector street,
minor arterial, walkway,
bike path

Higher Density

18 or more

Other residential uses,
open space, business
and employment
centers, major shopping
destinations

Collector streets, minor
arterials, major arterials,
walkways, bike paths

Planned Unit Developments are intended to provide a means to propose alternative forms
of housing styles and densities when a project is designed as a consistent whole. The City
may consider alternative densities within this neighborhood when included in a PUD.
k.

Commercial Land Use Location Criteria

Commercial land uses within this neighborhood have been included in Planned Unit
Developments. The land use plan map shows no additional commercial development in
this neighborhood; future commercial development, if desired, must be included as an
element of a Planned Unit Development.
Commercial
Use

Optimum
Transportation
System

Optimum Adjacent
Land Use

Design & Location
Criteria

Zoning

Regional

N/A

N/A

Not permitted in
this neighborhood

N/A

Community

N/A

N/A

Not permitted in
this neighborhood

N/A

Neighborhood

Arterial, Collector,
Walkway Bike Path

PUD

Sub-neighborhood

Arterial, Collector,
Walkway Bike Path

PUD

l.

Land

Industrial Land Use Location Criteria
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There are no industrial uses within this neighborhood nor are they desirable for future
development.
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Neighborhood Number Five – West Orchards
This neighborhood extends from the Bryden Canyon Golf Course eastward to 10th Street
and from 25th Avenue and the north line of the Village Green PUD south to the City
limits.

Figure 1: Map of Neighborhood Five - West Orchards

a.

Residential Land Use

Of the 3,486 residential units in the neighborhood in 1990, 63.2 percent were owner
occupied and 36.8% were rentals. The population of this neighborhood in 1990 was
7,672.
Intermixed with the residential units in this neighborhood are residual animal rights, a
legacy from the early days of the Orchards.
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Figure 2: Aerial View of Western Portion of Neighborhood 5

Within this neighborhood, every housing type found in the City of Lewiston is located,
from older manufactured home parks to newer high end homes, new and older multifamily projects, senior housing developments of various types and both site built and
manufactured single family homes. This neighborhood is the most densely developed in
the Orchards and generally meets or exceeds four units per acre.
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Figure 3: Aerial View of Eastern Portion of Neighborhood 5

b.

Commercial Land Use

There are major commercial uses located within this neighborhood, most notable are Wal
Mart store and the ShopKo shopping center, both significant regional magnets. The area
at the southeast corner of Thain and Stewart Avenue is developing into a small shopping
center to meet many of the needs of Orchards residents. Other “big box” retailers are
locating on property accessing Thain Grade at signalized intersections. Other businesses
on Thain Road tend to be those that serve the day to day needs of local residents.
Outside of the Thain Road corridor, commercial development is located on Bryden
Avenue at and near the South Gate Plaza Shopping Center, now an employment center
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with Regence Blue Shield as the major tenant, and small centers at 5th Street and Preston
Avenue. There are also a number of home occupations in the area.

Figure 4: Aerial View of Commercial Development on Thain Grade

c.

Industrial Land Use

Light industrial uses are located within the South Port Industrial Park on South Port
Drive.
d.

Public Land Use

Public ownership of land is significant within this neighborhood. The Lewiston Nez
Perce County Regional Airport, with 840 acres of land, is the largest single ownership in
this neighborhood. The airport includes a number of related commercial uses operated on
a lease basis. Hathaway Field and Airport Park are also located on Airport property. The
Federal Aviation Administration (FAA) operates the control tower at the Airport.
The City of Lewiston owns a number of water storage tanks and pumping stations in this
neighborhood, as well as operates the solid waste transfer station on O’Connor Road. The
City operates the Bryden Canyon Golf Course on airport property.
The Lewiston Orchards Irrigation District (LOID) operates water system facilities in
this neighborhood.
The Lewiston Orchards Sewer District (LOSD) and the Central Orchards Sewer District
(COSD) both operate sewerage systems within this neighborhood.
Independent School District No. 1 owns property on which schools are located and
include McGee Elementary at 636 Warner Avenue and Centennial Elementary at 815
Burrell Avenue. The School District also owns Walker Field at the southwest corner of
4th Street and Preston Avenue.
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The State of Idaho owns approximately 30 acres for the construction of a regional
juvenile corrections facility.
e.

Vacant Lands

In general, vacant land in this neighborhood is awaiting development or redevelopment;
there is limited land used primarily for pasture except when the terrain limits other
development alternatives.
Other undeveloped land lies in the center of many of the large Orchards blocks. These
large undeveloped tracts are the result of the original settlement pattern in which the
edges of the original five acre lots were sold off first, retaining the larger interior areas
for pasture or orchards. As time has passed, the edges have, in many cases, been
developed to the point where access to these large interior parcels is unavailable or not
suitable for access to a large residential development. This undeveloped land is a resource
for future redevelopment of many areas.
f.

Landforms

This neighborhood is located at the west end of the Lewiston Orchards and is generally
flat, with a significant terrain break at its westernmost edge. It is situated approximately
700 feet above the river at an elevation of 1400 feet above sea level. To the north, the
land drops off toward the river, to the south the terrain drops off to meet Tammany
Creek. A significant ravine trending north lies along the right of way of Nez Perce Grade.
Wetlands and drainageways are located south of Grelle Avenue and west of 10th Street.
There are no floodways or floodplains within this neighborhood.
g.

Transportation

The Lewiston Nez Perce County Regional Airport is located in this neighborhood, and
provides commercial air service to a number of cities in the northwest. The airport also
provides general aviation service, air cargo and related businesses. Development around
the airport is governed by a separate Airport Master Plan and the regulations of the
Federal Aviation Administration. FedEx operates a regional distribution center from the
Airport.
Bryden Canyon Road, Bryden Avenue, 5th Street north of Bryden Avenue and Thain
Road are all classified as minor arterial streets. Nez Perce Grade, Preston Avenue,
Stewart Avenue between 4th and 5th Streets, Vineyard Avenue, Burrell Avenue and 7th
Street south of Burrell Avenue are classed as collector streets. All other streets are
classed as local.
Bryden Canyon Road, Bryden Avenue, Thain Road, 5th Street north of Bryden Avenue
are local truck routes. There are no through truck routes in this neighborhood.
Burrell Avenue and 6th Street are proposed bicycle routes. A bicycle path is included on
Bryden Canyon Road.
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h.

Desired Futures of Neighborhood Five – West Orchards

1.

West of 4th Street – North of Bryden Canyon Road Development Area – This is a
large, generally undeveloped area with high end homes on the north side, single
family homes on the east, a nursing home and medical complex on the southeast
corner and Bryden Canyon Road and the Nez Perce County Regional Airport.
School District No. 1 owns a large parcel on the east side known as Walker Field,
which is used for youth soccer games and family recreation and walking.
(Ordinance 4360, September 27, 2004)
a.

This property should be developed using a Planned Unit Development to
maximize its potential.

b.

Uses in this Planned Unit Development could include a professional office
park and residential development..

c.

The Planned Unit Development would identify specific uses and densities
allowed on the property and could allow the land to be more effectively
used than would standard zoning.

d.

Buffering, design control and control of signage and lighting would be
required under a Planned Unit Development.

2.

Commercial development along Bryden Avenue – This area has high potential for
commercial development for commercial development as it is easily accessible
from both Lewiston and Clarkston following the completion of Bryden Canyon
Road. It could easily be developed into a strip commercial strip if strong land use
controls are not implemented. Land use requirements, guidelines, and standards
for commercial and residential development within the area are included in
Chapter 12, “Special Areas”.

3.

Multi-family housing and commercial design standards should be provided to
buffer new commercial activity and existing residential areas in conformance with
the location standards included in this neighborhood plan.

4.

Larger interior parcels of land should be identified for future infill residential
development in a density consistent with that of surrounding homes.
a. Modifications must be made in the City’s development standards to allow
public streets narrower than normal to be built to serve such interior lands./
b. Where existing streets are constructed to the edge of these interior parcels,
provisions must be made in the platting and development of these interior
parcels to allow the extension of existing streets. When additional streets are
determined to be necessary to allow the full development potential of the land,
they will be provided by the land developer.
c. The City should undertake preliminary conceptual design of key parcels as a
guide to future development.
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d. Lot width, depth standards, lot size, and required yard dimensions contained
in the zoning ordinance must be evaluated for their effect on the development
pattern of these interior lots and amended if found to promote inefficient land
use.
5.

Amend the zoning ordinance to remove animal rights as a conditional use within
this neighborhood to reflect the changes to a fully residential use. Ensure,
however, there are locations in the city for animals to remain.

6.

In general, streets and drainage systems in this neighborhood do not meet current
standards for local or collector streets.

7.

8.

a.

Site access must be improved with streets upgraded to current city
standards, appropriate to the classification of the street.

b.

Area drainage throughout the area must be upgraded with curb, gutter
and sidewalk installed and surface or underground stormwater collection
systems installed.

c.

Curb, gutter and sidewalk must be provided at and approaching schools
and parks to provide safe places for children and parents to walk. Curb,
gutter and sidewalk must also be provided along all streets with a
classification of collector or arterial.

The Village Green Planned Unit Development is centrally located in the
community and provides an opportunity for the construction of a quality business
and technology park situated to take full advantage of the dramatic views of the
city and river.
a.

Amend the planned unit development agreement to allow the construction
of a business and technology park within and near Village Green.

b.

Implement design standards to protect the residential uses currently in the
development and to protect the investment of the tenants of the new park.

c.

Limit uses in this park to business offices and non-polluting technology
related businesses.

Areas around current and proposed parks show the greatest potential for higher
quality development or redevelopment. People value them as an amenity and are
generally willing to invest more in a home to be near a high quality park. The City
and its residents must ensure that development around and leading to our parks is
of a high quality to reflect our community’s pride in them. Sites shown on the
Parks and Open Space Master Plan should be acquired or otherwise secured to
ensure their future use as a park for the benefit of the neighborhood and
community as a whole. Individual property owners should be encouraged to
donate these community amenities in memory of family members, significant
community events or other meaningful times and people.
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a.

The Parks and Open Space Master Plan identifies four parcels within this
neighborhood for potential acquisition and development as park land.
Working cooperatively with the property owner, the City should seek to
acquire these lands for future park use.

b.

The Parks and Open Space Master Plan has identified the potential of a
sub-community park to be provided in the Tammany Creek Headwaters
area near 10th and Ripon Avenue. This area should be acquired or secured
for future park development.

c.

A green belt linkage between the Village Green PUD and Sunset Park
should be pursued. This can help provide essential pedestrian and bicycle
access between neighborhoods and help reduce the need for vehicular
traffic in the area.

The intersection centering on Thain Grade and Nez Perce Drive has significant
potential as a major commercial node in the City. It is located very near the
population center of Lewiston. It must be developed in a coherent pattern,
eliminating the strip commercial development so prevalent on 21st Street.
a.

Remaining vacant land in this node must be developed in a “town center”
design to include a variety of commercial, office, destination
entertainment and high density residential uses as well as tourist oriented
uses such as a hotel, all designed and oriented to take advantage of the
centralized location and view potential.

b.

Development in this node must include design standards and review for
conformance to ensure development that does occur is in conformance
with the guidelines of this plan.

Land Use Plan Map

The land use plan map is a graphic representation of the desired land use future for this
neighborhood and is intended to be a guide for land use changes over the next twenty
years. It is to be used in conjunction with the desired futures described in this
neighborhood plan.
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Residential Density and Location Criteria – Neighborhood Number -

The Lewiston 2020 Land Use Plan Map depicts areas of housing at a variety of densities.
The allowable density for these land use categories shall not exceed the following unless
higher densities are approved as part of a planned unit development (PUD):
RESIDENTIAL LAND

DENSITY (Units per

OPTIMUM ADJACENT
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OPTIMUM
TRANSPORTATION
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USE

acre)

LAND USE

SYSTEM

Rural

1 (Used only where
public sewer is not
available)

Agricultural, suburban
residential

Local Street, collector
street, walkway, bike
path

Suburban

5 or fewer (Used only
where animal rights are
allowed)

Agricultural, rural, low
density housing

Local Street, collector
street, walkway, bike
path

Low Density

5 to 8

Other residential, subneighborhood
commercial, open space

Local Street, collector
street, walkway, bike
path

Medium Density

8 to 17

Other residential uses,
open space, local
commercial, community
commercial

Local street (minimum
right of way width 50
feet), collector street,
minor arterial, walkway,
bike path

Higher Density

18 or more

Other residential uses,
open space, business
and employment
centers, major shopping
destinations

Collector streets, minor
arterials, major arterials,
walkways, bike paths

k.

Commercial Land Use Location Criteria

Commercial Land
Use

Optimum
Transportation
System

Optimum Adjacent
Land Use

Design Location
Criteria

Zoning

Regional

Major or Minor
Arterial

High Density Multifamily Housing,
Related regional
commercial uses

Regional cluster or
a cluster integrated
in a regional center

Planned Unit
Development
(PUD)

Community

Minor Arterials,
Collector Streets

Medium or high
density multi-family
housing

Regional center or
commercial cluster

Commercial zone
or PUD

Neighborhood

Minor Arterial,
Collector Streets,
Walkways, Bike
Paths

Neighborhood
scale uses

Neighborhood
Center as shown
on Plan

PUD

Sub-neighborhood

Minor Arterial,
Collector Streets,
Walkways, Bike
Paths

Residential, office
or industrial
complexes

Within neighborhood as shown on
Plan

PUD

l.

Industrial Land Use Location Criteria
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Light industrial uses may be allowed at the Nez Perce County Regional Airport when in
conformance with the airport master plan and the South Port Industrial Park. No other
industrial uses are allowed in this neighborhood.
m.

Future Annexation

Parcel Number (Refer to
Land Use Plan Map)

Location Description

Projected Use

Estimated Time Frame
for Annexation

5-1

Blount Southport Plant

Industrial and open
space

5 to 10 years
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Neighborhood Number Six – Central Orchards
This neighborhood, extending from 10th Street eastward to 16th Street and from Park
Avenue and Warner Avenue south to Richardson Avenue.

Figure 1: Map of Neighborhood Six - Central Orchards

a.

Residential Land Use

Of the 2,192 residential units in the neighborhood in 1990, 68.7% are owner occupied
and 31.3% are renter occupied. The population of this neighborhood in 1990 was 5,437.
This neighborhood contains a variety of housing types including single family and multifamily developments, manufactured home parks and subdivisions, and site built and
manufactured homes. There remain pockets of larger lots which retain animal rights, a
legacy from pre-annexation days.
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Figure 2: Aerial View of Northern Section of Neighborhood 6

The average density of the developed area is 4.5 units per acre although some multifamily projects will be developed at a much higher density up to approximately 17 units
per acre. Manufactured home parks may be developed at a density of 15 units per acre.
The 1991 comprehensive plan map and current zone indicated higher density
development located to the rear of the commercial development on Thain Road, generally
north of Cedar Avenue.
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Figure 3: Aerial View of Southern Portion of Neighborhood 6

b.

Commercial Land Use

Thain Road bisects this neighborhood on a diagonal and is a major strip commercial
street in Lewiston; with some notable exceptions, the commercial operations tend to be
those that serve many of the day to day needs of local residents. The exceptions are auto
dealers and lumber yards which tend to have a regional clientele. Bryden Avenue from
10th Street to Thain Road is another commercial street. Outside of these two areas, there
is limited commercial development except for home occupations or grandfathered
commercial uses.
c.

Industrial Land Use

There are no industrial land uses within this neighborhood. Western Forest Systems at
15th And Ripon Avenue is a large greenhouse operation providing tree stock to regional
forest operators.
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d.

Public Land Use

The City of Lewiston owns twenty acres of undeveloped land in the 1300 block of
Warner Avenue, intended for recreational use. The City also the City Service Center in
the 1200 block of Warner Avenue, the Tsceminum Branch of the Library at Thain and
Airway, Orchards Pool in the 1300 block of Airway Avenue and Fire Station Number 2
in the 1500 block of Grelle Avenue.
Nez Perce County owns the County Fairgrounds in the 1300 block of Burrell Avenue on
land in excess of twenty acres.
The Lewiston Orchards Irrigation District (LOID) owns approximately fifteen acres at
Hereth Park located at 16th Street and Powers Avenue which is the location of their office
and one large reservoir; the Central Orchards Sewer District (COSD) central office is
also located in this Park.
The Independent School District No. 1 owns Orchards Elementary located at 3429 12th
Street, Sacajawea Junior High School at 3610 12th Street, and the Central Offices located
at 3317 12th Street. The School District also owns forty acres of land between Linden
Avenue and Airway Avenue in the 1300 block, intended as a site for a second high
school.
Other than Hereth Park and the Fairgrounds, there are no public parks in this
neighborhood.
e.

Vacant Lands

In general, vacant land in this neighborhood is awaiting development or redevelopment;
there is limited land used primarily for pasture except when the terrain limits other
development alternatives.
The single largest undeveloped parcel is a fifteen acre tract located at 14th Street and
Powers Avenue, the extreme south end of the Thain Road corridor and currently zoned
residential.
Other undeveloped land lies in the center of many of the large Orchards blocks. These
large undeveloped tracts are the result of the original settlement pattern in which the
edges of the original five acre lots were sold off first, retaining the larger interior areas
for pasture or orchards. As time has passed, the edges have, in many cases, been
developed to the point where access to these large interior parcels is unavailable or not
suitable for access to a large residential development. This undeveloped land is a resource
for future redevelopment of many areas.
f.

Landforms

Landforms are generally level and acceptable for urban development, with very limited
exceptions for drainageways. These areas are located south of Powers Avenue and east of
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10th Street, with additional minor drainages located across the southern boundary of the
City.
There are no floodways or floodplains within this neighborhood.
g.

Transportation

In this neighborhood, Ripon Avenue, Thain Road, Bryden Avenue and 10th Street are
shown as minor arterials. Warner Avenue, Burrell Avenue and Grelle Avenue are
classified as collector streets; all other streets are classified as local streets.
Thain Road, 10th Street north of the intersection with Warner Avenue and Bryden
Avenue west of Thain Road are local truck routes.
Warner Avenue is shown as a bicycle route.
h.

Desired Futures of Neighborhood Six – Central Orchards

1.

Infill development will continue as the predominant source of new housing
development within this neighborhood. There are some areas of potential
development remaining within this neighborhood, however. This development
should be of a density consistent with this Plan.
a.

Larger interior parcels of land should be identified for future infill
residential development in a density consistent with this Plan.

b.

Modifications must be made in the City’s development standards to allow
public streets narrower than normal to be built to serve such interior
parcels – when the public street will serve only a few lots and not intended
for extension into adjacent properties.

c.

Where existing streets have already been constructed to the edges of these
large interior parcels, provisions must be made in the platting and
development of the parcels to allow the extension of these existing streets.
When these additional streets are determined to be necessary to allow the
full development potential of the land, they will be provided by the land
developer.

d.

The City should undertake preliminary conceptual design of key parcels as
a guide to future development.

e.

Lot width and depth standards contained in the zoning ordinance must be
evaluated for their effect on the development pattern of these interior lots
an amended if found to promote inefficient land use.

f.

There exists a large development parcel, approaching fifteen acres,
centered on the 1200 block of Linden Avenue and stretching from Warner
to Bryden. This area should be developed as housing in a density
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consistent with other development in the area; both Linden Drive and 13th
Street must be constructed.
2.

Land south of Richardson Avenue is currently located in the area of city impact
(Neighborhood 8C). This area immediately adjacent to the City is ripe for
development and annexation. Development in these areas should commence at its
connection with the City and proceed southward to the breaks into Tammany
Creek Drainage as depicted on the proposed land use annexation map.

2.

Areas around current and proposed parks show the greatest potential for higher
quality development or redevelopment. People value them as an amenity and are
generally willing to invest more in a home to be near a high quality park. The City
and its residents must ensure that development around and leading to our parks is
of a high quality to reflect our community’s pride in them. Sites shown on the
Parks and Open Space Master Plan should be acquired or otherwise secured to
ensure their future use as a park for the benefit of the neighborhood and
community as a whole. Individual property owners should be encouraged to
donate these community amenities in memory of family members, significant
community events or other meaningful times and people.
a.

The City and the School District should work to promote the school/park
concept to maximize the public investment in these expensive public
spaces. Coordination between the school district and the city should take
place on the hours of use of any joint facilities.

3.

The use of Transfer of Development Rights (TDR’s) should be investigated as a
tool to preserve desired open space in this neighborhood, including such features
as drainageways, ravines, hillsides and views. This tool allows the property owner
to retain value from the land while at the same time preserving its essential
features for the community.

4.

In general, streets and drainage systems in this neighborhood do not meet current
standards for local, collector or arterial streets.
a.

Site access must be improved with streets upgraded to current city
standards, appropriate to the classification of the street;

b.

Area drainage throughout the area must be upgraded consistent with the
Stormwater Management Master Plan with curb, gutter and sidewalk
installed and surface or underground stormwater collection systems
installed as appropriate;

c.

Curb, gutter and sidewalk must be provided at and approaching schools
and parks to provide safe places children and parents to walk. Curb,
gutter and sidewalk must also be provided along all streets with a
classification of collector or arterial.
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7.

8.

Community Gateway Area at 14th Street and Powers Avenue - This fifteen acre
tract fronts 14th Avenue and presents an opportunity to create a southern gateway
into the commercial area of the city. Residential uses along 14th Street are not
desirable.
a.

Future development should be accomplished by use of a planned unit
development which will allow mixed use of the property, preserving the
commercial value of the eastern portion of the property while respecting
the residential neighbors surrounding the western area.

b.

Access to the commercial area must be limited to a few select driveways
and developed in a cluster commercial format.

c.

Signage must be carefully controlled to eliminate distraction to the driver
and the residential areas as well as to present a gateway effect to the entry
to the commercial area.

d.

Landscaping of this commercial area is crucial, with interior landscaping
and street trees important components of any proposed project.

e.

The remaining land has potential use as higher density residential if
designed in a manner to respect the surrounding land uses and
understanding the limitations of the surrounding street systems. The
remaining land also has value as a small neighborhood park.

f.

Commercial development shall not expand eastward or southward from
the intersection of 14th Street and Ripon Avenue. The intent of this gateway
commercial area is to provide a significant entry to the commercial areas
of the city and be a buffer between the residential uses and commercial
uses.

On Thain Road between Warner Avenue and Grelle Avenue there are significant
numbers of development parcels in proximity to Thain Road. However, there are
also a number of significant issues related to development of these parcels. Many
of them are located on the intersections of substandard streets (i.e. twenty foot
street widths) which limits accessibility to the parcel. Furthermore, because of the
diagonal alignment of Thain Road, at least a portion of most parcels abut
residential uses, creating conflict between incompatible land uses. And the oddly
shaped lots create development difficulties for all but the most sophisticated of
developers.
a.

A Thain Road Corridor Development Plan must be completed to identify
the specific issues constraining appropriate development along this street,
while at the same time protecting the nearby residential uses. This plan
must also address the access issues along Thain Road, signage, drainage
and similar constraints.
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9.

Lands located near commercial zones and uses as well as those near school sites
can and should be rezoned to higher density residential uses consistent with the
location standards of this Plan. This will provide housing opportunities for starter
families to locate appropriately priced housing near schools and employment
opportunities, as well as provide housing for older residents who may not be able
to drive to shopping elsewhere in the city.

i..

Land Use Plan Map

The land use plan map is a graphic representation of the desired land use future for this
neighborhood and is intended to be used as a guide for land use changes over the next
twenty years. It is to be used in conjunction with the desired futures described in this
neighborhood plan.
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j.

Residential Density and Location Criteria – Neighborhood Number Six –
Central Orchards

The Lewiston 2020 Land Use Plan Map depicts areas of housing at a variety of densities.
The allowable density for these land use categories shall not exceed the following unless
higher densities are approved as part of a planned unit development (PUD):
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RESIDENTIAL LAND
USE

DENSITY (Units per
acre)

OPTIMUM ADJACENT
LAND USE

OPTIMUM
TRANSPORTATION
SYSTEM

Rural

1 (Used only where
public sewer is not
available)

Agricultural, suburban
residential

Local Street, collector
street, walkway, bike
path

Suburban

5 or fewer (Used only
where animal rights are
allowed)

Agricultural, rural, low
density housing

Local Street, collector
street, walkway, bike
path

Low Density

5 to 8

Other residential, subneighborhood
commercial, open space

Local Street, collector
street, walkway, bike
path

Medium Density

8 to 17

Other residential uses,
open space, local
commercial, community
commercial

Local street (minimum
right of way width 50
feet), collector street,
minor arterial, walkway,
bike path

Higher Density

18 or more

Other residential uses,
open space, business
and employment
centers, major shopping
destinations

Collector streets, minor
arterials, major arterials,
walkways, bike paths

k.

Commercial Land Use Location Criteria

Commercial Land
Use

Optimum
Transportation
System

Optimum Adjacent
Land Use

Design Location
Criteria

Zoning

Regional

Major or Minor
Arterial

High Density Multifamily Housing,
Related regional
commercial uses

Regional cluster or
a cluster integrated
in a regional center

Planned Unit
Development
(PUD)

Community

Minor Arterials,
Collector Streets

Medium or high
density multi-family
housing

Regional center or
commercial cluster

Commercial zone
or PUD

Neighborhood

Minor Arterial,
Collector Streets,
Walkways, Bike
Paths

Neighborhood
scale uses

Neighborhood
Center as shown
on Plan

PUD

Sub-neighborhood

Minor Arterial,
Collector Streets,
Walkways, Bike
Paths

Residential, office
or industrial
complexes

Within neighborhood as shown on
Plan

PUD

l.

Industrial Land Use Location Criteria

Industrial land uses are not permitted in this neighborhood.
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m.

Future Annexation

Parcel Number (Refer to
Land Use Plan Map)

Location Description

Projected Use

Estimated Time Frame
for Annexation

6-1

1000 Block Richardson

Low Density Residential

5 to 10 years

6-2

1200 Block Richardson

Low Density Residential

5 to 10 years

6-3

1400 Block Richardson

Low Density Residential

5 to 10 years

6-4

North of Warner and
th
East of 10 Street

Commercial, High
Density Residential, Low
Density Residential

5 to 10 years
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Neighborhood Number Seven – East Orchards
This neighborhood is bounded on the west by 16th Street and on the east, south and north
by the City limits.

Figure 1: Map of Neighborhood No. 7 - East Orchards

a.

Residential Land Use

Of the 1,149 residential units in this neighborhood in 1990, 83.8% are owner occupied
and 16.2% are renter occupied. The population of this neighborhood in 1990 was
3,350.Single family residential uses are dominant in this neighborhood and consist of
both site built homes and manufactured homes. Only following amendments to the
zoning ordinance in 1994 were duplex units allowed by right on larger lots.
The overall land use density is quite low, as there remain a number of agricultural uses
and larger lots for horses and other large animals. There is an average of two to three
units per acre across the neighborhood. There are several small and one large
manufactured home park in this neighborhood.
Portions of this neighborhood east of 20th Street may not be served by public sewer
system, relying on private septic systems instead. As a result, the minimum area required
to create a new lot is one acre, although previously created smaller lots are allowed to
remain.

Page 6.7-1

Figure 2: Aerial View of Northwest Area of Neighborhood 7

Neighborhood residents at community meetings have expressed a strong desire to
maintain the rural nature of their neighborhood, prohibiting high density residential uses
and continuing animal rights as a use permitted outright.
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Figure 3: Aerial View of Southern Portion of Neighborhood 7 Showing Location of Tammany Vista PUD

b.

Commercial Land Use

Commercial land uses in this neighborhood are limited to home occupations and
agricultural uses; there is no property within the neighborhood zoned commercial.
c.

Industrial Land Use

There are no industrial land uses within this neighborhood.
d.

Public Land Use

The Independent School District No. 1 owns Camelot Elementary within this
neighborhood. There are no other public schools.
Lewiston Orchards Irrigation District (LOID) owns pump stations in this neighborhood.
Central Orchards Sewer District (COSD) owns lift stations in this neighborhood.
There are no other government offices in this neighborhood.
There are no public parks in this neighborhood.
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e.

Vacant Lands

Vacant lands in this neighborhood consist of lands used for pasture, land otherwise
unsuitable for residential development and land awaiting development. Lands used for
pasture is considered as a form of land banking for future development.
The Orchards was originally platted in five acre lots. Over time, these lots began
developing along the street side, leaving the centers undeveloped for use as pasture or
gardens. This subdivision has continued but in many cases, the property on the interior of
the large parcels is now landlocked, thus providing a resource for future development
should access requirements be amended to allow full development.
Generally lying east of 16th Street and north of Burrell Avenue are a number of major
ravines and drainageways best suited to remain undeveloped or as links among public
open space as shown in the Parks and Open Space Master Plan. Another substantial
drainage pattern lies northeast of 21st Street and Grelle Avenue is an area which should
remain undeveloped.
Vacant land awaiting development is a major land use in this neighborhood. The
Tammany Vista Planned Unit Development located between 18th Street and 20th Street
and south of Birch is an approved 103 acre development with a twenty year projected
build out of a mix of housing types.
f.

Landforms

Except as noted above, the landforms are generally level and acceptable for urban
development. There are no floodways or floodplains within this neighborhood.
g.

Transportation

Ripon Avenue, Barr Street and Lindsay Creek Road north of Cedar Avenue are classified
as minor arterials. Grelle Avenue, 16th Street and 21st Street south of Cedar Avenue are
classified as collectors; all other streets are classified as local streets.
Ripon Avenue and Barr Street are local truck routes.
Warner Avenue is shown as a bicycle route.
h

Desired Futures of Neighborhood Number Seven – East Orchards

1.

The plan must consider commercial development for the twenty year planning
horizon and include selected commercial activity within this neighborhood.
a.

Provide locations for small-scale commercial uses at selected locations
within the neighborhood to reduce the need for driving and to promote
neighborhood identity.
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2.

b.

Lindsay Creek Road (21st Street) and Grelle, not to exceed one acre in
size, for a sub-neighborhood commercial pad with such uses as
convenience stores, small coin operated laundries and automatic teller
machines.

c.

Barr Road at Tammany Creek Road for a neighborhood center on a pad
not to exceed five acres in extent to provide a broader range of goods
targeted toward the daily needs of the residents of this neighborhood and
the Tammany Creek area (Neighborhood 8-C).

d.

This commercial activity must be developed in a manner harmonious with
the surrounding development and may be provided only as part of a larger
Planned Unit Development. Design review is mandatory to ensure
compatibility with surrounding uses.

e.

Signage must be limited to ground mounted monument signs.

f.

Any parking areas must landscaped and screened from view and other
buffering means appropriate to the site.

Public utilities are not present in all parts of this neighborhood. Code limitations
preclude significant development of lands not served.
a.

3.

The serving utilities should extend public utilities to the city limits to allow
proper development of the vacant lands remaining.

The City of Lewiston does not wish to promote sprawl and the community wishes
to best utilize scarce tax dollars wisely.
a.

Extensions of public utilities outside the corporate limits should be
discouraged until the utilities within the City are utilized at a rate in
excess of 75%.

b.

Utilities should be extended only to property abutting the city limits so it
may be annexed to the city. Leapfrog service is to be avoided.

4.

Residents of this neighborhood have strongly expressed a desire for the retention
of animal rights. Whenever possible, preservation of animal rights should be
retained especially along the extremities of the urban boundary. More intense
agricultural uses and active farming within the city limits should be phased out
over time to more urban uses.

5.

Higher density uses are not appropriate for this neighborhood for the most part
except when included within a planned unit development at which time their
impact and appropriateness can be evaluated in the context of the proposed
development.
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6.

Infill development will continue as the predominant source of new housing within
this neighborhood.
a.

In the area between 17th Street and 18th Street and from Grelle to Ripon,
there is approximately twenty five (25) acres of land either lightly
developed or undeveloped. Over time, this area should be redeveloped in
a pattern and density consistent with that of the surrounding area.

b.

Larger interior parcels of land should be identified for future infill
residential development in a density consistent with that of surrounding
homes.

c.

Modifications must be made in the City’s development standards to allow
public streets narrower than normal to be built to serve such interior
parcels – when the public street will serve only a few lots and not intended
for extension into adjacent properties.

d.

Where existing streets have already been constructed to the edges of large
interior parcels, provisions must be made in the platting and development
of the parcels to allow the extension of these existing streets. When these
additional streets are determined to be necessary to allow the full
development potential of the land, they will be provided by the land
developer.

e.

The City should undertake preliminary conceptual design of key parcels as
a guide to future development.

7.

Land south of Richardson Avenue is currently located in the Area of City Impact
(Neighborhood 8C). This area immediately adjacent to the City is ripe for
potential residential development and annexation to the City. Development in
these areas should commence at its connection with the City and proceed
southward to the breaks into Tammany Creek Drainage as depicted on the
proposed land use and annexation maps. Refer to annexation schedule in this
neighborhood plan.

8.

Areas around current and proposed parks show the greatest potential for higher
quality development or redevelopment. People value them as an amenity and are
generally willing to invest more in a home to be near a high quality park. The City
and its residents must ensure that development around and leading to our parks is
of a high quality to reflect our community’s pride in them. Sites shown on the
Parks and Open Space Master Plan should be acquired or otherwise secured to
ensure their future use as a park for the benefit of the neighborhood and
community as a whole. Individual property owners should be encouraged to
donate these community amenities in memory of family members, significant
community events or other meaningful times and people.
a.

The Parks and Open Space Master Plan identifies one parcel within the
Tammany Vista Planned Unit Development as a future park site.
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b.

The Parks and Open Space Master Plan identifies a Greenbelt generally
located along 21st Street, intended to provide a linkage through the
community among parks and open spaces.

9.

The use of Transfer of Development Rights (TDR’s) should be investigated as a
tool to preserve desired open space in this neighborhood, including such features
as drainageways, ravines, hillsides and views. This tool allows the property owner
to retain value from the land while at the same time preserving its essential
features for the community.

10.

Curb, gutter and sidewalk must be provided at and approaching schools and parks
to provide safe places for children and parents to walk to these popular
community locations. The City and the School District should work to promote
the school/park concept to maximize the public investment in these expensive
public spaces. Coordination between the school district and the city should take
place on the hours of use of any joint facilities.

11.

The Lewiston Bicycle and Pedestrian Transportation Plan shows a proposed
bicycle path along Burrell Avenue. This project could be done as part of a larger
project to upgrade streets in this entire neighborhood. A general upgrade of the
transportation infrastructure is crucial to the proper development of this
neighborhood.

12.

In general, streets and drainage systems in this neighborhood do not meet current
standards for local or collector streets.

i.

a.

Site access must be improved with streets upgraded to current city
standards, appropriate to the classification of the street.

b.

Area drainage throughout the area must be upgraded with curb, gutter
and sidewalk installed and surface or underground stormwater collection
systems installed.

Land Use Plan Map

The land use plan map is a graphic representation of the desired land use future for this
neighborhood and is intended to be a guide for land use changes over the next twenty
years. It is to be used in conjunction with the desired futures described in this
neighborhood plan.
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j.

Residential Density and Location Criteria – Neighborhood Number -

The Lewiston 2020 Land Use Plan Map depicts areas of housing at a variety of densities.
The allowable density for these land use categories shall not exceed the following unless
higher densities are approved as part of a planned unit development (PUD):
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RESIDENTIAL LAND
USE

DENSITY (Units per
acre)

OPTIMUM ADJACENT
LAND USE

OPTIMUM
TRANSPORTATION
SYSTEM

Rural

1 (Used only where
public sewer is not
available)

Agricultural, suburban
residential

Local Street, collector
street, walkway, bike
path

Suburban

5 or fewer (Used only
where animal rights are
allowed)

Agricultural, rural, low
density housing

Local Street, collector
street, walkway, bike
path

Low Density

5 to 8

Other residential, subneighborhood
commercial, open space

Local Street, collector
street, walkway, bike
path

Medium Density

8 to 17

Other residential uses,
open space, local
commercial, community
commercial

Local street (minimum
right of way width 50
feet), collector street,
minor arterial, walkway,
bike path

Higher Density

18 or more

Other residential uses,
open space, business
and employment
centers, major shopping
destinations

Collector streets, minor
arterials, major arterials,
walkways, bike paths

k.

Commercial Land Use Location Criteria

The Plan identifies commercial uses appropriate to this neighborhood. The chart
identifies the criteria to be used in selecting these sites.
Commercial Land
Use

Optimum
Transportation
System

Optimum Adjacent
Land Use

Design & Location
Criteria

Zoning

Regional

N/A

N/A

Not permitted in
this neighborhood

N/A

Community

N/A

N/A

Not permitted in
this neighborhood

N/A

Neighborhood
(Maximum parcel
size of 5 acres)

Minor Arterial,
Collector Street,
Walkway, Bike
Path

Low Density
Residential, other
commercial

Design review
required

PUD

Sub-neighborhood
(Maximum parcel
size of 1 acre)

Minor Arterial,
Collector Street,
Walkway, Bike
Path

Low Density
Residential, other
commercial

Design review
required

PUD

l.

Industrial Land Use Location Criteria

Industrial land uses are not permitted within this neighborhood.
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m.

Future Annexation

As depicted on the land use map, the following annexations are projected to take place
within the time horizon of this Plan:
Parcel Number (Refer to
Land Use Plan Map)

Location Description

Projected Use

Estimated Time Frame
for Annexation

Parcel 7-1

2000 – 2100 block
Richardson Avenue

Low Density Residential

Less than 5 years

Parcel 7-2

Barr Rd /
Creek Road

Neighborhood
Commercial

5 to 10 years

Parcel 7-3

1600 – 1700 block
Richardson Avenue

Low Density Residential

Less than 5 years

parcel 7-4

Allmon Drive

Suburban Residential

More than 15 years

Parcel 7-5

20th and Hemlock

Low Density Residential

Less than 5 years

Tammany

Page 6.7-10

Lewiston Comprehensive Plan

06/17/16

CHAPTER 6.8 AREA OF CITY IMPACT AND ANNEXED AREAS
PURPOSE OF AREAS OF CITY IMPACT
ACI’s are transition areas between each city and the county and act as place holders for
future annexation and eventual urban development. They are important because they help
cities and counties carry out the purposes of planning, which include protecting property
rights, ensuring that adequate public facilities and services are provided at reasonable
cost, and encouraging urban type development within cities.
ACIS are important tools that help coordinate growth with the availability of services.
ACIs also help to concentrate density to those areas best prepared to receive new
developments. This is referred to as managed growth and rules that govern it are
described in §67-6526 of Idaho Code.
Lewiston and Nez Perce County first adopted an ACI in 1982. The Lewiston ACI has
been renegotiated since that time, most recently in 2014. The boundary is depicted on the
Lewiston Area of City Impact Zoning Map. Nez Perce County has adopted City of
Lewiston zoning and development standards within the ACI boundary. For subdivision
developments, three options for construction of improvements are available.
Areas of City Impact Goal and Policies
Goal Statement:
To plan for and manage growth that protects private property rights, ensures adequate
public facilities and services are provided at reasonable costs, encourage urban
development within cities, and ensures that land is developed commensurate with its
physical characteristics.
Policies:
1. Nez Perce County should consider and weigh the needs of residents of Areas of
City Impact in land use and land management decisions.
2. Nez Perce County recognizes that ACI’s provide a way for cities and counties to
grow in a way that maintains the quality of life for its current and future residents,
prevents urban sprawl, protects critical lands, and anticipates future public service
and facility needs.
3. Nez Perce County should encourage moderate to high-density residential and/or
commercial development to locate in or adjacent to incorporated cities and
communities where adequate public services are available.
4. Nez Perce County should require construction of rights-of-way and utilities when
adjacent to city limits or existing public services.
5. Nez Perce County should provide reasonable alternatives to construction of
rights-of-way and utilities when connections to existing public services are not
available.
6. In the Lewiston ACI, Nez Perce County will require construction of all platted
rights of way with adjacent development.
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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;

5. Pockets of neighborhood commercial serving the immediate needs of the
neighborhood will be considered in the East Orchards and near the intersection of
Lindsey Creek and Lapwai Roads;
6. Industrial and aviation related development will be allowed south and west of the
Lewiston -Nez Perce County Airport;
7. Development in canyon areas and along the Spiral Highway will be handled on a
case by case basis considering terrain and existing land use patterns.
8. Ravines will be preserved by transferring densities to the most developable
portions of the land. (Ordinance 4624, February 23, 2015)
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