
 

Lewiston Planning & Zoning Commission 
AMENDED REGULAR MEETING AGENDA   

September 25, 2024 - 5:30 PM  
Bell Building – Second Floor Conference Room – 215 D Street 

Lewiston, Idaho 83501  

Seating will be available on a first-come, first-served basis.  

  
I. CALL TO ORDER 

II. CITIZENS COMMENTS 
 An opportunity for citizens to address the Commission with comments and/or questions about Planning 

and Zoning Commission-related matters that are not a public hearing action item on this agenda. 
Citizens are asked to limit their time to three minutes each. 

III. ACTIVE AGENDA 

 A. APPROVAL OF SEPTEMBER 11, 2024 MEETING MINUTES (ACTION ITEM)  

 B. APPROVAL OF THE REASONED STATEMENT OF RELEVANT CRITERIA AND 
STANDARDS ON APPLICATION ANX24-2, CPA24-3 AND ZNC24-3 BY CODY 
MERRELL (ACTION ITEM):: The applicant requests that the parcel of land located at 
1125/1127 Warner Avenue be removed from the Lewiston Area of City Impact and annexed into 
Lewiston city limits and that it be assigned a Comprehensive Plan Land Use Designation of 
Neighborhood Commercial and placed in the Community Commercial, C3, Zoning District and 
amending the Lewiston Area of City Impact Map accordingly.  - Action Item 

 C. PUBLIC HEARING AND SUBSEQUENT DELIBERATION AND DIRECTION TO 
STAFF REGARDING THE REASONED STATEMENT FOR CONDITIONAL USE 
PERMIT APPLICATION CUP24-4 BY SARA BENNETT OF RIVERSIDE RECOVERY 
(ACTION ITEM): : The applicant requests Conditional Use Permit approval for the 
intensification or expansion of the commercial use legally established commercial use, Riverside 
Recover, located at 1720 18th Ave. The proposed expansion is to add additional office space to 
the single-family dwelling located at 1708 18th Ave, immediately adjacent to their existing office, 
in the Medium Density Residential, R3, Zoning District.  - Action Item 

 D. PUBLIC HEARING AND SUBSEQUENT DELIBERATION AND DIRECTION TO 
STAFF REGARDING THE REASONED STATEMENT FOR ZONE CHANGE 
APPLICATION ZNC24-4 BY CHRIS CLARK (ACTION ITEM):: An application to rezone 
the east fifty feet (approximately) of 132 Thain Road from Community Commercial, C-3, to 
Medium Density Residential, R-3.  - Action Item 

 E. REQUEST FOR RECONSIDERATION OF A FINAL DECISION BY THE PLANNING 
AND ZONING COMMISSION PURSUANT TO LEWISTON CITY CODE SEC. 37-185(B) 
OF CONDITIONAL USE PERMIT APPLICATION CUP24-3, AN APPLICATION 
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SUBMITTED BY MICHELLE KING AND THE LC VALLEY YOUTH RESOURCE 
CENTER FOR A TRANSITIONAL HOUSING VILLAGE FOR YOUNG ADULTS 

IV. STAFF-COMMISSION COMMUNICATIONS 

 A. QUERY OF COMMISSIONERS TO ATTEND THE OCTOBER 9, 2024 MEETING 
(VARIANCE PUBLIC HEARING). 

V. ADJOURNMENT (ACTION ITEM) - Action Item 

 
The City of Lewiston is committed to providing access and reasonable accommodation in its services, programs, and 
activities and encourages qualified persons with disabilities to participate.  If you anticipate needing any type of 
accommodation or have questions about the physical access provided at this meeting, please contact Nikki Province, ADA 
Coordinator, at least forty-eight (48) hours in advance of the meeting at 208-746-3671 x 6211. 
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September 11, 2024

The LEWISTON PLANNING AND ZONING COMMISSION met in the Community 
Development Department Second Floor Conference Room at 215 “D” Street.  Chair Ball called 
the meeting to order at 5:30 p.m.

I. CALL TO ORDER
COMMISSIONERS PRESENT:  Cynthia Ball, Chair; Gabriel Iacoboni, Vice Chair leaving 
at 9:10 pm; Kathy Branson; Shaunita Cable; Emily Wolf; Maureen Anderson; Kevin 
Kelly;

COMMISSIONERS EXCUSED:  None

STAFF MEMBERS PRESENT: Katie Hollingshead, Assistant Planner; Dawn Ortiz, 
Community Development Office Supervisor; Jennifer Tengono, City Attorney; 

II. CITIZEN COMMENTS
Linda Glines, Lewiston Idaho stated a group of us local residents were at the meeting 
last week to voice our opposition to the village. We mistakenly were under the 
impression that the meeting was just to allow parking changes. We did not understand 
that it was a vote on allowing the next step for the village to become a possible reality. 
We understand that not having that knowledge is a moot point at this time.   That being 
said, I am addressing the Commission tonight to make this statement a part of the 
public records.  We have concerns about a Commissioner's conflict of interest and 
discussing the project within the meeting which could have led to the persuasion of 
other commissioners and their vote, and then also voting on the village project. Gabe 
Iacoboni has a long-term relationship with Michelle King and her projects.  He was 
treasurer of the LC Valley Adult Resource center the ARC and is a proponent who 
publicly supports the village project.  Due to this involvement, we feel that he should 
have recused himself from the discussion and the vote on the village.  Recusing himself 
could have changed the outcome of the discussions and the final vote.  My questions 
are legally, should he have declared his involvement and his support for and with 
Michelle King and her projects, and should he have recused himself from the 
proceedings involving the project

III. APPROVAL OF AUGUST 28, 2024 MEETING MINUTES (ACTION ITEM)
Commissioner Branson and Anderson moved and seconded, respectively, approval of 
the August 28, 2024 meeting minutes with corrections. The motion carried 7-0.
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IV. APPROVAL OF THE REASON STATEMENT OF RELEVANT CRITERIA AND 
STANDARDS ON CONDITIONAL USE PERMIT APPLICATION CUP24-3 FOR A 
TRANSITIONAL HOUSING VILLAGE (ACTION ITEM)
Chair Ball called for a recess at 5:35, Planning and Zoning Commission resumed at 5:50 
PM.

Commissioner Iacoboni stated he would like to address some of the comments related to 
the conflict of interest, statement, or allegation.  It's probably well known that the housing 
is an issue that's important to me.  So I currently serve on the board of the LC Valley 
Adult Resource Center. We have currently rebranded to LC. Valley Cares.  It is also true 
that on prior issues I have worked with Michelle King on issues.  However, LC Valley 
Cares is an organization that has no financial stake or interest in this application.  I have 
had no contact with Michelle King related to this application in any way. There's been 
prior analyses done on issues like this when I have served on the board of LC Valley 
Cares as well, and I don't believe there is a conflict of interest related here. However, I 
will say Wendy Geiger, who serves as LC Valley Cares board chair, wrote a personal 
letter in support of the application, but there was no official action taken by LC Valley 
Cares as a board to officially support that application.  So I do not believe there is a 
conflict of interest here.

Commissioners Wolf and Branson moved and seconded, respectively, to approve the 
reasoned statement for CUP24-3 as written.  The motion carried 7-0.

V. PUBLIC HEARING AND SUBSEQUENT DELIBERATION AND DIRECTION TO 
STAFF REGARDING THE REASONED STATEMENT AND RELEVANT CRITERIA 
AND STANDARDS ON APPLICATION ANX24-2, CPA24-3 AND ZVC24-3 BY CODY 
MERRELL (ACTION ITEM)
Chair Ball explained the public hearing process, opened the public hearing and
asked for a staff presentation.

Staff Hollingshead provided a verbal summary of the staff report with maps and photos 
so the commission could get geographically familiar with the area.  Staff did state the 
property is in a 1031 exchange and staff is working with that company to get their 
signature on the application.

Jennifer Tengono stated there is a page in the provided packet that says annexation 
authority, state Idaho code and Lewiston annexation policy. The Idaho code section that's 
referenced is not the current section of Idaho code that has been repealed. The reference 
in the Staff report on page 2 is the current Idaho code section. So that's just a procedural 
note.

Chair Ball asked if the houses on the property were inhabited.
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Staff Hollingshead stated no they are not.

There being no further questions for staff, Chair Ball asked the Applicant for testimony.

Nuri Nemmer with Hodge and Associates, Moscow Idaho stated he does not have 
anything else at this time but stands for questions.

There being no questions for the applicant, Chair Ball asked for public testimony.

Anna Hegar, 1126 Warner Ave.  Asked who the new neighbor is going to be.

Staff Hollingshead stated the applicant is Cody Merrell.

Dawn Ortiz, Community Development Office Supervisor read public comment that was 
received prior to the meeting.

Virginia James, 1128 Warner Ave stated she is against zoning to commercial, south 
side of Warner is all residential.  Effects value of our homes and will increase the 
amount traffic coming in and out of the property.  Change to C3 is taking 
residential property and changing it to commercial which is not fair to the 
neighborhood.

Karl Ziegler owner of 1109 Warner Ave emailed.  Karl and Theresa Ziegler 
(Ziegler’s) own the property to the west of 1125/1127 Warner Ave.  Ziegler 
Lumber Co. (Ziggy’s) leases the property from the Ziegler’s at 1109 Warner Ave.  
Ziggy’s has operated in Lewiston since May of 1981.  Ziegler built and leased 1109 
Warner Ave to Ziggy’s in September 1999 where Ziggy’s continues to operate.  
Ziegler’s and Ziggy’s have no objection to Cody Merrell’s application to be 
annexed into the Lewiston City Limits.

Commissioner Branson stated that there is a traffic analysis in the staff report.

There being no further public comment or rebuttal from the applicant, Chair Ball closed 
the Public Hearing. 

After deliberation and articulate detailed reasons for the proposed recommendations, 
Commissioner Anderson and Vice Chair Iacoboni moved and seconded, respectively, to 
recommend approval of ANX24-2 to City Council.  Motion passed 7-0.

Commissioners Anderson and Branson moved and seconded, respectively to amended 
previous motion to recommend approval of ANX24-2 to City Council condition upon 
approval of the landowner.  Motion passed 7-0.
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Vice Chair Iacoboni and Commissioner Anderson moved and seconded, respectively, to 
recommend approval of CPA24-3 to City Council.  Motion passed 7-0.

Commissioners Branson and Kelly moved and seconded, respectively, to direct staff to 
draft the Reasoned Statement approving ZNC24-03.  Motion passed 7-0.

VI. STAFF-COMMISSION COMMUNICATIONS

A. Query of Commissioners for the September 25, 2024 meeting

All Commissioners present stated they should be in attendance of the September 25, 
2024 meeting besides Commissioner Wolf.

VII. ADJOURN
There being no further business, Commissioner Kelly and Vice Chair Iacoboni moved 
and seconded, respectively, to adjourn. The motion carried 7-0 and the Planning and 
Zoning Commission meeting adjourned at approximately 6:38 p.m.

RESPECTFULLY SUBMITTED,

_________________________________ _________________________________
Dawn Ortiz, Chairperson or Acting Chairperson
Recording Secretary Planning and Zoning Commission

Approved this ______ day of ___________________________, 2024.
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CITY OF LEWISTON PLANNING AND ZONING COMMISSION 

REASONED STATEMENT OF RELEVANT CRITERIA AND 

STANDARDS FOR GRANTING OR DENIAL OF 

ZONING DISTRICT BOUNDARY CHANGE/REZONE  
 

 

This document shall serve as memorialization of the rationale for the granting or denial of a zoning 

district boundary change/rezone, which shall be based upon relevant criteria and standards, 

including the Lewiston Comprehensive Plan, Lewiston City Code, and Idaho Code.  See I.C. § 67-

6535. 

 

I. APPLICATION NUMBER:   

ZNC24-3 

 

II. APPLICANT’S NAME AND ADDRESS:   

 Cody Merrell 

1221 Crane Creek Road 

Potlatch, Idaho 83855 

 

#916 Pioneer Exchange Accommodation Titleholder, LLC 

c/o Pioneer 1031 Co. 

1211 W. Myrtle Street #100 

Boise, Idaho 83702 

 

III. IDENTIFICATION AND/OR LOCATION OF SUBJECT PROPERTY:   

 1125 and 1127 Warner Avenue 

 Lewiston, Idaho 83501 

  

IV. DATE OF PUBLIC HEARING:   

 September 11, 2024 

 

V. NAME OF HEARING BODY:   

Lewiston Planning and Zoning Commission 

 

VI. NATURE OF APPLICATION:   

Rezone subject property from Nez Perce County Farm, F-1, Zone to City of Lewiston 

Community Commercial, C-3, Zone. 

 

VII. DECISION:   

The Lewiston Planning and Zoning Commission recommends APPROVAL of ZNC24-3 

WITH THE CONDITION that the legal property owner consents to the annexation to the 

Lewiston City Council. 
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VIII. RELEVANT CONTESTED FACTS RELIED UPON: 

 

The relevant contested facts relied upon are: Written testimony from Virginia James at 1128 

Warner Avenue was received stating that changing the zoning of the subject property would affect 

the value of the residential homes across the street and increase the amount of traffic on Warner 

Avenue. The testimony also stated that changing the subject property to a commercial zone was 

unfair to the neighborhood. 

 

Testimony received indicated that the changes in traffic volume would exceed the roadway’s 

ability to handle such a change if the property changed from Farm uses or a residential use to a 

commercial use. However, it was noted in the Staff Report that Warner Avenue, the roadway at 

issue, is a collector road and recent improvements were made at the Warner and 12th Street and 

Warner and 10th Street intersections with the installation of the new Lewiston High School 

Campus. Staff provided testimony that the annexation and subsequent zoning of the property 

would not overburden the roadway as improved.  

 

 

IX. RELEVANT CRITERIA AND STANDARDS: 

 

The following relevant criteria, standards, facts, and considerations are hereby declared as reasons 

for the decision on this zoning district boundary change/rezone: 

 

1. The proposed rezone is in general conformance with the Lewiston Comprehensive Plan.  

Applicable commentary: 

 

The subject property is an approximately 4.89 acre parcel of land that is an island of county 

designated property. It has a Nez Perce County zoning designation of Farm, F-1, Zone, and 

contains two (2) single family dwellings and other accessory buildings. The subject property 

is surrounded on all four sides by City of Lewiston zoned property. Specifically, Community 

Commercial, C-3, Zone, on the east, west and north sides, and Low Density Residential, R-

2A, Zone on the south side on the other side of Warner Avenue.  

 

The subject property is identified in the Comprehensive Plan as a county enclave in the Area 

of Impact and states that it may be appropriate for these areas to annex into the City to ensure 

consistency of services and infrastructure. The Applicant’s request to zone the property 

Community Commercial, C-3, Zone provides consistent zoning to the abutting parcels to the 

east, west, and north sides.  

 

The Commissioners received testimony from Virgina James, who stated that the change in 

zoning will negatively affect the value of the homes, increase the amount of traffic coming and 

going from the area, and is generally “unfair” to the neighborhood. The Staff Report provided 

to the Commissioners and the public, incorporated herein by reference, information that 

Warner Avenue was recently improved (see note above in Relevant Contested Facts Relied 

Upon) to handle more traffic as a result of the development of the new Lewiston High School. 

The abutting property owner, Carl Ziggler, who owns commercial property abutting the subject 
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property did not object to the zoning designation of the subject property. Commissioner 

Anderson noted that the recent improvements to Warner Avenue, and other improvements 

made to the surrounding area, would not create any issues concerning the Plan.  

 

Commissioner Branson noted that she believed the following portion of the Staff Report should 

be incorporated in the Reasoned Statement, which portion is as follows:  

 

The subject property is designated on the Future Land Use Map (FLUM) of the Comprehensive 

Plan (the Plan) as Area of Impact (AOI) Non-Residential which lists retail & restaurant, 

personal services, office uses, flex office/warehouse and Industrial and the primary uses. 

Adjacent lands to the east and the west have a FLUM designation of Neighborhood 

Commercial, which is primarily intended for low to mid intensity commercial services and to 

also provide a transition from more intense commercial or industrial uses to less intense and 

smaller scale residential areas. 

 

Goals, Objectives, and Actions from the Plan that appear to be relevant in consideration of 

ZNC24-3 include the following: 

From Chapter 4, Land Use;  

Area of Impact (AOI) Lewiston’s AOI is predominantly undeveloped with approximately 65% 

of land being used for agricultural purposes. Industrial uses are prominent and occupy 

approximately 15% of the AOI (namely ATK/CCI Spear and Clearwater Paper). These 

industrial areas are largely along the rivers. Residential uses occupy approximately 13% of 

land and are generally located in areas farther from the waterfront, particularly in areas in the 

southeastern portion of the AOI. The remaining 7% is occupied by miscellaneous and exempt 

uses such as roadways, and institutions. Nez Perce county regulates land use in the AOI. 

Considerations for new and emerging land uses should be coordinated with Country Partners 

to address the potential of sizable solar, wind production facilities in current agricultural areas 

and how they may impact or benefit the environments around them including pollinator and 

other habitat considerations. 

 

There are several enclaves of the AOI within areas of the city limits. It may be appropriate for 

these areas to annex or be annexed into the city to ensure consistency of services and 

infrastructure. New annexations in other contiguous areas of the city limits may be considered 

as development occurs or is desired, particularly in the southeastern portion of the AOI where 

many residential uses are present and are expected to continue to grow. Future annexations 

should consider a variety of factors including: • Alignment with the expected land use patterns, 

types, and intensities in this Plan. • Availability of adequate services and infrastructure. • 

Proposed annexation would provide a continual and rational boundary. 

 

LU.1 Accommodate future development and redevelopment. 

LU.1.1 Optimize zoning alignments. Align incompatible zoning and land uses and 

development regulations with the Future Land Use Map to establish consistent and compatible 

growth patterns. 

LU.1.3 Balance land uses. Establish land use patterns that accommodate various land uses in 

proportion to the needs of the community. 
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TC.3.2 Improve coordination of land use and transportation planning. Match uses and 

infrastructure for maximum efficiency and compatibility between land uses and the 

transportation system. 

ED.1 Strengthen Lewiston’s role as a regional economic hub. 

ED.3 Build on industry strengths while exploring new opportunities. 

ED.3.2 Identify and expand existing and potential new industry clusters through the 

development of an economic development strategic plan. Create an economic development 

strategic plan that has focus on cluster business recruitment. 

ED.4 Continue developing unique places and explore emerging areas for revitalization. 

 

Commissioner Iacobani further highlighted that the Plan envisioned annexing these areas and 

zoning them appropriately, and therefore supported the determination the proposed zoning 

classification was in conformance with the Plan.  

 

2. The subject property is at least as well suited or is better suited for the proposed zoning district 

than the existing zoning district.  Applicable commentary:  

 

The subject property is surrounded on all four sides by City zoned property. Specifically, 

Community Commercial, C-3, Zone on the east, west, and north sides and Low Density 

Residential, R-2A, Zone on the south side across Warner Avenue. Surrounding uses include 

City of Lewiston owned property to the east containing a water storage facility, public 

bathrooms, a walking trail and parking lot, with planned future development of fitness courts. 

Ziggy’s Building Supply is immediately to the west, with mini-storage rental businesses farther 

west along Warner Avenue. The Lewiston High School campus is to the north and there are 

several single family dwellings to the south on the other side of Warner Avenue. The Lewiston 

Independent School District #1 and the City of Lewiston also have their bus barn and storage 

yards to the southeast of the subject property, at the corner of Warner Avenue and 12th Street.  

 

The Commission recognized the concerns of the residential property owners to the south, but 

agreed that Warner Avenue serves as a clear delineation between the existing commercial zone 

and the existing residential zone to the south. The Commission agreed that the subject property 

was better suited to the Community Commercial, C-3, Zone because it was flanked on three 

sides by Community Commercial, C-3, Zoned land even though it is currently farmland. 

 

3. The proposed rezone does not present foreseen, immitigable impacts of incompatible uses or 

development being located in the same vicinity.  Applicable commentary: 

 

The subject property is flanked on three sides by Community Commercial, C-3, zoned property 

with similar commercial uses to that proposed for the subject property. Surrounding uses 

include City of Lewiston owned property to the east containing a water storage facility, public 

bathrooms, walking trail and parking lot, with planned future development of fitness courts. 

Ziggy’s Building Supply immediately to the west, with mini-storage rental businesses farther 

west along Warner Avenue. The Lewiston High School campus to the north and single family 

dwellings to the south across Warner Avenue. The Lewiston Independent School District #1 
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and the City of Lewiston also have their bus barn and storage yards to the southeast of the 

subject property, at the corner of Warner Avenue and 12th Street.  

 

Staff provided testimony that the permitted uses in the proposed Community Commercial, C-

3, Zone include a variety of uses including retail and restaurant, personal services and office 

with supporting uses such as open space and recreation, commercial entertainment, and storage 

units. The Community Commercial, C-3, Zone purpose statement provides that it is to provide 

for development of commercial and service uses designed to serve community wide needs and 

that the provisions of this zone shall ensure compatibility of design with any adjacent 

residential development.  

 

Commissioner Anderson noted that the Applicant proposes to use the subject property for 

storage units (although not guaranteed), which is compatible with existing uses and provides 

for continuity of uses. She further noted that City services and infrastructure are already in 

place. Commissioner Branson noted that both City Engineering and City Fire are not opposed 

to the proposed application. Commissioner Ball also noted that the traffic would likely be 

similar to what it is now with that proposed use.  

 

4. The effects of the proposed rezone are not anticipated to place undue burden upon delivery of 

services provided by any political subdivision within the planning jurisdiction, including 

school districts.  Applicable commentary:  

 

The subject property is a county island surrounded by city property. Warner Avenue is 

designated as a collector road and recent improvements were made at the Warner Avenue and 

12th Street and Warner Avenue and 10th Street intersections due to the construction of the new 

Lewiston High School Campus. The subject property is not on a City bus route and the closest 

bus stop is on the west side of Than Road at Warner Avenue and Thain Road (Chevron Gas 

Station).  

 

The Commission agreed that it already had access to City services and the lack of response 

from political subdivisions, other than City departments, demonstrated that there were no 

obvious concerns from those political subdivisions in regards to providing services to the 

subject property. City departments, specifically the Engineering Division of Public Works and 

the Fire Department, had no objections to the zone change application. Further, Commissioner 

Anderson noted that the change from residential to commercial uses alleviates any potential 

issue related to school busing that could occur from increased residential use.  

 

5. The size, type, intensity, and density of development expected to occur on the subject property 

as a result of this rezoning is suitable for the area and will not unduly burden the neighborhood, 

public infrastructure, or environmental resources.  Applicable commentary: 

 

Water and sewer lines are located in Warner Avenue, providing easy access to those City 

services. Annexation into City limits also provides access to police and fire response services. 

Further, annexation of the subject property will add it to the City’s property tax rolls, which 

allows the property owner to help support the repair and maintenance of the transportation 
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roadway that occupants of the subject property already are using as they enter and exit the 

subject property. Annexation of county encloses is important to provide a continual and 

rational boundary of City limits.  

 

The Applicant indicated on his application that he intends to build a mini-storage unit complex 

on the subject property. The Commission discussed the other commercial uses that already 

exist along this stretch of Warner Avenue and concluded that a mini-storage unit development 

was of a lesser intensity and density than that of some of the other commercial establishments 

adjacent to the subject property. Water and sewer services are available in Warner Avenue for 

the applicant to access without having to extend main line services to reach the subject 

property. The Commissioners noted that the proposed use of the property was not likely to 

overburden the existing water and sewer systems.  

 

The Commission also agreed that this parcel coming into the City limits would add to the City 

tax rolls and such taxes would help to pay for the road infrastructure that is already in place 

(Warner Avenue) and being utilized by occupants of the subject property. The Commission 

discussed the development standards required in the Community Commercial, C-3, Zone and 

agreed that those standards provide further protections and buffering between the subject 

property and residential properties.  

 

Pursuant to Idaho Code § 67-6519(5)(c), if the decision on this application is to deny it and the 

applicant could not take actions to obtain approval, the explanation is: Not applicable. 

 

 

Pursuant to Idaho Code § 67-6519(5)(c), if the decision on this application is to deny it and the 

applicant could take actions to obtain approval, such actions might include: Not applicable. 

 

 

NOTICE TO APPLICANT AND AFFECTED PERSONS:  The Planning and Zoning 

Commission’s recommendation to the City Council is not a final decision, and thus, shall not be 

subject to reconsideration or appeal. 

 

By: _______________________________________________________________________ 

 Signature of Planning and Zoning Commission Chair or Vice Chair or Acting Chair 

 

Printed:   

 

  

Date of Signature:   

 

 

ATTEST:           

        Dawn Ortiz, Community Development Office Supervisor 
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