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~ Agenda~ 
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Staff Liaison 
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https://www.ci.moscow.id.us/581/Agendas-and-Minutes 

Tuesday 

July 14, 2026 
7:00 PM 
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206 E Third Street 

 

NOTICE:  It is the policy of the City of Moscow that all City-sponsored public meetings and events are 

accessible to all people. If you need assistance in participating in this meeting or event due to a disability under 

the ADA, please contact the City’s ADA Coordinator by phone at (208) 883-7600, TDD (208) 883-7019, or by 

email at adacoordinator@ci.moscow.id.us at least 48 hours prior to the scheduled meeting or event to request 

an accommodation. The City of Moscow is committed to ensuring that all reasonable accommodation requests 

are fulfilled. 

WELCOME AND ATTENDANCE 

 

REGULAR AGENDA 

 

1. Approval of Minutes from May 20, 2026 (ACTION ITEM) 

 PROPOSED ACTIONS: Approve minutes as presented; approve minutes with 

amendments; or provide staff further direction. 

 

2. Public Comment 
Time limit 15 minutes. Members of the Public may speak to the Board regarding matters NOT 
on the Agenda nor currently pending before the Board of Adjustment. Please state your name 
and resident city for the record and limit your remarks to three (3) minutes. 

 

3. Public Hearing: Proposal for a Variance at 102 North Lilly Street. Permit Application 

LUP2026-0012 (ACTION ITEM) 
Variance application to reduce the required side yard setbacks from five (5) feet on each side 
to three (3) feet for construction of a proposed dwelling on a nonconforming lot at 102 N. 
Lilly St within the Multi-Family Residential (R-4) Zoning District, per Moscow City Code 4-
4-2. 
PROPOSED ACTIONS: Conduct the Public Hearing for the Variance (VAR) request, and 
upon consideration of any testimony received, approve the VAR and direct Staff to prepare a 
Reasoned Statement of Relevant Criteria and Standards; or approve the VAR with conditions 
and direct Staff to prepare a Reasoned Statement of Relevant Criteria and Standards; or deny 
the VAR and direct Staff to prepare a Reasoned Statement of Relevant Criteria and Standards; 
or take other action as deemed appropriate. 
 

4. Public Hearing: Proposal for a Conditional Use Permit at 1228 Spruce Circle. Permit 

Application LUP2026-0017 (ACTION ITEM) 
Conditional Use Permit application for an accessory structure between 1,001 and 1,500 square 
feet in size located at 1228 Spruce Circle within the Single-Family Residential Low Density 
(R-1) Zoning District, per Moscow City Code 4-3-4. 
PROPOSED ACTIONS: Conduct the Public Hearing for the Conditional Use Permit (CUP) 
request, and upon consideration of any testimony received, approve the CUP and direct Staff 
to prepare a Reasoned Statement of Relevant Criteria and Standards; or approve the CUP with 
conditions and direct Staff to prepare a Reasoned Statement of Relevant Criteria and 
 



 

NOTICE:  It is the policy of the City of Moscow that all City-sponsored public meetings and events are 

accessible to all people. If you need assistance in participating in this meeting or event due to a disability under 

the ADA, please contact the City’s ADA Coordinator by phone at (208) 883-7600, TDD (208) 883-7019, or by 

email at adacoordinator@ci.moscow.id.us at least 48 hours prior to the scheduled meeting or event to request 

an accommodation. The City of Moscow is committed to ensuring that all reasonable accommodation requests 

are fulfilled. 

Standards; or deny the CUP and direct Staff to prepare a Reasoned Statement of Relevant 
Criteria and Standards; or take other action as deemed appropriate. 

 

REPORTS 

 

ANNOUNCEMENTS 

 

UPCOMING EVENTS/MEETINGS 

The next Board of Adjustment meeting is scheduled for 5:30 PM on July 21, 2026. 

 

ADJOURN   



 
Jerry Schutz 

Board Chair 

BOA@ci.moscow.id.us 

 

Public Meeting 

~ Minutes~ 
 

Lucy Falcy 

Staff Liaison 

208.883.7095 

http://www.ci.moscow.id.us/354/Board-of-Adjustment  

Wednesday 

May 20, 2026 
5:30 PM 

Council Chambers 

               206 E. Third Street 
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Schutz called the meeting to order at 5:32 PM 

 

MEMBERS PRESENT: Jerry Schutz, Chair; Steve Bush, Ivy Dickinson, Laura Weldon 

MEMBERS ABSENT: Marshall Comstock, Tim Thomson 

STAFF: Nichoel Baird Spencer, Lucy Falcy, Jennifer Fleischman 

 

REGULAR AGENDA 

 

1. Approval of Minutes from April 27, 2026 (ACTION ITEM) 

Bush moved for approval of the minutes as written, seconded by Weldon. Vote by Acclamation; Ayes: 

Bush, Schutz, Weldon (3). Nays: None. Abstentions: Dickinson (1). Motion carried. 

 

Dickinson arrived at 5:33 PM 

 

2. Public Comment 

Time limit 15 minutes. Members of the Public may speak to the Board regarding matters NOT on the 

Agenda nor currently pending before the Board of Adjustment. Please state your name and resident 

city for the record and limit your remarks to three (3) minutes.  

None offered. 

 

3. Approval of Reasoned Statement of Relevant Criteria and Standards (ACTION ITEM) 

Denial of a Conditional Use Permit for the utilization of an existing building located at 513 South Main 

Street as a music, dance, and exercise class venue, not associated with an academic school, college, or 

university, within the Central Business (CB) Zoning District per Moscow City Code 4-3-4. Permit 

Application LUP2026-0010. 

Dickinson moved for approval of the Reasoned Statement of Relevant Criteria and Standards for the 

Conditional Use Permit as written, seconded by Bush. Roll Call Vote; Ayes: Unanimous (4). Nays: None. 

Abstentions: None. Motion carried. 

 

REPORTS 

 

ANNOUNCEMENTS 

 

UPCOMING EVENTS/MEETINGS 

 

The meeting was adjourned at 5:36 PM 

 

 

__________________________    ________________ 

Jerry Schutz, Chair     Date    
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CITY OF MOSCOW 

COMMUNITY DEVELOPMENT DEPARTMENT 

STAFF REPORT 
 

 

HEARING DATE: Thursday, July 14, 2026 

 

 

GENERAL INFORMATION 

 

Hearing Body: Board of Adjustment 

 

Subject: LUP2026-0012 – Variance application to reduce the required side yard 

setbacks on a nonconforming lot located at 102 North Lilly Street 

within the Multiple Family Residential Zoning District (R-4), per 

Moscow City Code 4-4-2.  

 

Attachments: 1. Public Hearing Notice – published in the Moscow-Pullman 

Daily News on Saturday, June 27, 2026 

 

2. Variance Application 

 

3. Site Plan, Floor Plan, & Elevation Drawings  

 

Prepared by: Lucy Falcy – Planner 1 

 

 

STAFF REVIEW 

 

Proposal:  

The applicant, Caleb Warner, is requesting a Variance to reduce side yard setbacks on a 

nonconforming lot located at 102 North Lilly Street within the Multiple Family Residential 

Zoning District (R-4). Specifically, the applicant is proposing to reduce the side yard 

setbacks to three feet (3’) on the northern and southern sides of the property with overhangs 

encroaching a six (6”) additional inches on both sides. Typically, lots under fifty feet (50’) 

wide within the R-4 Zoning District would require a minimum five-foot (5’) side setback 

on both sides of a dwelling, creating a minimum ten foot (10’) combined side yard setback. 

 

The lot is nonconforming because it is only 20 feet wide with an area of 2,500 square feet. 

Typically, a lot within the R-4 Zoning District would require a minimum width of 50’ with 

an area of 5,000 sf for a single-family house. The previously existing house on the subject 

property had no setbacks, even slightly encroaching upon the adjacent parkland to the 

south.  
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Vicinity Map 
 

Subject Property 

 

Zoning:  

The subject property is located within the Multiple Family Residential (R-4) Zoning 

District. According to the Zoning Code 4-2-4(G): “The R-4 zoning district provides for the 
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most intense residential land uses permitted in the community. It is to be applied where 

activity levels are high and adequate public facilities are available, especially near the 

University of Idaho campus or the City Central Business Zoning District. Adequate 

transportation access should be given high priority in determining the appreciate location 

for the R-4 zoning districts.” 

  

Adjacent properties to the north, south, east and west are all residential uses and also reside 

within the R-4 Zone. 

 

 
Zoning Map 

 

Per MCC 4-4-2 Bulk and Regulations Use Table, the minimum lot size for a lot with a 

single-family dwelling in the R-4 zone is 5,000 square feet. The minimum setbacks as they 

pertain to this application are:  

 Front: fifteen (15) feet for house, twenty (20) feet for a garage door 

 Rear: twenty (20) feet 

 Side: five (5) feet 

The lot, at 2,500 square feet, is a legally nonconforming lot. 

 

The maximum height limit for the R-4 zone is forty (40) feet. The applicant is proposing 

a residence twenty-four-and-a-half (24.5) feet in height.   
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Per MCC 4-1-7-B, “In any zoning district in which single family dwellings are permitted, 

where any single lot of record existing as of the effective date of adoption of this Zoning 

Code has been previously approved by the City, a single family dwelling and customary 

accessory buildings may be erected on such lot. This provision shall apply even if such lot 

otherwise fails to meet the requirements for area or width, or both, which are generally 

applicable in the district. Such lot shall conform to yard dimensions and requirements 

other than those applying to lot area or width for the zoning district in which such lot is 

located. Variance of yard requirements may be granted only pursuant to the procedure set 

forth in this Zoning Code.” 

 

This lot is eligible for a single-family dwelling the applicant is pursuing a variance of yard 

requirements via this application.  

 

Site and Area Land Use:  

The subject property is approximately 2,500 square feet in size and is bounded by Lilly 

Street to the west and an alley directly to the east. It has twenty (20) feet of frontage along 

Lilly Street and the alley. It is 125 feet deep.  

 

There is a single-family residence, 104 N. Lilly Street, immediately north of the subject 

site which has been under the same ownership since 2015. The neighboring house appears 

to meet the required five-foot (5’) side yard setback along its south property line. The 

property to the south has been developed by the City of Moscow into Lillian Woodworth 

Otness Park.   

 

There was a previously existing house on the property that was twenty feet (20’) wide and 

slightly encroached upon the Lillian Woodworth Otness Park to the south. That house was 

demolished following the approval of the previous Variance request on the site (LUP2019-

0022) that requested setback requirements of three feet (3’) on the property’s northern edge 

and one foot (1’) on the south side. The 2019 Variance approval allowed for the 

construction of a sixteen foot (16’) wide building with a setback not to be less than one 

foot (1’) on either side. Due to inactivity following approval of the 2019 Variance request, 

the approval expired per MCC 4-8-3-H.  

 

The site is not located within a Special Flood Hazard identified by the Federal Emergency 

Management Agency (FEMA).   

 

Streets and Access:  

The subject property is accessed primarily via the adjacent alley to the east. Vehicular 

access from Lilly Street is restricted due to the location of a fire hydrant outside of the 

northern corner of the site.  

 

Comprehensive Plan:  

Chapter 2 of the Comprehensive Plan, Land Use and Community Character, designates the 

subject property as Urban Mixed (UM). UM designated areas are,  

“intended to provide for the infill development and adaptive re-use of areas that 

surround downtown. Within these areas, a mix of residential and limited commercial 



July 14, 2026 Board of Adjustment Page 5 of 6 
LUP2026-0012 102 N Lilly St – VAR 

uses should be promoted through the development of small urban apartments, 

townhomes, and two- to three-story vertically mixed-use buildings. The urban mixed 

area should provide a pedestrian connection between the University of Idaho and 

downtown, and provide space for a variety of housing alternatives, niche retail, 

restaurants, artist studios, and personal and professional services. Off-street parking 

should be required, but the requirements should be reduced in this area due to the likely 

number of non-motorized travel the uses will attract.” 

 

An objective of Chapter 2 is to, “provide a mix of housing that meets the economic and 

lifestyle needs of the diverse population of Moscow.” 

 

Input from other Departments/Agencies:  

No comments were received from other agencies upon review of the request for the 

variance. The Fire Department provided a comment: “Approved with any corrections made 

at Building Official's request.” 

 

Other Considerations:   

None  

 

 

RELEVANT CRITERIA AND STANDARDS 

 

The following are Staff’s comments relating to the criteria required for approval of a 

Variance. The following statements may be used for the Relevant Criteria and Standards 

or changed to include or remove any statement deemed necessary or appropriate by the 

Board. 

 

1. The applicant has demonstrated that special conditions and/or circumstances 

exist which are peculiar to the property (such as size, shape, topography or location) 

which are not applicable to other property similarly situated in the same zoning 

district.  

The subject site is a nonconforming lot in that it does not meet the minimum width 

and area for a single-family lot in the R-4 Zone. This is a special condition which is 

particular to the property.  

 

2. The applicant has demonstrated that, because of the aforementioned special 

conditions of the property, application of the provisions of this Zoning Code would 

impose undue hardship and would deprive the property owner of rights commonly 

enjoyed by owners of other property similarly situated in the same zoning district 

under the terms of this Zoning Code.  

The applicant has adequately demonstrated that the site’s dimensions would 

significantly limit building options on the site in a way that would deprive the applicant 

of the rights commonly enjoyed by other properties. This is a unique site and there are 

not many similar sized and dimensioned residential properties.  
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3. Granting of the variance will not be in conflict with the public interest or injurious 

to property or persons in the vicinity of the subject property. 

The proposed reduced setbacks will not be in conflict with the public interest or 

injurious to the property or persons in the vicinity of the subject property as the 

proposed structure will be further from the property line than the house that was 

previously on the property. The proposed reduced height of the residence is 

significantly below the permitted height and also helps mitigate the impact of the 

decreased setback.  
 

 

RECOMMENDATION FOR VARIANCE APPLICATION 

 

The Board has the option to approve, approve with conditions, or deny the application 

subject to the Relevant Criteria and Standards and any public testimony provided at the 

public hearing.  The Board may also table the decision for the application in order to request 

more information, including studies of social, economic, fiscal and environmental effects 

of the proposed Variance. 

 

In granting any variance, the Board of Adjustment may prescript conditional safeguards 

that enable the Board to approve the Variance application and ensure the Variance is 

consistent with the purposes and intents of the Zoning Code. 

 

Staff recommends approval of the application for a Variance to reduce side yard setbacks 

on the nonconforming lot located at 102 North Lilly Street with no conditions. 

 

The Board of Adjustment’s actions are to conduct the public hearing and upon 

consideration of testimony received: 

 

1. Approve the Variance application; or 

2. Approve the Variance application with conditions; or  

3. Deny the Variance application; or  

4. Take other such action as deemed appropriate. 

 

In accordance with the Board’s decision, direct staff to prepare the Relevant Criteria and 

Standards document. 
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 CITY OF MOSCOW 

 COMMUNITY DEVELOPMENT 

 Ph: 208-883-7035     

 504 S. Washington Street 

 jfleischman@ci.moscow.id.us 

 lfalcy@ci.moscow.id.us 

 

  

 

APPLICATION FOR ZONING VARIANCE 
(Please type or print plainly with blue ink.) 

 

GENERAL INFORMATION 

 

1. Applicant 

 Name: ____________________________________________    Phone: _____ _________ 

 Address: ____________ ______________ Email:  _

 

 Relationship to affected property (please check one): 

 Owner   Purchaser   Lessee   Other        (explain below)  

 ______________________________________________________________________________ 

 

2. Owner of Affected Property (if other than applicant) 

 Name: ____________________________________________    Phone: ________________________ 

 Address: ______________________________________________ Email:  _______________________ 

 

3. Location of Affected Property: _________________________________________________________ 

 If described by Metes and Bounds, please attach deed on a separate sheet. 

  

 Legal Description: _____________________________     _________________       _________________ 

           (Subdivision)                                (Block)         (Lot) 

 

INFORMATION ON REQUESTED VARIANCE 

 

4. Proposal: The applicant proposes the following construction and/or use for the above-described property: 

 _______________________________________________________________________________________

_______________________________________________________________________________________

_______________________________________________________________________________________

_______________________________________________________________________________________ 

 Existing and proposed site conditions shall be shown on an attached site plan drawn to a standard engineer’s 

or architect’s scale. The site plan shall show, label and dimension all property lines and easements, existing 

and proposed buildings, parking lot, driveway(s) and fencing. The site plan should also show topography and 

landscaping if pertinent to the Variance.   

 

For City Use Only 

Date Received  

Dept Fee Type Fees Paid 

CDV Application Fee $600.00  

 Receipt Number  

LUP2026-0012

Received 05-29-2026

Caleb Warner
Caleb Warner

Caleb Warner
208-874-9231

Caleb Warner
1010 E 7th St Moscow, ID 83843

Caleb Warner
caleb@lewistonstormcellar.com

Caleb Warner
102 N Lilly St. Moscow, ID 83843

Caleb Warner

Caleb Warner
We propose constructing a single-family home on a non-conforming lot, 102 N. Lily St. The proposed home measures fourteen ft (14’) wide, forty ft (40’)

Caleb Warner
long, and twenty-seven ft (27’) tall. We propose to reduce side yard setbacks from five (5’) ft to three (3’) ft on the North and South side of the property with

Caleb Warner
overhangs encroaching six inches (6”) into the side yard set back. In keeping with building code requirements, we plan to build the North and

Caleb Warner
South facing walls with 1-hour fire-rated construction and 25% openings. We plan to install a residential sprinkler system and use standard windows.
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5. Reason(s) for Variance Request:  The proposed construction and/or use described in Question 4 above 

would be in violation of Section ____________ of the Moscow Zoning Ordinance which requires that: 

_______________________________________________________________________________________

_______________________________________________________________________________________

_______________________________________________________________________________________ 

6. In order for the Board of Adjustment to issue a Variance, the Board of Adjustment must make findings of 

compliance with the following three Relevant Criteria and Standards. Please describe in the spaces 

provided below how your requested Variance is in compliance with each of the Relevant Criteria and 

Standards. 

 

Criteria #1. SPECIAL CONDITIONS AND/OR CIRCUMSTANCES EXIST WHICH ARE PECULIAR TO 

THE PROPERTY (SUCH AS SIZE, SHAPE, TOPOGRAPHY OR LOCATION) WHICH ARE NOT 

APPLICABLE TO OTHER PROPERTY SIMILARLY SITUATED IN THE SAME ZONING DISTRICT. 

______________________________________________________________________________________ 

_______________________________________________________________________________________

_______________________________________________________________________________________

_______________________________________________________________________________________

_______________________________________________________________________________________ 

Criteria #2. BECAUSE OF THE AFOREMENTIONED SPECIAL CONDITIONS OF THE PROPERTY, 

APPLICATION OF THE PROVISIONS OF THE CITY ZONING CODE WOULD IMPOSE UNDUE 

HARDSHIP AND WOULD DEPRIVE THE PROPERTY OWNER OF RIGHTS COMMONLY ENJOYED 

BY OWNERS OF OTHER PROPERTY SIMILARLY SITUATED IN THE SAME ZONING DISTRICT. 

_______________________________________________________________________________________ 

_______________________________________________________________________________________

_______________________________________________________________________________________

_______________________________________________________________________________________ 

_______________________________________________________________________________________ 

Criteria #3. GRANTING OF THE VARIANCE WILL NOT BE IN CONFLICT WITH THE PUBLIC 

INTEREST OR INJURIOUS TO PROPERTY OR PERSONS IN THE VICINITY OF THE SUBJECT 

PROPERTY. 

_______________________________________________________________________________________ 

_______________________________________________________________________________________

_______________________________________________________________________________________

_______________________________________________________________________________________ 

_______________________________________________________________________________________ 

 

CONDITIONS OF APPROVAL 

 

In granting any Variance, the Board of Adjustment may prescribe appropriate conditions and safeguards that 

enable the Board of Adjustment or the Commission to approve the Variance application and ensure the Variance 

is consistent with the purposes and intents of the Zoning Code. 

 

LUP2026-0012

Received 05-29-2026

Caleb Warner
4.4

Caleb Warner
Side yard setbacks are no less than 5’ from the property line.

Caleb Warner
We would like to build a modest single-family dwelling that is aesthetically pleasing and harmonious with the neighborhood, which has a similar  

Caleb Warner
102 N. Lily St. is less than 1/2 the width of the minimum standard lot width. Standard lots within the R4 Zoning District require a minimum width of

Caleb Warner
but farther setback structure on both sides than the two structures previously associated with this property. The original residence on this lot was

Caleb Warner
�twenty feet (20’) wide and encroached upon the Lillian Woodworth Otness Park to the south. We’d also like to note the Board of Adjustment’s previous

Caleb Warner
decision to approve a variance request for a sixteen ft (16’) wide structure on 102 N. Lilly St. for the previous owner. If current setback requirements are

Caleb Warner
Given that our request is even further setback than the two previous structures associated with this property, there should be little concern 

Caleb Warner
from neighboring property owners regarding privacy, access, or hardship. Instead, a single-family home constructed on this property will 

Caleb Warner
positively impact the values of their property, improve land that is currently in a blighted condition, and in general will make both the park

Caleb Warner
and the neighboring properties more pleasant places to be.  We value our privacy as much as our neighbors and constructing this house will be no 

Caleb Warner
        more injurious than if a new neighbor were to move into a neighboring property.

Caleb Warner
��

Caleb Warner
enforced, we would not have the same rights to a reasonably sized code-compliant home as historically existed on the lot, and as enjoyed by our neighbors.

Caleb Warner
fifty ft (50’) with an area of 5000 sf for a single-family home. The lot is nonconforming because it is only twenty ft (20’) wide with an area of 2505 sf.

Caleb Warner
Lots under fifty ft 50’ wide within the R-4 Zoning District require a minimum five ft (5’) side side setback on both sides of the building, creating a

Caleb Warner
minimum ten ft (10’) combined side yard setback. If no variance request was granted on 102 N Lilly, this would allow for a structure no wider

Caleb Warner
than ten ft (10’) wide.
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COMPLIANCE 

  

1. In the event of failure to comply with the plans approved by the Board of Adjustment, or with any conditions 

of a Variance approval, the permit shall be immediately revoked and shall be automatically null and void. 

2. Where plans are submitted and approved as part of the application for a Variance, modifications of the original 

plans may be required by the Board of Adjustment as a condition of approval. 

3. Where plans approved by the Board of Adjustment are modified following such approval, such plan 

modifications must be submitted to and determined by City staff to be in substantial conformance with the 

plans approved by the Board of Adjustment. If plan modifications are not in substantial conformance, the plan 

modifications must be resubmitted to the Board of Adjustment for an additional public hearing as an 

amendment to the Variance application. 

 

REVOCATIONS 

 

If a Building Permit and/or Certificate of Occupancy pertaining to the Variance is not obtained for the subject 

property within one (1) year from the date of the Board of Adjustment’s final decision, such Variance shall be 

immediately revoked and shall be automatically null and void.  

 

Application Submittal:   

 

This application must be completed and submitted with the below described items to the Community 

Development Department at least sixteen (16) days prior to the hearing at which the application is to be considered 

by the Board of Adjustment. Applicant will be notified by the City Planner I as to the time, date, and place of the 

hearing pertaining to this application. 

 

The following items must be submitted with this application before it will be processed: 

 

1. Application Fee 

2. Legal description (deed) of subject property, if it is not subdivision, block and lot 

3. Site Plan, drawn to scale 

4. Floor Plan(s) (drawn to scale), if applicable  

5. Elevation Drawing(s) (drawn to scale), if applicable 

 

I understand this information is a public record and may be posted to a public website. I declare and certify under 

penalty of perjury pursuant to the law of the State of Idaho that the foregoing is true and correct and that I have 

legal authority to submit this Application. 

 

 

 

________________________________________  ____________________________ 

Signature of Applicant     Date 

 

 

 

________________________________________  ____________________________ 

Signature of Property Owner (if different)   Date 

 

 

 

 

LUP2026-0012

Received 05-29-2026

Caleb Warner

Caleb Warner
5.29.2026



LUP2026-0012

Received 04-03-2026



LUP2026-0012

Received 04-03-2026



LUP2026-0012

Received 06-08-2026



LUP2026-0012

Received 06-08-2026



LUP2026-0012

Received 06-08-2026



LUP2026-0012

Received 06-08-2026



LUP2026-0012

Received 06-08-2026



LUP2026-0012

Received 06-08-2026
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CITY OF MOSCOW 

COMMUNITY DEVELOPMENT DEPARTMENT 

STAFF REPORT 
 

 

HEARING DATE: Tuesday, July 14, 2026 

 

 

GENERAL INFORMATION  

 

Hearing Body: Board of Adjustment 

 

Subject: LUP2026–0017 - Conditional Use Permit application for a proposed 

detached private garage not to exceed 1,500 sf located at 1228 Spruce 

Circle within the Single-Family Residential-Low Density (R-1) Zoning 

District, per Moscow City Code 4-3-4.  

 

Attachments: 

1. Public Hearing Notice – published in the Moscow-Pullman Daily 

News on Saturday, June 27, 2026 

 

2. Conditional Use Permit Application 

a. Building Plans 

b. Site Plan  

 

Prepared by: Lucy Falcy, Planner I 

 

 

STAFF REVIEW 

 

Proposal: 

The applicants, Matthew and Jennifer Pollard, have submitted an application for a 

Conditional Use Permit (CUP) for an accessory structure which exceeds 1,000 square feet 

in size, located at 1228 Spruce Circle. Last winter, a portion of the applicant’s existing 

1,100 square foot garage/shop was demolished by a tree. The applicants are proposing to 

replace the destroyed 610 square foot garage portion of the structure with a 991 square foot 

garage. This will bring the combined area of the accessory structure to 1,481 square feet. 

The proposed rebuilt garage height is 28.5 feet tall. The destroyed garage portion had an 

accessory dwelling unit above the garage, and this proposal does not include a replacement 

of the accessory dwelling unit. The subject property is within the Single-Family Residential 

-Low Density (R-1) Zoning District that requires that accessory structures between 1,000 

and 1,500 square feet in area to be reviewed as a conditional use.  
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Vicinity Map 

 

 

Subject Property 

 

Site and Area Land Use:  

The subject property is within the Evergreen Hills subdivision and is approximately 38,189 

square feet in size and is located at the end of the Spruce Circle cul-de-sac. The lot is 

irregularly shaped and at its widest, is approximately 255 feet long and 250 feet deep. The 

site slopes gradually down to the east. The residence is centrally located on the property, 

and the existing/proposed accessory structure is located to the west of the house.  
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Streets and Access:   

Primary access to the subject property is from Spruce Circle, a local residential street, 

which gains access off the east side of Orchard Avenue, north of Thatuna Avenue.  

 

Comprehensive Plan:  

Chapter 2, Land Use and Community Character, designates the subject property as Auto-

Urban Residential as both an Existing (Map 2.1.) and Future (Map 2.2) Land Use. The 

Auto-Urban Residential designation predominantly consists of single-family detached 

homes on lots ranging from 7,000-11,000 square feet in area and that may be in areas that 

are more dependent upon automobile transportation. The R-1, R-2, and R-3 Zoning 

Districts all fall within this designation.   

 

Chapter 3, Community Mobility, identifies Spruce Circle as a local street.  

 

Zoning:   

The subject property is located within the Single-Family Residential – Low Density (R-1) 

Zoning District. All adjacent properties are also in the R-1 Zone and are developed with 

single-family dwellings.  Approximately 150 and 250 feet to the south and west, 

respectively, properties are within the Moderate Density, Single Family (R-2) Zoning 

District.   

 

Per MCC 4-2-4-D, the R-1 Zoning District is a low-density residential zone appropriate 

where single-family dwellings predominate and the physical character of the area does not 

lend it to more intense development.  

 

Within the R-1 Zoning District, private accessory structures, including garages and 

workshops, between 1,000 square feet and 1,500 square feet in area are listed as a 

conditionally permitted use (MCC 4-3-4 Land Use Table) and are subject to the following 

development standards (MCC 4-4-2): 

 

 Height limit: thirty-five feet (35’) 

 Required setbacks: 

 Front - twenty-five feet (25’) 

 Rear - twenty feet (20’) 

 Side yard – five feet (5’) 

 Combined side yard – fifteen feet (15’) 

 

The proposed accessory structure meets these development standards. The applicants 

propose to increase the height of the damaged garage portion by three feet (3’) to twenty-

eight-and-a-half feet (28.5’). The damaged garage is located twenty-two feet (22’) from 

the west property line and the proposed rebuilt garage portion will be located twelve feet 

(12’) from the west property line. The only other setback affected is that to the front of the 

property where the proposed addition will remain approximately sixty feet (60’) from the 

front property line.  
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Zoning Map 

 

Input from other Departments/Agencies:  

A building permit will be required for construction of the new building and all minimum 

requirements of the Building, Plumbing, Fire, and Electrical Codes as adopted by the City 

of Moscow shall be satisfied. No departments within the City had comments. 

 

Other Considerations:   

None  

 

 

RELEVANT CRITERIA AND STANDARDS 

 

The following are Staff’s comments relating to the criteria required for approval of a 

Conditional Use Permit. The following statements may be used for the Relevant Criteria 

and Standards or changed to include or remove any statement deemed necessary or 

appropriate by the Board. 

 

1. The proposed use (is/is not) a conditionally permitted use within the Zoning 

District. 

The proposed use is a conditionally permitted use within the R-1 Zoning District. 

 

2. The character of the proposed use (will/will not) be in harmony with the 

neighborhood and surrounding land uses. 

The proposed reconstruction is a slight enlargement of an existing structure. It is 

designed to appear residential in nature and meets all of the setback and height 
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requirements of the R-1 Zoning District. The proposed reconstruction will likely 

reduce impacts on the neighborhood as it provides more usable vehicle storage space 

and removes the accessory dwelling unit. It is in harmony with the neighborhood and 

surrounding land uses.  

 

3. The proposed use as approved, or as approved with conditions, (will/will not) 

generate nuisances that would be injurious or detrimental to the adjoining properties 

or the neighborhood (including, but not limited to, noise, dust, glare, vibrations, 

odors, and the like). 

The proposed garage rebuild is for the storage of vehicles and as such will not generate 

nuisances to the adjoining properties or neighborhood. 

 

4. The location, design, and size of the proposed use (will/will not) be adequately 

served by existing streets, public facilities and services.  

The proposed garage is adequately served by existing streets, and public facilities and 

services. 

 

5. The proposed use (will/will not) endanger the public health or safety if located 

where proposed.   

The proposed use is adequately separated from adjacent properties and will not 

endanger the public health or safety.  

 

6. Proposed use (meets/does not meet) all applicable development standards of the 

Zoning Code. 

The proposed use meets all applicable development standards.  

 

7. The proposed use (will/will not) be in conflict with the Comprehensive Plan. 

The proposed use is not in conflict with the Comprehensive Plan.  

 

 

RECOMMENDATION FOR CONDITIONAL USE PERMIT APPLICATION 

 

The Board has the option to approve, approve with conditions, or deny the application 

subject to the Relevant Criteria and Standards and any public testimony provided at the 

public hearing.  The board may also table the decision for the application in order to request 

more information, including studies of social, economic, fiscal and environmental effects 

of the proposed Conditional Use Permit. 

 

The Board of Adjustment may impose conditions including, but not limited to those 1) 

minimizing adverse impact on other development; 2) controlling the sequence and timing 

of development; 3) controlling the duration of development; 4) assuring that development 

is maintained properly; 5) designating the exact location and nature of development; 6) 

requiring the provision for on- or off-site public facilities or services; 7) requiring more 

restrictive standards than those generally required in an ordinance; and/or 8) requiring 

mitigation of effects of the proposed development upon service delivery by any political 

subdivision, including school districts, providing services within the planning jurisdiction. 



July 14, 2026 Board of Adjustment Page 6 of 6 
LUP2026-0017 1228 Spruce Cir – CUP 

Staff recommends approval of the application for a Conditional Use Permit for the 

proposed 1,481 square foot detached private garage/shop located at 1228 Spruce Circle 

with no conditions. 

 

The Board of Adjustment’s actions are to conduct the public hearing and upon 

consideration of testimony received: 

 

1. Approve the Conditional Use Permit application; or 

2. Approve the Conditional Use Permit application with conditions; or  

3. Deny the Conditional Use Permit application; or  

4. Take other such action as deemed appropriate. 

 

In accordance with the Board’s decision, direct staff to prepare the Relevant Criteria and 

Standards document. 
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Conditional Use Permit Application for Replacement of Storm-damaged Garage 

Address: 1228 Spruce Circle 

Homeowners: Matt & Jen Pollard 

 

General Information 

#4 Proposal 

In December 2024 our neighbor’s large Spruce tree uprooted, and landed on our detached garage, 
see attached photos. The impact caused extensive damage including a cracked foundation and 
racking. Upon inspection and evaluation by contractors, a Professional Engineer and insurance 
adjusters, our homeowner’s insurance totaled the building.  We have not had a usable garage 
since that time. The garage is attached to a workshop; the workshop is salvageable and will not be 
demolished. These two building have a combined area of ~1100 sq ft. In addition, there was an 
ADU above the garage. 

The best we can tell, the workshop was original with the house (c. 1952) and the garage with the 
ADU was added in the early 1970’s.  

It is proposed to remove the existing garage (~610sq ft), leaving the conjoined workshop intact, 
and build a new garage in the same location, attached to the workshop. The new build will not 
include an ADU, rather a second-floor workshop / hobby area. The rebuilt garage will be roughly 
the same size and location, however, the new build includes an interior staircase versus the 
existing exterior weather-prone staircase. In addition the garage bays have been slightly increased 
slightly to better accommodate 3 cars. These two changes increase the overall area from about 
~1100 sq ft to ~1481 sq ft. In addition, the overall height will increase from ~25’6” to ~28’6”, with 
most of this height in the 1st floor to accommodate taller vehicles.  

 

#6 Operating Characteristics 

This structure is a replacement of an existing structure. Its intensions of use remain the same: 
personal vehicle storage. However, the new structure will not have an ADU, rather the second floor 
will be a hobby / workspace. The operational characteristics are in the same spirit as the existing 
and damaged structure. The new structure is expected to have less impact on the neighborhood 
due to the elimination of the ADU.  

 

 

LUP2026-0017

Received 06-11-2026



#7, Criteria #1:  

The proposed accessory structure is ≤1500 sq ft permitted land use per MCC 4-3-4 land use table.  

 

#7, Criteria #2:  

The new structure’s intended use (personal vehicle storage and a personal workspace) is similar in 
size, and location to the previously existing structure and is in harmony with the neighborhood.  
Aesthetics are important to us and the design is intended to be classy and timeless, though also 
functional. The new building has been designed to have zero impact on the harmony and spirit of 
our neighborhood (a R1-zoned residential neighborhood). 

 

#7, Criteria #3:  

The proposed project is little more than replacing a damaged garage that was used for personal 
vehicle storage and a hobby space. There is no expected impact on our neighbors, the 
neighborhood, or community to the best of our analysis. Its use is intended exclusively for our 
personal and private use with no intension of operating a business, or operating a manufacturing, 
meeting, or teaching facility.  

 

#7, Criteria #4:  

The existing (to be demolished) structure is approximately 22’ from the closest property line, ~87’ 
from the street / curb and over 50’ to the closest-neighbor’s house. The new structure will be in 
essentially the same location, connected to the workshop on the south wall. The new structure 
will be ~10’ closer to the property line (12’ from property line) and ~3’ closer to the street / curb. Its 
location is intended to have minimal impact on the aesthetics of the neighborhood, neighbors and 
our house, and property.  

The new structure will have zero impact on the community, and the existing access, roads, and 
emergency access to the best of our knowledge. 

 

#7, Criteria #5:  

The structure, its location, and its use will have zero impact on public health or safety to the best 
of our knowledge.  
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#7, Criteria #6:  

Per MMC 4-3-4, we are in accordance with the applicable development standards for R-1 zoning.  

 

#7, Criteria #7:  

It is with our best intention to build within the vision of Moscow’s Comprehensive Plan; we feel 
these plans respect that vision. In addition, we strive to respect the vision of the Environmental 
and Sustainable Climate Action Working Group and the Sustainable Environment Commission by 
designing with and planning for the eventual installation of roof-top photovoltaics.  

 

 

Photos, Plot plan, and building details below 

 

12/2024 Storm Damage!  
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Building Layout / Plot Plan  
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Proposed Main floor and existing Workshop  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

17’ x 29’ 6” Workshop, ~22’ high: 
This structure will remain as-is.  

40’ x 24’ 6” 3-car garage with workspace 
above. ~28’ 6” height. This represents the 
structure needing to be rebuilt due to storm 
damage. 

Total combine area = 1481.5 sq ft 
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Proposed 2nd Floor  

 

 

 

  

2nd Floor Workspace  

Workshop to Remain Portion destroyed by tree to be replaced 
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Proposed Garage Addition to workshop 
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North / Front view of proposed garage as seen from the driveway & Spruce Circle.  
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South / Rear view of proposed garage. The existing workshop will be connected at the ground 
level to this side; workshop not shown.  
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East / Left view of proposed garage.  
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West / Right view of proposed garage. 
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