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RUEN-YEAGER & ASSOCIATES,  INC. 
E N G I N E E R S   ♦   P L A N N E R S   ♦   S U R V E Y O R S  

 

PROJECT: Toner (P230571) Bulk Setback Variance Narrative Statement and Comprehensive Plan Review 
 
PREPARED BY: Tess Vogel, Associate Land Use Planner – Ruen-Yeager & Associates, Inc. 
 
PROJECT SITE PARCEL –  

• RP004050000080A (0.684 acres) 
o Lot 8 of Schweitzer Villa 

 
SPECIFIC USE REQUESTED: A bulk setback variance to request a side yard setback of 1-foot where 5 feet is 
required and a shoreline setback of 16 feet where 40 feet is required to allow for the existing retaining walls and 
platform development on-site. 
 
ZONING DISTRICT: Suburban 
COMPREHENSIVE PLAN DESIGNATION: Suburban Growth Area 
 
NARRATIVE STATEMENT 

NARRATIVE STATEMENT 
Describe whether conditions apply to the property that do not apply generally to other properties in 
the same zone or vicinity, which conditions are a result of lot size, shape, topography, or other 
circumstances over which the applicant has no control. BCRC 12-234(a) 
 Regarding the existing retaining walls, the site has a terraced lawn that slopes towards the Pend Oreille 

River. There were existing boulders on-site for an old retaining wall that needed to be replaced to keep 
the integrity of the lawn and protect any shifting of land into the Pend Oreille River. Without the retaining 
wall, the site has the potential for the terraced land to shift overtime and fall towards the river. The main 
retaining walls are over 4 feet in height which requires setbacks to be met, however, due to the 
topography of the site, the retaining walls have to extend close to the side property lines where 5 feet is 
required, and the lowest retaining wall is within the shoreline setback which requires 40 feet. The 
topography of the lot is a direct cause of needing the setback variance for the retaining walls. 
 
Regarding the existing platform, the current property owners bought the lot with the existing platform. 
They did not construct the platform and the issue of encroachment into the side setback and shoreline 
setback were not found until the applicants began the permitting process for the retaining walls. 

Explain how special conditions and circumstances do not result from the actions of the applicant. 
BCRC 12-234(b) 
 Regarding the existing retaining walls, the landowners hired a landscaping company to install the 

essential retaining walls and seawall (seawall not part of this variance due to exemption from setback 
requirements). It was unknown to the landowners and landscaping company that setbacks and a building 
location permit are required for retaining walls over 4 feet in height along with a floodplain development 
permit for the portions within the special flood hazard area. Both the landowners and landscaping 
company were unaware of the floodplain boundaries on site. Due to this, a floodplain violation, file 
FV2022-0007, was opened on the property. 
 
Regarding the existing platform, no work has been done to the platform and the current landowners did 
not build the platform. It was existing when the current landowners purchased the land in 2019. The 
issue of the setback encroachments were found at the time of permits for the retaining walls and seawall. 
The landowners are including the patio in this bulk variance per Bonner County Planning. 
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Explain how granting the variance is not in conflict with the public interest in that it will not be 
detrimental to the public health, safety, or welfare, or materially injurious to properties or 
improvements in the vicinity of the subject parcel or lot. BCRC 12-234(c) 
 Regarding the existing retaining walls, the variance will not be detrimental to the public, it is actually a 

protection for the public by retaining any land materials on site from potentially entering the Pend Oreille 
River. The retaining walls, along with the seawall, are essential to keeping the integrity of the lawn and 
protection of the Pend Oreille River 
 
Regarding the existing platform, the variance will allow the platform to stay where it has been located 
since prior to 2019. The platform is still located completely on-site and does not encroach over the 
property line it is encroaching into the 5-foot setback or the shoreline where it is also encroaching into 
the 40-foot setback. The variance for the platform will not impact the public in any manner. 

 
HOW IS THE USE/PLAN IN ACCORDANCE WITH THE GENERAL AND SPECIFIC OBJECTIVES OF THE 
COMPREHENSIVE PLAN? 

STANDARDS ANALYSIS & EVIDENCE OF COMPREHENSIVE PLAN 
Property Rights: The issue of property rights is a “two-way street” and the property rights of the applicant, 
adjoining landowners and future generations shall be considered, as well as the short-term consequences 
of decisions. 
 The proposal allows the property owner to use their property in a manner permitted with Bonner County 

Revised Code and the Bonner County Comprehensive Plan.  All development is located on the 
landowner’s lot and does not impact neighboring properties as the development does not cross over 
property lines. 

Population: Multi-generational, multi-economic diversity shall be encouraged within Bonner County. 
 N/A – proposal will have no effect on the local population as the use is for land maintenance and 

protection on-site. 
School Facilities & Transportation: Full consideration shall be given to the county’s ability to provide 
quality education to the current and future students of Bonner County. 
 N/A – proposal will have no effect on the local schools and their transportation as the use is for land 

maintenance and protection on-site. 
Economic Development: Bonner County shall encourage economic diversity for the financial health of the 
community and maintenance of its rural atmosphere. 
 N/A – proposal will have no effect on the economic development of Bonner County as the use is for land 

maintenance and protection on-site. 
Land Use: Bonner County intends to balance and integrate its land use policies and proposed land use 
map with the components of the comprehensive plan to encourage the community to grow while 
retaining its rural character and protecting its unique natural resources. 
 The retaining walls and platforms are permitted in the Suburban zone and requires setbacks and buildings 

location permits depending on height and location. Floodplain development permits are required for 
development in the special flood hazard areas. This variance would allow for the next steps of permitting 
for the existing development. 

Natural Resources: Bonner County places a high values on its natural resources and amenities and desires 
to protect these features that make the county unique place to live, work and play.  The county recognizes 
that natural resources, such as pure water, clean air and diverse wildlife, are important to preserve and 
once lost, they may not be recovered.  Bonner County will strive to manage its natural resources to attain 
the greatest long term public benefit. 
 The retaining walls will protect the Pend Oreille River from the potential of land shifting into the water.  



Toner (P230571) Variance Narrative & Comp Plan 

Page 3 of 3 

Hazardous Areas: Bonner County desires to protect its community from the loss of lives and property and 
to reduce public and private financial losses due to flood, fire, mass wasting, avalanches and excessive 
slopes by setting standards for development within hazard areas and discouraging development in high 
hazard areas. 
 The retaining walls will protect the Pend Oreille River from the potential of land shifting into the water. 
Public Services:  Future development shall provide adequate services and should not adversely impact 
the services or utilities of present-day users. 
 N/A – proposal will have no effect on public services as the use is for land maintenance and protection 

on-site. 
Transportation: Bonner County intends to provide a transportation system that is safe, uncongested, and 
well maintained. 
 N/A – proposal will have no effect on transportation as the use is for land maintenance and protection 

on-site. 
Recreation: Public and private recreational opportunities are recognized as a major county asset to be 
protected and encouraged. 
 N/A – proposal will have no effect on recreation as the use is for land maintenance and protection on-

site. 
Special Areas or Sites: Bonner County will attempt to protect special archeological and historical sites and 
unique visual and ecological features of the region. 
 Special flood hazard area zone AE is present along the southern portion of the lot. A portion of the lower 

retaining walls and platform are located within this area and require a floodplain development permit. 
Housing: Bonner County recognizes diverse housing needs are to be addressed to provide adequate 
shelter for all, regardless of age, income or physical abilities. 
 N/A – proposal will have no effect on housing as the use is for land maintenance and protection on-site. 
Community Design: Bonner County’s goal is to maintain a variety of lifestyles and a rural character in the 
future development of Bonner County. 
 N/A – proposal will have no effect on community as the use is for land maintenance and protection on-

site. 
Agriculture: Bonner County seeks to promote the retention of agriculture lands by implementing planning 
strategies that complement and support agriculture, farm-related, and non-agricultural activities. 
 N/A – proposal will not impact agriculture lands. 
Implementation 
 N/A – not required to complete this element 

 


